
COUNTY OF SAN MATEO 
PLANNING AND BUILDING DEPARTMENT 

 
 

DATE:  May 22, 2024 
 
TO: Planning Commission 
 
FROM: Planning Staff 
 
SUBJECT: Consideration of a request by the San Francisco Public Utilities 

Commission (SFPUC), pursuant to Government Code Section 65402, that 
the County determine whether the Skyline Ridge Radio Project conforms 
to the County General Plan. 

 
 County File Number:  PLN2024-00100 (SFPUC) 
 
 
PROPOSAL 
 
Consideration of a request by the SFPUC, pursuant to Government Code Section 
65402, that the County determine whether the construction of a 160-foot-tall radio tower 
on land owned by the SFPUC in the North Skyline area of the unincorporated County, to 
improve radio communications and coverage, conforms to the County General Plan. 
 
RECOMMENDATION 
 
That the Planning Commission find that the SFPUC Skyline Ridge Radio Project 
conforms to the County General Plan. 
 
BACKGROUND 
 
Report Prepared By:  Katie Faulkner, Planner III 
 
Applicant:  San Francisco Public Utilities Commission (SFPUC) 
 
Owner:  San Francisco Public Utilities Commission (SFPUC) 
 
Public Notification:  Ten (10) day advanced notification for the hearing was mailed to 
property owners within 300 feet of the project parcel and a notice for the hearing posted 
in the San Mateo County Times for general public circulation. 
 
Location:  12605 Skyline Boulevard, Redwood City, CA  94062 (North Skyline) 
 
APN(s):  093-090-050 
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Size:  532.20 Acres 
 
Existing Zoning:  Resource Management District 
 
General Plan Designation:  Open Space 
 
Local Coastal Plan Designation:  Not Applicable 
 
Sphere-of-Influence:  None 
 
Williamson Act:  Not Applicable 
 
Existing Land Use:  Watershed lands 
 
Flood Zone:  Zone D - Area of Undetermined Flood Hazard 
 
Environmental Evaluation:  The City and County of San Francisco, as lead agency, 
determined that the SFPUC project is categorically exempt from environmental review 
under the California Environmental Quality Act (CEQA) pursuant to CEQA Guidelines 
Section 15303 (Class 3, new construction or conversion of small structures). 
 
Setting:  The project site is on the north side of Skyline Boulevard (Highway 35) on 
SFPUC watershed lands. 
 
DISCUSSION 
 
A. KEY ISSUES 
 

1. Project Description 
 
  The purpose of the project is to improve radio communications and 

coverage needed for infrastructure maintenance, personnel safety, 
preparing and responding to natural and man-made disasters, and 
improving coverage in areas without previous coverage or with poor 
coverage.  The project site is on the north side of Skyline Boulevard 
(Highway 35) on SFPUC watershed lands within unincorporated San Mateo 
County, and will be accessed through SFPUC’s existing, fenced driveway.  
The project involves the installation of a self-supporting, 160-foot-tall metal 
lattice radio tower with multiple antennas, an equipment shelter, 
underground utilities, a backup power generator, and security fencing. 

 
  Per California Government Code Section 65402, prior to construction of a 

project in another jurisdiction, the jurisdiction sponsoring the project must 
request an analysis of the proposed project’s conformity with the General 
Plan of the jurisdiction in which the project is located. 
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2. Analysis 
 

The subject parcel is outside of the County’s coastal zone.  The project 
location is not in an area of special biological significance, nor is this area 
listed in the California Natural Diversity Database (CNDDB).  This area is 
not designated as prime agricultural land.  The subject parcel is on the rural 
side of the County’s urban-rural boundary. 

 
  The major General Plan topics related to this project include land use, visual 

quality, and natural hazard policies.  The most relevant of these policies are 
discussed below. 

 
  Land Use 
 

Chapter 9 of the General Plan addresses rural land use policies, and 
includes: 

 
9.7 Rural Lands 

 
Define Rural Lands as those rural areas outside of Rural Service Centers 
and Rural Residential Subdivisions.  Rural lands include, but are not limited 
to, those generally developed to lower residential densities, agricultural 
activities, resource extraction, timber harvesting, resource conservation, 
public or private recreation or open space.  Rural lands can also include 
institutional uses and public service uses, such as solid waste disposal 
sites. 

 
9.43 San Francisco Watershed Lands 

 
Recognize the San Francisco watershed lands as unique areas of special 
open space significance that should be protected from conflicting land uses 
in order to retain their value as open space, wildlife, water supply, and 
recreational resources. 

 
9.50 Continue the Cooperative Management of the San Francisco 

Watershed Lands 
 
  Continue the cooperative agreements between the County, the City and 

County of San Francisco, the State of California and the Golden Gate 
National Recreation Area for the management of the San Francisco 
Watershed Lands. 

 
  The proposed project is located on San Francisco Watershed Lands and is 

needed to support SFPUC institutional and public service uses. 
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Visual Quality 
 

Chapter 4 of the General Plan addresses visual quality policies, including: 
 
  4.21 Utility Structures 
 

Minimize the adverse visual quality of utility structures, including roads, 
roadway and building signs, overhead wires, utility poles, T.V. antennae, 
distributed energy resources, solar water heaters, and satellite dishes. 

 
  4.22 Scenic Corridors 
 

Protect and enhance the visual quality of scenic corridors by managing the 
location and appearance of structural development. 

 
  4.28 Ridgelines and Skyline 
 
  a. Discourage structures on open ridgelines and skylines, when seen as 

part of a public view in order to preserve visual integrity. 
 
  b. Allow structures on open ridgelines and skylines as part of a public 

view when no alternative building site exists. 
 
  c. Require structures on ridgelines in forested areas, which are part of a 

public view to:  (1) blend with the existing silhouette; (2) not break or 
cause gaps within the ridgeline silhouette by removing tree masses; 
and (3) relate to the ridgeline form. 

 
  d. Define public view as a range of vision from a public road or other 

public facility. 
 
  4.29 Trees and Vegetation 
 
  a. Preserve trees and natural vegetation except where removal is 

required for approved development or safety. 
 
  b. Replace vegetation and trees removed during construction wherever 

possible.  Use native plant materials or vegetation compatible with the 
surrounding vegetation, climate, soil, ecological characteristics of the 
region and acceptable to the California Department of Forestry. 

 
  c. Provide special protection to large and native trees. 
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  4.40 Scenic Roads 
 
  Give special recognition and protection to travel routes in rural and 

unincorporated urban areas which provide outstanding views of scenic 
vistas, natural landscape features, historical sites and attractive urban 
development. 

 
  4.52 Colors and Materials 
 
  Depending on the design problems of the site, use colors and materials 

which:  (1) blend with or complement the surrounding natural environment, 
(2) do not dominate or overpower the site, (3) are compatible with the size, 
scale, and architectural style of the structure, and (4) with the exception of 
greenhouses, are not highly reflective. 

 
  4.53 Height 
 
  a. Limit the height of structures or appurtenances in forested areas so as 

not to exceed the height of the forest canopy. 
 
  c. Allow distributed energy resources, and chimneys to extend beyond 

these height limits where required for safety or efficient operation. 
 
  The tower is in a forested area on a ridgeline and is proposed at that 

location to achieve a height that allows line of sight and communication with 
the other towers in the network for greater coverage.  Per the applicant, this 
is the only location on SFPUC property that meets the requirements for 
radio coverage. 

 
  The subject parcel is located in the Junipero Serra and Skyline Boulevard 

Scenic Corridors and can be seen from various points along the Junipero 
Serra Freeway (Highway 280 from Millbrae to Santa Clara County) and 
Skyline Boulevard (State Route No. 35 from State Route No. 92 to Santa 
Clara County), which are State Designated Scenic Roads.  The subject 
parcel can also be seen from the Cañada Road, a County Designated 
Scenic Road. 

 
  A Visual Assessment (attachment D) for the project included visual 

simulation and impact analysis for five viewpoints along Skyline Boulevard 
and Highway 280 and found no significant impacts would occur at any of 
these viewpoints.  The Visual Assessment also found that views of the tower 
would be limited due to the lattice structure, the surrounding tall trees, and 
vegetation canopy.  Per the applicant, views of the project from Cañada 
Road would be similar to the views from the Highway 280 Gate Vista Point 
(Viewpoint 5). 
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  The project involves trimming one tree and removing two trees.  The project 
will not remove scenic resources (i.e., trees, rock outcroppings, and historic 
buildings) adjacent to Skyline Boulevard.  Over time the existing trees and 
shrubs in the foreground will continue to grow and provide further screening 
of the new facilities as shown in the visual simulation. 

 
  The tower will be a typical steel lattice tower, the vertical antennas will be 

sky blue, and the dish antennas will be off-white.  The light reflectance value 
of the proposed steel tower is at the 70% range.  The light reflectance value 
is a measure of the amount of light reflected, measured from 0 (absorbing 
all light) to 100 (reflecting all light).  The reflectivity of the tower will be 
mitigated by the lattice structure and by the surrounding foliage obscuring 
the lower portion of the tower.  The cyclone security fence will include green 
slats for screening.  There will be no lights.  The applicant will minimize tree 
removal such that trees will surround and screen the tower on all sides. 

 
  Natural Hazards 
 
  The project is located in a High Fire Hazard Severity Zone in a State 

Responsibility Area.  Chapter 15 of the General Plan addresses Natural 
Hazard policies, including: 

 
  15.15 Critical Facilities 
 
  a. Where practical, avoid the location of new critical facilities in areas 

which contain significant natural hazards or are likely to contain 
significant natural hazards due to the impacts of climate change. 

 
  b. Continue to work with public utilities, school districts, and other 

agencies supplying critical public services to ensure that they have 
incorporated structural safety and other measures to be adequately 
protected from natural hazards for both existing and proposed facilities 
and are prepared for potential disasters affecting these facilities. 

 
  15.34 Vegetative Clearance Around Structures 
 
  a. Require clearance of flammable vegetation around structures as a 

condition of approval to new development in accordance with the 
requirements of the agency responsible for fire protection. 

 
   One of the purposes of the project is to improve radio communications 

and coverage needed for preparing and responding to natural and 
man-made disasters.  Per the applicant, this is the only location on 
SFPUC property that meets the requirements for radio coverage.  
Project plans note that existing trees and vegetation will be removed 
from the proposed compound area to 20 feet outside of the fence. 
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   Considering the propose of the project to improve radio 
communications and public safety, and the need to locate the project 
at a height that meets requirements for radio coverage, the project 
conforms to the policies of the County General Plan. 

 
B. ALTERNATIVES 
 
 The alternative to a finding of conformity with the General Plan is for the Planning 

Commission to find that the proposed project does not conform to the policies of 
the County General Plan. 

 
C. ENVIRONMENTAL REVIEW 
 
 The City and County of San Francisco, as lead agency, determined that the 

SFPUC project is categorically exempt from environmental review under the 
California Environmental Quality Act (CEQA) pursuant to CEQA Guidelines 
Section 15303 (Class 3, new construction or conversion of small structures). 

 
D. REVIEWING AGENCIES 
 
 County Attorney 
 
ATTACHMENTS 
 
A. Recommended Findings 
B. Location and Site Map 
C. Application Letter 
D. Skyline Ridge Radio Tower Visual Assessment Visual Assessment 
E. Project Plans 
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Attachment A 
 

County of San Mateo 
Planning and Building Department 

 
RECOMMENDED FINDING 

 
 
Permit or Project File Number:  PLN2024-00100 Hearing Date:  May 22, 2024 
 
Prepared By: Katie Faulkner For Adoption By:  Planning Commission 
   Project Planner 
 
 
RECOMMENDED FINDING 
 
That the Planning Commission find that the SFPUC Skyline Ridge Radio Project 
conforms to the County General Plan. 
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717 Market Street, Suite 400   San Francisco, CA 94103   650-373-1200 
www.panoramaenv.com 

MEMORANDUM 
 
Date: November 16, 2023 

To: Julie Moore, San Francisco Planning 

From: Aaron Lui, Panorama Environmental, Inc. 

Subject:   Skyline Ridge Radio Tower Visual Assessment – Visual Simulations and Impact Analysis 

 

Introduction 
The purpose of this memorandum is to present the results of visual simulations and impact 
analysis for the San Francisco Public Utilities Commission’s (SFPUC) Skyline Ridge Radio 
Tower Project (project), located off of Skyline Boulevard (Highway 35) in San Mateo County 
(Figure 1). Five of ten viewpoint (VP) locations were selected for visual simulation in 
coordination with San Francisco (SF) Planning to inform the impact analysis. Panoramic images 
for all ten VPs are provided in Attachment A. The visual simulations for the five selected 
viewpoints are provided in Attachment B. Additional information about the viewpoint 
selection process and field investigation results are available in the following memos prepared 
by Panorama: 

• Skyline Ridge Radio Tower Visual Assessment (June 30, 2023) 
• Skyline Ridge Radio Tower Visual Assessment – Field Investigation Results and 

Recommendations (August 2, 2023) 

Visual Simulations and Impact Analysis Summary 
Table 1 below describes the viewpoint simulation and impact analysis summary. The site 
location plan that was used to prepare the visual simulations is shown in Figure 1. The 
viewpoint locations are shown in Figure 2 and Figure 3. Additionally, Figure 4 through Figure 
7 provide representative views using Google Earth 3D imagery and a sample project tower that 
demonstrates views of the tower are limited due to the surrounding tall trees and vegetation 
canopy. Viewshed information and maps are available in the June 30 and August 2 memos. 

Panorama conducted research using the Federal Communications Commission’s (FCC) 
Antenna Structure Registration Database and associated maps to determine if there are existing 
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towers along and in the vicinity of Skyline Boulevard in the project region. The following two 
tower antennas were identified: 

• Registration #1224923 (46.9 meters tall) at 15010 Skyline Road in Woodside. Two 
towers are visible in aerial imagery immediately adjacent to Skyline Boulevard just 
east of the Skeggs Point Parking Lot (see VP 8 in Appendix A). 

• Registration #1260084 (27.4 meters tall) at Skeggs Peak at roughly the same location 
as the tower described above. 

The tower locations are visible via Google Maps at this location (also refer to Figure 8): 
37.410577, -122.306991. 

 

https://wireless2.fcc.gov/UlsApp/AsrSearch/asrRegistration.jsp?regKey=2622669
https://wireless2.fcc.gov/UlsApp/AsrSearch/asrRegistration.jsp?regKey=2659341
https://maps.app.goo.gl/n6BiF6zpvqdZJJ6s7
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Table 1 Visual Simulation and Impact Analysis Summary 

ID a Title b Elevation c Distance b Visual Simulation Summary Impact Analysis Summary 

VP 1 Skyline Boulevard 
1 

 1,377 feet 1.3 miles A very small portion of the tower 
would be visible above the vegetation 
horizon. 

The tower would not draw viewer attention at VP 1 and 
would be virtually undetectable due to the existing 
vegetative screening. No significant impacts would 
occur. 

VP 2 Skyline Boulevard 
2 & Skyline Ridge 
Trail e 

 1,810 feet 325 feet Nearly the entire project tower and 
associated facilities at the base of the 
tower would be visible from VP 2 and 
the immediate area. Existing 
vegetation in the immediate 
foreground would partially screen 
views of the ground features and 
fence.  

The tower may be visible to motorists for very brief 
durations (1-2 seconds) while they pass the driveway 
entrance to the site; however, the tower and associated 
features are not expected to draw the attention of most 
viewers due to the separation distance and narrow gap 
between nearly continuous vegetative screening along 
the highway. Additionally, highway users would have to 
look away from the travel direction at the precise time 
they passed the driveway to see the project features 
(approximately 45 to 90 degrees traveling north and 
approximately -90 to -135 traveling south). No significant 
impacts would occur. 

VP 3 Skyline Boulevard 
3 

 1,983 feet 0.4 mile A very small portion of the tower 
would be visible through trees along 
the north side of Skyline Boulevard at 
VP 3.  

The tower would not draw viewer attention at VP 3 and 
would be virtually undetectable due to the existing 
vegetative screening, as well as the perpendicular 
travel-to-viewing direction where brief views may be 
available. No significant impacts would occur. 

VP 5 Gate Vista Point / 
Highway 280 

 643 feet 2.9 miles Roughly half of the tower would be 
visible from VP 5 above the vegetation 
horizon.  

The tower may be visible to scenic vista views or 
viewers traveling on Highway 230 in the area that look 
towards the tower site; however, the tower is not 
expected to draw the attention of most viewers due to 
separate distance. The form of the tower at 2.9 miles is 
difficult to discern and does not result in significant 
contrast with the surrounding tall trees due to the 
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ID a Title b Elevation c Distance b Visual Simulation Summary Impact Analysis Summary 

tower’s tall thin shape and gray color. No significant 
impacts would occur. 

VP 10 Crystal Springs 
Rest Area / 
Highway 280 

 672 feet 5.5 miles Roughly half or less of the tower 
would be visible from VP 10 above the 
vegetation horizon. 

The tower may be visible to rest area views or viewers 
traveling on Highway 230 in the area; however, the 
tower is not expected to draw the attention of most 
viewers due to separate distance. As with VP 5, the form 
of the tower at 5.5 miles is difficult to discern and does 
not result in significant contrast with the surrounding tall 
trees due to the tower’s tall thin shape and gray color. 
No significant impacts would occur. 

Table Notes: 
a VPs 4, 6, 7, 8, and 9 were not selected for visual simulation; however, these VPs are identified in maps and the panoramic images for informational purposes. 
b Both Skyline Boulevard and Highway 280 are Designated State Scenic Highways. 
c Above mean sea level. The project site elevation is approximately 1,882 feet. 
d Distance refers to the distance between the VP and tower site. 
e The approved Skyline Ridge Trail is scheduled to be constructed in the spring of 2024. The trail route generally runs parallel to Skyline Boulevard along its 

eastern side, south of Highway 92, and would be located in close proximity to the project site. 
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Figure 1 Site Location Plan 

 

Future Skyline 
Ridge Trail Route 
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Figure 2 Viewpoint Locations (Overview) 

 



MEMORANDUM 
November 15, 2023 

Page 7 

Figure 3 Viewpoint Locations (Project Vicinity) 
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Figure 4 Google Earth 3D Imagery and Representative Tower (Facing North) 
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Figure 5 Google Earth 3D Imagery and Representative Tower (Facing East) 
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Figure 6 Google Earth 3D Imagery and Representative Tower (Facing South) 
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Figure 7 Google Earth 3D Imagery and Representative Tower (Facing East) 
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Figure 8 Google Earth 3D Imagery of Existing Communications Towers at Skeggs Point 

 



Attachment A

A-1

Figure A-1 Viewpoint 1 – Skyline Boulevard 1

Figure A-2 Viewpoint 2 – Skyline Boulevard 2

Approximate Tower Location

Approximate Tower LocationApproximate Tower Location

Proposed Visual Simulation
Single Frame View

Proposed Visual Simulation
Single Frame View
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A-2

Figure A-3 Viewpoint 3 – Skyline Boulevard 3

Figure A-4 Viewpoint 4 – Skyline Ridge Trail (Future Route)

Approximate Tower Location

Approximate Tower LocationApproximate Tower Location
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A-3

Figure A-5 Viewpoint 5 – Gate Vista Point

Figure A-6 Viewpoint 6 – Cypress Ridge Road & Skyline Boulevard 4

Approximate Tower Location

Approximate Tower Location

Proposed Visual Simulation
Single Frame View
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A-4

Figure A-7 Viewpoint 7 – Purisima Creek Redwoods Preserve North Ridge Parking Area

Figure A-8 Viewpoint 8 – Skeggs Point Scenic Vista Parking Lot & Skyline Boulevard 5

Approximate Tower Direction

Approximate Tower DirectionApproximate Tower Direction



Attachment A

A-5

Figure A-9 Viewpoint 9 – El Corte de Madera Creek Preserve Parking Area

Figure A-10 Viewpoint 10 – Crystal Springs Rest Area

Approximate Tower DirectionApproximate Tower Direction

Approximate Tower Location

Proposed Visual Simulation
Single Frame View
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B-1

Figure B-1 Viewpoint 1: Skyline Boulevard 1 – Existing Visual Conditions



Attachment B

B-2

Figure B-2 Viewpoint 1: Skyline Boulevard 1 – Visual Simulation

Tower
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B-3

Figure B-3 Viewpoint 2: Skyline Boulevard 2 & Skyline Ridge Trail – Existing Visual Conditions
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B-4

Figure B-4 Viewpoint 2: Skyline Boulevard 2 & Skyline Ridge Trail – Visual Simulation
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B-5

Figure B-5 Viewpoint 3: Skyline Boulevard 3 – Existing Visual Conditions
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B-6

Figure B-6 Viewpoint 3: Skyline Boulevard 3 – Visual Simulation

Tower
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B-7

Figure B-7 Viewpoint 5: Gate Vista Point – Existing Visual Conditions
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B-8

Figure B-8 Viewpoint 5: Gate Vista Point – Visual Simulation

Tower
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B-9

Figure B-9 Viewpoint 10: Crystal Springs Rest Area – Existing Visual Conditions
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B-10

Figure B-10 Viewpoint 10: Crystal Springs Rest Area – Visual Simulation

Tower
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