
COUNTY OF SAN MATEO 
PLANNING AND BUILDING DEPARTMENT 

 
 

DATE:  September 23, 2015 
 
TO: Planning Commission 
 
FROM: Planning Staff 
 
SUBJECT: EXECUTIVE SUMMARY:  Consideration of a Coastal Development 

Permit to place two pre-fabricated buildings on the Pescadero Elementary 
School campus for use as a library and administrative offices, located at 
620 North Street in the unincorporated Pescadero area of San Mateo 
County.  This project is appealable to the California Coastal Commission. 

 
 County File Number: PLN 2015-00331 
  (La Honda-Pescadero Unified School District) 
 
 
PROPOSAL 
 
The applicant, La Honda-Pescadero Unified School District, requests permits to place 
two pre-fabricated buildings on the Pescadero Elementary School campus.  “Building 
One” will be approximately 1,200 sq. ft. in size and will be used for administrative staff 
functions.  “Building Two” will be approximately 960 sq. ft. in size and will house the 
school library.  Currently both uses are housed in the school’s multi-use building.  The 
buildings will be placed on existing hardscape and all necessary utilities to serve both 
buildings have already been placed underground. 
 
RECOMMENDATION 
 
Approve the Coastal Development and Use Permit, County File Number 
PLN 2015-00331, by adopting the required findings and conditions of approval. 
 
SUMMARY 
 
The proposed project, as conditioned complies with all applicable Local Coastal 
Program policies related to impacts to Visual Resources, Locating and Planning New 
Development, Sensitive Habitats, and Hazards.  The proposed project will not be visible 
from the scenic corridor and is not within any areas of sensitive habitat.  Hazards 
concerning seismic and flooding vulnerability have been addressed and are under 
review by the Division of the State Architect (DSA), the building permit issuing agency 
for this project.  The applicant has demonstrated a need for expanding ancillary support 
facilities, which currently reside in the school's multi-purpose room, with library and 
office modular buildings to accommodate a growing student population.  Development 
will occur amongst existing school buildings.  Therefore, the project, as conditioned, 
conforms to all applicable regulations and therefore recommends approval. 
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COUNTY OF SAN MATEO 
PLANNING AND BUILDING DEPARTMENT 

 
 

DATE:  September 23, 2015 
 
TO: Planning Commission 
 
FROM: Planning Staff 
 
SUBJECT: Consideration of a Coastal Development Permit pursuant to 

Section 6328.4 of the San Mateo County Zoning Regulations to place 
two pre-fabricated buildings on the Pescadero Elementary School campus 
for use as a library and administrative offices, located at 620 North Street 
in the unincorporated Pescadero area of San Mateo County.  The project 
is appealable to the California Coastal Commission. 

 
 County File Number: PLN 2015-00331 
  (La Honda-Pescadero Unified School District) 
 
 
PROPOSAL 
 
The applicant, La Honda-Pescadero Unified School District, is requesting permits to 
place two pre-fabricated buildings on the Pescadero Elementary School campus.  
“Building One” will be approximately 1,200 sq. ft. in size and will be used for administra-
tive staff functions.  “Building Two” will be approximately 960 sq. ft. in size and will 
house the school library.  Currently both uses are housed in the school’s multi-use 
building.  The buildings will be placed on existing hardscape and all necessary utilities 
to serve both buildings have already been placed underground. 
 
RECOMMENDATION 
 
Approve the Coastal Development and Use Permit, County File Number 
PLN 2015-00331, by adopting the required findings and conditions of approval as 
listed in Attachment A. 
 
BACKGROUND 
 
Report Prepared By:  Bryan Albini, Planner, Telephone 650/363-1807 
 
Applicant/Owner:  La Honda-Pescadero Unified School District 
 
Location:  620 North Street, Pescadero 
 
APN:  086-011-090 
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Existing Zoning:  Single-Family Residential/5,000 sq. ft. minimum parcel size/Design 
Review (R-1/S-7/DR) 
 
General Plan Designation:  Institutional-Rural 
 
Existing Land Use:  Elementary School  
 
Flood Zone:  Zone AE (Area of 100 year flood, base flood elevations determined), 
FEMA Panel No. 06081C-0369E, Effective Date:  October 16, 2012 
 
Environmental Evaluation:  Categorically Exempt under Section 15314 (Minor Additions 
to Schools) of the California Environmental Quality Act. 
 
Setting:  The applicant is proposing to place the two pre-fabricated buildings on an 
existing paved area adjacent to the kindergarten and pre-school playground areas.  
Surrounding structures include classroom buildings and the multi-use building (which 
currently houses the school library and administrative offices).  Vegetation in the area 
consists of non-native grass and pavement. 
 
DISCUSSION 
 
A. KEY ISSUES 
 
 1. Conformance with the County General Plan and Zoning Regulations 
 
  Pursuant to Section 53094 of the California Government Code, projects 

undertaken by school districts are exempt from review against the local 
agencies General Plan and Zoning Ordinance if the governing board of the 
school district takes action, by two-thirds vote, to render the San Mateo 
County General Plan and Zoning Ordinance inapplicable.  Resolutions 
07-08-11, 07-08-12, 07-08-14, and 07-08-15 were adopted by the 
La Honda-Pescadero Unified School District Board of Trustees on June 7, 
2008 to that effect. 

 
 2. Conformance with the Local Coastal Program 
 
  A Coastal Development Permit is required pursuant to San Mateo County 

Local Coastal Program (LCP) Policy 2.1, which requires government 
agencies wishing to undertake development in the Coastal Zone to comply 
with the California Coastal Act.  Development includes, among other items, 
the placement or erection of any solid material or structure on land (LCP 
Policy 1.2).  Staff has summarized below the following sections of the LCP, 
which are relevant to this project: 
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  a. Locating and Planning New Development Component 
 
   The Town of Pescadero is designated as a Rural Service Center 

(Policy 1.11 - Designation of Rural Service Centers), as it is a small 
rural community having a combination of land uses which provide 
services to rural areas (Policy 1.10 - Definition of Rural Service 
Center).  The rural service center boundary, depicted on the General 
Plan Rural Service Center Map, encompasses only a small portion of 
the Pescadero area - roughly the downtown area.  The elementary 
school is located within the boundary. 

 
  b. Land Use Designation 
 
   The LCP’s Land Use Map identifies this parcel as an institutional land 

use within the rural service center.  The existing school and proposed 
improvements are consistent with this designation. 

 
  c. Sensitive Habitats Component 
 
   (1) Sensitive Habitats 
 
    The LCP defines sensitive habitats, outlines protections and 

permitted uses, and permit conditions for development within 
and adjacent to sensitive habitats (Policy 7.1 - Definition of 
Sensitive Habitats), (Policy 7.3 - Protection of Sensitive 
Habitats), (Policy 7.4 - Permitted Uses in Sensitive Habitats), 
and (Policy 7.5 - Permit Conditions).  No sensitive habitats are 
located within, or adjacent to, the area where the proposed 
structures will be located. 

 
  d. Visual Resources Component 
 
   The LCP discusses locating new development in areas least visible 

from County Scenic Roads and that best preserve the visual and open 
space qualities of a parcel (Policy 8.5 - Location of Development).  
New development must also be setback from the edge of waterways 
(Policy 8.6 - Streams, Wetlands, Estuaries).  The project parcel is 
located within the Stage Road and Pescadero Creek Road County 
Scenic Corridors but is not visible from either scenic corridor due to 
topography, existing development, and vegetation.  No watercourses 
are present at this location. 
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  e. Hazards Component 
 
   (1) Flooding 
 
    Policy 9.9 (Regulation of Development in Floodplains) requires 

development located within flood hazards areas to employ the 
standards, limitations and controls contained in Chapter 35.5 of 
the San Mateo County Zoning Regulations and specific sections 
of the San Mateo County Building Regulations. 

 
    The property is located entirely within a floodplain (Zone AE).  

In conformance with Policy 9.9, the buildings in the new 
development area are proposed to be constructed at 10.2 inches 
above the 100-year flood elevation (38 feet), effectively placing 
all buildings within Zone X area of minimal flooding.  The 
addition of the library and office buildings and compliance with 
FEMA Guidelines are pending review by the Division of the 
State Architect (DSA), which is the permitting authority for all 
public school projects in the state. 

 
   (2) Seismic 
 
    Policy 9.10 (Geological Investigation of Building Sites) 

requires review of all building and grading permits in designated 
hazardous areas for evaluation of potential geotechnical 
problems and to review and approve all required investigations 
for adequacy and potential mitigation measures. 

 
    The east property line of the elementary school parcel is located 

approximately 200 feet west of the Alquist-Priolo Special Studies 
Zone Boundary as shown on the State of California Special 
Studies Zones Map (San Gregorio Quadrangle, 1976). 

 
    Seismic design criteria compliance is pending DSA review and 

approval. 
 
ATTACHMENTS 
 
A. Recommended Findings and Conditions of Approval 
B. Location Map 
C. Site Plan 
D. Floor Plans of Library and Office 
E. Elevations 
F. La Honda-Pescadero Exemption Letters 
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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 2015-00331 Hearing Date:  September 23, 2015 
 
Prepared By: Bryan Albini, Project Planner For Adoption By:  Planning Commission 
 
 
RECOMMENDED FINDINGS 
 
Regarding the Environmental Review, Find: 
 
1. That the project is categorically exempt under Section 15314 of the California 

Environmental Quality Act, which allows for minor additions to existing schools 
within existing school grounds where the addition does not increase original 
student capacity by more than twenty-five (25) percent or ten (10) classrooms, 
whichever is less.  The addition of the new library and administrative offices 
buildings is consistent with this exemption. 

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

required by Zoning Regulations Section 6328.7 and as conditioned in accor-
dance with Section 6328.14, conforms with the plans, policies, requirements and 
standards of the San Mateo County Local Coastal Program (LCP), specifically, 
the Locating and Planning New Development, Sensitive Habitats, Visual 
Resources, and Hazards Components. 

 
RECOMMENDED CONDITIONS OF APPROVAL 
 
Current Planning Section 
 
1. This approval applies only to the proposal, documents and plans described in this 

report and submitted to and approved by the Planning Commission.  Minor 
revisions or modifications to these projects may be made subject to the review 
and approval of the Community Development Director. 

 
2. This approval shall be valid for one year, in which time the applicant shall be 

issued a building permit by the Division of the State Architect.  Any extension of 
these permits shall require submittal of an application for permit extension at least 
thirty (30) days prior to the permit’s expiration. 
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3. The La Honda-Pescadero Unified School District must comply with all 
requirements of the Division of the State Architect and seek certification for both 
project scope and location.  A copy of the DSA certification letter (construction, 
legalization, demolition, or exemption) must be submitted to the Planning 
Department within thirty (30) days of DSA certification.  If these approvals are ever 
revoked, the applicant shall inform the Planning Department of the revocation. 

 
4. 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 Ordinance Code 
Section 4.88.360). 
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