
COUNTY OF SAN MATEO 
PLANNING AND BUILDING DEPARTMENT 

 
 

DATE:  April 6, 2017 
 
TO: Zoning Hearing Officer 
 
FROM: Planning Staff 
 
SUBJECT: Consideration of a Use Permit Renewal pursuant to Sections 6500 and 

6512.6 of the County Zoning Regulations, to allow for the continued 
operation of a wireless telecommunications facility, located at 7400 Stage 
Road in the unincorporated San Gregorio area of San Mateo County.   

 
 County File Number:  PLN 2003-00487 
 
 
PROPOSAL 
 
The applicant, AT&T Wireless, proposes the continued operation of a wireless 
telecommunications facility which consists of six 10-foot tall antenna masts each with 
one antenna mounted to it and a 500 sq. ft. enclosed equipment area.  The equipment 
area currently contains two equipment boxes, power and telco boxes mounted on an H-
frame structure, and a transformer.  The antennas are connected to the cabinets via 
underground cables. 
 
The project also includes a minor modification to the existing facility to add one new 
pipe mount to each of the three sectors thereby connecting the poles.  The project also 
includes relocating the existing antennas onto the new pipe mounts and adding a new 
antenna to each of the three sectors for a total of nine antennas.  Three new remote 
radio units (RRUs) will also be added on to the new pipe mount.  A new DC surge 
suppressor will be added to the top of one antenna mast per sector for a total of three.  
The total height will increase from 10.33 feet to 12.17 feet.  Within the equipment 
enclosure two cabinets will be removed and replaced with three new equipment 
cabinets.  All new cables connecting the antennas to the new equipment will be placed 
underground within the existing underground conduit.   
 
RECOMMENDATION 
 
Approve the Use Permit Renewal, County File Number PLN 2003-00487, by adopting 
the required findings and conditions of approval. 
 
BACKGROUND 
 
Report Prepared By:  Angela Chavez, Project Planner, Telephone 650/599-7217 
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Applicant:  Crown Castle for AT&T Wireless 
 
Owner:  Sara Armstrong 
 
Location:  7400 Stage Road, San Gregorio 
 
APN:  081-240-020 
 
Size:  49.25 acres 
 
Existing Zoning:  Planned Agricultural Development (PAD) 
 
General Plan Designation:  Agriculture 
 
Existing Land Use:  Existing residence and agricultural uses including cattle grazing, 
and three existing wireless telecommunications facility 
 
Flood Zone:  FEMA Flood Zone X (Area of Minimal Flooding); Community Panel No. 
060311 325C, effective date October 16, 2012. 
 
Environmental Evaluation:  Categorically exempt pursuant to Section 15301, Class 1:  
Continued Operation of an Existing Facility, and Section 15302, Class 2:  Replacement 
or Reconstruction of an Existing Structure. 
 
Setting:  The parcel is located approximately 0.25 miles south of the intersection of La 
Honda Road (Highway 84) and Stage Road.  Cabrillo Highway (Highway 1) is 
approximately 0.83 miles from the project site.  The project parcel borders other 
agriculturally zoned parcels.  The parcel is improved with a single-family dwelling, 
agricultural-related structures, and three existing cellular facilities.  Agriculture on the 
parcel consists of dry grazing.  Highway 84 is a County Scenic Corridor and Highway 1 
is a State Scenic Corridor.  The equipment enclosure and monopoles are not located on 
prime soils. 
 
DISCUSSION 
 
A. KEY ISSUES 
 
 1. Conformance with the General Plan 
 
  The project continues to comply with all applicable General Plan Policies, 

with specific discussion of the following: 
 
  Chapter 1 – Vegetative, Water, Fish and Wildlife Resources 
 
  Policy 1.24 (Protect Vegetative Resources) requires development to 

minimize the removal of vegetative resources and protect vegetation that 
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stabilizes slopes or reduces surface water runoff, erosion or sedimentation.  
The coaxial cables necessary to support the new equipment were previously 
installed during the initial site construction.  The new pipe mounts will be 
mounted on the existing antenna masts which limits the ground disturbance 
to the property.  The new cables connecting the mast mounted equipment to 
the equipment enclosure will require only minimal site disturbance for 
installation.  However, staff has added conditions of approval to this project 
to include an erosion and sediment control plan for any site disturbance and 
requires reseeding/replanting of any disturbed soils with native grasses 
(Conditions 10-14) to ensure the vegetative state of the parcel is 
maintained. 

 
  Chapter 2 – Soil Resources 
 
  Policy 2.17 (Regulate Development to Minimize Soil Erosion and 

Sedimentation) requires the regulation of development to minimize soil 
erosion and sedimentation.  At the present time, the 5-foot wide coaxial 
cable route from the proposed equipment structure to the antenna masts is 
covered with grasses.  While the project disturbance is expected to be 
relatively minor, staff has added conditions requiring an erosion and 
sediment control plan and a revegetation plan in order to be consistent with 
the original conditions of approval. 

 
  Chapter 4 – Visual Quality 
 
  Policies 4.20 (Utility Structures) and 4.21 (Scenic Corridors) require 

minimizing the adverse impacts to visual quality by utility structures and 
discuss the protection and enhancement of the visual quality of scenic 
corridors by managing the location and appearance of structural 
development.  The continued operation and modification of the facility limits 
the overall visual impacts as the development remains clustered and limits 
new areas of disturbance.  The antenna masts are located approximately 
0.25 miles from the intersection of Stage Road and Highway 84 (La Honda 
Road) County Scenic Corridor and approximately 0.83 miles from Highway 
1 (Cabrillo Highway) State Scenic Corridor.  The existing site is minimally 
visible given that:  (1) the distance of each sector of antenna masts from the 
two roadways, (2) the visibility of the antennas is reduced because they are 
viewed against a backdrop of mature pine trees and Monterey cypress trees 
planted as part of the original approval, (3) partial screening as viewed from 
the roadways, and (4) the antenna masts and equipment are/will be painted 
a drab green. 

 
  Staff has determined that the project, as developed and conditioned, will 

have no significant impact on the scenic corridors. 
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  Policy 4.24 (Location of Structures) discusses locating, siting and designing 
all structures and paved areas to carefully conform to the natural vegetation, 
landforms and topography.  The continued operation of the facility in its 
current location ensures that the overall level of site disturbance will be 
minimal.  No significant grading is required as the equipment infrastructure 
exists.  The continued operation of the site ensures that there are only 
limited impacts to the natural vegetation and no alteration of the topography 
of the site. 

 
 2. Conformance with the Local Coastal Program 
 
  The existing facility was found to be compliant with all development criteria 

set forth by the Local Coastal Plan.  The minor modifications proposed do 
not impact this initial determination and given the relatively minor nature of 
the modifications, issuance of a new Coastal Development Permit is not 
required. 

 
 3. Conformance with Zoning Regulations 
 
  The project site is located in the Planned Agricultural District (PAD) Zoning 

District.  While the Planned Agricultural District does not specifically list 
cellular facilities as allowable uses, Section 6500 of the Zoning Regulations 
allows communications facilities in any zoning district upon issuance of a 
use permit, if the proposed project complies with the zoning regulations for 
that district.  The existing facility was found to be compliant with all 
development criteria set forth by the County Zoning Regulations for the PAD 
District for non-agricultural development, as detailed below.  The proposed 
modifications do not impact this initial determination and given the relatively 
minor nature of the modifications, issuance of a new PAD permit is not 
required. 

 

 Required Existing / Proposed 

Front Yard 50 feet > 5,000 feet/ No Change 

Side Yards 20 feet > 4,000 feet/ No Change 

Rear Yard 20 feet > 5,000 feet/ No Change 

Maximum Height 36 feet 10.33’ /12.17’ (antenna 
mast/equipment) 

 
 4. Conformance with the Development Review Criteria 
 
  The continued operation of the site along with the minor modifications 

conform to all applicable Development Review Criteria listed in Chapter 
20.A.2 of the San Mateo County Zoning Regulations, including the 
Environmental Quality Criteria, the Site Design Criteria, Utilities Criteria and 
Water Supply Criteria.  Further discussion that substantiates the project’s 
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compliance with the Development Review Criteria can be found in Section 1 
(Conformance with the General Plan) of this report. 

 
 5. Compliance with Wireless Telecommunication Ordinance 
 
  Use permit renewals for existing facilities that were constructed prior to the 

effective date (January 9, 2009) of the Wireless Telecommunication 
Ordinance are subject to the provisions of Sections 6512 through 6512.5 of 
the County’s Wireless Telecommunication Facilities Ordinance.  The 
ordinance seeks to;  (1) allow for the provision of wireless communications 
services adequate to serve the public’s interest within the County; (2) 
require, to the maximum extent feasible, the co-location of wireless 
telecommunication facilities; (3) encourage and require to the maximum 
extent feasible the location of new wireless telecommunication facilities in 
areas where negative external impacts will be minimized; (4) protect and 
enhance public health, safety, and welfare; and (5) conform to applicable 
Federal and State laws.  The applicant provided documentation at 
application submittal substantiating compliance with these requirements. 
The applicable sections of the ordinance are discussed below. 

 
  a. Development and Design Standards 
 
   Section 6512.2 of the Wireless Telecommunication Ordinance 

discusses location, minimizing visual impacts, maximum height, and 
future co-location of wireless facilities.  The project site is located on a 
parcel zoned Planned Agricultural District (PAD) where existing 
Verizon, AT&T, and Sprint cellular facilities exist.  Wireless tele-
communication facilities are an allowed use within this zoning district 
with the issuance of a use permit.  The continued operation of the site 
along with the minor modifications to the existing site are consistent 
with the objectives of the ordinance as they support the objective of 
co-location rather than the creation of an additional site elsewhere.  
Further, in 2012 Congress passed the Middle Class Tax Relief and 
Job Creation Act of 2012 (Tax Act)  which included provisions 
regarding state or local government review of modifications to existing 
wireless towers or base stations.  Specifically, Section 6409(a) of the 
Tax Act states that “a state or local government ‘may not deny, and 
shall approve’ any request for collocation, removal, or replacement of 
transmission equipment on an existing wireless tower or base station, 
provided this action does not substantially change the physical 
dimensions of the tower or base station” (Federal Communications 
Commission Public Notice DA 12-2047, January 25, 2013).  The 
Federal Communications Commission (FCC) provided guidance on 
interpreting the provisions of Section 6409(a) and defines a 
“substantial change” if the following: 
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   (1) The mounting of the proposed antenna on the tower would 
increase the existing height of the tower by more than 10%, or 
by the height of one additional antenna array with separation 
from the nearest existing antenna not to exceed twenty feet, 
whichever is greater, except that the mounting of the proposed 
antenna may exceed the size limits set forth in this paragraph if 
necessary to avoid interference with existing antennas; or 

 
   (2) the mounting of the proposed antenna would involve the 

installation of more than the standard number of new equipment 
cabinets for the technology involved, not to exceed four, or more 
than one new equipment shelter; or 

 
   (3) the mounting of the proposed antenna would involve adding an 

appurtenance to the body of the tower that would protrude from 
the edge of the tower more than twenty feet, or more than the 
width of the tower structure at the level of the appurtenance, 
whichever is greater, except that the mounting of the proposed 
antenna may exceed the size limits set forth in this paragraph if 
necessary to shelter the antenna from inclement weather or to 
connect the antenna to the tower via cable; or 

 
   (4) the mounting of the proposed antenna would involve excavation 

outside the current tower site, defined as the current boundaries 
of the leased or owned property surrounding the tower and any 
access or utility easements currently related to the site. 

 
    Finally, the FCC indicated that an application could be required 

by the relevant government entity for an administrative approval 
(i.e. ministerial approval).  Given that the proposed height 
increase of 1.67 feet, placement of new panel mounts, addition 
of the three new panels, and removal and replacement of the 
equipment cabinets would comply with the above criteria, the 
proposed changes are considered minor in nature as the 
changes do not result in a substantial change, and therefore 
only a building permit is required to be obtained for the 
modifications.   

 
  b. Performance Standards 
 

In compliance with Sections 6512.2 and 6512.5 of the Wireless 
Telecommunication Ordinance, the proposed carrier has provided 
proof of a valid Federal Communications Commission (FCC) license, 
provided maintenance plan details, and a ten-year buildout plan.  The 
project parcel is currently leased by three of the four major carriers 
with only T-Mobile/MetroPCS not present on the site.  Documentation 
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was submitted regarding attempts to contact other cellular carriers to 
determine whether there were plans to co-locate on the site or for 
expansion.  T-Mobile/MetroPCS did not respond to said inquiry.  Any 
future interest to either co-locate or modify existing sites would be 
processed under each carrier’s respective individual permit.  Any 
future co-location would need to pursue its own individual use permit 
and environmental documents, unless these requests are submitted 
concurrently and evaluated jointly.  Otherwise, these shall not be 
considered a master plan site subject to administrative approval. 

 
 6. Conformance with Use Permit Findings 
 
  For the use permit renewal to be approved by the Zoning Hearing Officer, 

the following findings must be made: 
 
 a. That the establishment, maintenance and/or conducting of the use will not, 

under the circumstances of the particular case, result in a significant 
adverse impact to coastal resources, or be detrimental to the public welfare 
or injurious to property or improvements in said neighborhood. 

 
  The project will not result in any significant adverse impact to coastal 

resources as the site remains clustered and does not add any additional 
ground mounted equipment outside of the equipment enclosure thereby 
ensuring that no additional agricultural lands are disturbed.  In utilizing the 
existing poles the proposed project also ensures that changes to the scenic 
views of the site will be minimal.  Further, that the existing vegetation and 
long distance views will continue to limit the views of the facility. Lastly, 
there are no sensitive habitats present on the site. 

 
  As part of the renewal application, the applicant submitted an updated radio 

frequency (RF) field strength report.  Staff reviewed this report to ensure 
that the RF emissions emanating from the site do not exceed the FCC’s 
public exposure limits.  When there are multiple existing and proposed 
facilities at a site, the report must include a cumulative emissions analysis of 
the proposed and existing facilities, as well as any other pending cellular 
communications facilities proposed for the site, assuming the applications 
for those projects have been deemed “complete” by Planning staff. 

 
  The RF report submitted for the proposed project analyzed the cumulative 

emissions resulting from the all existing cellular facilities along with the 
proposed modifications of this proposal.  The maximum RF level for the site 
is 511% of the general population maximum permissible exposure limit 
when within one foot in front of the antennas.  When at a distance of seven 
feet from the antennas the general population maximum exposure drops to 
100% and when located 30 feet from the antennas the general population 
maximum exposure drops to 8.5%.  The report notes that as the distance 
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from the antennas increases, the exposure levels decrease.  However, 
given the high rate of exposure when in close proximity to the antennas the 
report includes requirements for informational/cautionary signage to be 
posted in and within the vicinity of the sectors and equipment enclosures 
warning of the proposed risks of RF exposure.  Further, the report includes 
antenna shut down protocol to be implemented in the event that anyone 
needs access to or is in the vicinity of the antennas.   The implementation of 
safety measures ensure that the facility will meet the requirements of the 
Federal Communications Commission (FCC).  The project site is located on 
privately owned land and is not easily accessible to the general public.   
Therefore, with the proper implementation of the recommendations of the 
RF report and given the limited public access to the site there is no potential 
impact to the general public. The recommendations detailed in the RF report 
have also been included as Conditions of Approval in Attachment A. 

 
 b. That this personal telecommunications facility is necessary for the public 

health, safety, convenience or welfare of the community. 
 
  The continued use including the minor modifications of this site will allow 

increased clarity, range, and capacity of the applicant’s existing cellular 
network and will enhance services for the public.  Continuous cellular 
coverage is important not only in completing the act of day-to-day business 
and conversations, but also provides important assistance in emergency 
situations.  By utilizing this site, missed or “dropped” calls will be reduced 
and seamless coverage will be possible between areas to the north and 
south of this site for residents, commuters, and emergency responders. 

 
 7. Compliance with Conditions of Last Approval 
 
  Indicated below are the conditions of approval from the last use permit 

approval letter, dated May 2, 2005.  Following each condition is staff’s 
analysis of condition compliance and whether a particular condition should 
be retained or modified. 

 
  Current Planning 
 
  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 
Planning Director. 

 
   Compliance with Condition? Yes.   
 
   Recommend to Retain Condition? Yes, but modified to read as 

follows: 
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   “This approval applies only to the proposal as described in this report 

and materials approved by the Zoning Hearing Officer on April 6, 
2017.  Minor modifications to the project may be approved by the 
Community Development Director if they are consistent with the intent 
of an in substantial conformance with this approval.” 

 
  2. These permits shall be valid for one year, in which time the 

applicant shall be issued a building permit.  Any extension of 
these permits shall require submittal of an application for permit 
extension at least 30 days prior to the permit’s expiration. 

 
   Compliance with Condition? Yes.   
 
   Recommend to Retain Condition?  Yes, but modified.  While the 

applicant did obtain a building permit within one year of the original 
permit issuance, modifications proposed also require that a building 
permit be issued. The modified condition will read as follows: 

 
   “The applicant shall comply with all requirements of the Building 

Inspection Section at the building permit stage.  The applicant shall 
obtain a building permit and finalize said permit accordingly.”  

 
  3. The use permit shall be valid for a period of five years.  The 

applicant shall apply for renewal of the use permit and pay 
applicable renewal fees six months prior to expiration.  There 
shall be administrative reviews for compliance with conditions of 
approval of this use permit in April 2006 and April 2010. 

 
   Compliance with Condition?  Partial compliance.  The administrative 

review in April 2006 was completed successfully.  No administrative 
review took place in April 2010.  However, the permit was only valid 
until May 2010.  The application to renew the permit was submitted on 
June 14, 2010.  A subsequent review by referral agencies resulted in 
comments from County Fire noting that the access road was not being 
properly maintained and continued consideration of the permit halted 
until the repairs were conducted.  Those repairs have since been 
completed. 

 
   Recommend to Retain Condition? Yes, but modified as follows: 
 
   “This use permit shall be valid for ten years following the date of final 

approval.  The applicant shall file for a renewal of this permit six 
months prior to expiration with the County Planning and Building 
Department, if continuation of this use is desired.” 
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  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. 

 
   Compliance with Condition? Yes, the applicant has previously 

consulted the Planning and Building Department when modifications 
to the facility have been explored. 

 
   Recommend to Retain Condition? Yes, in order to ensure continued 

compliance with approvals this condition remains necessary.  
However, the condition should be slightly modified to read: “Any 
modifications to this cellular facility, other than those approved in 
accordance with Condition number one shall require a use permit 
amendment.  The applicant shall submit all necessary plans and 
documents, including all required submittal fees prior to any 
modifications.” 

 
  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 Planning Division with proof of these approvals.  If 
these approvals are ever revoked, the applicant shall inform the 
Planning Division of the revocation. 

 
   Compliance with Condition? Yes.   
 
   Recommend to Retain Condition? Yes. 
 
  6. The applicant shall apply for and be issued a building permit 

prior to the start of construction and develop in accordance with 
the approved plans as well as install all structures to current 
building codes. 

 
   Compliance with Condition? Yes.   
 
   Recommend to Retain Condition? No, this is addressed in Condition 

number two above. 
 
  7. All new utility lines to the proposed project shall be installed 

underground, unless waived by the Planning Administrator. 
 
   Compliance with Condition? Yes.   
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   Recommend to Retain Condition? Yes, but modified as follows: All 
new utility lines to the project site shall be installed underground, 
unless waived by the Community Development Director. 

 
  8. A building inspector will check the approved colors in the field 

prior to a final on the building permit. 
 
   Compliance with Condition? Yes.   
 
   Recommend to Retain Condition? No.  This is repetitive considering 

condition 16, below.  
 
  9. Prior to the issuance of a building permit, the applicant shall 

submit to the Planning Division for review and approval an 
erosion and drainage control plan which shows how the 
transport and discharge of soil and pollutants from the project 
site will be minimized.  The goal is to prevent sediment and other 
pollutants from leaving the project site and to protect all exposed 
earth surfaces from erosive forces.  Said plan shall adhere to the 
San Mateo Countywide Stormwater Pollution Prevention Program 
“General Construction and Site Supervision Guidelines,” 
including: 

 
   a. Stabilizing all denuded areas and maintaining erosion control 

measures continuously between October 15 and April 15. 
 
   b. Removing spoils promptly, and avoiding stockpiling of fill 

materials when rain is forecast.  If rain threatens, stockpiled soils 
and other materials shall be covered with a tarp or other 
waterproof material. 

 
   c. Storing, handling, and disposing of construction materials and 

wastes so as to avoid their entry to a local storm drain system or 
water body. 

 
   d. Avoiding cleaning, fueling or maintaining vehicles on-site, except 

in an area designated to contain and treat runoff. 
 
    The approved erosion and drainage control plan shall be 

implemented prior to the commencement of construction. 
 
   Compliance with Condition? Yes.   
 
   Recommend to Retain Condition? Yes.  While ground disturbance is 

expected to be minor the condition remains necessary in order to 
ensure that the applicant is aware of the best management practices 
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contained in the County’s Stormwater Pollution Prevention Program.  
However it should be modified to reflect the current standard language 
of the condition as follows: 

 
   “Prior to the issuance of a building permit, the applicant shall submit to 

the Current Planning Section for review and approval a drainage plan 
which shows how the transport and discharge of soil and pollutants 
from and within the project site shall be minimized.  The plan shall be 
designed to minimize potential sources of sediment, control the 
amount of runoff and its ability to carry sediment by diverting incoming 
flows and impeding internally generated flows, and retain sediment 
that is picked up on the project site through the use of sediment-
capturing devices.  The plan shall also limit application, generation, 
and migration of toxic substances, ensure the proper storage and 
disposal of toxic materials, and apply nutrients at rates necessary to 
establish and maintain vegetation without causing significant nutrient 
runoff to surface waters.  Said plan shall adhere to the San Mateo 
Countywide Stormwater Pollution Prevention Program “General 
Construction and Site Supervision Guidelines,” including: 

 
   (a) Sequence construction to install sediment-capturing devices 

first, followed by runoff control measures and runoff 
conveyances.  No construction activities shall begin until after all 
proposed measures are in place. 

 
   (b) Minimize the area of bare soil exposed at one time (phased 

grading). 
 
   (c) Clear only areas essential for construction. 
 
   (d)  Within five days of clearing or inactivity in construction, stabilize 

are soils through either non-vegetative BMPs, such as mulching, 
or vegetative erosion control methods, such as seeding.  
Vegetative erosion control shall be established within two weeks 
of seeding/planting. 

 
   (e)  Construction entrances shall be stabilized immediately after 

grading and frequently maintained to prevent erosion and control 
dust. 

 

   (f) Control wind-born dust through the installation of wind barriers 
such as hay bales and/or sprinkling. 

 
   (g) Soil and/or other construction-related material stockpiled on-site 

shall be placed at a minimum of 200 feet from all wetlands and 
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drain courses.  Stockpiled soils shall be covered with tarps at all 
times of the year. 

 
   (h) Intercept runoff above disturbed slopes and convey it to a 

permanent channel or storm drains by using earth dikes, 
perimeter dikes or swales, or diversions.  Use check dams 
where appropriate. 

 
   (i) Provide protection for runoff conveyance outlets by reducing 

flow velocity and dissipating flow energy. 
 
   (j) Install storm drain inlet protection that traps sediment before it 

enters any adjacent storm sewer systems.  This barrier shall 
consist of filter fabric, straw bales, gravel, or sand bags. 

 

   (k) Install sediment traps/basins at outlets of diversions, channels, 
slope drains, or other runoff conveyances that discharge 
sediment-laden water.  Sediment traps/basins shall be cleaned 
out when 50% full (by volume). 

 
   (l) Use silt fence and/or vegetated filter strips to trap sediment 

contained in sheet flow.  The maximum drainage area to the 
fence should be 0.5 acre or less per 100 feet of fence.  Silt 
fences shall be inspected regularly and sediment removed when 
it reaches 1/3 the fence height.  Vegetated filter strips should 
have relatively flat slopes and be vegetated with erosion-
resistant species. 

 
   (m) Throughout the construction period, the applicant shall conduct 

regular inspections of the condition and operational status of all 
structural best management practices required by the approved 
erosion control plan.” 

 
  10. The applicant shall construct and install all equipment and 

structures in conformance with the Uniform Building Code for 
earthquake areas.  The project building plans will be subject to 
the review and requirements of the County Geotechnical Review 
Section. 

 
   Compliance with Condition? Yes.   
 
   Recommend to Retain Condition? Yes, but modified to read as 

follows: 
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   The applicant shall conform to all Building Inspection Section and 
Geotechnical Section requirements at the building permit stage of the 
project. 

 
  11. The underground cable for the antennas shall utilize the existing 

disturbed area on the face of the project hillside.  The Cingular 
Wireless cable shall parallel the existing Sprint cable, up to the 
Sprint antennas, at which point the cable shall split to the 
approved antenna locations.  In no case shall any additional 
coastal scrub brush be removed.  Prior to the issuance of the 
building permit for this project, the applicant shall flag the 
proposed cable run and coordinate a site inspection by the 
Planning Division to confirm that no additional vegetation shall 
be removed. 

 
   Compliance with Condition? Yes.  At the time of project construction 

the underground cable run was installed and the area revegetated. 
 
   Recommend to Retain Condition? No. 
 
  12. Access to the proposed antenna locations shall utilize either the 

footpath which loops north from the equipment pad area up the 
hill to the antenna site or the disturbed cable run area.  No 
additional vegetation shall be removed to provide access to the 
antenna site.   

 
   Compliance with Condition? Yes.   
 
   Recommend to Retain Condition? No.  Access to the project site has 

been established.  No additional or revised access is required. 
 
  13. Only minimal vegetation shall be removed to accommodate the 

construction of the antenna pedestals.  Prior to the issuance of a 
building permit for this project, the applicant shall flag all brush 
that must be removed at the antenna locations to accommodate 
construction of the pedestals.  The applicant shall coordinate a 
site visit with Planning staff to confirm what vegetation must be 
removed for the construction of the antenna pedestals. 

 
   Compliance with Condition? Yes.   
 
   Recommend to Retain Condition? No.  No new pedestals are 

proposed to be installed as part of this project. 
 
  14. Prior to the issuance of a building permit for this project, the 

applicant shall submit for review and approval by the Planning 
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Division a revegetation plan for all areas disturbed by this 
project, including the area of the coaxial cable run.  Said plan 
shall: 

 
   a. Establish success criteria for each location.  These criteria shall 

be based upon percent survival and coverage.  The goal is to 
achieve the approved success criteria within three years from 
the completion of construction activities.  The plan shall include 
annual goals to help determine progress towards meeting the 
overall success criteria. 

 
   b. Said plan shall outline species to be used, their percentage at 

each location, and the source of the plant material.  
 
   c. Said plan shall also include installation and maintenance of 

irrigation systems, as necessary.   
 
   d. The applicant shall replace in a timely manner, all plant material 

that does not survive.  The applicant shall maintain all planting 
and irrigation systems until the approved success criteria have 
been met.   

 
   e. The applicant shall submit to the County annual reports outlining 

the progress made towards achieving the approved success 
criteria.  These progress reports shall outline what steps, if any, 
are necessary during the following growing season to help 
ensure that the success criteria are met by the end of the three-
year period.  Failure by the applicant to implement these steps 
will result in revocation of the use permit for this cellular facility 
and immediate removal of all equipment. 

 
   f. The applicant shall pay the current Planning review fee for 

landscape plans at time of submittal and prior to the issuance of 
the building permit. 

 
   g. This plan shall be implemented by the applicant and confirmed 

by Planning staff, prior to the issuance of the electrical tag for 
this facility, by the Building Inspection Section. 

 
   Compliance with Condition? Yes.   
 
   Recommend to Retain Condition? No, the site has been revegetated 

and is established.  The current project does not involve any 
significant disturbance to the site and reseeding is required as an 
erosion control measure (Condition 7 of Attachment A of this report).  
Therefore, this condition is no longer required.  
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  15. Noise levels produced by proposed construction activities shall 

not exceed the 80-dBA level at any one moment.  Construction 
activities shall be limited to the hours from 7:00 a.m. to 6:00 p.m., 
Monday through Friday, and 9:00 a.m. to 5:00 p.m. on Saturday.  
Construction operations shall be prohibited on Sunday and any 
national holiday. 

 
   Compliance with Condition? Yes.   
 
   Recommend to Retain Condition? Yes, but modified as follows to 

adhere to the current noise ordinance language.   
 
   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). 

 
  16. The applicant shall paint the antennas and their support 

structures a light olive drab color.  This color will help blend the 
structures into the surrounding brush and grass areas.  The 
applicant shall construct a black-vinyl coated chain link fence 
with wood slats (painted olive drab) around the equipment area.  
The approved colors and fence materials shall be confirmed, via 
photographs submitted by the applicant, or by a site visit by 
Planning staff, prior to the Building Inspection Section’s final 
approval of the project building and/or electrical permits. 

 
   Compliance with Condition? Yes.   
 
   Recommend to Retain Condition? Yes. 
 
B. COMPLIANCE WITH THE WILLIAMSON ACT 
 
 The subject parcel is currently under a Williamson Act Agricultural Preserve 

Contract (County File #AP66-50; approved in 1966).  The State Department of 
Conservation, which is responsible for implementation of the Williamson Act, has 
determined that cellular facilities are compatible with the Williamson Act and its 
legislative provisions, and thus with the terms of this parcel’s particular contract. 

 
C. ENVIRONMENTAL REVIEW 
 
 The proposed renewal is categorically exempt from the California Environmental 

Quality Act (CEQA) under Section 15301, Class 1:  Continued Operation of an 
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Existing Facility, and Section 15302, Class 2:  Replacement or Reconstruction of 
an Existing Structure. 

 
D. REVIEWING AGENCIES 
 
 Building Inspection Section 
 CAL-Fire 
 Department of Public Works 
 
ATTACHMENTS 
 
A. Recommended Findings and Conditions of Approval 
B. Vicinity Map and Location Map 
C. Site Plan 
D.  Antenna/ Equipment Layout 
E. Elevations 
F. RF Report 
G. Photo Simulations 
 
ACC:aow – ACCBB0093_WAU.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 2003-00487 Hearing Date:  April 6, 2017 
 
Prepared By: Angela Chavez For Adoption By:  Zoning Hearing Officer 
 Project Planner 
 
 
RECOMMENDED FINDINGS 
 
For the Environmental Review, Find: 
 
1. That the proposed renewal is categorically exempt from environmental review 

pursuant to the California Environmental Quality Act (CEQA), Section 15301, 
Class 1:  Continued Operation of an Existing Facility, and Section 15302, Class 2:  
Replacement or Reconstruction of an Existing Structure. 

 
For the Use Permit, Find: 
 
2. That the establishment, maintenance, and conducting of the proposed use will 

not, under the circumstances of the particular case, result in a significant adverse 
impact to coastal resources, or be detrimental to the public welfare or injurious to 
property or improvements in said neighborhood.  The radio frequency (RF) report 
concludes that the operation of all existing and proposed wireless facilities will 
meet emission criteria as required by the Federal Communications Commission.  
No coastal resources including scenic views, existing agriculture, or sensitive 
habitats will be affected by the project. 

 
3. That the use is necessary for the public health, safety, convenience, or welfare.  

This facility contributes to an enhanced wireless network for increased clarity, 
range, and system capacity, and therefore is a benefit to both public and private 
users.  The wireless network is considered necessary for public health, safety, 
convenience, and welfare. 

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

materials approved by the Zoning Hearing Officer on April 6, 2017.  Minor 
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modifications to the project may be approved by the Community Development 
Director if they are consistent with the intent of an in substantial conformance with 
this approval. 

 
2. The applicant shall comply with all requirements of the Building Inspection Section 

at the building permit stage.  The applicant shall obtain a building permit and 
finalize said permit accordingly 

 
3. This use permit shall be valid for ten years following the date of final approval.  

The applicant shall file for a renewal of this permit six months prior to expiration 
with the County Planning and Building Department, if continuation of this use is 
desired. 

 
4. Any modifications to this cellular facility, other than those approved in accordance 

with Condition number one shall require a use permit amendment.  The applicant 
shall submit all necessary plans and documents, including all required submittal 
fees prior to any modifications. 

 
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. 

 
6. All new utility lines to the project site shall be installed underground, unless 

waived by the Community Development Director. 
 
7. Prior to the issuance of a building permit, the applicant shall submit to the Current 

Planning Section for review and approval a drainage plan which shows how the 
transport and discharge of soil and pollutants from and within the project site shall 
be minimized.  The plan shall be designed to minimize potential sources of 
sediment, control the amount of runoff and its ability to carry sediment by diverting 
incoming flows and impeding internally generated flows, and retain sediment that 
is picked up on the project site through the use of sediment-capturing devices.  
The plan shall also limit application, generation, and migration of toxic substances, 
ensure the proper storage and disposal of toxic materials, and apply nutrients at 
rates necessary to establish and maintain vegetation without causing significant 
nutrient runoff to surface waters.  Said plan shall adhere to the San Mateo 
Countywide Stormwater Pollution Prevention Program “General Construction and 
Site Supervision Guidelines,” including: 

 
 a. Sequence construction to install sediment-capturing devices first, followed 

by runoff control measures and runoff conveyances.  No construction 
activities shall begin until after all proposed measures are in place. 

 
 b. Minimize the area of bare soil exposed at one time (phased grading). 
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 c. Clear only areas essential for construction. 
 
 d. Within five days of clearing or inactivity in construction, stabilize bare soils 

through either non-vegetative BMPs, such as mulching, or vegetative 
erosion control methods, such as seeding.  Vegetative erosion control shall 
be established within two weeks of seeding/planting. 

 
 e. Construction entrances shall be stabilized immediately after grading and 

frequently maintained to prevent erosion and control dust. 
 
 f. Control wind-born dust through the installation of wind barriers such as hay 

bales and/or sprinkling. 
 
 g. Soil and/or other construction-related material stockpiled on-site shall be 

placed a minimum of 200 feet from all wetlands and drain courses.  
Stockpiled soils shall be covered with tarps at all times of the year. 

 
 h. Intercept runoff above disturbed slopes and convey it to a permanent 

channel or storm drains by using earth dikes, perimeter dikes or swales, or 
diversions.  Use check dams where appropriate. 

 
 i. Provide protection for runoff conveyance outlets by reducing flow velocity 

and dissipating flow energy. 
 
 j. Install storm drain inlet protection that traps sediment before it enters any 

adjacent storm sewer systems.  This barrier shall consist of filter fabric, 
straw bales, gravel, or sand bags. 

 
 k. Install sediment traps/basins at outlets of diversions, channels, slope drains, 

or other runoff conveyances that discharge sediment-laden water.  
Sediment traps/basins shall be cleaned out when 50% full (by volume). 

 
 l. Use silt fence and/or vegetated filter strips to trap sediment contained in 

sheet flow.  The maximum drainage area to the fence should be 0.5 acre or 
less per 100 feet of fence.  Silt fences shall be inspected regularly and 
sediment removed when it reaches 1/3 the fence height.  Vegetated filter 
strips should have relatively flat slopes and be vegetated with erosion-
resistant species. 

 
 m. Throughout the construction period, the applicant shall conduct regular 

inspections of the condition and operational status of all structural best 
management practices required by the approved erosion control plan. 

 
8. The applicant shall conform to all Building Inspection Section and Geotechnical 

Section requirements at the building permit stage of the project. 
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9. 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). 

 
10. The applicant shall paint the antennas and their support structures a light olive 

drab color.  This color will help blend the structures into the surrounding brush and 
grass areas.  The applicant shall construct a black-vinyl coated chain link fence 
with wood slats (painted olive drab) around the equipment area.  The approved 
colors and fence materials shall be confirmed, via photographs submitted by the 
applicant, or by a site visit by Planning staff, prior to the Building Inspection 
Section’s final approval of the project building and/or electrical permits. 

 
11. AT&T shall adhere to the Lockout/Tagout procedures in the event of anyone who 

needs access at or in the vicinity of transmitting AT&T antennas.  Contact AT&T 
when accessing the area near the transmitting antennas.  The following situations 
require contacting an AT&T representative: 

 
a. Maintenance work being performed near transmitting antennas 
 

Whenever anyone is working within close proximity to the transmitting 
antenna(s), the antenna sector, multiple sectors, or entire cell site may need to 
be shut down to ensure compliance with the applicable Federal 
Communications Commission (FCC) Maximum Public Exposure (MPE) limit.  
This work may include but is not limited to structural repairs, painting or non-
RF equipment services by AT&T personnel/contractors or the owner of a 
tower, water tank, rooftop, or other low-centerline sites.  The particular method 
of energy control will depend on the scope of the work (e.g. duration, impact to 
the antenna or transmission cabling, etc.) and potential for RF levels to exceed 
the FCC MPE limits for General Population/Uncontrolled environments. 

 
b. AT&T Employees and Contractors 

 
AT&T Employees and contractors performing work on AT&T cell sites must be 
trained in RF awareness and must exercise control over their exposure to 
ensure compliance with the FCC MPE limit for Occupational/Controlled 
Environments (“Occupational MPE Limit”). 
 
The rule of staying at least three feet from antennas is no longer always 
adequate to prevent exposure above the Occupational MPE Limit.  That 
general rule was applied early in the development of cellular when omni-
directional antennas were primarily used and later when wide-beamwidth 
antennas were used.  That application was then appropriate for the 
Occupational exposure category.  However, the current prevalence of 
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antennas with 60- and 70- degree horizontal half power beamwidths at urban 
and suburban GSM and UMTS/HSDPA sites raises some question about the 
continued reliability of the three foot rule.  Antennas with low bottom-tip heights 
and total input powers around 70-80w can produce exposure levels exceeding 
the Occupational MPE limits at four feet, and these levels can be augmented 
by emissions of co-located operators.  Therefore, AT&T employees and 
contractors should apply the above general work procedures and use an RF 
personal monitor to assess exposure levels with the work vicinity. 

  
c. Other Incidental Workers 

 
All other incidental workers who are not trained in RF safety are considered 
general public and subject to the FCC MPE limits for General 
Populations/Uncontrolled Environments.  In such instance, the M-RFSC 
(primary contact) or R-RFSC (secondary contact) must refer to the Mobility RF 
site survey plan to assess the potential RF exposure levels associated with the 
antenna system. If capable of exceeding the FCC General Population/ 
Uncontrolled MPE limit, then local sector/site shutdown is necessary.  The 
FE/FT must also follow the local shutdown procedure and use their RF 
personal monitor as a screening tool for verification, as necessary. 

 
12. The applicant shall install and main the notification and cautionary signs as 

detailed in the exposure report dated October 18, 2016. 
 
County Fire Authority 
 
13. The applicant shall comply with all County Fire Authority (CAL-Fire) requirements 

at the building permit stage of the project. 
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