
COUNTY OF SAN MATEO 
PLANNING AND BUILDING DEPARTMENT 

 
 

DATE:  September 19, 2024 
 
TO: Zoning Hearing Officer 
 
FROM: Planning Staff 
 
SUBJECT: Consideration of a Use Permit Renewal, pursuant to Sections 6500 and 

6513 of the San Mateo County Zoning Regulations, to allow for the 
continued operation of a wireless telecommunications facility, located at 
8888 Cabrillo Highway, in the unincorporated Montara area of San Mateo 
County. 

 
 County File Number:  PLN2006-00058 (Verizon Wireless) 
 
 
PROPOSAL 
 
The applicant, John Merritt of ATC Sequoia LLC on behalf of Verizon Wireless, 
proposes the continued operation of a wireless telecommunication facility.  The site 
consists of one 49-foot-tall monopole, which supports six panel antennas.  The property 
includes a second 50-foot-tall telecommunication tower hosting Sprint antennas, as well 
as a water reclamation facility with supporting office building.  No modifications to the 
facility are proposed as part of this application. 
 
RECOMMENDATION 
 
That the Zoning Hearing Officer approve the Use Permit renewal, County File Number 
PLN2006-00058, by adopting the required findings and conditions of approval identified 
in Attachment A. 
 
BACKGROUND 
 
Report Prepared By:  Jonathan Bruns, Project Planner 
 
Applicant:  John Merritt for ATC Sequoia LLC on behalf of Verizon Wireless 
 
Owner:  Montara Water and Sanitary District 
 
Public Notification:  Ten (10) day advanced notification for the hearing was mailed to 
property owners within 300 feet of the project parcel and a notice for the hearing posted 
in a newspaper (San Mateo County Times) of general public circulation. 
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Location:  8888 Cabrillo Highway, Montara  
 
APN:  037-310-010 
 
Size:  4.79 Acres 
 
Existing Zoning:  RM-CZ/DR/CD (Resource Management-Coastal Zone District/Design 
Review/Coastal Development District) 
 
General Plan Designation:  Institutional 
 
Local Coastal Plan Designation:  Institutional 
 
Sphere-of-Influence:  Half Moon Bay 
 
Existing Land Use:  Montara Water and Sanitary District facility 
 
Water Supply:  Not Applicable to this project. 
 
Flood Zone:  Flood Zone X, Area of Minimal Flood Hazard. FEMA Flood Panel 
06081C0117F, effective August 2, 2017. 
 
Environmental Evaluation:  Exempt under Section 15301, Class 1, of the California 
Environmental Quality Act, which allows for the continued operation of an existing use. 
 
Setting:  The subject property is located on the west side of Highway 1 (Cabrillo 
Highway) at the intersection with 16th Street in Montara.  Further west of the project site 
is the Fitzgerald Marine Reserve and the Pacific Ocean.  To the north is the Point 
Montara Lighthouse historic landmark, and southeast are residential developments.  To 
the east is undeveloped residential land.  The subject property is owned by Montara 
Water and Sanitary District and includes the District's main offices. There are two 
wireless telecommunications facilities located on the project site.  One operated by T-
Mobile and the other by Verizon Wireless.  They each have their own monopole on the 
site, of 50-feet (T-Mobile) and 49-feet (Verizon Wireless) which are painted green to 
match their surroundings.  Each monopole supports a series of antennas/dishes.  There 
is a shared 529 sq. ft. equipment building that houses the associated equipment 
cabinets.  There are a number of tall, mature cypress trees that provide a visual 
backdrop within which the antenna facilities blend. 
 
  



3 

Chronology: 
 
Date  Action 
 
February 9, 2006 - Planning application for PLN2006-00058 received to establish 

a new Verizon Wireless cellular facility at 8888 Cabrillo 
Highway. 

 
July 19, 2007 - Approval of Use Permit, Coastal Development Permit (CDP), 

Resource Management Permit (RM), and certification of a 
mitigated Negative Declaration to allow for a new cellular 
facility consisting of a 50-foot-tall monopole cell site.  
Constructed under BLD2007-00348, plans show approved 
construction height of 50 feet.  Plans submitted for this 2023 
renewal show total height at 49 feet.  Co-located with an 
existing 50-foot-tall Sprint cellular monopole. 

 
April 18, 2008 - Use Permit Administrative Review and Inspection notice 

mailed. 
 
May 16, 2008 - Second notice of Use Permit Administrative Review and 

Inspection notice mailed. 
 
May 27, 2008 - Use Permit Administrative Review and Inspection conducted. 
 
June 2, 2011 - Application for Use Permit Amendment, CDP, and RM permit 

to modify existing cellular facility to add two new antennas to 
existing monopole and two new 4-inch underground conduits. 

 
March 2, 2012 - Approval of Use Permit Amendment, CDP, and RM permit to 

modify existing cellular facility to add two new antennas to 
existing monopole and two new 4-inch underground conduits. 

 
August 6, 2012 - Minor Amendment approved.  Condition of Approval No.3 of 

staff report from February 2, 2012, amended to allow for Use 
Permit to remain valid through February 16, 2022. 

 
January 27, 2022 - Minor Modification approved to allow the installation of two 

new antennas and the removal and replacement of four 
remote radio heads.  Work was not completed, and permit 
was withdrawn. 

 
December 2, 2023 - Use Permit Renewal application received. 
 
January 18, 2024 - Use Permit Renewal application deemed complete. 
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September 19, 2024 - Zoning Hearing Officer Meeting. 
 
DISCUSSION 
 
A. KEY ISSUES 
 
 1. Conformance with the General Plan 
 

 The project continues to conform with the applicable General Plan policies 
for Vegetative, Water, Fish, and Wildlife Resources, Soil Resources, Visual 
Quality, Historical and Archaeological, Rural Land Use, and Geotechnical 
Hazards as the project was constructed in accordance with its last approval 
and no physical changes to the existing facility are proposed at this time. 

 
 2. Conformance with Zoning Regulations 
 

 The project parcel is zoned RM-CZ/DR/CD (Resource Management-Coastal 
Zone/Design Review/Coastal Development).  The existing facility is 
operating under a previously approved Use Permit, and the project was 
constructed and has been maintained in accordance with the approved 
plans.  No physical changes are proposed as part of this application.  The 
project remains consistent with the requirements of the RM-CZ/DR/CD 
zone. 

 
 3. Compliance with Wireless Telecommunications Facilities Ordinance (WTF) 
 

 This project continues to conform with the applicable standards of the 
Wireless Telecommunication Facilities (WTF) Ordinance, as discussed 
below: 

 
  a. Development and Design Standards 
 
   Section 6512.2 of the WTF ordinance discusses location, minimizing 

visual impacts, maximum height, and future co-locations of wireless 
facilities.  This project is located within the Cabrillo Highway State 
Scenic Corridor.  The existing facility does not obstruct scenic views 
as while the project area is located on the western side of the Cabrillo 
Highway, it is screened by existing trees and other vegetation that 
continue to provide cover for the project site.  As well, the monopole 
and antennas are pained in colors that blend in with the surrounding 
foliage further mitigating disruption to scenic views. 

 
   Based on the Radio Frequency emission analysis completed by Adam 

Carlson of Tower Engineering Professionals, the Maximum 
Permissible Exposure levels of this facility would be at 2.7% of the 
allowed radiation. 
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  b. Performance Standards 
 
   The existing facility continues to be compliant with the required 

performance standards of Section 6512.3 for lighting, licensing, 
provision of a permanent power source, timely removal of the facility, 
visual resource protection, and generator use and maintenance.  The 
facility is not currently lit nor is lighting proposed.  The proper licenses 
have been obtained from both the FCC and CPUC, power for the 
facility is provided by PG&E, there is minimal visual impact, and 
conditions of approval continue to require maintenance and/or removal 
of the facility when necessary. 

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

Office must make the following findings: 
 
  a. That the establishment, maintenance, and/or conducting of the use will 

not, under the circumstances of the particular case, result in significant 
impacts to coastal resources, or be detrimental to the public welfare or 
injurious to property or improvements in the neighborhood. 

 
   This facility has been in operation since 2007 and has operated in 

compliance with the applicable regulations.  There have been no 
complaints about the site or its operations.  The current radio 
frequency analysis submitted by the applicant indicates that the facility 
continues to comply with the FCC’s current prevailing standards for 
limiting human exposure to RF energy.  As this is an unmanned facility 
requiring only minimal maintenance, the operation does not create 
additional traffic, noise, or intensity of use on the property. 

 
  b. That the telecommunication facilities are necessary for the public 

health, safety, convenience or welfare of the community. 
 
   The continued operation of the existing cellular facility at this location 

will allow for continued cellular communication coverage for private 
citizens and businesses who are customers with Verizon Wireless.  
The existing wireless telecommunication facility has been in existence 
and operation for over a decade and the community has come to rely 
on the coverage provided by this site.  The site facilitates both routine 
daily conversation but also communication services in emergency 
situations. 
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 5. Conformance with Conditions of Last Use Permit Approvals 
 

 Staff has reviewed the previous Use Permit conditions of approval 
(associated with a 2012 Use Permit Amendment).  Staff confirmed that the 
site has been operating and maintained in accordance with the previous 
conditions of approval.  Previous conditions that remain relevant are 
included in Attachment A of this staff report. 

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

California Environmental Quality Act (CEQA) Guidelines for the continued 
operation of existing public or private facilities involving no alterations or 
expansion of use as no physical changes are proposed. 

 
C. REVIEWING AGENCIES 
 
 Department of Public Works 
 Coastside Fire Protection District 
 
ATTACHMENTS 
 
A. Recommended Findings and Conditions of Approval 
B. Location Map 
C. Current Plans 
D. Radio Frequency (RF) Report 
E. 2012 Letter of Decision on the Use Permit Amendment 
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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:  PLN2006-00058 Hearing Date:  September 19, 2024 
 
Prepared By: Jonathan Bruns, For Adoption By: Zoning Hearing Officer 
 Project Planner 
 
 
RECOMMENDED FINDINGS 
 
Regarding the Environmental Review, Find: 
 
1. The project is categorically exempt pursuant to Section 15301, Class 1, of the 

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

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

safety, convenience or welfare of the community because there is an established 
desirability and need for mobile and wireless telephone service to facilitate 
enhanced communication.  The range of personal communication services 
provided by this facility enhances telephone services in the area and is a 
necessary component of public health, safety, convenience and welfare. 

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

and conditioned, will not result in significant impacts to coastal resources, or be 
detrimental to the public welfare or injurious to property or improvements in the 
neighborhood and will not be materially detrimental to the public welfare or 
injurious to property or improvements in the neighborhood.  Staff has reviewed 
the project file, referred the project to appropriate parties for comments, and 
reviewed previous conditions of approval and finds no issues concerning 
noncompliance or issues from neighboring parcels in the vicinity.  In addition, 
staff has reviewed the Radio Frequency report, and has found that the continued 
use of the existing facility is in full conformance with the requirements of the 
Federal Communications Commission. 
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RECOMMENDED CONDITIONS OF APPROVAL 
 
Current Planning Section 
 
1. The approval applies only to the proposal, documents and plans as described in 

this report and materials approved by the Zoning Hearing Officer on March 7, 
2024.  The Director of Planning and Building may approve minor revisions or 
modifications to the project if they are consistent with the intent of and in 
substantial conformance with this approval. 

 
2. 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 and pay the applicable renewal 
fees six months prior to expiration with the County Planning and Building 
Department, if continuation of this use is desired. 

 
3. The applicant shall paint any new equipment to match the existing equipment. 

Specifically, any new antennas shall be painted a non-reflective brown color to 
match the existing monopole and antennas.  Prior to a final approval by Planning 
for a building permit, the applicant shall contact the Current Planning Section to 
arrange for a site inspection to verify color conformance. 

 
4. Any change in use or intensity not already approved shall require an amendment 

to the Use Permit.  Amendment to this Use Permit requires an application for 
amendment, payment of applicable fees, and consideration at a public hearing. 

 
5. The applicant shall receive and maintain all necessary licenses and registrations 

from the Federal Communications Commission (FCC) and any other applicable 
regulatory bodies for the operation of the subject facility at this site.  The applicant 
shall supply the Planning Department with evidence of such licenses and 
registrations.  If any required license is ever revoked, the applicant shall inform the 
Planning Department of the revocation within ten (10) days of receiving notice of 
such revocation. 

 
6. If a less visually obtrusive and/or reduced height antennas become available for 

use prior to the issuance of a building permit, the applicant shall present a 
redesign incorporating this technology into the project and shall present this to the 
Director of Planning and Building for review. 

 
7. The applicant shall not enter into a contract with the landowner or lessee which 

reserves for one company exclusive use of structures on this site for 
telecommunications facilities. 
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8. This facility and all equipment associated with it shall be removed in its entirety by 
the applicant within ninety (90) days if the FCC license and registration are 
revoked or if the facility is abandoned or no longer needed.  The owner and/or 
operator of the facility shall notify the Planning Department upon abandonment of 
the facility. 

 
9. There shall be no external lighting associated with this use.  Wireless 

telecommunication facilities shall not be lighted or marked unless required by 
the FCC or Federal Aviation Administration (FAA). 

 
10. The applicant shall comply with all future requirements of the Department of 

Public Works, Building Inspection Section, and the Coastside Fire Protection 
District. 

 
11. 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 p.m. Saturdays.  Said activities are prohibited 
on Sundays, Thanksgiving, and Christmas (San Mateo County Ordinance Code 
Section 4.88.360). 

 
12. All existing and any future required on-site vegetation which serves as the 

effective screening and softening mechanism shall be maintained for the life of 
the project.  Should any of the vegetation on-site die or become diseased or 
hazardous, the applicant shall replace the vegetation with similar trees of 
substantial size consistent with vegetation in the area and to the satisfaction of the 
Director of Planning and Building. 

 
13. The Property Owner is responsible for maintaining the property in a manner 

consistent with all County regulations, including conditions of approval applied to 
permits (i.e., use permits) for on-site wireless telecommunication facilities.  All use 
permits shall be maintained in an “active,” non-expired status.  Non-compliance 
with any applicable County regulations may result in the initiation of a violation 
case and referral of the case to the Planning and Building’s Department’s Code 
Compliance Section.  Per Section 6105.1 (Zoning and Building Violation) of the 
County Zoning Regulations, except as provided in Sections 6105.2 and 6105.3, 
no permit for development shall be issued for any lot that has an existing zoning 
or building violation. 

 
14. The applicant shall provide the name, title, phone number, mailing address, and 

email address of one or more contact persons at Verizon Wireless, to which future 
correspondences from the County should be addressed.  These person (s) will 
serve as the long-term contact person(s) for this project for the purposes of permit 
renewal.  Should the long-term contact person(s) change, the property owner is 
responsible for contacting the County to establish new long-term contact 
person(s). 
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Coastside Fire Protection District 
 
15. Fire apparatus access roads shall be designed and maintained to support the imposed 

loads of fire apparatus and shall be surfaced so as to provide all-weather driving 
capabilities. CFC 2022 Section 503.2.3  

 
16. Emergency access roads shall be designed and maintained to support the imposed load 

of a fire apparatus weighing at least 75,000 lbs. and shall have a surface providing all 
weather driving capabilities.  Certification by a civil engineer may be required.  Grades of 
less than 15% shall be surfaced with a minimum Class 2 aggregate base or equivalent 
with 95% compaction.  CFPD Standard R-001 

 
17. When required by the Coastside Fire Protection District, a Knox Box of the size and type 

designated shall be mounted on the building near the main entrance and shall be located 
a minimum of 60 inches and not higher than 72 inches above the finished floor, in a 
location approved by the fire code official.  Additional Knox Boxes may be required at rear 
entrances to buildings.  Knox padlocks or Knox Gate Switches may be required at any 
access as specified by the fire code official.  CFC 2022 Section 506.1.3  

 
18. Gates shall be a minimum of 2 feet wider than the roadway they serve.  Overhead gate 

structures shall have a minimum of 15½ feet of vertical clearance.  CFPD Standard R-
001 

 
19. Locked gates shall be provided with a Knox Box or Knox Padlock for fire department 

access. Electric gates shall be provided with a Knox Gate Switch and automatically open 
during power failures, unless equipped with manual override capability that is approved 
by Coastside Fire Protection District. Gates providing Fire access to a driveway or other 
roadway shall be located at least 35-feet from the primary road or street and shall open to 
allow a vehicle to stop without obstructing traffic on the adjoining roadway. CFPD 
Standard R-001 

 
20. Weeds, grass, vines or other growth that is capable of being ignited and endangering 

property, shall be cut down and removed by the owner or occupant of the premises. 
Vegetation clearance requirements in wildland-urban interface areas shall be in 
accordance with Chapter 49. CFC 2022 Section 304.1.2  

 
21. Hazardous vegetation and fuels shall be managed to reduce the severity of potential 

exterior wildfire exposure to buildings and to reduce the risk of fire spreading to buildings 
as required by applicable laws and regulations. Defensible space will be managed around 
all buildings and structures in State Responsibility Areas (SRA) as required in Public 
Resources Code 4291. CFC 2022 Section 4907.1  
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