COUNTY OF SAN MATEO
PLANNING AND BUILDING DEPARTMENT

DATE: March 13, 2019
TO: Planning Commission
FROM: Planning Staff

SUBJECT: EXECUTIVE SUMMARY: Consideration of a Coastal Development
Permit and Planned Agricultural District Permit and adoption of a Mitigated
Negative Declaration for the construction of two (2) new Farm Labor
Housing units, associated septic system, conversion of an agricultural
well to a domestic well, and the legalization of one (1) permanent farm
stand. The property is located at 2310 Pescadero Creek Road in the
unincorporated Pescadero area of San Mateo County. The project is
appealable to the California Coastal Commission.

County File Numbers: PLNs 2018-00108 and PLN 2018-00109 (POST)

PROPOSAL

The applicant is proposing to construct two new Farm Labor Housing (FLH) units,

each 890 sqg. ft. in size with three bedrooms, with an associated septic system,
installation of a 5,000 gallon water storage tank and 110 sq. ft. water treatment shed,
and conversion of an agricultural well to a domestic well (PLN 2018-00108). The
project also includes legalization of the conversion of a 1,344 sq. ft. agricultural storage
shed into a permanent farm stand (PLN 2018-00109). The proposed FLH units, septic
system, and legalized farm stand will be clustered in the disturbed area around the
existing farm center on the property.

RECOMMENDATION

That the Planning Commission adopt the Mitigated Negative Declaration and approve
the Coastal Development Permit and Planned Agricultural District Permit, County File
Numbers PLN 2018-00108 and PLN 2018-00109, by making the required findings and
adopting the conditions of approval listed in Attachment A.

SUMMARY

The Farm Labor Housing (FLH) units, farm stand, well conversion, and associated
utilities, as proposed and conditioned, will comply with the applicable policies and
standards of the General Plan, Local Coastal Program, and Zoning Regulations. An
Initial Study (IS)/Mitigated Negative Declaration (MND) were prepared and circulated for



this project, in compliance with the California Environmental Quality Act (CEQA). The
IS/IMND concluded that the project, as proposed and mitigated, will not generate any
significant environmental impacts. All mitigation measures from the IS/MND have been
included as conditions of approval in Attachment A of this staff report.

The proposed project is located at 2310 Pescadero Creek Road, a 135-acre parcel, of
which 25 acres is leased for the existing farming operation. The majority of the lease
area is utilized for row crops. The proposed area of development is a relatively flat area
of the property. A new septic system and conversion of an agricultural well to a
domestic well are proposed as part of this project.

The project complies with the General Plan Policies regarding Vegetative, Water, Fish
and Wildlife Resources, Soil Resources, and Visual Quality, as well as General Plan
Policies relating to agriculture, land use, and water supply. The submitted biologist
report noted that there is no riparian vegetation within the project area. Visual
resources also will be minimally impacted, as the FLH units will be conditioned to
employ natural colors to blend with the surrounding vegetation and will be screened by
vegetation.

The project also meets the Local Coastal Program (LCP) Policies for Visual Resources,
Sensitive Habitats, and Land Use in that the development proposed by the project is in
an already disturbed area, does not involve any sensitive habitats, and will only require
minimal clearing. The project will also not impact the ongoing agriculture on the
property. Conditions of approval to minimize potential disturbance to protected species
and their habitat have been made a part of this project. The Farm Labor Housing units,
farm stand, well, and associated utilities are located in areas classified as Prime
Agricultural Lands as defined in the Local Coastal Program; however, the majority of the
property will be left undeveloped and will remain in agricultural production. As
conditioned, the project is compliant with both General Plan and Local Coastal Program
Policies.

Further, the project complies with the Planned Agricultural Zoning District for issuance
of a Planned Agricultural District Permit (e.g., setbacks maintained, clustered
development, etc.) and the Farm Labor Housing Policy for compliance with the
underlying zoning district and building, fire and housing code requirements.
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ATTACHMENT D

Memorandurm

Date: December 1, 2017
To: Laura O’Leary, Peninsula Open Space Trust
Cc:
From:  Hm Robins, Senior Ecologist/Principal
Subject: Biological Site Assessment fog‘ New Mobile Homes and Septic Field
ai 2310 Pescadero Creek Rd in Pescadero, CA.
This memorandum summarizes findings and analysis of the biological resources
observed at the proposed development sites on the Peninsula Open Space
Trust’s (POST) Front Field of Butano Farms, in Pescadero, California. The
proposed development sites include: {a) an area for two new mobile homes
that will be used for farmworker housing and (b) a related area for a new
septic field. The goals of this memo are threefold and include: describing the
biological resources on-site and adjacent to the proposed development areas;
determining whether any of the proposed development sites are within any of
the County’s established riparian buffers; and ascertaining if any construction
or operations related to the proposed development would impact rare or
protected species and/or sensitive stream resources. In order to protect
wetland and riparian resources, the County’s Local Coastal Program requires a
50’ buffer from either the top of bank or the outboard dripline of the riparian
corridor for perennial streams like Pescadero Creek and a 307 buffer for
mtermlttent drainages. In addition, the County s Enveonmenital He
< g (00 vethincy .
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Through this project and others, POST is working with the County of San Mateo
to create additional farm labor housing and, in accordance with the County’s
LCP, is seeking a Coastal Development Permit for development for the housing
and associated septic. POST has identified the preferred locations for the
improvements and are all within either an existing agricultural field or the
farm’s corporation yard. As such, all areas of direct impact are outside of any
native habitat areas and the areas of proposed development are already
heavily disturbed. Figure 1 shows the parcel and the development footprint.

Methodology
Methods for developing this biological site assessment included field analysis
and desktop analysis.



The field analysis components were performed by Jim Robins of Alnus
Ecological on November 21%, 2017 between 9:10am and 10:20am. The weather
during the field analysis was sunny with winds of between 5-7 mph and
temperature was 64 degrees Fahrenheit at the onset.

Field supplies included: Iphone 6S with camera and integrated handheld GPS
(fotion X- GPS); supplemental Dual model XGPS5150A GPS antenna; 200-yard
spool- Lype measuring tape; machete; shovel; and paper site maps prepared by
POST staff. The outboard dripline of the riparian corridor was GPS’d and drawn
onto the paper maps. Observations of native or natural vegetation types and
wildlife were noted and mapped. In addition to noting biotic resources,
distance from the riparian outboard dripline to the closest area of potential
impact was hand measured in the field to determine exact distance to the
riparian corridor. Representative photos were taken and can be found in the
photo plates in the back of the memo.

Desktop analysis included aerial photo analysis of the site and its proximity to
watercourses, wetlands, and areas of biological interest. This was preformed
by Jim Robins. POST staff performed a number of GIS analyses with relevant
spatial layers including the Department of Fish and Wildlife’s California Natural
Diversity Database (CNDDB), FEMA floodplain data, and SURGO soils data. The
latter two data sources were purely used for setting the biological context,
directing field work, and determining if the site contained unusual or rare soils
that would be relevant to rare plants. That said, due to the level of recent and
on-going farming activities, proposed development sites do not currently
appear to support any rare plants or any unique habitats.

Results

Desktop Analysis

Results from the desktop analysis/spatial analysis indicated that outboard
dripline of Pescadero Creek’s riparian corridor was approximately 100 ft. from
the fence line that delineates the extent of the proposed septic area. The LCP
requires a development buffer of 50°, which the proposed project exceeds. Due
to the potential error of approximately +/- 5 ft. associated with measuring in
distances in Google Earth and the inability to determine the location of top of
bank through the desktop analysis, field verification was required to confirm
the 100’ buffer for required for septic areas.
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Table 1. CNDDB Qutputs

Sciegtific NAME

Common NAME

ESA Status

CESA status

Motes:

Astragalus

pycnostachyus
var.
pycrostachyus

coastal marsh
milk-vetch

None

None

No impact; no coastal
marsh in or near project
site

Plagjobothrys

chorjisianus var.

chorlisianus

Choris’
popcorinflower

Hone

None

Mo impact; found in
wetlands; no habitat
within proposed
footprint of developiment

Rana draytonii

California red-
legged frog

Threatened

Nohe

Ca
Species
of Special
Concern

Highly unlikely, but
possible impact; known
from relic pond within
1501t of proposed septic
area and 5 other sites
within 1 mile, but
movement through the
proposed work area
highly unlikely due to
lack of cover or natural
movement corridor
nearby.

Oncprhynchus
mykiss irideus

steelhead -
central
California
coast DPS

Threatened

Mone

Mone

No impact; no work
within the wetted
channel or riparian
corridor; no suitable
habitat in disturbance
area
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No impact; no worl

within the wetted

channel or riparian

corridor, no suitable
habitat in disturbaince

Spitlinchus area, data from CNDDB
thaieichthys Longfin smelt Candidate Threatened | None incomplete,

Highly unlikely, but
Thamnophis possible impact; known
sirtalis San Francisco CaFully | from 29 observations
tetiataenia garter snake Endangered | Endangered | Protected | within 1 mile of the site.
Thig table represents ALL CNDDB occurrence’s that fall within 1 mile radius of the proposed development sites

at 2310 Pescadero Creek Rd.
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Field Analysis

The field analysis findings are organized around the mobile home site, the
septic area and then around the adjacent natural habitats. Photo plates
accompany each description and can be found at the back of the memo. Figure
3 shows locations of each photo. Figure 4 displays the outboard dripline of the
riparian corridor as well as other key habitat features/habitats within close
proximity to the proposed development areas.

Mo special status

eucalyptus stand adjacent to the proposed septic area was surveyed for nests

and none were noted. There were no other nesting treos ot shrubs within the
proposed dey sv. Approximately 5-7 ground sguirrel
burrows were noted in the proposed mobile home area, Two of these burrows
showed recent activity. Aside from a flock of red winged bilackbirds. no other
veildlife was observed during the survey window.
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Y
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Mobile Home Site:

This site does not contain habitat to support any special status species. This
site is well beyond the 50’ buifer fiom Pescadero Creek. Photo 1 and Photo 2
illustrate the current conditions within the proposed disturbance zone for the
mobile home site. This area is currently used for equipment and material
storage and is heavily disturbed. The ground cover ranges from bare dirt with
intermittent pockets of ruderal (non-native) herbaceous vegetation to areas
dominated by gravel. Ruderal species observed in this area include: bristly ox-
tongue (Picris echioides), filaree (Erodium sp), cheeseweed (Malva parvifloraj,
and curly doc (Rumex crispusy.

Septic Area Site:

This site contains two pastures, one which is dominated by bare ground and the
other that supports an assemblage of recently bolting annual forage species.
The northeastern corner of the proposed septic is slightly within the 100’
buffer from outboard dripline of Pescadero Creek (96.4). That said, field
verification indicates that the fence line is approximately 110’ from the top of
bank (perhaps greater, depending on exactly where you determine top of bank
is). Photo 3 shows the proposed septic area that supports recently bolting
annual grasses and non-native forbs. In addition to unidentified annual grasses,
filaree and cheeseweed were also observed in this area. In the portion of the
proposed septic area depicted in Photo 4, which is closer to the warehouse,
small and sparse pockets of curly doc and annual grasses appear to be bolting.
Due to the proximity of the septic area to the relic pond, chaparral, and
Pescadero Creek, this area may have a marginally higher likelihood of being
used for movement across the landscape by California red legged frogs or San
Francisco garter snakes. That said, with heavy use by domesticate animals and
limited cover, these species are still high unlikely to utilize this area for
movement or foraging during the dry season.
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Adjacent Natural Habitats:
Figure 4 shows the location of each of the natural habitat types described
below.

Pescadero Creek’s riparian corridor is dense and between 100-150” wide in
areas adjacent to the pmposecn development sites (Photo 5). The corridor on
the Pescadero Creek Rd side has a maximum width of 74’from low flow channet
to the outboard dripline of the riparian canopy. The canopy is dominated by
willow (5alix sp) and Alder {Alnus sp). The understory is composed of a mix of
native and non-native plants such as poison cal {Toxicodendron diversilobumy,
Himalayan blackberry (Rubus armeniacus), cape ivy {Deloirea odorate), and
poison hemiock (Confum maculorarny. I addition to supporting this riparian
corridor, Pescadaro Creel is known to support a run of steethead (Central
California Coast DPSY end a wealth of othernquz"ic species and '}'par"ian
species. While no construction work will occur near or in the wetted channe

o riparian corridor {2.¢. no d wect impacts to steethead), we used FEMA c%qta (s
determine if the df“‘\/@iﬁjs it areas would be within the 100-year floodplain to
identify potential for o lducz:a impacts related to septic issues or flood dar ﬂage
i iia‘i:ior; Figure 5 shows the FEMA 100-year floodplain and identifies
tovelopment area that are within Pescadero Creels

7o the east d:iﬁ 50
S_}L" 3\!"! tg‘\ i

th of the proposed dav
cral This habitat

Lty

ment are hills dominated by
oy s a wide range of birds,
mammals, and fﬁ.;.:tilf:"s. in addition to ¢ brush {Baccharis pilularis), the
coastal chaparral that borders the farm on Z srded also support poison oak,
Himalayan blackberry, and sagebrush (Artemesia sp.). This intact chaparral is
directly adjacent to the proposed septic area along its southeastern border.
The chaparral is not directly adjacent to the proposed mobile home area.
While this intact vegetation community is in close proximity to the proposed
work areas, wildlife species that utilize dense chaparral are unlikely to move
into the proposed work areas due to the high level of disturbance and the

complete lack of cover. This habitat can be seen in the background of photos 1-
4
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The relic pond that exists approximately 100’ to east of the eastern boundary
of the proposed septic area is known to have supported California red-legged
frogs in the past. It is not clear whether this was a breeding population or
individual(s) moving through the associated drainage either toward Pescadero
Creek or to the ponds and wetland to the south adjacent to Butano Creek. That
said, the visual observation on November 215, 2017 demonstrated that the
pond outlet has been cleaned and is functional. The outlet shows signs of
recent flow, as does the drainage channel below the outlet (Photo 6). The
outlet appears to be located at or near the base of the relic pond and, as such,
will result in the pond not holding water or providing high quality habitat for

3725 Canon Avenue Oakland, CA 94602 510 332-9895
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the red-legged frog or garter snake. The pond still supports a small stand of
arroyo willows and is heavily used by cattle for shade.

Recommendations

Due to the fact that development will be occurring in either existing
agricultural fields, heavily utilized pasture, and the current farm storage area,
a few minimization measures could be put in place prior to and during
construction to further reduce the potential for any impacts to either the San
Francisco garter snake or California red-legged frog.

1.

(w8

Maintain the agricultural fields, pasture and corporation yard in their
current use to avoid habitat developing in the proposed work areas,
which might attract various wildlife species or provide cover to facilitate
movement through these areas.

Have a qualified resource professional or biologist on-call during
construction to provide as-needed monitor for wildlife prior to any
construction activities and during any clearing, grubbing, or grading.

In the unlikely event that a listed species is encountered, the monitor or
POST staff will submit the occurrence data to the CNDDB. In the unlikely
event that a listed species is encountered and cannot be avoided (and
does not leave the site on its own volition) the biological monitor will
contact both local DFW representatives and USFWS staff before
proceeding.

Sincerely,

% [P B

James D. Robins
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