
COUNTY OF SAN MATEO 
PLANNING AND BUILDING DEPARTMENT 

 
 

DATE:  September 13, 2017 
 
TO: Planning Commission 
 
FROM: Planning Staff 
 
SUBJECT: EXECUTIVE SUMMARY:  Consideration of an After-The-Fact Coastal 

Development Permit and Grading Permit for the removal of approximately 
400 cubic yards of fill material placed on the upper channel bank of 
Purisima Creek located at 2050 Purisima Creek Road, a developed parcel 
in the unincorporated North San Gregorio area of San Mateo County.  
This project is located in the Purisima Creek Road County Scenic Corridor 
and is appealable to the California Coastal Commission. 

 
 County File Number:  PLN 2016-00412 
  (Midpeninsula Regional Open Space District) 
 
 
PROPOSAL 
 
In response to a violation case (VIO 2016-00235) regarding the illegal placement of 
fill material into the upper channel bank of Purisima Creek on the subject parcel, the 
applicant has removed approximately 400 cubic yards (c.y.) from the upper channel 
bank of Purisima Creek.  To restore the channel bank after removal of the fill material, 
the channel bank was seeded with a native grass mix and treated with erosion control 
blankets and coir roles.  The lower third of the slope was replanted with willow cuttings.  
The fill material removed was tested and determined to be absent of contamination, 
spread onto a nearby agricultural field, and then seeded.  This project represents the 
retroactive Coastal Development Permit (CDP) and Grading Permit required after 
issuance of the Emergency CDP and will assess the completed project for its 
compliance with applicable County regulations. 
 
RECOMMENDATION 
 
That the Planning Commission approve the After-The-Fact Coastal Development Permit 
and Grading Permit, County File Number PLN 2016-00412, by making the required 
findings and conditions of approval as listed in Attachment A. 
 
SUMMARY 
 
Setting:  The project parcel is located 1.63 miles east of the intersection of Verde Road 
and Highway 1 (Cabrillo Highway).  The project site is approximately 650 feet southeast 
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from the entrance to the property at Purisima Creek Road.  The area in which the 
project is located (the northwestern corner of the 391-acre property) is currently under 
lease for a cut-flower and vegetable agricultural operation.  Located within this lease 
area are structures such as barns, sheds, and residences that are ancillary to the 
agricultural operation.  The project site is located on the upper channel bank of Purisima 
Creek located on the property.  The project site is on a gently sloping terrace with a 
moderately steep slope (50-75%) that drops down to a low narrow flood plain of 
Purisima Creek.  Parcels within the surrounding area are largely undeveloped with 
some parcels developed sporadically with single-family residential and agricultural uses. 
 
General Plan Compliance:  The proposed project complies with all applicable General 
Plan policies regarding Vegetative, Water, Fish, and Wildlife Resources and Soil 
Resources.  The project included the implementation of avoidance measures to mitigate 
any potential impacts to sensitive habitats.  Revegetation monitoring after the grading 
work was completed determined that the restoration component of the project was 
successful and no additional actions are recommended.  Monitoring will continue to take 
place annually for the next two years to ensure that the natural regeneration of riparian 
scrub habitat proceeds as anticipated.  The project was also regulated to minimize soil 
erosion, sedimentation, and removal of vegetation cover and to ensure stabilization of 
disturbed areas. 
 
Local Coastal Program Compliance:  The project was reviewed and found to be in 
compliance with all applicable Local Coastal Program policies regarding Sensitive 
Habitats.  No sensitive species were observed during the pre-construction and 
construction stage of the project.  The project area was monitored after the completion 
of grading work and it was determined that the restoration component of this project 
was successful and no additional actions are recommended. 
 
Zoning Compliance:  The project involves approximately 400 c.y. of grading to 
remediate the illegal placement of fill material on the upper channel bank of Purisima 
Creek on the subject parcel.  No development or use is proposed as part of the subject 
application, therefore no Planned Agricultural District Permit is required. 
 
Grading Permit:  The project complies with all applicable standards in the County 
Building Regulations regarding grading which includes timing of grading activity, erosion 
and sediment control, and dust control.  The project has also been reviewed and 
conditionally approved by the Geotechnical Section. 
 
CJM:jlh – CJMBB0471_WJU.DOCX 



COUNTY OF SAN MATEO 
PLANNING AND BUILDING DEPARTMENT 

 
 

DATE:  September 13, 2017 
 
TO: Planning Commission 
 
FROM: Planning Staff 
 
SUBJECT: Consideration of an After-The-Fact Coastal Development Permit and 

Grading Permit, pursuant to Section 6328.4 of the San Mateo County 
Zoning Regulations and Section 9298 of the San Mateo County Building 
Regulations, respectively, for the removal of approximately 400 cubic 
yards of fill material placed on the upper channel bank of Purisima Creek 
located at 2050 Purisima Creek Road, a developed parcel in the 
unincorporated North San Gregorio area of San Mateo County.  This 
project is located in the Purisima Creek Road County Scenic Corridor and 
is appealable to the California Coastal Commission. 

 
 County File Number:  PLN 2016-00412  
  (Midpeninsula Regional Open Space District) 
 
 
PROPOSAL 
 
In response to a violation case (VIO 2016-00235) regarding the illegal placement of 
fill material into the upper channel bank of Purisima Creek on the subject parcel, the 
applicant has removed approximately 400 cubic yards (c.y.) from the upper channel 
bank of Purisima Creek.  To restore the channel bank after removal of the fill material, 
the channel bank was seeded with a native grass mix and treated with erosion control 
blankets and coir roles.  The lower third of the slope was replanted with willow cuttings.  
The fill material removed was tested and determined to be absent of contamination, 
spread onto a nearby agricultural field, and then seeded.  This project requires the 
retroactive Coastal Development Permit (CDP) and Grading Permit required after 
issuance of the Emergency CDP to complete and remediate the bank repair.  These 
retroactive permits will assess the completed project for its compliance with applicable 
County regulations. 
 
RECOMMENDATION 
 
That the Planning Commission approve the After-The-Fact Coastal Development Permit 
and Grading Permit, County File Number PLN 2016-00412, by making the required 
findings and conditions of approval as listed in Attachment A. 
 
BACKGROUND 
 
Report Prepared By:  Carmelisa Morales, Project Planner, 650/363-1873 
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Applicant/Owner:  Midpeninsula Regional Open Space District 
 
Location:  2050 Purisima Creek Road, Half Moon Bay 
 
APN:  066-230-030 
 
Size:  391 acres 
 
Existing Zoning:  PAD/CD (Planned Agricultural District/ Coastal Development) 
 
General Plan Designation:  Agriculture Rural 
 
Local Coastal Plan Designation:  Agriculture 
 
Sphere-of-Influence:  None 
 
Existing Land Use:  Agriculture 
 
Water Supply:  The water supply on the property is supplied through a diversion from 
Purisima Creek.  A residential water pump and irrigation pump are connected to 
Purisima Creek and routed through an irrigation water pipeline to a potable water 
treatment and water storage tank area north of Purisima Creek and southeast of two 
outhouses located on the property (see Exhibits 3 and 7 of Attachment B). 
 
Sewage Disposal:  The site is currently improved with an on-site septic system which 
services the residences on the property.  The septic tanks are located south of the 
residences on the property. 
 
Flood Zone:  The project site is located in Flood Zone X as defined by FEMA 
(Community Panel Number 06081C0270E, dated October 16, 2012), which is an area 
with minimal potential for flooding. 
 
Environmental Evaluation:  Categorically exempt under provisions of Class 1, 
Section 15301, of the California Environmental Quality Act (CEQA) Guidelines for repair 
and maintenance of existing topographical features involving no expansion of use, and 
Class 33, Section 15333, of the CEQA Guidelines for the restoration, stabilization, and 
revegetation of the disturbed areas of a creek bank. 
 
Setting:  The project parcel is located 1.63 miles east of the intersection of Verde Road 
and Highway 1 (Cabrillo Highway).  The project site is approximately 650 feet southeast 
from the entrance to the property at Purisima Creek Road.  The area in which the 
project is located (the northwestern corner of the 391-acre property) is currently under 
lease for a cut-flower and vegetable agricultural operation.  Located within this lease 
area are structures such as barns, sheds, and residences that are ancillary to the 
agricultural operation.  The project site is located on the upper channel bank of Purisima 
Creek located on the property.  The project site is on a gently sloping terrace with a 
moderately steep slope (50-75%) that drops down to a low narrow flood plain of 
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Purisima Creek.  Parcels within the surrounding area are largely undeveloped with 
some parcels developed sporadically with single-family residential and agricultural uses. 
 
Chronology: 
 
Date  Action 
 
July 1, 2016 - Violation case opened (VIO 2016-00235) to investigate fill 

material illegally placed on the upper channel bank of 
Purisima Creek. 

 
September 30, 2016 - Application for Emergency CDP (under the same Planning 

Case Number as subject application) submitted. 
 
October 18, 2016 - Emergency CDP and Grading Remediation approved. 
 
November 14, 2016 - Applications for an After-The-Fact (ATF) CDP and Grading 

Permit, the subject of this application, submitted. 
 
June 9, 2017 - Application deemed complete. 
 
September 13, 2017 - Planning Commission public hearing date. 
 
DISCUSSION 
 
A. KEY ISSUES 
 
 1. Issuance of the Emergency Coastal Development Permit and Grading 

Remediation 
 
  On July 1, 2016, a violation case (VIO 2016-00235) was opened for the 

illegal grading activity on the subject parcel that was conducted without the 
benefit of a grading permit.  Approximately 400 c.y. of fill material was found 
to be illegally placed on the upper channel bank of Purisima Creek on the 
subject parcel.  The area of illegal fill placement extended for 100 feet along 
the outer edge of the Purisima Creek terrace and 10 to 30 feet downslope to 
the flood plain.  The illegal fill placement resulted in an unstable slope and 
disturbed riparian vegetation, mainly small Bay trees and scattered brush.  
At the time, no fill material was directly entering the waterway. 

 
  The applicant submitted an Emergency Coastal Development Permit (CDP) 

application and Grading Remediation request on September 30, 2016 to 
propose the removal of the illegally placed fill material and to stabilize and 
restore the damaged area.  The proposal indicated that the fill material 
would be transported off-site and disposed of at an appropriate facility or 
spread on-site in a manner to prevent erosion.  The limits of spoil spread 
sites were to be field verified by the Project Geotechnical Consultant, 
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Timothy C. Best.  Disturbance to the riparian vegetation would be minimized 
to the extent feasible and no large trees would be removed. 

 
  A biotic assessment prepared by Lisa Bankosh of Midpeninsula Regional 

Open Space District (MROSD) and an engineering geotechnical 
assessment prepared by Timothy C. Best were submitted with the 
application (see Attachments F and H).  Avoidance and erosion control 
measures from these assessments were included as conditions of approval 
in the letter of decision for the Emergency CDP and Grading Remediation 
(see Attachment E). 

 
  As discussed in the letter of decision, the proposal complied with 

Section 6328.19 of the County Zoning Regulations (Coastal Development 
Permit Regulations) to allow the issuance of an Emergency CDP, and 
Section 9298.1 (Enforcement By The Planning Director) and Section 9298.4 
(Restoration or Remedial Work) of the County Building Regulations to 
remediate the grading violation.  The Emergency CDP and Grading 
Remediation request were approved on October 18, 2016 (see 
Attachment E).  The approval was conditioned to require the applicant to 
submit for an ATF CDP and Grading Permit within five days of commencing 
the remediation work.  Compliance with all applicable policies for the ATF 
CDP and Grading Permit are discussed in the subsequent sections below. 

 
 2. Conformance with the General Plan 
 
  Upon review of the applicable provisions of the General Plan (GP), staff has 

determined that the project complies with all GP Policies, including the 
following: 

 
  Vegetative, Water, Fish, and Wildlife Resources 
 
  Policy 1.28 (Regulate Development to Protect Sensitive Habitats) aims to 

regulate land uses and development activities within and adjacent to 
sensitive habitats in order to protect critical vegetative, water, fish, and 
wildlife resources, protect rare, endangered, and unique plants and animals 
from reduction in their range or degradation of their environment, and 
protect and maintain the biological productivity of important plant and animal 
habitats. 

 
  A biotic assessment prepared by Lisa Bankosh of MROSD for the ATF CDP 

and Grading Permit included the results of the construction monitoring and 
first-year restoration success monitoring of the project (see Attachment G).  
The project was designed to reduce impacts to sensitive habitats.  The biotic 
assessment submitted for the Emergency CDP and Grading Remediation 
found that the California red-legged frog (CRLF) was known to occur in the 
project vicinity, and marginally suitable habitat for the San Francisco garter 
snake (SFGS) is present (see Attachment F).  Based on these findings, the 
project included mitigation measures to avoid impacts to these species 
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during the construction phase of the project.  The mitigation measures are 
Best Management Practices for working in or near streams from the 
MROSD’s Routine Maintenance Agreement with the California Department 
of Fish and Wildlife (CDFW).  The mitigation measures included a survey to 
be conducted within 48 hours of the start of construction to determine if 
CRLFs were in the project area, biological monitors on-site, limitations on 
vegetation removal with mechanized equipment, vehicle restrictions, and no 
stockpiling. 

 
  A pre-construction survey for CRLF and monitoring of initial vegetation 

and fill removal activities was conducted on November 7, 2016 by Steve 
Davison, a CDFW approved biologist.  No sensitive species were observed.  
An MROSD Technician (trained to observe CRLF) monitored the 
subsequent project activities until the project was completed on 
November 9, 2016 and no sensitive species were observed. 

 
  The biotic assessment stated that the revegetation monitoring was 

conducted by Lisa Bankosh of MROSD on June 28, 2017.  The upper 
channel bank and the spoils site were supported to have nearly 100% of 
native grass, primarily California brome and blue wild rye.  The lower 
channel bank was heavily colonized by the natural regrowth of native 
California blackberry, stinging nettle, and hedge nettle.  The willow cutting 
was present and vigorous on the lower bank in addition to the heavy native 
re-growth.  The biotic assessment stated that all erosion control materials 
were observed to be intact.  Due to heavy vegetation growth, the erosion 
control materials have naturally degraded and will not require replacement.  
There was no evidence of erosion or sedimentation from the past winter 
season’s heavy storms and no noxious weeds were observed in the 
restoration area.  Conclusively, the biotic assessment stated that the 
restoration component of the project was successful and no additional 
actions are recommended.  Monitoring will continue to take place annually 
for the next two years to ensure that the natural regeneration of riparian 
scrub habitat proceeds as anticipated. 

 
  Soil Resource Policies 
 
  Policy 2.17 (Regulate Development to Minimize Soil Erosion and 

Sedimentation) aims to regulate development to minimize soil erosion and 
sedimentation including, but not limited to, measures which consider the 
effects of slope, minimize removal of vegetative cover, and ensure 
stabilization of disturbed areas and protect and enhance natural plant 
communities and nesting and feeding areas of fish and wildlife.  In addition, 
Policy 2.30 (Emergency Creekside Erosion Control) seeks to assure timely 
implementation of emergency creekside erosion control activities. 

 
  As discussed in Section 1 above, the limits of spoil spread sites were to be 

field verified by the Project Geotechnical Consultant, Timothy C. Best.  
Erosion control measures from the engineering geotechnical assessment 
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prepared by Best were also included as conditions of approval in the letter 
of decision for the Emergency CDP and Grading Remediation to minimize 
any further impact caused by the unpermitted grading work (see 
Attachment E). 

 
  A final observation letter prepared by Best was submitted with the ATF CDP 

and Grading Permit applications which discusses his observations during 
the construction stage (see Attachment I).  Best observed approximately 
400 c.y. of fill material excavated from the site on November 7, 2016 and 
November 8, 2016.  The final observation letter stated that the fill material 
was excavated in accordance with the project plans for the Emergency CDP 
and Grading Remediation (see Attachment C).  The embankment was laid 
back to a final slope of 1:5H:1V to 2H:1V as specified in the project plans.  
Drainage on the farm road above the embankment was shaped to prevent 
water from discharging onto the newly graded area.  Lastly, erosion control 
measures were implemented by MROSD staff as conditioned in the letter of 
decision for the Emergency CDP and Grading Remediation.  The project 
was regulated to minimize soil erosion, sedimentation, and removal of 
vegetation cover and to ensure stabilization of disturbed areas.  As 
discussed in the section above, the project was also mitigated and 
implemented to ensure the protection of sensitive habitats.  Due to the 
nature of the Emergency CDP and Grading Remediation, the project was 
implemented in a timely manner. 

 
 3. Conformance with the Local Coastal Program 
 
  Based on the project proposal, removal of fill material from the upper 

channel bank of Purisima Creek, an ATF CDP is required pursuant to 
Section 6328.4 of the County Zoning Regulations for development in the 
Coastal Development (CD) District.  Staff has determined that the project is 
in compliance with all applicable Local Coastal Program (LCP) Policies, 
elaborated as follows: 

 
  Sensitive Habitats Component 
 
  Policy 7.3a (Protection of Sensitive Habitats) prohibits any land use or 

development which would have a significant adverse impact on sensitive 
habitat areas.  As discussed in the sections above, the letter of decision for 
the Emergency CDP and Grading Remediation included avoidance 
measures as recommended in the biotic assessment to ensure that 
impacts to sensitive habitats were mitigated (see Attachment E).  A biotic 
assessment prepared by Lisa Bankosh of MROSD was submitted for the 
ATF CDP and Grading Permit that provided the results of the construction 
monitoring and first-year restoration success monitoring of the project (see 
Attachment G).  No sensitive species were observed during the pre-
construction and construction stage of the project.  During the monitoring of 
the revegetation, the biotic assessment stated that all erosion control 
materials were observed to be intact.  Due to heavy vegetation growth, the 
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erosion control materials have naturally degraded and will not require 
replacement.  There was also no evidence of erosion or sedimentation from 
the past winter season’s heavy storms and no noxious weeds were 
observed in the restoration area.  The biotic assessment concluded that the 
restoration component of the project was successful and no additional 
actions are recommended.  Monitoring will continue to take place annually 
for the next two years to ensure that the natural regeneration of riparian 
scrub habitat proceeds as anticipated.  The project was mitigated and 
monitored to ensure that there not a significant adverse impact on sensitive 
habitat areas. 

 
 4. Conformance with the Planned Agricultural District Regulations 
 
  The subject parcel is zoned PAD/CD (Planned Agricultural District 

(PAD)/Coastal Development).  The parcel does not contain prime soils, 
but is identified as having lands suitable for agriculture.  Section 6352.B of 
the County Zoning Regulations states that agriculture and non-residential 
development customarily considered accessory to agricultural uses are 
allowed on Land Suitable for Agriculture and Other Lands.  The current 
agricultural operation to grow cut-flowers and vegetables and the existing 
structures used for the agricultural operation are allowed uses.  The project 
involves approximately 400 c.y. of grading to remediate the illegal 
placement of fill material on the upper channel bank of Purisima Creek on 
the subject parcel.  No development or use is proposed as part of the 
subject application, therefore no PAD Permit is required. 

 
 5. Conformance with the Grading Regulations 
 
  The applicant has removed approximately 400 c.y. of fill material placed 

illegally on the upper channel bank of Purisima Creek on the subject parcel.  
Although the project involves less than 1,000 c.y. of grading, the project is 
appealable to the California Coastal Commission (CCC) and is therefore 
subject to the review of the Planning Commission. 

 
  In order to approve this Grading Permit, the Planning Commission must 

make the required findings as specified in Section 9290 (Findings, 
Conditions, and Actions) of the County Building Regulations.  The findings 
and supporting evidence are outlined below: 

 
  a. That the project will not have a significant adverse effect on the 

environment. 
 
   Section 21084 of the Public Resources Code requires that the CEQA 

Guidelines include a list of classes of projects which have been 
determined not to have a significant effect on the environment and 
which shall be exempt from the provisions of CEQA.  This project is 
categorically exempt under provisions of Class 1, Section 15301, of 
the California Environmental Quality Act (CEQA) Guidelines for repair 



8 

and maintenance of existing topographical features involving no 
expansion of use, and Class 33, Section 15333, of the CEQA 
Guidelines for the restoration, stabilization, and revegetation of the 
disturbed areas of a creek bank. 

 
  b. That the project conforms to the criteria of Chapter 5 

(Regulations for Excavating, Grading, Filling, and Clearing on 
Lands in Unincorporated San Mateo County) of the San Mateo 
County Building Regulations including the standards referenced 
in Section 9296. 

 
   The project, as conditioned, conformed to the standards in Chapter 5 

of the San Mateo County Building Regulations, including timing of 
grading activity, erosion and sediment control, and dust control.  An 
erosion control plan was submitted and approved for the Emergency 
CDP and Grading Remediation (see Attachment C).  As discussed in 
the sections above, erosion control measures were implemented prior 
to the start of construction and did not require replacement due to the 
successful revegetation growth of the project.  No additional erosion 
control measures or actions were recommended.  Lastly, the project 
also included conditions of approval requiring the implementation of 
dust control measures and timing restrictions for grading activities. 

 
  c. That the project is consistent with the General Plan. 
 
   The project, as conditioned, conformed to the standards in Chapter 5 

of the San Mateo County Building Regulations, including timing of 
grading activity, erosion and sediment control, and dust control.  An 
erosion control plan was submitted and approved for the Emergency 
CDP and Grading Remediation (see Attachment C).  As discussed in 
the sections above, erosion control measures were implemented prior 
to the start of construction and did not require replacement due to the 
successful revegetation growth of the project.  No additional erosion 
control measures or actions were recommended.  In addition, the 
project has been reviewed and conditionally approved by the 
Geotechnical Section.  The project included conditions of approval 
requiring the implementation of dust control measures and timing 
restrictions for grading activities. 

 
B. REVIEW BY THE CALIFORNIA COASTAL COMMISSION 
 
 Upon receipt of Staff’s referral for this project, California Coastal Commission 

(CCC) Staff stated they had no comments.  The CCC has been notified of the 
Planning Commission’s review of this project.  In addition, as the final decision on 
the CDP is appealable to the CCC, they will be duly notified of the County’s final 
decision, which will initiate their appeal period. 
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C. ENVIRONMENTAL REVIEW 
 
 This project is categorically exempt pursuant to Section 15301, Class 1, of 

the California Environmental Quality Act (CEQA) Guidelines related to the repair 
and maintenance of existing topographical features involving no expansion of use, 
and Class 33, Section 15333, of the CEQA Guidelines for the restoration, 
stabilization, and revegetation of the disturbed areas of a creek bank. 

 
D. REVIEWING AGENCIES 
 
 Building Inspection Section 
 Geotechnical Section 
 
ATTACHMENTS 
 
A. Conditions of Approval 
B. Site Maps 
C. Project Plans for Emergency CDP and Grading Remediation 
D. Project Plans for ATF CDP and Grading Permit 
E. Emergency Coastal Development Permit and Remediation of Grading Violation 

Letter of Decision, dated October 18, 2016 
F. Biotic Assessment Memorandum prepared by Lisa Bankosh, dated September 19, 

2016 
G. Biotic Assessment Memorandum prepared by Lisa Bankosh, dated June 30, 2017 
H. Engineering Geologic Assessment prepared by Timothy C. Best, dated 

September 27, 2016 
I. Engineering Geologic Assessment prepared by Timothy C. Best, dated November 

21, 2016 
 
CJM:jlh – CJMBB0472_WJU.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 2016-00412 Hearing Date:  September 13, 2017 
 
Prepared By: Carmelisa Morales For Adoption By:  Planning Commission 
 Project Planner 
 
 
RECOMMENDED FINDINGS 
 
Regarding the Environmental Review, Find: 
 
1. That this project is categorically exempt from environmental review, pursuant to 

Class 1, Section 15301, of the California Environmental Quality Act (CEQA) 
Guidelines for the repair and maintenance of existing topographical features 
involving no expansion of use, and Class 33, Section 15333, of the CEQA 
Guidelines for the restoration, stabilization, and revegetation of the disturbed 
areas of a creek bank. 

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

required by Section 6328.7, and as conditioned in accordance with Section 
6328.14, conforms to the plans, policies, requirements, and standards of the San 
Mateo County Local Coastal Program as described in the staff report to the 
Planning Commission dated September 13, 2017. 

 
3. That the project conforms to the findings required by policies of the San Mateo 

County Local Coastal Program.  Specifically, in regard to the Sensitive Habitats 
Component, that the grading work approved included implementation of 
avoidance measures to ensure impacts to sensitive habitats were mitigated.  No 
sensitive species were observed during the pre-construction and construction 
stage of the project.  In addition, the project area was monitored after the 
completion of grading work and it was determined that the restoration component 
of this project was successful and no additional actions are recommended. 

 
Regarding the After-The-Fact Grading Permit, Find: 
 
4. That the granting of the permit will not have a significant adverse effect on the 

environment.  The project is categorically exempt under provisions of Class 1, 
Section 15301, of the CEQA Guidelines for the repair and maintenance of 
existing topographical features involving no expansion of use, and Class 33, 
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Section 15333, of the CEQA Guidelines for the restoration, stabilization, and 
revegetation of the disturbed areas of a creek bank, and as such will not have a 
significant effect on the environment. 

 
5. That the project conforms to the criteria of Chapter 5 of the San Mateo County 

Building Regulations, including the standards referenced in Section 9296.  The 
project, as proposed and conditioned, conformed to the standards in the Building 
Regulations, including timing of grading activity, erosion and sediment control, and 
dust control.  The project has been reviewed and conditionally approved by the 
Geotechnical Section. 

 
6. That the project is consistent with the General Plan, specifically urban land use, 

visual resources, water supply, and wastewater.  The project will be in an urban 
residentially zoned area.  The project, as proposed and conditioned, complies with 
applicable design review standards and will connect to local public utilities.  
Conditions of approval have been provided to ensure that grading operations 
minimize erosion and sedimentation resulting from the project. 

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

submitted for review and approval by the Planning Commission on May 24, 2017.  
The Community Development Director may approve minor revisions or 
modifications to the project if they are found to be consistent with the intent of and 
in substantial conformance with this approval. 

 
2. This permit shall be valid for one (1) year from the date of approval in which time a 

building permit shall be issued.  Any extension of this permit shall require 
submittal of an application for permit extension and payment of applicable 
extension fees sixty (60) days prior to the expiration date. 

 
3. The applicant shall schedule and pass the final building inspection for the 

associated building permit (Building Case No. BLD 2016-02008) for the 
emergency grading work.  Prior to Planning’s final approval of the building permit, 
the project engineering geologist and biologist shall assess and confirm that the 
bank repair and remediation are stable and satisfactory.  Any recommendations 
for any additional work shall occur, to the satisfaction of the Community 
Development Director, prior to this final approval. 

 
4. Monitoring of the project shall continue to take place annually for the next two 

years to ensure that the natural regeneration of riparian scrub habitat proceeds as 
anticipated.  The applicant shall submit a document summarizing the observations 
of each site visit to the Planning Department.  The final site visit shall include 
confirmation from a qualified biologist that the restoration component of the project 
requires no further monitoring.  If additional monitoring is required, the applicant 
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shall submit a report from a qualified biologist that shall include recommendations 
on additional monitoring and required erosion control measures, if any. 

 
5. This permit does not allow for the removal of any trees.  Any tree removal will 

require a separate permit. 
 
6. 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). 

 
7. During project construction, the applicant shall, pursuant to Chapter 4.100 of the 

San Mateo County Ordinance Code, minimize the transport and discharge of 
stormwater runoff from the construction site into storm drain systems by: 

 
 a. Stabilizing all denuded areas and maintaining erosion control measures 

continuously between October 1 and April 30.  Stabilizing shall include both 
proactive measures, such as the placement of hay bales or coir netting, and 
passive measures, such as revegetating disturbed areas with plants 
propagated from seed collected in the immediate area. 

 
 b. Storing, handling, and disposing of construction materials and wastes 

properly, so as to prevent their contact with stormwater. 
 
 c. Controlling and preventing the discharge of all potential pollutants, including 

pavement cutting wastes, paints, concrete, petroleum products, chemicals, 
wash water or sediments, and non-stormwater discharges to storm drains 
and watercourses. 

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

designated area where wash water is contained and treated. 
 
 e. Delineating with field markers clearing limits, easements, setbacks, sensitive 

or critical areas, buffer zones, trees, and drainage courses. 
 
 f. Protecting adjacent properties and undisturbed areas from construction 

impacts using vegetative buffer strips, sediment barriers or filters, dikes, 
mulching, or other measures as appropriate. 

 
 g. Performing clearing and earth-moving activities only during dry weather. 
 
 h. Limiting and timing application of pesticides and fertilizers to prevent 

polluted runoff. 
 
 i. Limiting construction access routes and stabilizing designated access 

points. 
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 j. Avoiding tracking dirt or other materials off-site; cleaning off-site paved 
areas and sidewalks using dry sweeping methods. 

 
 k. The contractor shall train and provide instruction to all employees and 

subcontractors regarding the construction Best Management Practices. 
 
Geotechnical Section 
 
8. The Geotechnical Consultant shall observe and approve all relevant work. 
 
CJM:jlh – CJMBB0472_WJU.DOCX 
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PURISIMA CREEK CHANNEL BANK RESTORATION PROJECT
AS BUILT PLANS

APN 066-230-030
Midpeninsula Regional Open Space District

330 Distel Circle
Los Altos, CA 94022
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Removed Fill

Parcel Boundary

Pu r is
im

a C
ree

k

Shed Barn

Spoil Site (Approx.)
-Spoils spread on slopes less than 20% gradient
and greater than 100-feet from stream drainages.

PURISIMA CREEK RD

Contours generated from San Mateo County
LIDAR Data Contour interval: 20 feet.
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PROJECT DESCRIPTION 
In order to stabilize Purisma Creek channel bank the project 
removed approximately 400 cubic yards of unpermitted fill. The 
fill was transported to a suitable onsite location and disposed of 
in a manner to prevent erosion. 
The fill removal area along the channel bank was stabilized by 
recompacting the loose surfical soils and applying appropriate 
erosion control measures. These measures included the 
application of seed, much, erosion control blanket and straw 
rolls. Drainage along the road bounding the site was also 
improved to prevent uncontrolled runoff from draining into the 
work area.  
Disturbance to the riparian vegetation (mainly small Bay trees 
and scattered brush) was minimized to the extent feasible. No 
large trees were removed.  
All grading and erosion control work was supervised by the 
project engineering geologist and revegetation by the District 
restoration ecologist. 

CONTACTS 
OWNER 
MIDPENINSULA REGIONAL 
     OPEN SPACE DISTRICT 
330 DISTEL CIRCLE 
LOS ALTOS, CA. 94022 
(650) 691-1200 
CONTACT: LISA BANKOSH 
ENGINEERING GEOLOGIST/PLAN PREP 
TIMOTHY C BEST, CEG 
1002 COLUMBIA STREET 
SANTA CRUZ, CA 95060 
(831) 425-5832 
CONTACT: TIM BEST 

SHEET INDEX 
SHEET TITLE 

C1 Title Sheet and Location Map 
C2 Grading Plan 
C3 Cross Sections 
C4 Erosion Control 

WATERCOURSES

Perenial
Intermittent
Ephemeral

ROADS/TRAILS
Paved road

Parcel boundary (Approx.)

Removed fill

Spoil Site

Straw Roll
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Legend:

Contours modified from 2005 San Mateo County LIDAR
derived DEM. Contours depict pre-grading conditions, are
approximate and are presented for illustrative purposes only;
Cross Section data takes precedence.
Contour interval: 1 foot.
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FILL REMOVAL – AS BUILT 
a) All recent fill was excavated back to mixed old fill/native grade as 

determined and approved by the project engineering geologist (CEG)  
 Approximate limits of fill removal are shown on plans and sections.  
 Approximately 400 CY of fill was excavated. 
 Final excavated slope inclined no steeper than 1.5H:1V.  
 Final limits of fill excavation field verified by CEG. 

b) Final flagged limits of fill were reviewed by the project Engineering 
Geologist and District prior to any earthwork.  

c) Loose surficial soils were recompacted by bucket -tamping with the 
excavator. 

d) All disturbed areas were treated with erosion control measures, as 
provided under erosion control in the notes.  

 

SPOIL PLACEMENT / SPREAD – AS BUILT 
a) Spoils endhauled and spread at an approved onsite location as 

represented in the attached sheets  and as approved by CEG and 
MROSD. 

b) Limits of spoil spread sites were field verified by CEG prior to placement . 
c) Spoils were spread on slopes less than 20% gradient and greater than  

100-feet from stream drainages . 
d) Straw rolls were installed at base of spoils and exposed soils  treated per 

notes. 
e) Determination of hazardous materials  within spoils was outside this project 

scope. 
 

AS BUILT
PLANS

( ( ( (
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Note: Topographic sections derived from field measurements using standard tape and compass methods.
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Legend:

Contours modified from 2005 San Mateo County LIDAR
derived DEM. Contours depict pre-grading conditions, are
approximate and are presented for illustrative purposes only;
Cross Section data takes precedence.
Contour interval: 1 foot.
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EROSION CONTROL AND WATER POLLUTION PREVENTION: 
 
TEMPORARY AND INCLEMENT WEATHER 
a) During project construction, the Contractor shall be responsible for 

implementing appropriate and necessary erosion control measures to 
minimize storm water runoff from the construction site, pursuant to 
applicable regulations and permits. The following strategies to ensure that 
storm water pollution is prevented shall be employed:  
 Minimize erosion and sedimentation during construction. 
 Eliminate pollution of storm runoff by chemicals and materials used in the 
construction process.  
 All temporary erosion and sediment controls shall be in place prior to the 
commencement of construction as well as at the end of each work day. 
At a minimum, silt fences, or equivalent apparatus, shall be installed at 
the perimeter of the construction site to prevent construction related 
runoff and/or sediment from entering into the watercourses. 
 The Contractor (and Permitee) shall monitor weather forecasts and take 
appropriate precautions in advance of storm events. 

b) Inclement weather erosion control 
 To extent feasible all work shall be undertaken during period of dry 
weather. Due to small size of the project this should be easily 
accomplished. 
 During period of inclement weather all exposed soils shall be treated to 
standards of permanent erosion control.  This includes placement of 
mulch, erosion control blankets, and straw rolls. Contractor shall monitor 
erosion control measures during inclement weather and maintain as 
necessary.  
 All erosion control materials shall be stockpiled onsite prior to 
commencement of work. 

 
 
PERMANENT EROSION CONTROL 
a) Exposed mineral soils greater than 50 square feet (sf) and with exposed 

slope distance exceeding 10 feet and with less than 80% ground coverage 
of natural vegetation shall be seeded and mulched in order to reduce the 
potential for short-term sheet and rill erosion. 
 Seeding:  
 Use District approved seed mix or approved equivalent.   
 Seed to be hand broadcast.  
 Mulching:  
 Use 2” of approved certified weed-free mulch. 
 Netting:  
 On slopes steeper than 2H:1V cover slopes with approved erosion 
control blanket (Western Excelsior CS-3 or equivalent) in accordance 
with the manufacturers recommendations and as directed by project 
CEG. 

 Straw Roll:  
 Install straw roll at 10’ OC unless otherwise directed. 

b) Unnecessary grading and disturbance of soil shall be avoided. 
 
TIMING 
a) Work shall be conducted prior to the October 1 Winter Grading Moratorium 

unless there is a COUNTY approved exception to the winter grading 
moratorium. If the COUNTY approves an exception to the winter grading 
moratorium then all work and erosion control measures shall be 
implemented during dry period prior to November 15th. 

( ( ( (
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DATE:   6/30/2017 

MEMO TO: Carmelisa Morales, San Mateo County Planning Department  

FROM:   Lisa Bankosh, Open Space Planner 

SUBJECT:    Purisima Creek Channel Bank Restoration Project
_____________________________________________________________________________ 

This memorandum provides results of the construction monitoring and first-year restoration 
success monitoring of the Purisima Creek Channel Bank Restoration project.  The project 
addressed unpermitted placement of soil on the upper channel bank, which resulted in an 
unstable fill slope and impacts to riparian habitat.  To restore the channel bank, approximately 
400cy of unstable fill material was removed with an excavator, exposing the native bank, which 
was then seeded with a native grass mix and treated with erosion control blanket and coir roles.  
The lower 1/3 of the slope was replanted with willow cuttings.  The fill soil was tested and 
determined to be absent of contamination, spread on a nearby agricultural field, and seeded. 

Impacts to Sensitive Species 
The project was designed to reduce impacts to habitat for sensitive aquatic species due to 
unstable fill placement.  According to the pre-project biotic assessment, California red-legged 
frog (CRLF) is known to occur in the vicinity, and marginally suitable habitat for San Francisco 
garter snake (SFGS) is present. Therefore, the project included standard measures to avoid 
construction-phase impacts to CRLF and SFGS, including: CRLF survey, monitors on-site, 
vegetation removal by non-mechanized equipment, vehicle restrictions, and no stockpiling of 
vegetation or soil.  California Department of Fish and Wildlife (CDFW) provided these measures 
to allow bank stabilization work to occur.   

A pre-construction survey for CRLF and monitoring of initial vegetation and fill removal 
activities was conducted on November 7, 2016 by a CDFW approved biologist Steve Davison.  
No sensitive species were observed during the survey or monitoring.  Subsequent project 
activities were monitored by a District Open Space Technician with the required CRLF training, 
also with negative results.  Therefore, the project did not result in direct impacts to sensitive 
species.  The project was completed on November 9, 2016.   

Impacts to Sensitive Habitats- Riparian Scrub 
Bank restoration required the removal of several small (<3” dbh) arroyo willow trees which had 
been partially buried in fill.  The disturbed area was seeded with a native seed mix of blue wild 
rye, purple needlegrass, and california brome, and planted with willow cuttings.  The spoil site 
was also seeded with the native grass mix. 

Monitoring of revegetation success was conducted by District Open Space Planner Lisa Bankosh 
on June 28, 2017.  Both the upper channel bank and the spoils site were observed to support 
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nearly 100% cover of native grass, primarily California brome and blue wild rye (Photos 1 and 
2).  The lower channel bank was heavily colonized by natural regrowth of native California 
blackberry, stinging nettle, and hedge nettle.  The willow cutting were observed to be present and 
vigorous on the lower bank, in addition to heavy native regrowth (Photos 3 and 4).  All erosion 
control materials were observed to be intact (Photos 5) and, due to the heavy vegetation growth, 
will not require replacement after they have naturally degraded.  No evidence of erosion or 
sedimentation from this winter’s heavy storms was observed, and no noxious weeds were 
observed in the restoration area. 

In conclusion, the site meets District standard restoration success criteria, and no additional 
actions are recommended at this time.  Monitoring will take place annually for an additional two 
years to ensure that natural regeneration of riparian scrub habitat proceeds as anticipated. 

Photo 1.  Upper channel bank 
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Photo 2.  Spoil site. 

Photo 3  Lower channel bank. 
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Photo 4.  Lower channel bank, willow cuttings. 

Photo 5.  Erosion control. 
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PURISIMA CREEK CHANNEL BANK RESTORATION PROJECT
AS BUILT PLANS

APN 066-230-030
Midpeninsula Regional Open Space District

330 Distel Circle
Los Altos, CA 94022
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PROJECT DESCRIPTION 
In order to stabilize Purisma Creek channel bank the project 
removed approximately 400 cubic yards of unpermitted fill. The 
fill was transported to a suitable onsite location and disposed of 
in a manner to prevent erosion. 
The fill removal area along the channel bank was stabilized by 
recompacting the loose surfical soils and applying appropriate 
erosion control measures. These measures included the 
application of seed, much, erosion control blanket and straw 
rolls. Drainage along the road bounding the site was also 
improved to prevent uncontrolled runoff from draining into the 
work area.  
Disturbance to the riparian vegetation (mainly small Bay trees 
and scattered brush) was minimized to the extent feasible. No 
large trees were removed.  
All grading and erosion control work was supervised by the 
project engineering geologist and revegetation by the District 
restoration ecologist. 

CONTACTS 
OWNER 
MIDPENINSULA REGIONAL 
     OPEN SPACE DISTRICT 
330 DISTEL CIRCLE 
LOS ALTOS, CA. 94022 
(650) 691-1200 
CONTACT: LISA BANKOSH 
ENGINEERING GEOLOGIST/PLAN PREP 
TIMOTHY C BEST, CEG 
1002 COLUMBIA STREET 
SANTA CRUZ, CA 95060 
(831) 425-5832 
CONTACT: TIM BEST 

SHEET INDEX 
SHEET TITLE 

C1 Title Sheet and Location Map 
C2 Grading Plan 
C3 Cross Sections 
C4 Erosion Control 

WATERCOURSES

Perenial
Intermittent
Ephemeral

ROADS/TRAILS
Paved road

Parcel boundary (Approx.)

Removed fill

Spoil Site

Straw Roll
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Legend:

Contours modified from 2005 San Mateo County LIDAR
derived DEM. Contours depict pre-grading conditions, are
approximate and are presented for illustrative purposes only;
Cross Section data takes precedence.
Contour interval: 1 foot.
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FILL REMOVAL – AS BUILT 
a) All recent fill was excavated back to mixed old fill/native grade as 

determined and approved by the project engineering geologist (CEG)  
 Approximate limits of fill removal are shown on plans and sections.  
 Approximately 400 CY of fill was excavated. 
 Final excavated slope inclined no steeper than 1.5H:1V.  
 Final limits of fill excavation field verified by CEG. 

b) Final flagged limits of fill were reviewed by the project Engineering 
Geologist and District prior to any earthwork.  

c) Loose surficial soils were recompacted by bucket -tamping with the 
excavator. 

d) All disturbed areas were treated with erosion control measures, as 
provided under erosion control in the notes.  

 

SPOIL PLACEMENT / SPREAD – AS BUILT 
a) Spoils endhauled and spread at an approved onsite location as 

represented in the attached sheets  and as approved by CEG and 
MROSD. 

b) Limits of spoil spread sites were field verified by CEG prior to placement . 
c) Spoils were spread on slopes less than 20% gradient and greater than  

100-feet from stream drainages . 
d) Straw rolls were installed at base of spoils and exposed soils  treated per 

notes. 
e) Determination of hazardous materials  within spoils was outside this project 

scope. 
 

AS BUILT
PLANS

( ( ( (
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Note: Topographic sections derived from field measurements using standard tape and compass methods.
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Legend:

Contours modified from 2005 San Mateo County LIDAR
derived DEM. Contours depict pre-grading conditions, are
approximate and are presented for illustrative purposes only;
Cross Section data takes precedence.
Contour interval: 1 foot.
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EROSION CONTROL AND WATER POLLUTION PREVENTION: 
 
TEMPORARY AND INCLEMENT WEATHER 
a) During project construction, the Contractor shall be responsible for 

implementing appropriate and necessary erosion control measures to 
minimize storm water runoff from the construction site, pursuant to 
applicable regulations and permits. The following strategies to ensure that 
storm water pollution is prevented shall be employed:  
 Minimize erosion and sedimentation during construction. 
 Eliminate pollution of storm runoff by chemicals and materials used in the 
construction process.  
 All temporary erosion and sediment controls shall be in place prior to the 
commencement of construction as well as at the end of each work day. 
At a minimum, silt fences, or equivalent apparatus, shall be installed at 
the perimeter of the construction site to prevent construction related 
runoff and/or sediment from entering into the watercourses. 
 The Contractor (and Permitee) shall monitor weather forecasts and take 
appropriate precautions in advance of storm events. 

b) Inclement weather erosion control 
 To extent feasible all work shall be undertaken during period of dry 
weather. Due to small size of the project this should be easily 
accomplished. 
 During period of inclement weather all exposed soils shall be treated to 
standards of permanent erosion control.  This includes placement of 
mulch, erosion control blankets, and straw rolls. Contractor shall monitor 
erosion control measures during inclement weather and maintain as 
necessary.  
 All erosion control materials shall be stockpiled onsite prior to 
commencement of work. 

 
 
PERMANENT EROSION CONTROL 
a) Exposed mineral soils greater than 50 square feet (sf) and with exposed 

slope distance exceeding 10 feet and with less than 80% ground coverage 
of natural vegetation shall be seeded and mulched in order to reduce the 
potential for short-term sheet and rill erosion. 
 Seeding:  
 Use District approved seed mix or approved equivalent.   
 Seed to be hand broadcast.  
 Mulching:  
 Use 2” of approved certified weed-free mulch. 
 Netting:  
 On slopes steeper than 2H:1V cover slopes with approved erosion 
control blanket (Western Excelsior CS-3 or equivalent) in accordance 
with the manufacturers recommendations and as directed by project 
CEG. 

 Straw Roll:  
 Install straw roll at 10’ OC unless otherwise directed. 

b) Unnecessary grading and disturbance of soil shall be avoided. 
 
TIMING 
a) Work shall be conducted prior to the October 1 Winter Grading Moratorium 

unless there is a COUNTY approved exception to the winter grading 
moratorium. If the COUNTY approves an exception to the winter grading 
moratorium then all work and erosion control measures shall be 
implemented during dry period prior to November 15th. 

( ( ( (
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DATE:   6/30/2017 

MEMO TO: Carmelisa Morales, San Mateo County Planning Department  

FROM:   Lisa Bankosh, Open Space Planner 

SUBJECT:    Purisima Creek Channel Bank Restoration Project
_____________________________________________________________________________ 

This memorandum provides results of the construction monitoring and first-year restoration 
success monitoring of the Purisima Creek Channel Bank Restoration project.  The project 
addressed unpermitted placement of soil on the upper channel bank, which resulted in an 
unstable fill slope and impacts to riparian habitat.  To restore the channel bank, approximately 
400cy of unstable fill material was removed with an excavator, exposing the native bank, which 
was then seeded with a native grass mix and treated with erosion control blanket and coir roles.  
The lower 1/3 of the slope was replanted with willow cuttings.  The fill soil was tested and 
determined to be absent of contamination, spread on a nearby agricultural field, and seeded. 

Impacts to Sensitive Species 
The project was designed to reduce impacts to habitat for sensitive aquatic species due to 
unstable fill placement.  According to the pre-project biotic assessment, California red-legged 
frog (CRLF) is known to occur in the vicinity, and marginally suitable habitat for San Francisco 
garter snake (SFGS) is present. Therefore, the project included standard measures to avoid 
construction-phase impacts to CRLF and SFGS, including: CRLF survey, monitors on-site, 
vegetation removal by non-mechanized equipment, vehicle restrictions, and no stockpiling of 
vegetation or soil.  California Department of Fish and Wildlife (CDFW) provided these measures 
to allow bank stabilization work to occur.   

A pre-construction survey for CRLF and monitoring of initial vegetation and fill removal 
activities was conducted on November 7, 2016 by a CDFW approved biologist Steve Davison.  
No sensitive species were observed during the survey or monitoring.  Subsequent project 
activities were monitored by a District Open Space Technician with the required CRLF training, 
also with negative results.  Therefore, the project did not result in direct impacts to sensitive 
species.  The project was completed on November 9, 2016.   

Impacts to Sensitive Habitats- Riparian Scrub 
Bank restoration required the removal of several small (<3” dbh) arroyo willow trees which had 
been partially buried in fill.  The disturbed area was seeded with a native seed mix of blue wild 
rye, purple needlegrass, and california brome, and planted with willow cuttings.  The spoil site 
was also seeded with the native grass mix. 

Monitoring of revegetation success was conducted by District Open Space Planner Lisa Bankosh 
on June 28, 2017.  Both the upper channel bank and the spoils site were observed to support 
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nearly 100% cover of native grass, primarily California brome and blue wild rye (Photos 1 and 
2).  The lower channel bank was heavily colonized by natural regrowth of native California 
blackberry, stinging nettle, and hedge nettle.  The willow cutting were observed to be present and 
vigorous on the lower bank, in addition to heavy native regrowth (Photos 3 and 4).  All erosion 
control materials were observed to be intact (Photos 5) and, due to the heavy vegetation growth, 
will not require replacement after they have naturally degraded.  No evidence of erosion or 
sedimentation from this winter’s heavy storms was observed, and no noxious weeds were 
observed in the restoration area. 

In conclusion, the site meets District standard restoration success criteria, and no additional 
actions are recommended at this time.  Monitoring will take place annually for an additional two 
years to ensure that natural regeneration of riparian scrub habitat proceeds as anticipated. 

Photo 1.  Upper channel bank 
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Photo 2.  Spoil site. 

Photo 3  Lower channel bank. 
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Photo 4.  Lower channel bank, willow cuttings. 

Photo 5.  Erosion control. 
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