
COUNTY OF SAN MATEO 
PLANNING AND BUILDING DEPARTMENT 

 
 

DATE:  February 16, 2023 
 
TO: Zoning Hearing Officer 
 
FROM: Planning Staff 
 
SUBJECT: Consideration of a Use Permit renewal, pursuant to Section 6500 of the 

County of San Mateo Zoning Regulations to allow the continued operation 
of a wireless telecommunications facility located on Coastside County 
Water District property at 661 Miramar Drive, in the unincorporated 
Miramar area of San Mateo County. 

 
 County File Number:  PLN 2007-00480 (T-Mobile) 
 
PROPOSAL 
 
The applicant is proposing the continued operation of an unmanned wireless cellular 
facility adjacent to the existing Coastside County Water District water storage tank.  The 
facility includes three panel antennas and one new GPS antenna which are mounted on 
a 36-foot-tall monopole.  The monopole and associated equipment cabinets are located 
in a 170 sq. ft. equipment enclosure.  The equipment area is enclosed by a 6-foot-tall 
chain link fence with green slats.  A 101-foot-long underground power conduit provides 
a connection to the existing joint utility pole shared by the existing Sprint facility. 
 
RECOMMENDATION 
 
That the Zoning Hearing Officer approve the Use Permit renewal, County File Number 
PLN 2007-00480, by adopting the required findings and conditions of approval identified 
in Attachment A. 
 
BACKGROUND 
 
Report Prepared By:  Angela Chavez, Senior Planner 
 
Applicant:  Nicole Comach for Crown Castle on behalf of T-Mobile 
 
Owner:  Coastside County Water District (CCWD) 
 
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 a newspaper (San Mateo Times and Half Moon Bay Review) of general public 
circulation. 
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Location:  661 Miramar Drive, Miramar 
 
APN:  048-076-070 
 
Size:  17,740 sq. ft. 
 
Existing Zoning:  R-1/S-94/DR/CD (Single-Family Residential/10,000 sq. ft. minimum 
parcel size/Design Review District/Coastal Development District) 
 
General Plan Designation: Medium-Low Density Residential. 
 
Local Coastal Plan Designation:  Medium-Low Density Residential. 
 
Sphere-of-Influence:  City of Half Moon Bay 
 
Existing Land Use:  Existing CCWD water storage tank and wireless 
telecommunications facilities. 
 
Water Supply:  The subject property is located within the service area of the Coastside 
County Water District.  However, the existing wireless telecommunications facility is 
unmanned and does not involve activities that necessitate potable water. 
 
Sewage Disposal:  The subject property is located within the service area of the 
Granada Sanitary District.  However, the existing wireless telecommunications facility is 
unmanned and does not involve activities that necessitate sewage disposal. 
 
Flood Zone:  The project site is located within FEMA Flood Zone X, areas of minimal 
flooding; Community Panel Number 06081C0252F, effective August 2, 2017. 
 
Environmental Evaluation:  Exempt under Section 15301, Class 1, of the California 
Environmental Quality Act, which allows for the continued operation of an existing use. 
 
Setting:  The project site is located at 661 Miramar Drive east of Cabrillo Highway in the 
unincorporated Miramar area.  The immediate neighborhood is bordered by the 
Urban/Rural Boundary to the north and the City of Half Moon Bay boundary to the 
south.  Single-family residential development surrounds the site to the north and west.  
The cellular facility is located on Coastside County Water District (CCWD) property 
adjacent to an existing 75,000-gallon, 35-foot-high water storage tank.  There is also an 
existing Sprint facility located at the northernmost corner of the subject property.  The 
property has several tall, mature cypress and pine trees that effectively screen the 
existing structures from most public viewpoints. 
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Chronology: 
 
Date  Action 
 
December 2, 2007 - Original Application Submitted. 
 
April 17, 2008 - ZHO Approved Application. 
 
May 10, 2016 - Use Permit Minor Amendment Submitted/Approved 
 
January 26, 2021 - Use Permit Minor Amendment to Add an Emergency 

Generator Submitted. 
 
April 1, 2021 - Use Permit Submitted. 
 
May 4,2021  - Use Permit Minor Amendment to Change Site Configuration 

Approved. 
 
February 16, 2023 - Zoning Hearing Officer Meeting. 
 
DISCUSSION 
 
A. KEY ISSUES 
 
 1. Conformance with the General Plan 
 
  The project continues to conform with the applicable General Plan policies 

for Vegetative, Water, Fish, and Wildlife Resources, Soil Resources, Visual 
Quality, and Urban Land Use as no physical changes to the existing facility 
are proposed. 

 
 2. Compliance with the Zoning Regulations 
 
  The project site is located within the R-1/S-94/DR/CD (Single-Family 

Residential/ 10,000 sq. ft. minimum parcel size/Design Review, Coastal 
District) Zoning District.  The existing wireless telecommunication facility is 
operating under a previously approved Use Permit and no physical changes 
are proposed.  No complaints regarding the project have been received.  
The project remains consistent with the R-1/S-94/DR/CD Zoning District 
requirements. 

 
 3. Compliance with Wireless Telecommunications Facilities Ordinance 
 
  Staff has determined that the project complies with the applicable standards 

of the Wireless Telecommunication Facilities (WTF) Ordinance, as 
discussed below: 
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  a. Development and Design Standards 
 

Section 6512.2 of the WTF ordinance discusses location, minimizing 
visual impacts, maximum height, and future co-location of wireless 
facilities.  The cellular facility is located on Coastside County Water 
District (CCWD) property adjacent to an existing 75,000-gallon, 35-foot-
high water storage tank.  Visual impacts of the facility are minimal due to 
the topography of the site, existing tree cover, and surrounding 
development.  The renewal application does not include any proposal to 
modify the height of the existing facility.  Based on the Radio Frequency 
emissions analysis completed by Sophie Thein of SiteSafe, LLC., 
composite exposure levels are at a spatial average of 15.2% of the 
Federal Communications Commission (FCC) public exposure limit for all 
facilities at this location.  There is one other carrier present on the site.  
However, there are no pending applications for additional carriers to co-
locate at the site and there are no further expansions planned or 
anticipated at this time. 

 
  b. Performance Standards 
 
   The project was found to be compliant with Sections 6512.2, 6512.4, 

and 6512.5 of the WTF Ordinance, as the existing facility has maintained 
a valid FCC license. 

 
   The facility is not lighted, the original facility was constructed with a 

building permit, has been maintained in accordance with the conditions of 
approval, has routine and emergency road access, and T-Mobile has 
maintained a valid FCC license.  The applicant has submitted all required 
materials specified in Section 6512.5. 

 
 4. Conformance with Use Permit Findings 
 
  In order to approve the subject Use Permit Renewal, the Zoning Hearing 

Officer must make the following findings: 
 

 a. That the establishment, maintenance and/or conducting of the use will 
not, under the circumstances of the particular case, result in significant 
impact to coastal resources, or be detrimental to the public welfare or 
injurious to property or improvements in the neighborhood. 

 
  The subject wireless facility has been in operation since 2008 and has 

not resulted in any adverse impacts to the surrounding area.  The 
radio frequency analysis submitted by the applicant indicates that the 
facility continues to comply with the FCC’s current prevailing 
standards for limiting human exposure to Radio Frequency (RF) 
energy.  As this is an unmanned communication facility, the operation 



5 

does not create additional traffic, noise, or intensity of use of the 
property. 

 
 b. That the telecommunication facilities are necessary for the public 

health, safety, convenience or welfare of the community. 
 
  Staff found that the continued operation of the existing cellular facility 

at this location will allow for continued cellular communication 
coverage for private citizens and businesses.  The existing wireless 
telecommunication facility has been in existence for many years and 
the community has come to rely on the coverage provided by this site.  
The site facilitates both routine daily conversation but also 
communication services in emergency situations. 

 
 5. Conformance with Conditions of Last Use Permit Approvals 
 

 Staff has reviewed the previous Use Permit conditions of approval for this 
permit, last approved April 17, 2008, and have determined that the project is 
in compliance with all previous conditions, see Attachment E.  No physical 
changes are proposed as part of the renewal.  Previous conditions that 
remain relevant, are included in Attachment A of this staff report. 

 
B. ENVIRONMENTAL REVIEW 
 
 The project is categorically exempt pursuant per Section 15301, Class 1, of the 

CEQA Guidelines for the continued operation of existing public or private facilities 
involving no alterations or expansion of use as no physical changes are proposed. 

 
C. REVIEWING AGENCIES 
 
 Department of Public Works 
 Coastside Fire Protection District 
 California Coastal Commission 
 MidCoast Community Council 
 
ATTACHMENTS 
 
A. Recommended Findings and Conditions of Approval 
B. Location Map 
C. Plans 
D. Radio Frequency Report 
E. 2008 Letter of Decision 
 
ACC:cmc – ACCHH0021_WCU.DOCX 
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Attachment A 
 

County of San Mateo 
Planning and Building Department 

 
RECOMMENDED FINDINGS AND CONDITIONS OF APPROVAL 

 
 
Permit or Project File Number:  PLN 2007-00480 Hearing Date:  February 16, 2023 
 
Prepared By: Angela Chavez, For Adoption By:  Zoning Hearing Officer 
 Senior Planner 
 
RECOMMENDED FINDINGS 
 
Regarding the Environmental Review, Find: 
 
1. That the project is categorically exempt under provisions of Class 1, Section 

15301 of the California Environmental Quality Act Guidelines, Existing Facilities.  
The proposed project includes the continued operation of an existing facility. 

 
Regarding the Use Permit, Find: 
 
2. That this personal telecommunications facility is necessary for the public health, 

safety, convenience or welfare of the community because the FCC has 
established the desirability and need for mobile and wireless telephone service to 
facilitate enhanced communication between mobile units.  The subject cellular 
facility provides mobile and wireless services to all carriers of T-Mobile within the 
area and allows for unobstructed communication and cellular transmission 
between both private individuals and emergency/official vehicles.  The range of 
personal communication services provided by this facility enhances telephone 
services in the area and is a necessary component of public health, safety, 
convenience and welfare.  The cellular facility provides an efficient way to access 
this essential communication component, and thus, can be considered as 
necessary for the public health, safety, convenience and welfare. 

 
3. That the establishment, maintenance and conducting of the use, as proposed and 

conditioned, will not result in significant impacts to coastal resources, or be 
detrimental to the public welfare or injurious to property or improvements in the 
neighborhood and will not be materially detrimental to the public welfare or 
injurious to property or improvements in the neighborhood as staff has reviewed 
the project file, referred the project to appropriate parties for comments, and 
reviewed previous conditions of approval and finds no issues concerning non-
compliance with Current Planning Section requirements or issues from 
neighboring parcels in the vicinity.  In addition, staff has reviewed the RF report, 
and has found that the continued use of the existing facility is in full conformance 
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with the requirements of the Federal Communications Commission.  The required 
findings for this project can be made. 

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

report and approved by the Zoning Hearing Officer on February 16, 2023.  The 
Community Development Director may approve minor revisions or modifications 
to the project if they are consistent with the intent of and in substantial 
conformance with this approval. 

 
2. The use permit shall be valid for a period of 10 years.  The applicant shall apply 

for renewal of the use permit and pay applicable renewal fees six months prior to 
the permit’s expiration on February 16, 2033.  Applications for renewal shall be 
accompanied by the fees applicable at that time. 

 
4. Any change in use shall require an amendment to the use permit.  Amendment to 

this use permit requires an application for amendment, payment of applicable 
fees, and consideration at a public hearing. 

 
5. The applicant shall receive and maintain approval from the FCC and the CPUC 

concerning the operation of the project at this site.  Upon receipt of each of these 
approvals, the applicant shall supply the Current Planning Section with proof of 
these approvals.  If these approvals are ever revoked, the applicant shall inform 
the Current Planning Section of the revocation immediately. 

 
6. The applicant shall adhere to all FCC guidelines regarding on-site radio frequency 

exposure.  The applicant shall minimally install warning signs at the antennas and 
on signposts approximately 8 feet from the antennas such that the signs would be 
readily visible from any angle of approach.  The applicant shall close and lock all 
fences and gates at all times to keep members of the general public at a safe 
distance from the antennas and equipment area. 

 
7. All vegetation that serves as the screening mechanism to mitigate the visual 

impact of the facility shall be maintained for the life of the project.  Should any of 
the vegetation on-site die or become diseased or hazardous, the applicant shall 
replace the vegetation with similar trees of substantial size consistent with 
vegetation in the area and to the satisfaction of the Community Development 
Director. 

 
8. The chain link fence surrounding the 170 sq. ft. equipment enclosure shall be 

maintained at 6 feet tall, with slats, and painted a dark green color. 
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9. The dark green color of the monopole and all associated equipment (including the 
fence slats) shall be maintained for the duration of the use. 

 
10. The installation shall be removed in its entirety at that time when this technology 

becomes obsolete, or this facility is no longer needed. 
 
ACC:cmc – ACCHH0021_WCU.DOCX 
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