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sheets 
 
 
 
 
 
 
 
 
 
 

Date:  Monday, May 13, 2024 
  Time:  6:00 p.m. to 8:00 p.m. 

Place: Ted Adcock Community Center – South Day Room 
535 Kelly Avenue, Half Moon Bay, California 
 

 
***IN-PERSON WITH REMOTE PUBLIC PARTICIPATION AVAILABLE*** 

This meeting of the Agricultural Advisory Committee will be at the Ted Adcock Community Center, South Day 
Room, at 535 Kelly Avenue, Half Moon Bay, California.  Members of the public will be able to participate in the 
meeting in person at the Ted Adcock Community Center, South Day Room, or remotely via the Zoom platform.  
For information regarding how to participate in the meeting, either in person or remotely, please refer to the 
instructions below.  
 
Public Participation 
The Agricultural Advisory Committee meeting may be accessed remotely by members of the public through 
Zoom online at:  https://smcgov.zoom.us/j/98457101113 .  The meeting ID is: 984 5710 11133064 5629.  
The meeting may also be accessed via telephone by dialing +1 669-900-6833 (Local).  Enter the meeting ID: 
984 5710 1113and then press #. Members of the public can also attend this meeting physically in the Ted 
Adcock Community Center – South Room, 535 Kelly Ave, Half Moon Bay.   
 
*Written public comments may be emailed to oboo@smcgov.org, and such written comments should indicate 
the specific agenda item on which you are commenting. 
 
*Spoken public comments will be accepted during the meeting in-person or remotely through Zoom at the 
option of the speaker. Public comments in-person will be taken first, followed by speakers on Zoom.  

 
*Please see instructions for written and spoken public comments at the end of this agenda. 
 
ADA Requests 
Individuals who require special assistance or a disability related modification or accommodation to participate 
in this meeting, or who have a disability and wish to request an alternative format for the meeting, should 
contact Olivia Boo, Planning Liaison, as early as possible but no later than 10:00 a.m. on the business day 
before the meeting at (650) 363-1818 and/or oboo@smcgov.org.  Notification in advance of the meeting will 
enable the County to make reasonable arrangements to ensure accessibility to this meeting, the materials 
related to it, and your ability to comment. 

 
 
 
 
 

County of San Mateo Planning & Building Department 

Agricultural Advisory Committee  
 
Natalie Sare, Chair  Crystal Chaix Dr. Igor Lacan    
John Vars, Vice Chair James Oku Koren Widdel 
Daniel Theobald  Jess Brown Peter Marchi 
Cole Mazariegos-Anastassiou Jim Howard Ryan Casey  

 
     
 
 

County Office Building 
455 County Center, 2nd Floor 

Redwood City, California 94063 
650/363-1825 

planning.smcgov.org 
 
 

Regular Meeting 
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AGENDA 
 
1. Call to Order 
 
2. Member Roll Call  

 
3. Oral Communications to allow the public to address the Committee on any matter not on the 

agenda.  If your subject is not on the agenda, the Chair will recognize you at this time.  
Speakers are customarily limited to 3 minutes.  See instructions explained at the end of this 
agenda regarding instruction for public comment.  Please note that the Committee cannot 
discuss or act on an item not on the agenda.  

 
4. Committee Member Update(s) and/or Questions to allow Committee Members to share news 

and/or concerns for items not on the agenda.  
 
5. Planning and Building Department,  Director ‘s Report. (Planning Liaison)   
 
 ---------------------------------------------------------------------------------------------------------------------------- 
6.      Regular Agenda 
 
 Applicant/Owner:  Debbie Jahns  
 File Number   PLN 2018-00168 

Location:   12850 Cabrillo Highway, Pescadero (unincorp.) 
Assessor’s Parcel No. 086-142-010 

 
Consideration of a Coastal Development Permit (CDP), Planned Agricultural District Permit, 
Architectural Review Permit, and After-the-Fact Grading Permit to construct a new 2,750 sq. ft. 
single-story, pre-manufactured affordable housing unit with a 360 sq. ft. detached two-car 
carport, and supporting improvements, on a legal 17.4-acre parcel.  A total of 1,250 cubic yards 
(c.y.) of grading is associated with the project, including 630 c.y. of cut and 620 c.y. of fill, and 
no tree removal.  The property is located within the Cabrillo Highway State Scenic Corridor.  
The CDP is appealable to the California Coastal Commission. 

 
Action Request:  That the AAC provide a recommendation to the Planning Commission on the 
proposed project.  

 
 
7. Presentation on water resources, Presenter:  Julian Fulwiler, Stetson Engineers, 

(https://www.stetsonengineers.com/overview-and-history/). 
 

8.  Adjournment 
 
ADDITIONAL INFORMATION  

 
Materials Presented for the Meeting 
Applicants and members of the public may submit materials to the Agricultural Advisory Committee. All 
materials (including but not limited to models and pictures) submitted on any item on the agenda are 
considered part of the administrative record for that item and must be retained by the Committee Secretary, or 
other designee. If you wish to retain the original of an item, a legible copy must be left with the Committee 
Secretary, or other designee.   
 
Agendas & Staff Reports 

https://www.stetsonengineers.com/overview-and-history/
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To view the agenda, please visit our website at https://planning.smcgov.org/agricultural-advisory-committee.  
Staff reports will be available on the website one week prior to the meeting. For further information on any item 
listed below, please contact the corresponding Project Planner indicated. To subscribe to the Agricultural 
Advisory Committee agenda mailing list, please “subscribe” to email updates at the above website link.  

 
Correspondence to the Committee 
Olivia Boo, Agricultural Advisory Committee Liaison 
455 County Center, 2nd Floor  
Redwood City, CA 94062  
(650) 363-1818 
Email: oboo@smcgov.org  
 
 
Zoom 
For any questions or concerns regarding Zoom, including troubleshooting, privacy, or security settings, 
please contact Zoom directly. See instructions below for public comment on Zoom. 

 
Next Meeting 
The next regularly scheduled Agricultural Advisory Committee meeting is on June 10, 2024. 
 
*INSTRUCTIONS FOR PUBLIC COMMENT DURING MEETINGS 
 
Public comments in-person will be taken first, followed by speakers on Zoom.  
 
In-person 
If you wish to address the Members of the Agricultural Advisory Committee please raise your hand for the 
Chair to acknowledge you. Once acknowledged, please start by clearly stating your first and last name for the 
record. If you have anything that you wish distributed to the Agricultural Advisory Committee and included in 
the official record, please hand it to the Committee Secretary and/or Chair, or other designee, who will 
distribute the information to the Agricultural Advisory Committee members and staff. 

 
Via Zoom 
1.  The Agricultural Advisory Committee meeting may be accessed remotely by members of the public through 
Zoom online at:  https://smcgov.zoom.us/j/98457101113 .  The meeting ID is: 984 5710 1113.  The meeting 
may also be accessed via telephone by dialing +1 669-900-6833 (Local).  Enter the meeting ID: 984 5710 
1113  and then press #. 
2.   You may download the Zoom client or connect to the meeting using an internet browser.  If using your 
browser, make sure you are using a current, up to date browser: Chrome 30+, Firefox 27+, Microsoft Edge 
12+, Safari 7+.  Certain functionalities may be disabled in older browsers including internet explorer.  
3.   You may be asked to enter an email address and name.  We request that you identify yourself by name as 
this will be visible online and will be used to notify you that it is your turn to speak.  
4.   When the Committee calls for the item on which you wish to speak, click on “raise hand” or *9 if calling in 
on a phone.  The Secretary will activate and unmute speakers in turn.  Speakers will be notified shortly before 
they are called to speak.  
5.   When called, please limit your remarks to the time limit allotted.  
 
Written Comments 
Written public comments may be emailed in advance of the meeting.  Please read the following instructions 
carefully: 
1. Your written comment should be emailed to oboo@smcgov.org. 
2. Your email should include the specific agenda item on which you are commenting or note that your 
comment concerns an item that is not on the agenda or is on the consent agenda. 

https://planning.smcgov.org/agricultural-advisory-committee
mailto:oboo@smcgov.org
mailto:oboo@smcgov.org
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3. If your emailed comment is received by 5:00 p.m. on the business day before the meeting, it will be provided 
to the Members of the Agricultural Advisory Committee and made publicly available on the agenda website 
under the specific item to which your comment pertains.  If emailed comments are received after 5:00 p.m. on 
the business day before the meeting, the Planning Liaison will make every effort to either (i) provide such 
emailed comments to the Agricultural Advisory Committee and make such emails publicly available on the 
agenda website prior to the meeting, or (ii) read such emails during the meeting.  Whether such emailed 
comments are forwarded and posted, or are read during the meeting, they will still be included in the 
administrative record. 

 
Public records that relate to any item on the agenda for a regular meeting are available for public inspection.  
Those records that are distributed less than 72 hours prior to the meeting are available for public inspection at 
the same time they are distributed to all members, or a majority of the members of the Agricultural Advisory 
Committee.   
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Agricultural Advisory Committee 
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COUNTY OF SAN MATEO 
PLANNING AND BUILDING DEPARTMENT 

 
 

DATE:  May 2, 2024 
 
TO: Agricultural Advisory Committee  
 
FROM: Planning Staff 
 
SUBJECT: Director’s Report  
 
CONTACT INFORMATION: Olivia Boo, Planner, oboo@smcgov.org   
  
The following is a list of Planned Agricultural District Permits and Coastal Development 
Exemptions for the rural area of the County that have been received by the Planning 
Division from March 29, 2024 to May 2, 2024.  
 
PLANNED AGRICULTURAL DISTRICT (PAD) PERMIT OUTCOMES  
 
No PAD applications were heard or considered by the Board of Supervisors and/or 
Planning Commission during this time period. 
 
UPCOMING PLANNED AGRICULTURAL DISTRICT PERMIT PROJECTS 
 
No PAD permit applications were received by the Planning Division during this time 
period.   
  
COASTAL DEVELOPMENT EXEMPTIONS FOR AGRICULTURAL PROJECTS 
 
One (1) CDX application was submitted during this time period.  Please see the 
attached status report regarding the application. The CDX list includes the description of 
the project and its status.  A copy of the CDX is available for public review upon request. 
 
OTHER PROJECTS 
 
1. The Pescadero Fire Station ag mitigation measures. 
2. Reach Code  
 
ADDITIONAL ANNOUNCEMENTS 
 
Next meeting is on June 10, 2024.  
 
EXHIBIT A: STANDING TOPICS 
 
See attached Exhibit A for a list of standing topics requested by the AAC.  
 

mailto:oboo@smcgov.org


 

 

  
 

 
Permit Number 

 
RECORD 
NAME 

DATE 
OPENED 

 
DESCRIPTION 

 
APN ADDR FULL LINE1 RECORD 

STATUS 

PLN2024‐00126 Ag Well 04/23/2024 
Coastal Development Exemption 
(CDX) for a new agricultural well at 
086‐191‐080.  

086191080 
 

12720 Cabrillo Hwy, 
Pescadero, CA 94060‐
0827 

Submitted 

 

 

Distinct(RECORD ID) 

1 

https://smcgov-prod-av.accela.com/portlets/parcel/parcelList.do?mode=list&entityType=PARCEL_DAILY&module=Planning&spaceName=spaces.smcgov.pln202400126
https://smcgov-prod-av.accela.com/portlets/parcel/parcelList.do?mode=list&entityType=PARCEL_DAILY&module=Planning&spaceName=spaces.smcgov.pln202400126


Exhibit A  
 
 

Standing topics  
 
 
 Topic 

a. Peninsula Open Space Trust parcels excluded from wildlife conservation 
easements that are associated with the Lake Lucerne Mutual Water 
Company.   
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COUNTY OF SAN MATEO 
PLANNING AND BUILDING DEPARTMENT 

 
 

DATE:  May 13, 2024 
 
TO: Agricultural Advisory Committee 
 
FROM: Summer Burlison, Project Planner, sburlison@smcgov.org  
 
SUBJECT: Consideration of a Coastal Development Permit (CDP), Planned 

Agricultural District Permit, Architectural Review Permit, and After-the-Fact 
Grading Permit to construct a new 2,750 sq. ft. single-story, pre-
manufactured affordable housing unit with a 360 sq. ft. detached two-car 
carport, and supporting improvements, on a legal 17.4-acre parcel.  A total 
of 1,250 cubic yards (c.y.) of grading is associated with the project, 
including 630 c.y. of cut and 620 c.y. of fill, and no tree removal.  The 
property is located within the Cabrillo Highway State Scenic Corridor at 
12850 Cabrillo Highway in the unincorporated Pescadero area of San 
Mateo County.  The CDP is appealable to the California Coastal 
Commission. 

 
 County File Number:  PLN2018-00168 (Jahns) 
 
 
PROPOSAL 
 
The applicant is seeking a Coastal Development Permit (CDP), Planned Agricultural 
District (PAD) Permit, Architectural Review Permit, and After-the-Fact Grading Permit to 
construct a new 2,750 sq. ft., single-story, detached pre-manufactured affordable 
housing unit, a 360 sq. ft. detached two-car carport, septic system, and two 5,000-gallon 
water tanks, in an undeveloped area of the 17.4-acre parcel at 12850 Cabrillo Highway 
in Pescadero.  An existing agricultural well located in the rear yard of the property is 
proposed to be converted for domestic use to serve the new unit.  The project includes 
1,250 c.y. of grading, of which 1,240 c.y. of grading (620 c.y. of cut and 620 c.y. of fill) 
were previously completed to reduce the 9% slope of the site area in preparation for the 
proposed development.  Ten (10) additional c.y. of cut are proposed to accommodate 
the foundation for the proposed residential unit.  No tree removal is proposed. 
 
The project will constitute the second affordable housing unit on the property.  The 
proposed affordable unit and supporting improvements will utilize an existing paved 
driveway and gravel road for access. 
 
DECISION MAKER 
 
Planning Commission 

mailto:sburlison@smcgov.org
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QUESTIONS FOR THE AGRICULURAL ADVISORY COMMITTEE 
 
1. Will the proposal have a negative effect on surrounding agricultural uses? If yes, 

can any conditions of approval be recommended to minimize the impact? 
 
2. What decision do you recommend that the Board of Supervisors take with respect 

to this application? 
 
BACKGROUND 
 
Report Prepared By:  Summer Burlison, Project Planner, sburlison@smcgov.org  
 
Applicant/Owner:  Debbie Jahns 
 
Location:  12850 Cabrillo Highway, Pescadero 
 
APN:  086-142-010 
 
Parcel Size:  17.4 acres 
 
Existing Zoning:  Planned Agricultural District/Coastal Development (PAD/CD) 
 
General Plan Designation:  Agriculture 
 
Local Coastal Plan Designation:  Agriculture 
 
Williamson Act:  Not contracted 
 
Existing Land Use:  Residential, pastures 
 
Water Supply:  The project proposes to convert an existing agricultural well to domestic 
use to serve the new residential unit. 
 
Sewage Disposal:  The project includes a new septic system to support the proposed 
development. 
 
Flood Zone:  Flood Zone X (area of minimal flood hazard), FEMA Panel No. 
06081C0431F and 0681C0368F; effective August 2, 2017. 
 
Environmental Evaluation:  An Initial Study and Mitigated Negative Declaration were 
prepared and circulated from April 4, 2024 to April 23, 2024, pursuant to the California 
Environmental Quality Act (CEQA) Guidelines.  One comment letter was received 
during the 20-day public review period from Caltrans identifying their standard 
requirements for any potential increased stormwater runoff to State drainage systems or 

mailto:sburlison@smcgov.org
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facilities and the requirement for a Caltrans encroachment permit for any temporary or 
permanent work encroachment within the Caltrans right-of-way (ROW).  
 
Setting:  The 17.4-acre project parcel is located adjacent to, and east of, Cabrillo 
Highway (State Route 1), south of Pescadero Creek Road and north of Bean Hollow 
State Beach.  The property is largely undeveloped, primarily supports grasses and 
shrubs, contains several pasture areas, and gently slopes east to west.  The property is 
accessed by an existing paved driveway and developed with an existing single-family 
residence and detached affordable housing unit towards the north and central portions 
of the property. 
 
Chronology: 
 
Date  Action 
 
March 21, 1991 - Building permit finaled for the construction a single-family 

residence and three-car garage (BLD 90-1309; PAD 90-1; 
CDP 90-3; ARC90-01). 

 
January 13, 1992 - PAD permit and CDP approved for a detached single-story 

affordable housing unit, attached garage, and fire turnaround 
(PAD 92-0013; CDP 92-0047; ARC 92-0018; ENV 93-0031) 

 
May 17, 1993 - Building permit finaled for the construction of a single-story 

affordable housing unit (BLD 92-131). 
 
May 7, 2018 - Subject application submitted for the construction of a 

second, single-story affordable housing unit (PLN2018-
00168). 

 
April 4, 2024 - Application deemed complete. 
 
April 4-April 23, 2024 - Circulation of Initial Study and Mitigated Negative 

Declaration. 
 
May 13, 2024 - Agricultural Advisory Committee hearing. 
 
TBD - Planning Commission hearing. 
 
 
Will the project be visible from a public road? 
 
Yes, the project will be minimally visible from Highway 1 (Cabrillo Highway) as the 
project parcel fronts Highway 1 along its west property line.  The project site is 
approximately 40 feet higher in elevation than, and 650 feet away from, the highway.  A 
line of existing trees and vegetation along a majority of the front property line that abuts 
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Highway 1 helps to screen the project site.  However, there is a break in screening 
vegetation along the left front property line to accommodate a driveway and pasture 
area.  The proposed development would be visible while traveling south on Highway 1 
due to this gap. 
 
Will any habitat or vegetation need to be removed for the project? 
 
Yes, but minimal.  The project will be located in an undeveloped area of the parcel 
currently used as a pasture area.  Removal of pasture grasses will be necessary to 
accommodate the project.  No trees are proposed for removal.  The project site is not 
located near any creeks or riparian areas. 
 
Is there prime soil on the project site? 
 
Yes.  The project parcel contains Class III soils.  The location of the subject affordable 
housing unit would be within the prime soils as mapped by the General Plan.  However, 
in conjunction with the permitting of the first affordable housing unit in 1992, the 
applicant successfully contested the determination of prime soils on site.  As such, 
though mapped to contain prime soils, site specific testing performed in 1992 (which 
was reviewed and approved by the Natural Resources Conservation Service) concluded 
that areas of the project parcel with a 9% or greater grade (which includes the project 
site for the proposed affordable unit) does not contain prime soils as defined due to the 
erodibility from irrigation.  Further discussion can be found in Section A.2.b. below. 
 
DISCUSSION 
 
A. KEY ISSUES 
 
 Planning staff has reviewed this proposal and has concluded the following: 
 
 1. Conformance with the General Plan 
 

 Staff has reviewed the project and found it to be in conformance with the 
applicable General Plan policies as follows: 

 
  a. Visual Qualities 
 
   Policy 4.15 (Appearance of New Development) and Policy 4.22 

(Scenic Corridors) seek to regulate development to promote good 
design, site relationships, and to protect and enhance the visual 
quality of development within designated scenic corridors. 

 
The project site is within the Cabrillo Highway State Scenic Corridor.  
The proposed single-story affordable housing unit will be located near 
the right-side property line, utilize existing onsite road infrastructure, 
will be screened from view while traveling north on Highway 1 by 
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existing vegetation, and will be minimally visible while traveling south 
on Highway 1 due to its distance (660 feet) from the roadway.   The 
development will use natural colors and materials to blend in with the 
natural rural setting of the area. 

 
  b. Rural Lands 
 
   Policy 9.23 (Land Use Compatibility in Rural Lands) and Policy 9.30 

(Development Standards to Minimize Land Use Conflicts with 
Agriculture) encourage compatibility of land uses in order to promote 
the health, safety, and economy of rural lands, seek to maintain the 
scenic and harmonious nature of rural lands, and seek to:  (1) promote 
land use compatibility by encouraging the location of new residential 
development immediately adjacent to existing developed areas, and 
(2) cluster development so that large parcels can be retained for the 
protection and use of vegetative, visual, agricultural, and other 
resources. 

 
   The project parcel has a land use designation of “Agriculture” and is 

dominated by open grasslands.  Compared to the size of the parcel, 
the existing and proposed residential development and road 
infrastructure constitute 7.5 % of the land area with the remainder of 
the parcel dedicated to open space, grasslands, and stables. 

 
   The rural residential use of this parcel is compatible with the rural 

residential structures located on site and on adjacent properties.  The 
project will not be located on the rear ridgeline, preserves the open 
space in the front of the parcel, is of similar scale and size to the 
development on site, will utilize existing road infrastructure, and will 
employ natural colors and materials to further blend into the 
landscape. 

 
  c. Wastewater 
 
   Policy 11.10 (Wastewater Management in Rural Areas) considers 

individual sewage disposal systems as an appropriate method of 
wastewater management in rural areas. 

 
   The project site is located in a rural area with no public water or 

sewage system.  The applicant proposes to construct an on-site septic 
system to meet the project’s needs.  The proposed septic system’s 
location, size, and design has been reviewed and conditionally 
approved by the County’s Environmental Health Services. 
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 2. Conformance with Local Coastal Program (LCP) Policies 
 
  Staff has determined that the proposed development conforms to all 

applicable Local Coastal Program (LCP) Policies, specifically: 
 
  a. Housing 
 
   Policy 3.1 (Sufficient Housing Opportunities) encourages the provision 

of housing opportunities for persons of low and moderate income who 
reside, work, or can be expected to work within the Coastal Zone while 
Policy 3.24 (Density Bonus for Affordable Housing in Rural Areas) 
allows 30 affordable units of housing in the rural areas of the South 
Coast. 

 
   The subject proposal furthers the goal of constructing more affordable 

housing units within the Coastal Zone.  To ensure that the unit will be 
available to those of low to moderate incomes, approval of this project 
will require a deed restriction and be conditioned to maintain required 
rent and tenant income levels set by the Department of Housing.  
Approval of this unit would constitute the twenty-fourth affordable unit 
in the South Coast, thus falling within the thirty-unit-limit. 

 
   Policy 3.13 (Maintenance of Community Character) requires that new 

development providing housing opportunities for low- and moderate-
income persons contribute to maintaining a sense of community 
character by being of compatible scale, size, and design.  Policy 3.13 
further limits the height of affordable units to two stories to mitigate 
impacts of development on surrounding neighborhoods and to mitigate 
as much as possible potential negative traffic impacts from the 
development. 

 
   Existing residential development on site consists of a single-story main 

residence and detached single-story affordable housing unit.  The 
main residence, built in 1990-1991, is approximately 3,020 sq. ft. in 
size and contains a 1,250 sq. ft. three-car garage.  The existing 
affordable housing unit was built approximately a year later and 
consists of 2,188 sq. ft. of living space and a 616 sq. ft. two-car 
garage.  The proposed four-bedroom, three-bathroom, single-story, 
2,750 sq. ft. second affordable unit with 360 sq. ft. two-car carport is 
comparable in size and scale to existing development.  Furthermore, 
the unit will utilize the existing road and driveway infrastructure and is 
not expected to generate a significant amount of traffic such that 
negative traffic impacts are expected. 
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  b. Agriculture 
 
   Policy 5.1 (Definition of Prime Agricultural Lands) defines prime 

agricultural lands as all lands which contain soils rated Class I, Class 
II, as well as Class III soils rated capable of growing artichokes or 
Brussels sprouts. 

 
   Per the Productive Soil Resource with Agricultural Capability General 

Plan Map, most of the project parcel, including the site location for the 
proposed second affordable unit, is considered to contain Class III 
soils capable of growing artichokes or Brussels sprouts. 

 
   During the 1992 permitting of the existing affordable unit on site, the 

applicant successfully contested this determination of prime soils by 
submitting a site-specific soils survey.  The 1992 soils survey 
concluded that the Class III soils on site cannot be considered prime 
soils capable of supporting the cultivation of artichokes and/or 
Brussels sprouts if the site gradient is greater than 9% due to soil 
erodibility from necessary irrigation.  The NRCS (formally the Soils 
Conservation Service) reviewed the submitted work and concurred 
with the conclusion that the 1992 project site did not qualify as 
containing prime soils. 

 
   The location of the proposed affordable unit is 300 feet away from the 

soil sampling locations that were taken in 1992.  Regarding soils 
composition, though no specific soils testing was performed for this 
application, Sigma Prime Geoscience, Inc. has confirmed that the soil 
types throughout the property are of similar texture and composition 
with little variation. 

 
   Though the existing conditions on site show that the project site is 

located in an area of the parcel with a less than 9% slope, a 2019 site 
visit revealed that grading work had occurred without permits in 
preparation for the proposed modular affordable unit.  This grading 
included 620 c.y. of cut and 620 c.y. of fill and leveled out the project 
area such that the topography of the project site was reduced to a less 
than 9% slope.  However, a grading plan with the original topography 
of the site (prior to the grading work) illustrates that the original project 
site had a greater than 9% average slope. 

 
   With a soil composition of the project site similar to those tested in the 

1992 soils survey and an original site location that had a greater than 
9% slope, the 1992 challenge to the prime soils for the first affordable 
housing unit holds for the current proposal.  As such, the proposed 
second affordable unit is considered to be located on Class III non-
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prime agricultural soils that are not capable of supporting artichokes or 
Brussels sprouts due to its slope and associated soil erodibility. 

 
  c. Land Use 
 
   Policy 1.8 (Land Uses and Development Densities in Rural Areas) 

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

 
   As discussed above, the proposed second affordable unit will have 

minimal impacts on coastal resources including scenic views and 
prime soils.  The project location provides the greatest amount of 
screening from public viewshed and utilizes existing road 
infrastructure to minimize soil impacts and disturbance on the 
property.  Though the construction of the project will result in the 
conversion of lands suitable for agriculture, no active agricultural 
activities are performed on site, nor does the owner plan to engage in 
active farming activities.  Similarly, the size of the parcel at 17.4-acres 
is too small to support a commercial grazing or cattle rearing operation 
and there are no plans to acquire additional adjacent lands to 
establish such an operation.  The project does not significantly impact 
the parcel’s ability to support agricultural activities as the development 
has been clustered near the existing onsite access road infrastructure 
and foothills of the peak in the rear of the property in order to preserve 
the open space at the front portion of the parcel for the possibility of 
potential agricultural activities in the future. 

 
 3. Conformance with Planned Agricultural District (PAD) Regulations: 
 
  a. Conformity with the PAD Development Standards 
 
   As shown in the table below, the proposed residential unit complies 

with Sections 6358 and 6359 of the San Mateo County Zoning 
Regulations, which regulates the height and required setbacks of 
structures. 
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PAD Development 

Standards Proposed 
Minimum Lot Size N/A 17.4 acres (existing) 
Minimum Front Setback 50 feet 661 feet 
Minimum Side Setbacks 20 feet 25 feet (right) 

520 feet (left) 
Minimum Rear Setbacks 20 feet 675 feet 
Maximum Building Height 36 feet 15 feet 

 
 
  b. Conformance with the Criteria for the Issuance of a PAD Permit 
 
   In order to approve and issue a PAD permit, the project must comply 

with the substantive criteria for the issuance of a PAD permit, as 
outlined in Section 6355 of the Zoning Regulations.  As proposed, the 
project complies with the following applicable policies. 

 
   (1) General Criteria 

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

suitable for agriculture shall be minimized. 
 
     The project site for the subject affordable housing unit will 

be located on land suitable for agriculture and other lands 
as determined pursuant to Section A.2.b. above.  See 
staff’s discussion in Section A.1.b. (Rural Lands) above. 

 
    (b) All development permitted on a site shall be clustered. 
 

The location of the proposed unit and associated 
structures have been clustered towards the central portion 
of the property to maintain the front half of the property 
free from development obstructions.  The unit will be 
located approximately 275 feet from the nearest residential 
unit on site to preserve an existing fenced paddock/grazing 
area but will be clustered near an existing gravel driveway 
and will not require the construction of additional road 
infrastructure.  Furthermore, all existing and proposed 
residential development is located near the foothills 
associated with a ridge at the back of the property to 
preserve the flatter open spaces at the front of the property 
as grasslands for grazing and open space. 
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    (c) Every project shall conform to the Development Review 
Criteria contained in Chapter 20A.2 of the San Mateo 
County Ordinance Code. 

 
The project has been reviewed under and found to comply 
with the Development Review Criteria in Chapter 20A.2 of 
the County Zoning Regulations.  Specifically, the project 
complies with the Site Design, Scenic, Utilities, and Water 
Resources Criteria by not introducing noxious odors, 
chemical agents, or long-term noise levels, retaining the 
rural nature of the parcel, installing utilities underground, 
not involving the removal of significant amounts of 
vegetation, and clustering nearest existing development 
and road infrastructure, thereby reducing grading 
necessary to access the site. 

 
   (2) Water Supply Criteria 
 
    (a) The existing availability of water shall be demonstrated for 

all non-agricultural uses.  Each existing parcel developed 
with non-agricultural uses shall demonstrate a safe and 
adequate well water source located on that parcel. 

 
     The proposed project will constitute the second affordable 

unit on site and proposes to convert an existing agricultural 
well at the rear of the property for potable water to serve 
the new unit.  This proposal has been reviewed and 
conditionally approved by Environmental Health Services 
(EHS).  As a part of the conditional approval, EHS will 
require final confirmation of the quality and quantity of the 
water provided by the well on site to ensure that it meets 
the minimum domestic standards for the proposed 
residential unit prior to building permit final. 

 
    (b) Adequate and sufficient water supplies needed for 

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

 
The project proposes to convert an existing agricultural 
well onsite and does not rely upon surface water for 
potable purposes.  In addition to residential use, the 
property supports the keeping of donkeys, goats, chickens, 
pigs, and ducks; however, does not support high water 
demand activities or agricultural operations.  Furthermore, 
the occupation of the proposed residential unit is not 
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expected to reduce the water supplies needed for adjacent 
agricultural production. 

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

Other Lands 
 
    Conversion of lands suitable for agriculture and other lands is 

permitted in the PAD when the following can be demonstrated: 
 
    (a) All agriculturally unsuitable lands on the parcel have been 

developed or determined to be undevelopable. 
 
     The majority of the parcel is comprised of grasslands, not 

under agricultural production, and utilized as 
grazing/pasture areas for small farm animals.  The rear of 
the parcel contains a ridge line and the most agriculturally 
unsuitable lands on site due to its slope and eroded soils.  
Locating the residential unit further towards the rear 
property line is not encouraged, however, as this action 
would place the unit on a ridge line in conflict with General 
Plan and LCP policies, result in development not clustered 
near existing development, and require the construction of 
additional road infrastructure and grading.  Locating the 
structure closer to the front property line is similarly not 
encouraged as it would also result in increased visual 
impacts from Cabrillo Highway, unclustered development, 
and necessitate the construction of additional road 
infrastructure and increased grading. 

 
     The proposed location of the project is the most suitable 

location onsite when considering ridgeline protection 
policies, Highway 1 scenic corridor policies, and clustering 
of development policies.  Furthermore, the proposed 
location of the project protects the agricultural capability of 
the parcel by preserving the flatter undeveloped area in 
the front of the parcel for potential agricultural production 
in the future. 

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

capable of being accomplished in a successful manner 
within a reasonable period of time, taking into account 
economic, environmental, social, and technological 
factors. 

 
     No active commercial agriculture is present on site and at 

17.4-acres in size, the subject parcel is not large enough 
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to support a commercial grazing and/or cattle raising 
operation.  Though surrounding parcels do contain active 
agriculture (i.e., crops) and/or grasslands suitable for 
grazing they are held under separate ownership.  There 
are no plans to combine and lease the land for either cattle 
rearing/grazing and/or for a commercial agriculture 
operation.  Furthermore, the applicant has stated that they 
do not farm the area where the proposed residential unit 
will be due to the poor and eroded soils. 

 
    (c) Clearly defined buffer areas are developed between 

agriculture and non-agricultural uses. 
 

     The proposed unit will be located 78 feet from a paddock 
to the west, 113 feet from a paddock to the north, and 30 
feet from agricultural activities (row crop farming) on the 
adjacent parcel to the south.  Staff believes that these 
setbacks provide an adequate buffer between the 
agricultural vs. non-agricultural uses adjacent to and on 
the subject property. 

 
    (d) The productivity of any adjacent agricultural lands is not 

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

 
     The project parcel is located between two actively farmed 

parcels to the north and south.  The parcel to the north is 
undeveloped while the parcel to the south contains 
residential use associated to an onsite agricultural 
operation.  The subject affordable unit is located near the 
southern property line of the project parcel, will be 
approximately 275 feet from the nearest development on 
site, and 350 feet from the nearest development located 
on the southern adjacent parcel.  There is no expectation 
that the construction and occupation of the subject 
residential unit and associated infrastructure would impact 
the productivity of the adjacent agricultural lands. 

 
    (e) Public service and facility expansions and permitted uses 

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

 
     The proposed development will be served by a private well 

and onsite septic system and does not necessitate the 
expansion of a public service.  All new utility lines will be 
installed underground as required by the Zoning.  It is not 
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expected that the agricultural viability on the subject parcel 
and/or adjacent parcels would be impaired by the 
construction of a second affordable unit as the subject 
parcel will retain several large paddocks and a majority of 
its grassland vegetation open for grazing. 

 
 4. Conformance with the Grading Ordinance 
 

Previous grading activities have occurred on site in preparation for the 
subject development.  These grading activities involved 1,240 c.y. of grading 
comprised of 620 c.y. of cut and 620 c.y. of fill (spread out on site as fill to 
provide a level area on which to locate the structure).  An additional 10 c.y. 
of cut are proposed to accommodate the foundation of the modular unit. 

 
Staff has reviewed the proposal against the required findings for the 
issuance of an After-the-Fact Grading Permit and concluded that the project 
as conditioned conforms to the criteria for review contained in Section 9280 
of the Grading Ordinance such as the standards for erosion and sediment 
control and submittal of a geotechnical report.  As the LCP and PAD Zoning 
District seek to preserve agricultural lands, the proposed location of the 
affordable unit balances the interest of these areas of concern against the 
Grading Ordinance which seeks to minimize grading and erosion impacts.  
Though there are flatter areas of the parcel in which to locate the affordable 
unit, relocating the structure to area of less than 9% slope would place the 
structure on prime soils (which is not permitted), require additional grading 
beyond the site preparation work that has occurred, and result in 
unclustered development.  The proposed location of the subject affordable 
unit provides adequate buffers from existing agricultural development 
adjacent to the project parcel, while preserving the front flattest area of the 
parcel for potential future agricultural activities. 

 
ATTACHMENTS 
 
A. Vicinity Map 
B. Project Plans 
C. 1992 Prime Soils Challenge 
D. 2021 Sigma Prime Geosciences, Inc. Review of Soils Classification 
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PROJECT DISCUSSION

The owner's of this property want build a new house on this property.  Since there
is no public sewer available, a septic system is proposed as the means of sanitary
wastewater treatment and disposal.  This plan shows where and how this septic
system will be installed.

On September 5. 2019 a 6 hole percolation test was performed on this site that
produced an average "A" rate (copy below).

 At this percolation rate a 1500 gallon tank and four leach fields (each with 70' of
leach trench) are required to serve this new 3 bedroom home.  In this case I have
specified the use of Quick Four High Capacity Infiltrator Chambers instead of rock
in the trenches, for which the County requires twice the length of trench (four
leach fields each with 140 linear feet of trench) as shown.
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SCOPE OF WORK

The following is a brief summary of work to be done under a permit issued by San Mateo County.

1. Install new 1500  gallon Chapin Concrete Products septic tank as shown.

2. Install new primary leach trenches as shown.

3. Install a new valve and effluent filter as shown.

4. Connect new Selvage septic tank to valve and valve to leach trenches and leach trenches to leach
trenches as shown.

5. Connect new sewer lateral to inlet of new tank as shown.

All material and methods shall comply with San Mateo County regulations and policies.  All work must
be inspected and approved before covering it.  Nothing herein should be considered to be a warranty
or guarantee of any kind and the designer liability is hereby limited to $500 or the fee paid for the
design whichever is less.
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332 Princeton Avenue, Half Moon Bay, CA 94019   tel: (650) 728-3590   sigmaprm@gmail.com

Sigma Prime Geosciences, Inc.
April 29, 2021 

Laura Richstone 
San Mateo County Planning and Building Department 
Via email: lrichstone@smcgov.org 

Subject: Review of Soils Classification: 
12850 Cabrillo Highway Pescadero, California.  
APN: 086-142-010; PLN2018-00168 

Dear Ms. Richstone: 

Sigma Prime Geosciences, Inc. has reviewed documentation that was summited to San 
Mateo County between August 1992 and January 1993 to challenge the classification of 
prime soils for the subject property.  This challenge was originally submitted to allow the 
current housing that occupies the property and was successful.  Soil analyses were 
performed in August 1992 by Charles Butler (soils consultant) that showed the site soils 
to be of the Watsonville and Elkhorn soil series.  Although soil sampling locations were 
taken up to three hundred feet away from the current proposed affordable housing 
location, Sigma Prime has confirmed that soil types though-out the property are similar 
in texture and composition.   

Although the existing site soils can be considered Type lll prime soils, it was concluded 
in a letter in December 1992 from Richard Casale (USDA Soil Conservation Service) 
that these soils cannot be considered prime soils if the site gradient is greater than 9% 
due to the erodibility from necessary irrigation.   

During a site visit to the property in November 2019 to verify the existing conditions of 
the area for the proposed affordable housing unit we discovered that some grading has 
occurred in preparation for the modular home.  The topography did not match the base 
map for the grading and drainage plan we were preparing.  We re-surveyed the 
topography in the area for an accurate base map.  We did not know about the 9% 
delineation at that time.  Attached is Sheet C3 showing the cut and fill of the area and 
shows the estimated original topography in green.  The plan shows three different 
gradient lines that average above a 9% slope.   

We do not think it is prudent to move the affordable housing unit to a different location on 
the property that is currently greater than 9%.  The area would have to be graded again in 
preparation for the modular home and access road in excess of what has already been 
graded.  

If you have any questions, please call me at (650) 728-3590. 

Yours, 
Sigma Prime Geosciences 

Abbie Goldstein P.G. 

mailto:lrichstone@smcgov.org
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