
 

 
1 

February 11, 2025 
        
Camille Leung, Project Planner 
San Mateo County Planning 
455 County Center, Second Floor 
Redwood City, CA 95063 
 
Re:  PLN2021-00478:  Applicant/Owner:  Elizabeth Lacasia, Address:  779 San Carlos Avenue, El Granada, 
APN: 047-105-020.  Coastside Design Review Permit, Coastal Development Permit (CDP), and Variance 
for construction of a new 1,670 sq. ft. three-story single-family residence with an attached 371 sq. ft. 
garage and a 791 sq. ft. Accessory Dwelling Unit (ADU) on a legal 7,070 sq. ft. parcel associated with a 
hearing-level CDP and Variance.  The Variance is being sought to allow a reduced front yard setback of 3 
feet where 20 feet is the minimum allowed due to the site’s location within a portion of the Montecito 
Riparian Corridor and associated 30-foot riparian setback.  A wetland analysis has determined that 
there are no wetlands on the property.  The Planning Commission will make a decision on the IS/MND, 
DR, CDP, and Variance at a public hearing at a later date.  Application Deemed Complete:  November 
13, 2024.  APN 047-105-020.  The project is appealable to the California Coastal Commission.   
 
Dear Camille, 
 
On behalf of Green Foothills, I write to object to the above-referenced project for the following reasons: 
 

1.  The Project Descrip^on has been revised and now states: “A wetland analysis has determined 
that there are no wetlands on the property.”  We object to this conclusion, as the SMC Local 
Coastal Program (LCP) Policy 7.14 Defini^on of Wetlands is out of date, and inadequate, and 
should be updated consistent with the Coastal Act and Coastal Commission Guidance.  More 
specifically, LCP Policy 7.14 states (in relevant part): “…In San Mateo County, wetlands typically 
contain the following plants…” and includes a list of 12 wetland species found in either salt or 
fresh water marshes.  The intent of the County to include typical plants in this policy when it was 
wriden in 1981 was to provide a few examples, and not to rule out all other wetland species that 
were not included, as that list would have been exceedingly long.  I can adest to this info with 
some authority as I adended each of the 40 workshops and public hearings for the County’s LCP.  
Moreover, as a California Coastal Commission member, I voted to cer^fy the County’s LCP.  I 
would not done so if I had thought that including “typical wetland plants” in this policy would 
later be interpreted by applicants (and their paid consultants) to mean excluding all other 
wetland species found in the County’s Coastal Zone.  County Botanist Roman Gankin developed 
this policy and was quite clear at the ^me this was a list of a few examples, and not an 
exhaus^ve list. 

2. The Arroyo Willow, documented on the subject parcel, is both a riparian and wetland species.  
Toni Corelli, botanist and author:  
hdps://scholar.google.com/cita^ons?user=0DHPbukAAAAJ&hl=en 
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has iden^fied 250 wetland plants found on the San Mateo County coastside, see:  
hdps://www.youtube.com/watch?v=FWGmng8B29o                                                                              
At 13:33 is the descrip^on of Salix lasiolepis, Arroyo Willow — the most common willow along 
the San Mateo Coast. Ms. Corelli states that it is found in both riparian and wetland habitats.   

3. In October, 2004, a Riparian Delinea^on was prepared by Mr. Tom Mahony, Plant Ecologist, 
Albion Environmental, Inc. for Mr. Robert Ray, the former owner of the subject parcel.  Mr. 
Mahony’s Report states (in relevant part): “…riparian woodland composed of the Arroyo Willow 
series occurs along the western half of the property.”  Also, “…the riparian area is structurally 
mature, and forms an intact canopy extending from the Project Area down to the unnamed 
drainage channel to the west…”. Mr. Mahony further lists 11 na^ve plant species found in the 
Arroyo Willow understory: “…including spreading rush (Juncus patens), a faculta^ve wetland 
species 4, and slough sedge (Carex obnuta), an obligate wetland indicator species…”.   

4. Robert Perrera, Environmental Regulatory Consultant, Huffman-Broadway Group, Inc., in an 
Aqua^c Resource Delinea^on (ARD) Leder Report dated October 18, 2024 to Mrs. Lacasia, owner 
of subject property, states (in relevant part): “…The wetland delinea^on findings presented in 
Sec^on 5 were based on the San Mateo County Local Coastal Program defini^on of wetlands as 
provided in Policy 7.14 Defini^on of Wetlands”, and further concludes:  “the Review Area does 
not support wetlands as defined by the San Mateo County LCP…” Mr. Perrera’s ARD describes the 
por^on of the property that is “within the riparian zone,” including: “…there was one individual 
sedge found that is likely tall flatsedge (Cyperus eragros^s (FACW) and two individual horsetail 
plants which are likely tall scouring rush (Equisetum hyemale (FACW).  Despite the ^ming of this 
survey (October 4, 2024 aper a long dry summer period), it’s clear that some wetland plants 
con^nue to be found in the western, rela^vely level, area of the subject property, and wetland 
setbacks/buffer zones from this wetland area are applicable. The survey for wetland plants 
should be done during the winter-spring rainy season instead of during October.   

5. Arroyo Willows have been documented on otherwise steep, dry hillsides along the San Mateo 
coast, likely supported by seeps and springs.  One notable example is at the Pilarcitos Quarry, 
where the Vegeta^on Map for the Quarry’s Mining and Reclama^on Plan depicts a dozen or 
more “Arroyo Willow Thickets” on steep hillsides; accompanying text (page 21: “Biological 
Resources, Sec^on 3.11.2 Vegeta^on”) states (in relevant part):   “Thickets of willows also occur 
frequently on steep hill slopes where seeps and springs may occur”.  See:  Pilarcitos Quarry – 
Area H Mining and Reclama^on Plan Revised December 2010, prepared by LSA Associates. 

6. Wetland Buffer Zones (per LCP Policies 7.18 and 7.19) are required to be a minimum of 100 feet 
landward from the outermost line of wetland vegeta^on.  This setback may be reduced to no less 
than 50 feet only where (1) no alterna^ve development site or design is possible, and (2) 
adequacy of the alterna^ve setback to protect wetland resources is conclusively demonstrated 
by a professional biologist to the sa^sfac^on of the County and the State Department of Fish and 
Game (now California Department of Fish and Wildlife). Residen^al uses are not permided 
within setbacks/buffer zones.  The proposed single-family residence and ADU do not meet these 
minimum setbacks. 
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Green Foothills requests that the proposed project be revised to comply with the required 50- foot 
minimum wetland setback, consistent with the Coastal Act and LCP, to the maximum extent possible, 
taking into account the investment-based expectations of the Owner/Applicant.  The overall square 
footage of the project now is 2,832 sq. ft. — which is a slight reduction from the previous 2,984 sq. ft. — 
but is still considerably larger than other homes in the neighborhood.    
 
Sincerely, 
 

 
Lennie Roberts, Legislative Advocate, Green Foothills  
 
Attachments:  Mahony Bio Report: PLN2004-00398 

Figure 5, Pilarcitos Quarry Proposed Expansion Area 2: Wetlands and Riparian    Areas, 
December, 2010 

 
cc:   Luis Topete, Design Review Officer, San Mateo County Planning  
 Isobel Cooper, Coastal Planner, California Coastal Commission 
 Stephanie Rexing, North Central Coast District Manager 
 Alice Kaufman, Policy and Advocacy Director, Green Foothills 
 Alexandra Mendoza, Environmental Associate, Green Foothills 
 Other Interested Parties 
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