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California Coastal Commission (CCC) staff recommends the following suggested modifications
to the Midcoast Local Coastal Program (LLCP) Amendments submitted by San Mateo County.
The County’s proposed amendments are shown in underline for language to be added, and
strikethreugh for language proposed to be deleted. The language shown in double underline
represent language that the CCC staff suggests be added, and the language shown in deuble
strike-threush represents language that the CCC staff suggests be deleted. Suggested.
modifications that do not involve direct text changes are shown in bold italics.

1.1. Suggested Modifications to LUP Chapter 1: Locating and Planning New
Development

1.1.1. Suggested Modifications to County Exhibit A: Buildout
Suggested Modification No. 1 — Buildout Table:
Replace the 1980 original buildout estimate Table 1 with the correct Commission
certified Table 1, as shown in exhibit 4 and insert the tables and accompanying

text into LUP Chapter 1 before Table 1.2.

Updated Buildout Estimate (2006)

R-1 Zoning District 4,804 units
R-3 Zoning District 443 units
R-3-A Zoning District 513 units
RM-CZ and PAD Zoning Districts ’ 160 units
C-1 and CCR Zoning Districts 99-495  units
Second Units 466 units
Caretaker’s Quarters ‘ ‘ 45 units
El Granada Mobile Home Park 227 units
TOTAL 6,757-7,153 units

The following table represents an updated estimate of residential buildout for the Midcoast LCP
Update Project Area, as shown on Map 1.3. Buildout is the planned endpoint in a community’s
growth when that would occur if all land that has been designated for development has been
developed to its maximum density, i.e. the sum of all units potentially allowed under existing
certified LCP pekie¥ density limitations. The buildout estimate assumes that public service

constraints can be resolved, and that there are no resource constraints or other LCP reggirements
that would 11m1t bulldout dens1tv on 1nd1v1dual sites. The-methodolosy-invelved-countine

bulldout estlmate and the LCP pollcles on Whlch it is based are not entltlements and do not
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guarantee that any proposed development will be approved. The buildout methodology also
assumes that all contiguously owned substandard lots will be merged according to County
merger policies (i.e., contiguously owned substandard lots are combined into one conforming
parcel for purposes of counting units, and only one unit per “merged” lot is included in the
buildout figure). Solitary, non-contiguous substandard lots are counted as one unit each in the
buildout figure. The actual buildout number could be closer to 9,553 units if lots are not merged
as assumed by this methodology.

1.1.2.  Suggested Modifications to County Exhibit F: Annual Growth Rate

Suggested Modification No. 2 — Timing of New Housing Development:
1.22  Timing of New Housing Development in the Midcoast

a.  In order to ensure that roads, utilities, schools and other public works
facilities and community infrastructure publie-wesks are not overburdened

by rapld remden’ual growth feque—thaﬁhe—fel-lewmg—hm{a&eﬂs—eﬂ

11m1t the maximum number of new dwellmg
units built in the urban Midcoast to 5 that which would result in a growth

of one percent (1%) in Midcoast population units-eaeh per calendar year

i. A comprehensive transportation management plan, as described in
Policy 2.59, is incorporated into the LCP; and

ii. Facilities to adequately contain stormwater infiltration and inflow
that exceed the existing IPS system capacity during storm events
and peak flows have been constructed and sufficient evidence has
been presented that IPS capacity is adequate to avoid sewage
overflows and water guality violations; and

iii. The growth rate is changed by an LCP Amendment.

New dwelling units include each new single-family residential unit, each
new unit in a multiple-family residential development, each new unit in a
mixed-use development, and each new caretaker quarter, and each new

second dwelling unit.

|

New dwelling units do not include affordable housing units as defined by

Section 6102.48.6 of the certlﬁed zonmg regulatlons= i.e. subject to income
and cost/rent restrictions.=asd : -

gl
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d.  The number of new dwelling units built each year means that number of
units for which building permits have been issued authorizing construction
to commence. The date of building permit issuance does not relate to the
date of building permit application. '

e.  This annual limit on residential units is not an entitlement, i.e. it does not

guarantee that any proposed development will be approved. A coastal
development permit for residential development may only be approved if
the proposed development can be found consistent with all applicable :
policies of the certified LCP,

f  Indetermining the number of permissible dwelling units per calendar year,
the County shall use the most recent U.S. Census figures for the Midcoast
to calculate the average number of persons per household.

a-

b-

1.1.3. Suggested Modifications- to County Exhibit M Stormwater Pollution -
Prevention Best Management Practices

Suggested Modification No. 3 — Deletion of Proposed Policy 1.35:
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R L i

Suggested Modification No. 4 — Suggested Water Quality Policies:

1.35 Estimating and Mitigating Pollutant L.oads and Flows

Estimate increases in pollutant loads and flows resulting from proposed development.

Incorporate structural and non-structural treatment measures to mitigate the Qrojecte.d increases
in pollutant loads and flows to the maximum extent feasible.

1.36 Development Standards to Preserve Water Quality
Require new development to:

a. Minimize the amount of impervious surfaces and directly connected impervious surfaces

in areas of new development and redevelopment and where feasible maximize on-site
infiltration of runoff,

b. Implement pollution prevention methods supplemented by pollutant source controls and
treatmentg Use small collectlon strategies located at, or as close as possible to, the source
ially th d) to minimize the.transport of urban

unoff and gollutants offsite or into a municipal separate storm sewer system.

c. Preserve, and where possible, create or restore areas that provide important water quality
benefits, such as riparian corridors, wetlands, and buffer zones. Land acquisition and/or
conservation easement acquisition of such areas is encouraged.

d. Limit disturbances of natural water bodies and natural drainage systems caused by
development including roads, highways, and bridges.

e. Avoid development of areas that are particularly susceptible to erosion and sediment loss;
f. Reduce pollutants associated with vehicles and increased traffic resulting from

development.
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g. Control stormwater guality impacts by using appropriate best management practices
(BMPs). All projects, regardless of size, will be required to implement appropriate pre-
construction, construction, and post-construction best management practices. -

h. Implement Hydromodification Management controls such as on-site and regional
controls and in-stream measures as required by the Regional Board, to control stormwater
discharges from applicable new development and redevelopment projects, in which the
combined amounts of impervious surface created and replaced totals one acre or more, so
that these discharges do not increase the erosion potential of the receiving creek over the
pre-project (existing) condition. A project that does not increase the impervious area over
the pre-project condition is excluded from this requirement.

1. Reduce the need for pesticides and contaminants and prevent contact of these pollutants
with stormwater by employing site planning, source control, and construction methods.

1.37 Best Management Practices (BMPs)

Implement Best Management Practices (BMPs) before and during construction and grading
operations in order to minimize erosion, sedimentation, and water pollution:

a. All develogmen/t! including remodeling of existing buildings, shall comply with the
following minimum requirements:.

(1) Prevent the flow of liquid building materials and wastes onto impervious
surfaces and into storm drains and waterways.

(2) Prevent construction equipment, building materials and piles of soil from
contact with rain using plastic sheeting or other temporary cover, and contact with
stormwater using berms, ditches, and other methods.

(3) Contain vehicle and equipment cleaning, storage, maintenance, and refuse and
recycling areas to prevent runoff from discharging into the storm drain system.

(4) Clean up leaks and spills immediately to prevent soil and groundwater
contamination, contact with paved surfaces, and discharge into the storm drain
system.

(5) Use silt ponds, berms and other techniques to trap sediment, spilled liquids
and other pollutants,

b. Development and Other Activities that Alter the Land
In addition to the requirements listed in 1.37a. above, development, construction or
other activities that disturb or otherwise alter the land shall comply with the following
minimum reguirements:
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(1) Where the potential for significant erosion from construction activities exists,

prepare and implement an erosion and sediment control plan that includes effective
erosion and sediment control measures.

(2) Protect sensitive areas, minimize changes to the natural topography, and avoid
removing existing vegetation unless absolutely necessary.

(3) Protect undisturbed areas from construction impacts using vegetative buffer strips,
sediment barriers, filters, dikes, mulching and other measures as appropriate.

(4) Reduce the amount of runoff crossing construction sites by constructing berms,
swales and dikes and diverting drainage ditches. Use berms or temporary check dams
.to reduce the velocity of stormwater runoff.,

(5) Use landscaping to collect, detain and filter surface runoff, and design landscaping
to minimize the use of irrigation, fertilizers and pesticides.

(6) Prevent erosion and trap sedimentation onsite using sediment basins or traps,
earthen dikes or berms, silt fences, check dams, soil blankets or mats, and storm drain

inlet protection.

(7) Control erosion on slopes by seeding and planting vegetation, and using hay bales,
temporary drainage swales, silt fences and berms.

(8) Development related land disturbance, e.g., site preparation, shall not occur

between October 15 and April 15 unless the applicant demonstrates to the satisfaction

of the Community Development Director and Building Official that the development

site will be effectively contained to prevent erosion and sedimentation, and that such

site containment has been established and is ongoing. Site containment shall include,
“‘but hot be limited to, covering stored equipment and materials, stabilizing site

entrances and exposed slopes, containing or reducing runoff, and protecting drain
inlets.

(9) Separate construction sites from storm drains with berms and filters, stabilize
denuded areas, and maintain erosion and sedimentation controls during wet weather,
i.e., between October 15th and April 15th of each year.

(10) Provide for ongoing operation and maintenance of installed stormwater treatment

measures.

(11) As applicable based on project size, secure a Construction Activity Stormwater
General Permit from the San Francisco Bay Area Regional Water Quality Control

Board.
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¢. Site Design Measures

(1) Regulrg for all projects, regardless of size, adequate site design measures. such
as minimizing land disturbance and impervious surfaces (especially parking lots);

clustering of structures and pavement; disconnecting roof downspouts; use of
micro-detention, including distributed landscape detention, greservation of high
quality open space; maintenance and /or restoration of rlgarlan areas and wetland
as project amenities

(2) Reduce the amount of impervious surface areas. Use permeable materials
where appropriate (i.e., light vehicle loading and hghtlx trafficked areas, such as
automobile parking areas).

d. Source Control Measures -

(1) _Require for all projects, regardless of size, adequate source contro]l measures
to limit pollutant generation, discharge and runoff, to the maximum extent
practicable. Examples of source control measures include indoor
mat/equipment/hood filter wash racks or covered outdoor wash racks plumbed to
the sanitary sewer for restaurants; covered trash and food compactor enclosures
with a sanitary sewer connection for dumpster drips; sanitary sewer drains for
swimming pools; sanitary drained outdoor covered wash areas for vehicles,
equipment, and accessories; sanitary sewer drain connections to take fire sprinkler
test water; storm drain system stenciling; landscaping that minimizes irrigation
and runoff, promotes surface infiltration where possible, and minimizes the use of
pesticides and fertilizers; and appropriate covers, drains, and storage precautions
for outdoor material storage areas, loading docks, repair/maintenance bays, and
fueling areas.

1. 38 Developments of Sgemal Concern
Regquire developments with land use activities that have a high potential for generating pollutants

to incorporate BMPs to address the particular pollutants of concern, This shall include, but not
be limited to:

a. Require parking lots to incorporate BMPs to minimize runoff of oil, grease, car battery
acid, coolant, gasoline, sediments, trash, and other pollutants to receiving waters,

b. Reguire commercial developments to incorporate BMPs to minimize polluted runoff
from structures, landscaping, parking areas, repair and maintenance areas, loading
/unloading areas, and vehicle/equipment wash areas,

c. Reguire automotive service stations, gasoline outlets, car washes, and vehicle repair
facilities to incorporate BMPs to minimize runoff of oil, grease, solvents, car battery acid,
coolant, gasoline, and other pollutants to the stormwater conveyance system from areas
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including fueling areas, repair and maintenance areas, loading/unloading areas, and
vehicle/equipment wash areas.

d. Require restaurants to incorporate BMPs to minimize runoff of oil, grease, solvents,
phosphates, suspended solids, and other pollutants. :

e. Require outdoor material storage areas to be designed (e.g., with a roof or awning
cover) to minimize runoff of toxic compounds, oil and grease, heavy metals, nutrients,
suspended solids, and other pollutants. ’

f. Require roof or awning covers over trash storage areas to minimize off-site transport of
trash and other pollutants.

g. Require beachfront and waterfront development to incorporate BMPs to minimize
polluted runoff to beach and coastal waters.

h, Require confined animal facilities, stables and similar animal keeping operations to be
sited and designed to manage, contain, and dispose of animal waste using BMPs to insure
that waste is not introduced to surface runoff or ground water. In no case shall an animal
keeping operation be managed or maintained so as to produce sedimentation or polluted
runoff on any public road, adjoining property, or in any creek or drainage channel.

i. Require onsite sewage treatment systems (septic systems) to be sited, designed, installed,

operated, and maintained to avoid contributing nutrients and pathogens to groundwater
-and/or surface waters.

j. Regquire onsite sewage treatment systems (septic systems) to be sited away from areas
that have poorly or excessively drained soils, shallow water tables or high seasonal water

tables that are within floodplains or where effluent cannot be adequately treated before it
reaches streams or the ocean. o

Require new development to include protective setbacks from surface waters, wetlands

and floodplains for conventional or alternative onsite sewage treatment systems, as well
as separation distances between onsite sewage treatment system components, building
components, property lines, and groundwater. Under no conditions shall the bottom of
the effluent dispersal system be within five feet of groundwater.

1.39 Stormwater Treatment

a. When the combination of site design and source control BMPs are not sufficient to
protect water quality as required by the LCP, or when required by Regional Board per
municipal permit provisions, structural treatment BMPs will be implemented along with
site design and source control measures. Use multi-benefit, natural-feature, stormwater
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treatment systems, such as landscape-based bioretention systems, bioswales and green
roofs, in place of proprietary systems where feasible.

b. Design and install stormwater treatment systems that will reduce the discharge of
pollutants in the stormwater runoff to the maximum extent practicable, for at least the
following projects, and as required by the San Francisco Bay Area Regional Water
Quality Control Board:

(1) New development or redevelopment projects that create and/or replace 10,000
square feet or more of impervious surface including commercial, industrial,
residential housing subdivisions (i.e., detached single-family home subdivisions,
multi-family attached subdivisions (town homes), condominiums, and
apartments), mixed-use, and public projects. Interior remodels, routine
maintenance or repair (such as roof or exterior wall surface replacement and
pavement resurfacing within the existing footprint), and single-family homes that
are not part of a larger plan of development, are excluded from this category.

If a redevelopment project increases or replaces more than 50

percent of the impervious surface of a previously existing development,
the entire project must be included in the treatment system design

(e.g., stormwater treatment systems must be designed and sized to treat
stormwater runoff from the entire redevelopment project). For
redevelopment projects that increase or replace less than 50 percent of
the impervious surface, stormwater treatment systems must be designed
and sized to treat stormwater runoff from the new and/or replaced

impervious surface of the project.

(2) Any newly constructed street, road, or highway; contiguous paved surfaces
installed as part of a street, road or highway project (including contiguous
sidewalks and bicycle lanes); or impervious trails that are greater than 10 feet
wide or are creekside (within 50 feet of the top of bank), that create 10,000 square
feet or more of contiguous impervious surface.

(3) Replaced arterial streets or roads that are rehabilitated down to the gravel base
(i.e., roads or pavement that are demolished and re-built from the gravel base up)
and that create and/or replace 10,000 square feet or more of contiguous
impervious surface. Replacement of local and connector non-arterial roads and
paved trails, routine surface repaving, pothole repair of all other streets, roads,
highways are excluded.

c.. Design and install post-construction structural BMPs (or suites of BMPs) to treat,
infiltrate or filter the amount of stormwater runoff produced by all storms up to and
including the 85th percentile, 24-hour storm event for volume-based BMPs and/or the

85th p_er'centile2 1-hour storm event (with an appropriate safety factor, i.e. 2 or greater) for
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flow-based BMPs or the flow of runoff from a rain event equal to at least 0.2 inches per
hour intensity to the maximum extent feasible.

1.40 _ Drainage

Require post-development peak flow (runoff) and velocity to be less than or equal to pre-
development peak flow and velocity in areas where there are no existing down stream storm
drain systems. No additional runoff, caused by development, shall cross property lines. In areas
where there are existing storm drain systems, those systems shall be of adequate size to accept

the increased runoff, or mitigation procedures shall be taken. Mitigation procedures may include
on-site storm drain detention or off-site storm drain detention.

1.41 __Hydromodification Management (HM) Standard

Stormwater discharges from applicable new development and redevelopment projects, in which
the combined amounts of impervious surface created and replaced totals one acre or more, shall
not cause an increase in the erosion potential of the receiving stream over the pre-project
(existing) condition. Increase in runoff flow and volume shall be managed so that post-project
runoff shall not exceed estimated pre-project rates and durations, where such increased flow
and/or volume is likely to cause increased potential for erosion of creek beds and banks, silt
pollutant generated, or other adverse impacts to beneficial uses due to increased erosive force.
Projects shall implement the hydromodification requirements by use of on-site control measures,
regional control measures, or in-stream measures, as required by the Regional Board. o

1.1.4. Suggested Modifications to County Exhibit Q Resolving Policy Conflicts:

. Suggested Modification No. S:

1.1.5. Suggested Modifications to County Exhibit R Correcting and Clarifying
LCP Provisions

Suggested Modification No. 6 — Rural Areas

*1.7 Designation of Rural Areas
Designate as rural those lands shown outside the urban/rural boundary on the
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Loeal-Coastal Program LCP Land Use Plan Maps 1.3 ssi# et-on-Mareh 26,
re designated Agriculture, General Open Space, Timber Preserve or Publlc Recreatlon en-that

H”

1.1.6. Additional Suggested Modifications to LUP Chapter 1

Suggested Modification No. 6 — New adequacy of public services policy:

1.18.1 Ensure Adeguate Public Services and Infrastructure for New Development in Urban
Areas.

a. No permit for development in the urban area shall be approved unless it can be demonstrated
prior to project approval, that the development will be served upon completion with adequate
public services, including but not limited to public water, wastewater collection, treatment and
disposal; storm drainage; fire and emergency medical response; police protection; transportation;
schools; and solid waste collection and disposal; as applicable to the proposed development.

b. Demonstration of adequate water and sewer facilities shall include evidence that adequate
capacity (including transmission collection, treatment and disposal) exists within the system to
serve the development and all other existing and foreseeable development the system is
committed to serving, and evidence that the entity providing the service will provide such service
for the development. :

c. Limit new dwelling units within the Coastside County Water District service area to the

number of available non-priority connections in the Midcoast permitted by the El Granada
Pipeline Project (Coastal Commission CDP A-2-SMC-99-063; A-1-HMB-99-020).

d. Allow new water connections in the Montara Water and Sanitary District water service area
only if consistent with the MWSD Public Works Plan (Coastal Commission PWP No. 2-06-006),
Chapter 2 Qf the L.CP, and all other app licable Q”o}ieies of the LCP.

e. Private wells shall be prohibited within the urban services line of the Midcoast unless
authorized pursuanttoa g roundwater management plan incorporated into the LCP.

f. Private septic systems shall be prohibited within the urban services line of the Midcoast unless
authorized pursuant to a groundwater management plan incorporated into the LCP.

g. Demonstration of adequate transportation services shall include compliance with Policies 2.58
and 2.59.

h. Lack of adequate services to serve the proposed development shall be grounds for denial of
the project.
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1.2. Suggested Modifications to LUP Chapter 2 (Public Works)
1.2.1. Suggested Modifications to County Exhibit R
Suggested Modification No. 7 — Service area boundaries:

2.22 Establishing Service Area Boundaries

a. Require, as a condition of granting a permit for expansion of sewage treatment facilities, that
sanitary sewer connections be limited to the urban areas and rural residential areas as shown on
the LERLand-Use-Map-Land Use Plan Map 1.3 and the zoning map. Exclude property located
outside the urban boundary and rural residential areas from assessment for sewage treatment
facilities by SAM or its member agencies. '

b. Allow SAM to supply reclaimed wastewater te-areas-outside-servies-areas
LUP Policy 2.18(c).

consistent with

aseepene-rbﬁtibsRedraw the boundanes of the sewer d1strrcts to correspond to the urban boundary
and the boundary of rural residential areas.

and-lse - Allow Montara Water and Sanltarg DlStI‘lCt to use the old Montar
Treatment Plant for wet weather storage and a pump station

b. Reserve public pedestrian access on the seaward side of this Montara site and connect it to
proposed trails at both ends consistent with the policies of the Shoreline Access Component.
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Suggested Modification No. 8 — Phasing public works development:

2.7 Phased Development of Public Works Facilities

Require the phased development of public works facilities in order to insure that permitted public
works capacities are limited to serving needs generated by development which is consistent with

the Local Coastal Program policies. Allow expansion of public works facilities, including but not
limited to water supply and transmission, sewage treatment and transmission, and the San Mateo
County Midcoast and City of Half Moon Bay regional transportation system only after
considering the availability of other public works facilities, and establishing whether capacity
increases would overburden the existing and probable future capacity of other public works
facilities. Consideration of highway capacity shall include review of the adequacy of the level of
service (LOS) on Highways 1 and 92. Adequate level of service for Highways 1 and 92 shall be
defined, at minimum, as Level of Service (LOS) C except during the peak commuter period
when LOS D is acceptable and the recreation peak periods when LOS E is acceptable.

Suggested Modification No. 9 — Priority uses:

2.8 Reservation of Capacity for Priority Land Uses

a. Reserve public works capacity for land uses given priority by the Local
Coastal Program as shown on Table 2.7 and Table 2.17. Public works shall include water supply

and transmission, sewage treatment and transmission, and the San Mateo County Midcoast and

City of Half Moon Bay regional transportation system, including the level of service (LOS) on
Highwazs 1 and 92. All priority land uses shall exclusively rely on public sewer and water

services.
b. For each pubhc works development=phase reserve capacity adequate to
allow priority land uses to develop to the buildout allowed by that-phasethe LCP.
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e i Aggllcanons for a LCP Amendment to reallocate priority capacity
mgst be accomgamed bz substantial evidence and studies documenting excess capacity. Before

approving the reallocation and before submitting the reallocation to the Coastal Commission for
an LCP Amendment, the Planning Commission shall substantiate seke-the-finding, in writing,

that the remaining reserved capacity will be adequate to serve the remaining priority land uses.

d. Allow Coastside County Water District and Montara Water and Sanitary
D1strlct to allocate prlorlty capac1ty in accordance w1th Table 2 17 eqw*‘aleﬂt—te-teﬂ—staﬂd-afd—m-ze

prov1de mun1c1pal water service to resxdentlal dwellmgs Wthh are connected to the public
sanitary sewer system, when such a connection is necessary to avert a substantial hardship
caused by the failure of a private well serving the dwelling in production quantity or quality as
certified by the Director of the Environmental Health Division. For purposes of this policy,
“substantial hardship” shall not include any failure which can be remedied by repair or
replacement of well equipment or facilities, or relocation of a well on a parcel. Whether
substantial hardship exists shall be determined by the Community Development Director

Planning Director, following consultation with the Director of Environmental Health and the
General Manager of the Ceastside-County-Water Distriet serving water district.

In order to minimize the reduction in water reserved for Coastal Act priority and uses,
applications for reallocated water shall include a Water Fixture Retrofit Plan to replace existing
water fixtures of the residence applying for the connection with water conserving fixtures. This
plan must be reviewed and approved by the Ceastside-Community-Water Distriet General
Manager of the serving water district prior to the establlshment of the connection, and contain
the following:

(1) A list of all existing fixtures to be retrofitted and their present associated water flow (e.g.,
gallons/second); '

(2) A list of all proposed fixtures to be installed and their associated water flow;

(3) The estimated annual water savings resulting from the proposed retrofit, showing all
calculations and assumptions; and

(4) A leak detection test; all leaks shall be repaired, but such repairs shall not be calculated in the
estimates of savings. The inspection personnel of the serving water district shall inspect the
water fixtures prior to and following the retrofit to confirm compliance with the approved plan
and proper installation.
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The Ceoastside-Community-Water Distriet inspection personnel of the serving water district shall

inspect the water fixtures prior to and following the retrofit to confirm compliance with the
approved plan and proper installation.

The serving water district shall provide notices to the County Planning Department and the
Coastal Commission of all failed wells applications.

Suggested Modification No. 10 — Deletion of outdated public works policies:

e Amount of expansion capacity shall be determined Establish-the-eapaeity-by: (1) estimating
the capacity needed to serve the land use plan at buildout, (2) conmdermg the availability of

related public works to establish whether capacity increases would overburden the existing and

probable future capacity of other public works, (3) after a thorough traffic study, determining the
existing and future level of service (LOS) on Highway 92 and Highway 1 as a result of the
facility expansion. No expansion of other public works facilities shall be permitted unless
existing or probable future capacity of other related infrastructure, including but not limited to
-water supply and transmission, sewage treatment and transmission, and the San Mateo County
Midcoast and City of Half Moon Bay regional transportation system, including the level of
service (LOS) on Highways 1 and 92, is sufficient to adequately serve the level of development
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that would be supported by the proposed public works facility expansion. Adequate level of

service for Highways 1 and 92 shall be defined, at a minimum, as Level of Service (LOS) C
except during the peak commuter period when LOS D is acceptable and the recreation peak

periods when LOS E is acceptable; and ané=<34) considering the availability of funds.
d. Require every phaseexpansion of capacity to go through the coastal development review

process.

2.13 Coordination with the City of Half Moon Bay

Coordinate with the City of Half Moon Bay’s certified Local Coastal Program to take mto
consideration the policies of the City’s LCP when determining=H5-Phase-F-sewereapacity-ane
@)»when and how much to increase the capacity of all public works facilities-after-Rhase-t.

Suggested Modification No. 12 ~ Expansion of special district policy:

N

A5.1

Allow the formation or expansion of special districts only when existing or probable future
capacity of other related infrastructure, including but not limited to water supply and
transmission, sewage treatment and transmission, and the San Mateo County Midcoast and City
of Half Moon Bay regional transportation system, including the level of service (LOS) on
Highways 1 and 92, is sufficient to adequately serve the level of development that would be
supported by the proposed special district formation or expansion. Adequate level of service for
Highways 1 and 92 shall be defined, at minimum, as Level of Service (LOS) C except during the
peak commuter period when LOS D is acceptable and the recreation peak periods when LOS E is
acceptable.

Suggested Modification No. 13 — Deletion of outdated sewer policies:

Suggested Modification No. 14 — Expanding sewer capacity:

. 2.18 Timing and Capacity of LatesRhasesSewage Treatment and Distribution Capacity
Exgansmn '

—=5C
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a.b. Allow expansion of sewage treatment and dlstrlbutlon cap_acnx onlx under the followmg
1rcumstgnces (1) onlg when exxstlng cagacnz 2 e-Hmnege : : < beein

: has been consumed or will be consumed w1thm the tlme perlod requlred
to construct addltlonal sewage treatment capacity; (2) only after considering the availability of

other public works facilities, and establishing whether capacity increases would overburden the
existing and probable future capacity of other public works facilities; and (3) only when the level
of service (LOS) on Highways 1 and 92 is found to be at a minimum of LOS C except during the
peak two-hour commuting period when LOS D is acceptable, and except during peak

recreational hour when LOS E is acceptable, and only when substantial evidence and traffic
studies substantiate that the LOS would be maintained at that level or better.

b. Projects to increase sewage collection, transmission, and storage capacity to prevent wet
weather overflows only, are permitted notwithstanding traffic conditions on Highways 1 and 92
provided that the projects do not induce growth or increase the treatment capacity of the SAM
plant or the total number of sewer connections made available by the SAM treatment plant
expansion permitted by Coastal Commission CDP No. 1-94-111 as of the time of certification

c. Projects to upgrade the SAM treatment plant from secondary to tertiary treatment to provide
recycled water to the existing Ocean Colony Golf Course (that currently utilizes wells),
agricultural uses, and other Coastal Act priority uses are permitted notwithstanding traffic
conditions on Highways 1 and 92 provided that the recycled water project does not induce
growth, nor provide additional water connections to other commercial, residential, or industrial
water users; or increase the treatment capacity of the SAM plant or the total number of sewer

connections made available by the SAM treatment plant expansion permitted by Coastal
Commission CDP No. 1-94-111 as of the time of certification.

ollectlon, s;orageE and transmlssmn Qrolecgs shall be consxstent with the following standards:

1. Maximum Capacity. The maximum service capacity of the project shall not induce

growth inconsistent with the protection of coastal resources and public access and recreation
opportunities and will assure that untreated wastewater will not be discharged into any
coastal waters including streams, wetlands, and the marine environment.

2. Priority Uses. The project shall demonstrate that sewage treatment capacity is available
and allocations are reserved for Coastal Act priority uses,

3. Other Public Sngicé Capacities. The maximum level of development supported by the
project shall not exceed that supported by other existing and probable future public
services, including water supply and road capacity. The project shall not induce growth
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beyond that level necessary to maintain acceptable road Levels of Service and circulation

to protect coastal access and recreation opportunities, and provide for public safety (e.g.,

fire evacuation).

4. Siting, The g roject shall be sited and designed to minimize impacts to visual resources,
prevent degradation of sensitive habitats, and shall be consistent with all applicable
policies of the LCP.

Suggested Modification No. 15:

Suggested Modification No. 16 — Reserving sewer capacity for priority use:

2.21 Reservation of Capacity for Priority Land Uses :

a. Reserve sewage treatment capacity for each land use given priority by the Coastal Act or the
Local Coastal Program. These priority uses are shown on Table 2.7. Amend this table to reflect
all changes in the Land Use Plan which affect these priority land uses.

b. Where existing or planned sewage treatment facilities can accommodate only a limited amount

of new development, services to Coastal Act priority uses listed on Table 2.7 shall have priority
over Local Coastal Program priority uses listed on Table 2.7.
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¢. Allow capacity to be reallocated to non-priority land uses in accordance with Policy 2.8.

Suggested Modification No. 17 — Private septic systems:

2.24.1 Private septic systems shall be prohibited within the urban services line of the Midcoast
unless authorized pursuant to a groundwater management plan incorporated into the LCP.

Suggested Modification No. 18 — Delete outdated water supply policy:

Suggested Modification No. 19 — Monitoring water consumption:

2.26 Monitoring e£RkasedRequire that the water service providers, presently Coastside County
Water

District (CCWD) and theGitizens-Bhilities-Company(EHH GMontara Water and Sanitary District
(MWSD), monitor: (1) the actual amount of water consumption by land use, and (2) the rate of
growth of new development. Require them to submit an annual data report to the County
summarizing the results of this monitoring.

Suggested Modlficatlon No 20 Expansnon of water supply:
' apacity=e e ages xggnsron of Water Suggl_g gnd Dlstrlbutlon Cap_ac1t)4

Allow exp_ansmn of water sulgglg2 service connectlons! and water treatment and distribution

capacity to serve new development only under the following circumstances: (1) when existing
capacity has been consumed.or will be consumed within the time required to construct additional
water supply capacity; (2) after considering the availability of other public works facilities, and
establishing whether capacity increases would overburden the existing and probable future
capacity of other public works facilities; and (3) only when the level of service (LOS) on
Highways 1 and 92 is found to be at a minimum of LOS C except during the peak two-hour
commuting period when LOS D is acceptable, and except during peak recreational hours when

LOS E is acceptable, and only when substantial evidence andw_trafﬁc studies substantiate that the
LOS would be maintained at that level or better.
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b. Supplemental water supply projects to serve urban development s served by private wells that
exist as of the date of this amendment certification shall be permitted notwithstanding traffic
conditions on Highways 1 and 92, but only when existing capacity has been consumed.

c. Supplemental water supply projects shall be consistent with the following standards:
(1) The maximum service capacity of the project will not induce growth inconsistent with the
protection of coastal resources and public access and recreation opportunities.

(2) The project shall assure that water withdrawals from surface streams and groundwater will be
sufﬁcwntlg hmlted 10 p_rotect (i) adeguate mstream ﬂows necessary fo support sensmve
d ifi nd (i

agricultural resources.

(3) The project shall demonstrate that water capacity is available and allocations are reserved for
Coastal Act priority uses.

(4) The project shall demonstrate that water storage and delivery systems will be adequate to
meet the fire safety and other public health and safety needs of new development supported
by the project, consistent with the protection of other coastal resources.

(5) The maximum level of development supported by the project shall not exceed that supported
by the existing and probable future capacity of other public services, including wastewater
treatment capacity and road capacity. The project shall not induce growth beyond that level
necessary to maintain acceptable road Levels of Service and circulation to protect coastal
access and recreation opportunities, and provide for public safety (e.g., fire evacuation).

(6) The project shall demonstrate that it is an element (where economically and environmentally
appropriate) of a balanced water supply portfolio that also includes other supply alternatives,
including conservation and water recycling to the maximum extent practicable.

171 The p_ro;ect shall minimize the use of energy_

(8) The project shall be sited and designed to minimize 1mgacts to v1sual resources and shall be
consistent with all applicable policies of the LCP,

Suggested Modification No. 21 — Desalination:

2.28 Desalination
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Any proposed desalination plants shall require a coastal development permit and an amendment
to this LCP.

Desalination facilities must:

a. Provide public services;

b. Avoid or fully mitigate any adverse environmental impacts to coastal resources;

c. Be consistent with all LCP and Coastal Act policies, including those for concentrating
development, supporting priority coastal uses, and protecting significant scenic and habitat
resources:

d. Be designed and sized based upon adopted community planning documents, which may
include General Plans, Urban Water Management Plans, Regional Water Supply Plans, Local
Coastal Programs, and other approved plans that integrate local or regional planning, growth, and
water supply/demand projections;

e. Use technologies that are energy-efficient. Estimates of the projected annual energy use and
the environmental impacts that will result from this energy production, and evidence of
compliance with air pollution control laws for emissions from the electricity generation, shall be
submitted with permit applications;

f_Use, where feasible, sub-surface feedwater intakes (e.g., beach wells) instead of open pipelines
from the ocean, where they will not cause significant adverse impacts to either beach topography
or potable groundwater supplies;

g. Use technologies and processes that eliminate or minimize the discharges of hazardous
constituents into the ocean and ensure that the least environmentally damaging options for
feedwater treatment and cleaning of plant components are selected. Opportunities for combining
brine discharges with other discharges (e.g., from a sewage treatment facility or power plant
should be considered and the least environmentally damaging alternative pursued. Applicants
should provide information necessary to determine the potential impacts to marine resources
from the proposed intake and discharge. Obtaining this information may require new or updated
engineering, modeling and biological studies, or in some cases may be obtained from pre-
operational monitoring, monitoring results from other desalination facilities, and pilot studies
conducted before building a full-scale facility;

'h. Be designed and limited to assure that any water supplies made available as a direct or indirect
result of the project will accommodate needs generated by development or uses consistent with
the kinds, location and densities specified in the LCP and Coastal Act, including priority uses as
required by Coastal Act Section 30254, and,;

i. Be an element (where economically and environmentally appropriate) of a balanced water
supply portfolio that also includes conservation and water recycling to the maximum extent
practicable.

Suggested Modification No. 22 — Delete outdated:

Suggested Modification No. 23 — Reserving priority water capacity:
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2.29 Reservation of Capacity for Priority Land Uses

a. Reserve water supplies for each land use given priority by the Coastal Act or the Local Coastal
Program. These priority uses are shown on Table

2.17. Amend this table to reflect all changes in the Land Use Plan which affect these land uses.

b For eaehﬁhaee-e%each water supply and distribution expansion that is permitted,

ecapacity for prlorlty land uses shall be reserved
con31stent w1th LCP Table 2.17 to d

C. Where ex1st1ng or p_lanned p_ugllc water facﬂlges can accommodate only a 11m1ted amount of
new development, services to the Coastal Act priority uses identified in Table 2.17 shall have
priority over the Local Coastal Program priority uses identified in Table 2.17.

Suggested Modification No. 24 — water conservation:

2.31 Conservation
Eneeurage Require water service providers to establish water conservation programs to reduce
existing and future water consumption.

Suggested Modification No. 25 - Standards for groundwater production:
2.32 Groundwater Proposal
Require, if new or increased well production is proposed to increase supply consistent with LCP

Policy 2.27, that:

a. Water quality be adequate, using blending if required, to meet the water standards of Policy
2.30.
b. Wells are installed under inspection accordmg to the requirements of the State and County
Department of Public Health.
c. The amount pumped be limited to-a-=s hieh=such that it doeswr%not impact
wate-dependentsensitive species and habltats 1nclud1ng streams, riparian habitats and_wetlands
mershes.
d. Base the-safe-yield-and-pumping restriction on studies conducted by a person agreed upon by
the County and the applicant which shall: (1) prior to the grantmg of the permlt examine the
geologic and hydrologic conditions of the site to determine e-pre eld-the amount
that may be pumped without whiek-wit-net adversely affecting a water dependent sensitive
habitat or result in depletion of the aquifer; and (2) during the first [three] years, monitor the
impact of the well on groundwater and surface water levels and water water quality and plant species
and animals of water dependent sensitive habitats to determine if the preliminary pumping
restriction safeaeld-adequately protects the sensitive habitats and what measures should be
taken if and when adverse effects occur.

e. If monitoring shows impacts to water-dependent sensitive habitats, the pumping rate shall be
reduced until it is clear that such impacts will not occur.
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Suggested Modification No. 26 — Private wells:

2.33 Private wells shall be prohibited within the urban services line of the Midcoast until
authorized pursuant to a groundwater management plan incorporated into the L.CP,

Suggested Modification No. 27 — Delete outdated:

Suggested Modification No. 28 — Required findings for water supply development:

2.36 Findings

Require, as a condition of permit approval for any facilities to increase water supply, that the
following findings are made: (1) the addition of this water supply facility is consistent with the
Cempenent-LUP Policies 2.27, 2,28, and 2.29, (2) storage is adequate to insure that sufficient
emergency supply is available and any additional development allowed because of this increase
in water supply will bé served during dry summer months, (3) the development of this facility
minimizes energy consumption and (4) the siting of this facility is consistent with LCP policies.

Suggested Modification No. 29 — Roadway capacity expansion:

2.48 Capacity Limits
a. Limit expansion of roadways to capacity which does not exceed that needed to accommodate
commuter peak period traffic when buildout of the Land Use Plan occurs and which does not

exceed existing and probable future capacity of water and sewage treatment and transmission

capacity or other wise conflict with other policies of the LCP.
b. Use the requirements of commuter peak period traffic as the basis for determining appropriate

increases in capacity. 3

c. Ensure that any additional development that would be served/facilitated by the road expansion
project does not exceed the development levels that the existing water supply and sewage
treatment capability can serve. '
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d. Maintain Highway 1 as scenic two-lane road outside the Urban Midcoast area depicted on
LUP Map 1.3.

Suggested Modification No. 30 — Level of service:

2.49 Desired Level of Service

In assessing the need for road expansion and when assessing the traffic 1mgacts of proposed
developments, consider Service Level D acceptable during commuter peak periods and Service
Level E acceptable during recreation peak periods.

1.2.2. Suggested Modification to County Proposed Exhibit I: Future of Devil’s
Slide Bypass Property

Suggested Modification No. 31 — Route 1 and 92 capacity/devil’s slide bypass:

2.50 Route 1 and Route 92 Bhase-l Capacity Limits

a. On Route 92, limit Rhasedimprovements to: (1) slow vehicle lanes on uphill grades, and (2)
the following operational and safety improvements within the existing alighment or lands
immediately adjacent: elimination of sharp curves, lane widening, turn pockets, wider shoulders
to improve aHew passage for bicycles and emergency vehicles and signals at major intersections.
b. On Route 1, limit Phasedimprovements to: (1) slow vehicle lanes on uphill grades and the

~ following operational and safety improvements within the existing alignment or lands
immediately adjacent: elimination of sharp curves, lane widening, lane reconfiguration,
acceleration/deceleration lanes, wider shoulders to allow passage for bicycles emergency
vehicles and signals at major intersections; (2) Additional traffic lanes in the Midcoast project
area as depicted on Map 1.3, provided the additional lanes are found to be in compliance with all

other applicable policies of the LCP, including, but not limited to, sensitive habitat and wetland
protection policies; and (23) construction of a tunnel for motorized vehicles only behind Devil’s

Slide through San Pedro Mountain.

The tunnel design shall be consistent with (a) Coastal Act limits restricting Route 1 to a two-lane
scenic highway, and (b) minimum State and federal tunnel standards. A separate trail for
pedestrians and bicycles shall be provided outside the tunnel as specified in Policy 2.56a and
2.56b.
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Suggested Modification No. 32 - Traffic monitoring:

2.52 Bhase-Monitoring

a. Require dusingRhaset-that CalTrans monitor peak commuter period traffic and submit data
reports to the County on the results of this monitoring, as a basis for documenting the need for
increased roadway capacity, when a permit application is submitted.

b. The County shall mMonitor the number and rate of new residential constructionpastieutasty—in

the-suralMid-Coeastand its relation to Jevels of peak commuter period and recreation peak period
traffic levels.

¢. Submit annual traffic monitoring reports to the Coastal Commission

Suggested Modification No. 33 — Capacity of roadway expansion:

2. 53 %mmﬁ&-ﬁéRoad Exgansmn Capa(:lty ef-%&te#hases

e=Estabhsh the capacxty bsé of future road exgansmn grolects bz (1) estlmatmg the road capac1ty
needed to serve the land use plan at buildout, (2) considering the availability of related public
works and whether expansion of the road capability would overburden the existing and probable
future capacity of other public works,The additional development that would be
served/facilitated by the road expansion project may not exceed the development levels that the
existing and probable future water supply and sewage treatment capability can serve, (3)
considering the availability of funds and (4) demonstrating that basic levels of public transit
service have been met and the proposed improvement will not result in reduced public transit

patronage;(5) ensuring that State Highway One in rural areas north of the Midcoast project
boundary and south of the City of Half Moon Bay, shall remain a scenic two lane road.

Suggested Modification No. 34 — Roadway alignments:

2.54 Roadway Alignments

a. For Routes 92 and 84, use the existing alignment when increasing roadway capacity, unless it
can be proven physically and economically infeasible, or if use of the existing alignment would
be env1ronmentally more damaglng than an altematlve route
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c. Require that the roadway improvements be consistent with ll applicable policies of the Local
Coastal Program, pastieutasiy-including, by not limited to, the Sensitive Habitats and Agriculture
Components.

Suggested Modification No. 35 — Preferential treatment for buses/shuttles:

2.55 Preferential Treatment for Buses

Require that CalTrans provide preferential treatment for buses_and shuttles at congested
locations, such as the intersection of Routes 1 and 92, in accordance with the Transit Policies of
this Component.

1.2.3.  Suggested Modification to County Proposed Exhibit K: Highway 1 Pedestrian
Access

Suggested Modification No. 36 — Bicycle and Pedestrian Trails:

2.56 Improvements for Bicycle and Pedestrian Trails

a. Require, if funds are available, that CalTrans provide adjacent or separate facilities for
bicycle and pedestrian trails in accordance with the policies of the Recreation and

Visitor-Serving Facilities and Shoreline Access Components and the San Mateo County
Comgrehenswe Bxke%e%eways Plan gCCAGg —v:»~-=-=;=~—~-:— ——————— =-——es—=-:—~—-e—su—-———:

e%né%he%a% When the tunnel is comgleted behlnd Dexll’s Shde! assure that
CalTrans provides for a multi-use bicycle and pedestrian trail and connections as part of
the California Coastal Trail gCCTzi consistent with the coastal development permit for
the tunnel project,

mgrovements a35001ated w1th the tunnel behind Devil’s Slide, if there is no plan for an
alternative transition of responsibility for managing the relinquished portion of Highway
1 that is slated to become part of the CCT, the County will accept Caltrans’
relinquishment of the abandoned portion as a non-motorized trail and shall open and
operate the trail and facilities 365 days a year. This CCT facility shall be incorporated
into the San Mateo County Parks System and remain within that system until such time
as responsibility for operation and maintenance of the access is transferred to an
alternative permanent custodian.

wae—T he Countz w1ll work w1th Caltrans, the State Coastal Conservanc_g! the Coastal



Attachment 1

San Mateo County Midcoast Update LCP Amendments
Coastal Commission Staff's Suggested Modifications

- Page 29 of 71

Commission, State Parks, Golden Gate National Recreation Area, and other public
agencies to ensure that a CCT trail alignment is developed and will continue from the
southern terminus of the Devil’s Slide Highway 1 relinquishment and link to other trail
systems. '

3=Requ1re ast a minimum, that CalTrans prov1de adequate rlght-of-way on new or
improved roadways to allow the future development of bicycle and pedestrian trails in
accordance with the policies of the Recreation and Visitor-Servicing Facilities and
Shoreline Access Components and the San Mateo County Comprehensive Bike Route
Plan (CCAQ).

coordlnatlon w1th CalTrans promote the development of a contmuous Midcoast

pedestrian/bicycle/multi-purpose path (or a system of single mode paths) parallel to
Highway 1 consistent with the California Coastal Trail (CCT) Plan (Policy 10.37.A) and
within the right-of-way when no other preferable CCT alignment is available.

f. Through coordination with CalTrans, promote the most appropriate, safe,

feasible crossings, either at-grade, above- or below-ground pedestrian crossings at Midcoast
locations along Highway 1, including those shown as “Proposed Safe Crossing” in the
Midcoast Recreational Needs Assessment — Map 3,

g. Unless a suitable off-highway alternative already exists or is being provided, require that
CalTrans incorporate the following as part of any new or improved roadway project:

(1) A continuous Midcoast pedestrian/bicycle/multi-purpose path (or a system of single
mode paths) parallel to Highway 1 consistent with the California Coastal Trail (CCT)
Plan (Policy 10.37.A) and within the right-of-way when no other preferable CCT
alignment is available., and/or

(2) The most appropriate, safe, feasible crossings, either at-grade, above- or below-
ground pedestrian crossings at Midcoast locations along Highway 1, including
those shown as “Proposed Safe Crossing” in the Midcoast Recreational Needs
Assessment — Map 3.

Suggested Modification No. 37 — Protecting roads for visitors:
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2.57 Protecting Road Capacity for Visitors through Transportation System
Management Techniques

a. Use the following transportation system management techniques to maximize the efficiency
and effectiveness of existing roadways during recreation peak periods and protect road capacity
for visitors: (1) recommend that the State Highway Patrol enforce illegal parking regulations
‘along Route 1 and in emergency pullouts on peak weekends and holidays;

(2) recommend that CalTrans install left turn storage lanes at all parking lots (25 spaces or
greater) along the shoreline; (3) minimizethe-number-ol prohibit new road or driveway
connections to Routes 1ands92 in the Midcoast area as shown on Map 1.3 which do not serve
recreation facilities unless there is no other feasible alternative;s ard-(4) minimize the number of
new road or driveway connections to Routel, 92, and 84 in rural arcas which do not serve
recreation facilities; and (54) orient local commercial and community facilities away from
Highways 1 and 92.

b. Recommend to the City of Half Moon Bay that it prohibit the location of local commercial or
community facilities on Route 92 and on Route 1, within a half mile of Route 92.

c. Monitor the peak recreation period traffic to determine whether the above techniques are
successful and whether new residential development is consuming road capacity needed for
visitors.

1.2.4. Suggested Modification to County Proposed Exhibit H: Midcoast Traffic
Mitigation Measures

Suggested Modification No. 38 — Traffic Mitigation

2.57.1 Traffic Mitigation for all Development

In the urban Midcoast, require new development as defined in Section 30106 of the Coastal Act,
that generates any net increase in vehicle trips on Highways 1 and 92, except single family

residential development and visitor serving uses to develop and implement a traffic impact
analysis and mitigation plan (TIMP). Prior to the approval of any coastal development permit

application involving the above, information necessary for the analysis and implementation of all
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components of the TIMP shall be submitted in support of any CDP application. Calculation of
new vehicle trips generated shall assume maximum occupancy/use of any approved
development. The TIMP shall include:

a. Traffic mitigation measures, including but not limited to transportation demand
management (TDM) measures set forth by the City/County Association of Governments
(CCAG), lot retirement or merger of lots of record (as described in subsection (c)
below), establishing a shuttle service for employees of the subject development,
subsidizing transit for employees of the specific development, charging for non-public
access parking, establishing a carpool or vanpooling program for employees of the
subject development, having a compressed work week for employees of the subject
development, providing bicycle storage facilities and showers for employees of the
subject development, and establishing a day care program for employees of the subject
development. Prior to approval of the Coastal Development Permit the County shall find
that the proposed mitigation measures reduce all new vehicle trips generated by the
project to the maximum extent feasible.

b. Specific provisions to assess, and mitigate for, the project’s significant adverse
cumulative impacts on public access to, and recreational use of, the beaches of the Mid-
coast region of San Mateo County. This shall include an assessment of project impacts
combined with other projects causing related impacts, including all reasonably
foreseeable future projects as defined in 14 CCR § 15130(b). Public access and recreation
mitigation measures to consider include: providing public access parking that is not time
restricted, public access signage indicating that public access parking is available,
providing a public recreation shuttle bus to all the beaches during key recreational use
times that commences at the junction of Highway 92 and 280, dedication of construction
of various public access improvements such as bikeways, and vertical and lateral public
paths to and along the beaches and/or bluffs.

c. Land Divisions. Mitigation measures for all land divisions shall include lot retirement or

merger, as described in Subsections (1) and (2) below: .
(1) Lot Retirement:

i. Prior to issuance of the coastal development permit, the applicant shail
submit evidence, for the review and approval of Community Development
Director, that the development rights have been permanently extinguished
on the number of existing legal lots equal to the number of lots to be
developed such that the development of property authorized shall not
result in a net increase of residential development within the Midcoast
project area as depicted on Map 1.3. The development rights on the lots
shall be extinguished only in the Midcoast Region of San Mateo County,
an area that is generally depicted on Map 1.3 and that is primarily served
by the segment of Highway 1 between its intersection with Highway 92
and Devil's Slide and/or by the segment of Highway 92 west of Highway
280. Each mitigation lot shall be an existing legal lot or combination of
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contiguous lots in common ownership and shall be zoned to allow
development of a detached single-family residence. The legality of each
mitigation lot shall be demonstrated by the issuance of a Certificate of
Compliance by the City or County consistent with the applicable standards
of the certified LCP and other applicable law.

ii. For each development right extinguished in satisfaction of ¢(1) of this
policy, the applicant shall, prior to issuance of the coastal development
permit execute and record a document, in a form and content acceptable
to the Community Development Director, irrevocably offering to dedicate
to a public agency or private association approved by the Executive
Director an open space or scenic easement to preserve the open space
and scenic values present on the property that is the source of the
development right being extinguished and to prevent the significant
adverse cumulative impact to vehicular traffic levels and public access to
the coast that would result as a consequence of development of the
property for residential use. Such easement shall include a legal
description of the entire property that is the source of the development
right being extinguished. The recorded document shall also reflect that
development in the easement area is restricted as set forth in this permit
condition. Each offer shall be recorded free of prior liens and
encumbrances that the Executive Director determines may affect the
interest being conveyed. The offer shall run with the iand in favor of the
People of the State of California, binding all successors and assigns, and
shall be irrevocable for a period of 21 years, such period running from the
date of recording.

iii. For each development right extinguished in satisfaction of c(1)(ii) of this

policy, the applicant shall, prior to issuance of the coastal development
permit, also execute and record a deed restriction, in a form and content
acceptable to the Community Development Director, requiring the
applicant to combine the property that is the source of the development
right being extinguished with an adjacent already developed lot or with an
adjacent lot that could demonstrably be developed consistent with the
applicable certified local coastal program. The deed restriction shall
include legal descriptions of all combined and individual lots affected by
the deed restriction. The deed restriction shall run with the land, binding
all successors and assigns. and shall be recorded free of prior liens and
encumbrances that the Community Development Director determines may
affect the enforceability of the restriction. This deed restriction shall not be
removed or changed without an amendment to the coastal development
permit. '

iv. As an alternative to the method described in subse"‘c‘;tion c(1)(ii) and (iii)
above, the applicant may instead, prior to issuance of the coastal
development permit, purchase existing legal lots that satisfy the criteria in
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subsection c(1)(i) above and, subject to the review and approval of the
Community Development Director, dedicate such lots in fee to a public or
private land management agency approved by the Community
Development Director for permanent public recreational or natural
resource conservation purposes.

2. Lot Merger

i. Prior to issuance of the coastal development permit, the applicant shall
submit evidence, for the review and approval of Community Development
Director, that contiguously owned lots, equal to the number of iots to be
developed, are merged such that the development of property authorized
shall not result in a net increase of residential development within the
Midcoast project area as depicted on Map 1.3. The lots shall be merged
only in the Midcoast project area. Each merged lot shall be an existing
legal lot or combination of contiguous lots in common ownership and shall
be zoned to allow development of a detached single-family residence.
The legality of each merged lot shall be demonstrated by the issuance of a
Certificate of Compliance by the City or County consistent with the
applicable standards of the certified LCP and other applicable law, For
each lot merger, the applicant shall, prior to issuance of the coastal
development permit, also execute and record a deed restriction, in a form
and content acceptable to the Community Development Director, requiring
the applicant to combine the lot(s) to be merged with an adjacent already
developed lot or with an adjacent lot that could demonstrably be
developed consistent with the applicable certified local coastal program.
The deed restriction shall include legal descriptions of all combined and
individual lots affected by the deed restriction. The deed restriction shall
run with the land, binding all successors and assigns, and shall be
recorded free of prior liens and encumbrances that the Community
Development Director determines may affect the enforceability of the
restriction, This deed restriction shall not be removed or changed without
an amendment to the coastal development permit.

Suggested Modification No. 39- Transportation Management Plan:

2.57.2 Transportation Management Plan

Develop a comprehensive transportation management plan to address the cumulative traffic
impacts of residential development on roads and highways in the entire Midcoast, including the
City of Half Moon Bay. The Plan shall be based on the results of a County-commissioned study
that identifies the total cumulative traffic impact of projected new development at LCP buildout
and shall propose specific LCP policies designed to offset the demand for all new vehicle trips
generated by the project on Highway One, Highway 92, and relevant local streets, during
commuter peak periods and peak recreation periods and mitigate for, residential development’s
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significant adverse cumulative impacts on public access to, and recreational use of, the beaches
of the Mid-coast region of San Mateo County.

The Plan shall thoroughly evaluate the feasibility of developing an in-lieu fee traffic mitigation
program, the expansion of public transit, including buses and shuttles, development of a lot
retirement program, and development of a mandatory lot merger program.

1.2.5. Suggested Modifications to County Proposed Exhibit C: Updated Estimated
of Sewage Treatment Demand

Suggested Modification No. 40 — Sewage treatment demand table:

TABLE 2.3
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¥

Updated Sewage Generation Estimate (2006)

The following is an estimate of Midcoast sewage generation at buildout, which
includes the Montara Water and Sanitary District component. The wastewater
treatment provider for the unincorporated Midcoast is Sewer Authority Mid-
Coastside (SAM), serving the Montara Water and Sanitary District and Granada
Sanitary District. Residential sewage treatment demand in the Sewer Authority
Mid-Coastside service area is fe=20804-was-approximately 66-8 85 gallons per
day per person. The sewage treatment demand for Midcoast non-residential
uses is estimated as follows:

Neighborhood Commercial (C-1) 2.000 gallons per acre per day

Commercial Recreation (CCR) 1,500 gallons per acre per day
Waterfront (W) 2,000 gallons per acre per day
Light Industrial (M-1) 2,000 gallons per acre per day
Institutional 500 gallons per acre per day

Residential Use

The estimated Midcoast residential buildout to be served by sewers is as follows:

R-1 zoned areas ‘ 4,804 units
R-3 zoned areas 443 units
R-3-A zoned areas 513 units
C-1 and CCR Zoning Districts 99-495 units
Second Units 466 units
Caretaker’s Quarters 45 units
Mobile Home Park 227 units
TOTAL 6,597-6,993 units *
* Excludes 160 units on RM-CZ and PAD zoned Midcoast parcels; most of which are
assumed will not connect to a sewage treatment facility.
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For the purposes of this study, the estimated residential buildout is 6,993 units

(this number could increase to a maximum buildout of 9,553 units if contiguously
owned substandard lots are not merged or retired). .

Census 2000 showed average Midcoast household size as 2.78 persons per
household. Based on the residential sewage treatment demand figure above
(66-8 85 gdp), the estimated sewer treatment capacity needed to serve Midcoast
residential buildout is 1.65 million gallons per day.

Non-Residential Uses

The area designated for non-residential sewage treatment demanding uses in the
Midcoast is as follows:

Land Use/Zoning Acres
Neighborhood Commercial (C-1) 24
Commercial Recreation (CCR) 45
Waterfront (W) 39
Light Industrial (M-1) _ 47
Institutional ~ 49

Land Use/Zoning Gallons per Day
Neighborhood Commercial (C-1) 48.000
Commercial Recreation (CCR) o - 67,500
Waterfront (W) 78.000
Light Industrial (M-1) : 94,000
Institutional 24,500
TOTAL ' 311,000

The sewage treatment capacity needed to serve non-residential buildout is 0.31 million
gallons per day.

Combined Residential and Non-Residential Uses at Buildout

The total sewage treatment capacity needed to serve combirned residential and non-
residential Midcoast buildout is 1,9663 million gallons per day.
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1.2.6. Suggested Modifications to County Proposed Exhibit D: Updated Estimate
of Midcoast Water Consumption

Suggested Modification No. 41 — Water consumption table:

TABLE 2.9
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Masine-Relatod (6:00) - -
. Goneral 4260) - 2.000-gaaere —{85.:206)
PUBLIC RECREATION?
Pasks-and-Beaches - — 4088 | 445gakdaylapita | ——4700
- - —40.000¢
ELORICHETERE '
Developed - - ——{25:006)
Exparsion - - 400%-insrease ——{20.000)
INSTITUTIONSS
Developed - - — 13500
TOTAL 864,400-
4,168,000
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b. Updated Water Consumption Estimate (2006)

Montara Water and Sanitary District

The following is an estimate of water consumption at buildout for Midcoast properties
served by the Montara Water and Sanitary District (MWSD). Based on 2001 and 2002
Midcoast water consumption data, annual average residential water consumption is
assumed to be 87 gallons per day per person. Peak day consumption is generally 1.8 x
annual average water consumption.

Non-residential water consumption is estimated as follows:

Neighborhood Commercial (C-1) 2,000 gallons per acre per day
Commercial Recreation (CCR) 1,500 gallons per acre per day
Waterfront (W) 2.000 gallons per acre per day
Light Industrial (M-1) 2,000 gallons per acre per day
-Institutional 500 gallons per acre per day
Residential Use

The portion of Midcoast residential buildout expected to be served by a water supply
utility is 6,993 units (this number could increase to a maximum buildout of 9,553 units if
contiguously owned substandard lots are not merged or retired). Census 2000 showed
average Midcoast household size as 2.78 persons per household. Based on the residential
water consumption figure above (87 gdp). the estimated water supply capacity needed to
serve Midcoast residential buildout is 1.69 million gallons per day (annual average

consumption).

Utility service area maps show that MWSD serves approximately 47.4% of the Midcoast
water supply area. The water supply capacity needed for the Montara Water and Sanitary
District to serve residential buildout is at least 0.80 million gallons per day (annual
average) and 1.44 million gallons per day (peak day). :

Non-Residential Uses

The acreage of non-residential water consuming uses served is as follows:

Land Use/Zoning Acres
Neighborhood Commercial (C-1)

Commercial Recreation (CCR)
Waterfront (W)

oo {1 | [NO
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Light Industrial (M-1)

KN
~J

Institutional

w

1

|

Based on the non-residential water consumption figures above, the water supply capacity

needed for MWSD to serve each non-residential use at buildout is as follows:

Land Use/Zoning Gallons Per Day
Neighborhood Commercial (C-1) 18,000
Commercial Recreation (CCR) 6,000
Waterfront (W) | 20,000
Light Industrial (M-1) 94,000
Institutional 15,500
TOTAL 153,500

Combined Residential and Non-Residential Demand at Buildout

Taking into account 14% percent of system losses and the potential development of

substandard lots if they are not merged or retired as anticipated, the total annual average
water supply capacity needed for the Montara Water and Sanitary District to serve

combined residential and non-residential buildout is at least 895 1.08 million gallons per

day.

The total peak day water supply capacity needed for the Montara Water and Sanitary

District to serve combined residential and non-residential buildout is 1.296 million

gallons per day.
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TABLE 2.10
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Updated Water Consumption Estimate (2006)

¥

Coastside County Water District

The following is an estimate of water consumption at buildout for Midcoast properties
served by the Coastside County Water District (CCWD). Based on 2001 and 2002
Midcoast water consumption data, annual average residential water consumption is
assumed to be 87 gallons per day per person. Peak day consumption is generally 1.8 x
annual average water consumption.

Non-residential water consumption is estimated as follows:

Neighborhood Commercial (C-1) 2,000 gallons per acre per day
Commercial Recreation (CCR) 1,500 gallons per acre per day
Waterfront (W) 2,000 gallons per acre per day
Light Industrial (M-1) ’ 2,000 gallons per acre per day
Institutional 500 gallons per acre per day

Residential Use
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The portion of Midcoast residential buildout expected to be served by a water supply
utility is 6,993 units (this number could increase to a maximum buildout 0f 9,553 units if
contiguously owned substandard lots are not merged or retired). Census 2000 showed
average Midcoast household size as 2.78 persons/household. Based on the residential
water consumption figure above (87 gdp). the estimated water supply capacity needed to
serve Midcoast residential buildout is 1.69 million gallons per day (annual average

consumption).

Utility service area maps show that CCWD serves approximately 52.6% of the Midcoast
water supply area. Therefore, the water supply capacity needed for the Coastside County
Water District to serve residential buildout is 0.89 million gallons per day (annual
average) and 1.60 million gallons per day (peak day).

Non-Residential Uses

The acreage of non-residential water consuming uses is as follows:

Land Use/Zoning Acres
Neighborhood Commercial (C-1) 15
Commercial Recreation (CCR) 41
Waterfront (W) 31
Institutional 18
Agriculture (Floriculture) (PAD) (see below)

Based on the non-residential water consumption figures above, the water supply capacity
needed for CCWD to serve each non-residential use at buildout is as follows:

| Land Use/Zoning - Acres
Neighborhood Commercial (C-1) 30,000
Commercial Recreation (CCR) 61,500
Waterfront (W) 77.500
Institutional 9.000
Agriculture (Floriculture) (PAD) 170,000
TOTAL 348,000

Combined Résidential and Non-Residential Demand at Buildout
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Taking into account 9.5% percent of system losses and the potential development of
substandard lots if they are not merged or retired as anticipated, The total annual average

water supply capacity needed for the Coastside County Water District to serve combined
residential and non-residential buildout is at least =24 1.36 million gallons per day.

The total peak day water supply capacity needed for the Coastside County Water District
to serve combined residential and non-residential buildout is 223 2.44 million gallons per
day. ‘

Suggested Modifications to Exhibit E: Reallocated Priority Use Reserved
Water Capacity

Suggested Modification No. 42 — Reservation of public works for priority uses:

2.8 Reservation of Capacity for Priority Land Uses

a.  Reserve public works capacity for land uses given priority by the Local
Coastal Program as shown on Table 2.7 and Table 2.17. Public works shall include
‘water supply and transmission, sewage treatment and transmission, and the San
Mateo County Midcoast and City of Half Moon Bay regional transportation system,
including the level of service (LOS) on Highways 1 and 92. All priority land uses

shall exclusively rely on public sewer and water services.

b.  For each public works development-phase, reserve capacity adequate to
allow priority land uses to develop to the buildout allowed by %heu%p%sethe LCP.

Rmission gghcatlons for a LCP Amendment to reallocate
p_rlorltz cagacnz must be accomp_amed by substantial evidence and studies
documenting excess capacity. Before approving the reallocation and before
submitting the reallocation to the Coastal Commission for an LCP Amendment, the
Planning Commission shall sake-the-finding substantiate, in writing, that the
remaining reserved capacity will be adequate to serve the remaining priority land
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uses. Fhe zese

d.  Allow Coastside County Water District and Montara Water and Sanitary
Dlstrlct to allocate prlorlty capaCIty 1n accordance w1th Table 2 17 eqa-r—va%ent—te—teﬂ

per—day—tetal—)—l-n—efder—to provide mun1c1pal water service to re31dent1al dwellmgs
which are connected to the public sanitary sewer system, when such a connection is
necessary to avert a substantial hardship caused by the failure of a private well
serving the dwelling in production quantity or quality as certified by the Director of
the Environmental Health Division. For purposes of this policy, “substantial
hardship” shall not include any failure which can be remedied by repair or
replacement of well equipment or facilities, or relocation of a well on a parcel.
Whether substantial hardship exists shall be determined by the Community
Development Director PlanningDirector, following consultation with the Director
of Environmental Health and the General Manager of the Ceastside-County-Water
Distriet serving water district.

In order to minimize the reduction in water reserved for Coastal Act priority and
uses, applications for reallocated water shall include a Water Fixture Retrofit Plan
to replace existing water fixtures of the residence applying for the connection with
water conserving fixtures. This plan must be reviewed and approved by the

Coastside-Community-Water District General Manager of the serving water district

prior to the establishment of the connection, and contain the following:

(1) A list of all existing fixtures to be retroﬁtted and their present associated water
flow (e.g., gallons/second);

(2) A list of all proposed fixtures to be installed and their associated water flow;

(3) The estimated annual water savings resulting from the proposed retrofit,
showing all calculations and assumptions; and

(4) A leak detection test; all leaks shall be repaired, but such repairs shall not be
calculated in the estimates of savings. The inspection personnel of the serving water
district shall inspect the water fixtures prior to and following the retrofit to confirm
compliance with the approved plan and proper installation.

The Coastside-Community-Water-Distriet inspection personnel of the serving water

district shall inspect the water fixtures prior to and following the retrofit to confirm
compliance with the approved plan and proper installation.

The Serving water district shall provide notices to the County Planning Department
and the Coastal Commission of all failed wells applications.

Suggested Modification No. 43: Priority allocation table:
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1.3. Suggested Modifications to LUP Chapter 3 (Housing)

1.3.1.  Suggested Modification to County Exhibit L: Incentives for
Midcoast Affordable Housing

Suggested Modification No. 43 — Affordable housing incentives:

3.17. Incentives for Midcoast Affordable Housing

Provide the following incentives for voluntary development of affordable
housing units on Midcoast parcels other than the designated housing sites:

1%

b.a. In-edditiens aAny substandard lot smaller than 4,500 sq. ft. in area and not
in common ownership with contiguous lots that is (1) developed with an
affordable (very low, low or moderate income) housing unit, i.e., subject
to income and cost/rent restriction contracts with San Mateo County, and
(2) located in a Midcoast residential zoning district, shall be entitled to:

(1) Up to 200 sq. ft. of covered parking floor area that is not counted
toward the applicable building floor area limit; and

(2) One required parking space may be provided uncovered.

1.4. Suggested Modifications to LUP Chapter 10 (Shoreline
Access)

1.4.1. Suggested Modifications to County Exhibit P (Role of Trail
Providing Agencies) '

Suggested Modification No. 44 — California Coastal Trail:

10.37.1 California Coastal Trail (CCT)

Segments of the Califomia Coastal Trail shall be developed consistent with the
parameters of this policy.
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Within two years of this LCP, as amended, being certified, the County will seek a
planning grant, and/or comparable funding, for planning and implementation of the
California Coastal Trail (CCT). This request for funding will provide for a CCT
Alignment Study including the following parameters:

1.

The County shall take the lead responsibility and will consult with the National
Park Service, the State Department of Parks & Recreation, the State Coastal
Conservancy, the California Coastal Commission, the Counties of San Francisco
and Santa Cruz, the Cities of Daly City, Pacifica and Half Moon Bay, Caltrans
and other appropriate public and private entities and interested parties in
designing, locating, funding, acquiring and implementing the CCT.

2. The CCT shall be identified and defined as a continuous

trail system along the state’s coastline and designed and sited as a continuous
lateral trail network traversing the length of the County’s Coastal Zone and
connecting with contiguous trail links in adjacent Coastal jurisdictions, the
counties of San Francisco and Santa Cruz as well as with the Cities of Pacifica
and Half Moon Bay.

Existing segments of the CCT within County jurisdiction include at least the
following:

- a)Former Highway One at Devil’s Slide, once formally relinquished by Caltrans

and opened as a public trail
b)QId San Pedro Road

¢) Surfer’s Beach trail

d)Mirada Surf west

¢) Various segments within State Park properties that have been signed with the
CCT official state logo.

3.The CCT shall be designed and implemented to achieve the following objectives:

~ a) Provide a continuous walking and hiking trail as close to the ocean as possible;
- b) Provide maximum access for a variety of non-motorized uses by

utilizing alternative trail segments where feasible;
¢) Maximize connections to existing and proposed local trail systems;
d) Ensure that all segments of the trail have vertical access connections at
reasonable intervals;
€) Maximize ocean views and scenic coastal vistaS'E
f) Provide an educational experience where feasible through interpretive facilities.

4. CCT Siting and Design Standards:

a) The trail should be sited and designed to be located along or as close to the
shoreline where physically and aesthetically feasible. Where it is not feasible to
locate the trail along the shoreline due to natural landforms or legally authorized
development that prevents passage at all times, inland bypass trail segments
located as close to the shoreline as possible should be utilized. Shoreline trail
segments that may not be passable at all times should provide inland alternative
routes. Special attention should be given to identifying any segments that
necessarily must be placed within Caltrans right-of way.
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- b) Where gaps are identified in the trail, interim segments should be
identified to ensure a continuous coastal trail Interim segments should be noted as
such, with provisions that as opportunities arise, the trail shall be realigned for
ideal siting. Interim trail segments should meet as many of the CCT objectives
and standards as possible.

¢) The CCT should be designed and located to minimize impacts to
environmentally sensitive habitat areas and prime agriculture lands to the
maximum extent feasible. Where appropriate, trail access should be limited to
pass and repass. Where necessary to prevent disturbance to sensitive species,
sections of the trail may be closed on a seasonal basis. Alternative trail segments
shall be provided where feasible. For situations where impact avoidance is not
feasible, appropriate mitigation measures should be identified, including but not
limited to use of boardwalks, reducing width of trails, converting edges of

agricultural land to public trail use when the minimal amount of conversion is
used, etc.

d) The CCT should be located to incorporate existing oceanfront trails and paths

and support faci_lities of public shoreline parks and beaches to the maximum
extent feasible.

¢) The CCT should be designed to avoid being located on roads with

motorized vehicle traffic where feasible. In locations where it is not

possible to avoid siting the trail along a roadway, the trail should be

located off of the pavement and within the public right-of-way, and

separated from traffic by a safe distance or by physical barriers that do not -
obstruct, or detract from, the visual scenic character of their surroundings. In
locations where the trail must cross a roadway, safe under- or over-crossings or
other alternative at-grade crossings should be considered in connection with
appropriate directional and traffic warning signage. - U

5. CCT Acquisition and Management.
a) Trail easements should be obtained by encouraging private donation of land, by
public purchase, or by dedication of trail easements required pursuant to a
development permit.

b) The CCT Alignment Study should identify the appropriate management
agency(s) to take responsibility for trail operation and maintenance.

6. CCT Signage Standards:
a) The trail should provide adequate signage at all access points,
trailheads, parking lots, road crossings, and linkages or intersections
with other trails or roads and shall incorporate the State adopted CCT logo.
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b) The trail should provide adequate safety signage, including but not limited to,
road crossing signs and yield/warning signs on multi-use trail segments. Where
appropriate signs should be developed in

coordination with Caltrans, Cities of Daly City, Pacifica and of Half Moon Bay,
County Public Works Department and/or any other applicable public agencies or
nonprofit organizations.

7. CCT Support Facilities:
a) To maximize access to the CCT, adequate parking and trailhead
facilities should be provided.

8. CCT Mapping:
a) The final CCT map shall identify all finally planned or secured segments,
including existing segments, all access linkages and planned staging areas, public
and private lands, existing Easements, Deed Restricted sections and sections
subject to an Offer-to-dedicate (OTD). Where property ownetships or other
constrictions make final alignment selection unfeasible, a preferred corridor for
the alignment shall be identified. The map shall be updated on a regular basis.

b) The CCT preferred alignment corridor shall be identified on all applicable
County Trail Maps contained in the LCP.

9. Inclusion of CCT in LCP: .
a) Within one year of the completion of the CCT Alignment Study, the LCP shall
be amended to incorporate all plans and designs for locating and implementing
the CCT within the County, including the final maps of the trails and corridor
alignments.

Suggested Modification No. 45 — Policies on shoreline access agencies and
providers:

10.41 Lead-Ageney Major Shoreline Access Provider
Encourage the State Department of Parks and Recreation to continue assuming e-the a

major role respensibility-for in the acquisition, development, and maintenance of public
shoreline access along the coast.

10.44 Major Shoreline Access Facilitator

Encourage the State Coastal Conservancy to continue assuming a major role in funding
and facilitating the acquisition, development, and maintenance of public shoreline
access to and along the coast.

10.49 San Mateo County Harbor District
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Encourage the San Mateo County Harbor District to continue its efforts developing and
maintaining public shoreline access on the District’s coastal properties.

10.50 National Park Service

Encourage the National Park Service to acquire, develop, open and maintain public
shoreline access on coastal land in the Golden Gate National Recreation Area.

1.5. Suggested Modifications to LUP Chapter 11 (Recreation and
Visitor Serving Facilities) -

1.5.1. Suggested Modlficatlons to County Exhibit J (Updated LCP Trails
Policy)

Suggested Modification No. 46 — Trails:

11.13  Trails

a. The 2001 County Trails Plan establishes a trails program for the Coastal
Zone with the objective of: (1) connecting major shoreline areas and trails
to inland park and recreation facilities and trails, and (2) linking existing
and proposed recreation facilities along the coast, Policies 3.0 -3.2 (County
Trail Policies) and Policies 4.0 — 4.3 (County Trails Design and
Management Guidelines) of the 2001 County Trails Plan are hereby

_ incorporated into the LCP.

b. Designate the following as Local Coastal Program (LCP) trails:

(1) Countg-w1de
_-..: q Qoo neated=b Ly A ~naataq
Cahforma Coastal TrallE connecting Thorton beach to Ano Nuevo
State Reserve. Oeean-Corridor-Trail-of the-State- Departinent-of-Parks
and-Recreation:

(2) Regional Otker trails (portions located within the Coastal
Zone)prepesals:
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(a)

DK EE O

S0

e B

Montara Mountain G&leh Trail connectmg Point-Meontara
Montara State Beach
and San Pedro Park near the McNee Ranch, with connections to

Gray Whale Cove State Beach.

Pilarcitos, Scarper View, Midcoast Foothill, and Old San Pedro

Road Trails, as shown in the County Trails Plan.

When the County Trails Plan is amended, the Scarper View Trail
could be more precisely described as located on Mirada Surf
West, Mirada Surf East, Quarry Park, and other publicly owned

p_ropertles

Half Moon Bay to Huddart Park Trail connecting Half Moon

Bay State Beach near via Higgins Road to the-Gregerio-Frail
frem Huddart County Park.

Purisima Creek to Huddart County Park Trail connecting from
Route 1 near via Purisima Creek Read to the-Gregerie—Trait
from Huddart County Park.

Martin’s Beach to Huddart County Park Trail connecting from
Martin’s Beach via the Lobitos Creek cut-off and Tunitas Creek
Road to Huddart County Park.

San Gregorio-State Beach to Town of Pescadero Trail
connecting San Gregorio State Beach to the communities of San
Gregorio and Pescadero via La Honda Road and Stage Road.

Gazos Creek Coastal Access to Butano State Park Trail>
connecting Gazos Creek Coastal Access to Butano State Park via
Gazos Creek Access Road.

(h) Midcoast Foothills Trail connecting the south boundary of
McNee Ranch State Park with Highway 92 in Half Moon Bay.

(3) Trails, located within the coastal zone, offered by property owners for
public use.
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4) All future trails located in the coastal zone shall be considered a

Local Coastal Program trail.

Suggested Modification No. 47 — Improvement of public recreation:

11.27  Improvement, Expansion and Maintenance of Public Recreation

a.

=

e ¢

e ¢

o $

I @

1.5.2.

Continue to provide for the improvement, expansion and
maintenance of the Fitzgerald Marine Reserve, ard-San Pedro
Valley Park and the CCT.

Support efforts to add the Devil’s Slide bypass roadway alignment to
adjoining park units, including, but not limited to, the Golden Gate
National Recreation Area.

Explore developing a contractual agreement with the State Department of
Parks and Recreation which would allow the County to maintain and
operate State-owned recreation areas with reimbursement for these
expenses by the State Department of Parks and Recreation.

Undertake the development and maintenance of Gregorio/Murphy-and
LCP proposed trails, inelud ail, with reimbursement for
these activities by the State of Cahforma to the greatest extent possible.

Collect in-lieu fees and contribute these and other minor funds to the
appropriate County fund including, but not limited to, the Midcoast Parks
Development Fund administered by the Parks and Recreation Division.

> Use these funds to: (1) develop County
public recreation facilities, including trails, and (2) provide matching funds
for State and federal recreation programs in accordance with the priorities
in Policy 11.23.

Sign majer public recreation areas and commercial recreation areas
consistent with Policy 11.16.

Suggested Modifications to County Exhibit K “Pedestrian
Improvements for Highway 1”
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Suggested Modification No. 48 — Trails and recreational development: -

11.26  Requirements for Trails and Recreational Development

a. Require the dedlcatlon by publlc agenc1es of trall easements along the routes of

b Require some provision for public recreation for each development permit for a
land division within the Coastal Zone. Require either: (1) the dedication of trail
easements when the division affects land along the routes of%neegeﬁe%h#
and=I.CP Trails Program trails, including the CCT -Paei
after submission by the State Department of Parks and Recreatlon of an
acceptable alignment, or (2) the payment of in-lieu fees in areas outside a trail
corridor. Base the amount of the land to be dedicated or the fees to be paid on a

- graduated scale related to the size, type, and adverse impact on the development
of open space recreatlonal opportumtles or coastal access.

Bl'a# Requlre each agency, board department or commission of the state thh
property interests or regulatory authority in coastal areas, to the extent feasible
and consistent with their mandates, to cooperate in the planning and making of
lands available for the California Coastal Trail (CCT), including the construction
of trail links, placement of 51gns and management of the trall con51stent w1th AB

1396.
&
d. Through coordination with CalTrans, promote the development of a continuous

Midcoast pedestrian/bicycle/multi-purpose path parallel to Highway 1 within the
right-of way consistent with the California Coastal Trail (CCT) Plan (Policy
10.37.A) and within the right-of-way when no other preferable CCT alignment is

available.
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€ Through coordination with CalTrans, promote the development of the most

appropriate, safe, feasible crossings, either at-grade, above and - or below-ground

pedestrian crossings at the-Midcoast locations along Highway 1, including
those shown as “Proposed Safe Crossing” in the Midcoast Recreational Needs

Assessment — Map 3.

%é%& Unless a sultable off }Lghwav altematlve already ex1sts or is bemg

provided, require that CalTrans, except for general maintenance activities,
incorporate the following as part of any roadway project:

pedestrlan/blcvcle/multl -purpose path (or a system of single mode paths)

parallel to Highway 1 consistent with the California Coastal Trail (CCT)
Plan (Policy 10.37.A) and within the right-of-way when no other preferable
CCT alignment is available, and/or

)

sedestrian-eressing=The most appropriate safe feasible crossings elther at-
grade, above- or below—ground pedestrian crossings at Midcoast locations
along Highway 1, including those shown as “Proposed Safe Crossing” in

the Midcoast Recreational Needs Assessment — Map 3.

gk Ensure that transportation agencies, including Caltrans, San Mateo County
Transportation Authority, San Mateo County Public Works, ete., coordinate
their actions to provide for the California Coastal Trail (CCT) along the San
Mateo County coastline. In particular, no highway, County road or street
right-of-way will be transferred out of public ownership unless it has first
been evaluated for its utility as part of the CCT or other public access, and
is found to have no reasonable potential for such use. Transfer of public
roads or rights-of-way out of public ownership that may provide such public
access shall require a coastal development permit appealable to the Coastal

. Commission. The sale or transfer of state lands between the first public road

and the sea with an existing or potential public accessway to or from the
sea, or that the Commission or County has formally designated as part of
the California Coastal Trail, shall comply with Coastal Act section 30609.5.

h.i. The County shall work with the San Mateo County Transportation
Authority and the Metropolitan Transportation Commission to ensure that
provisions for the CCT are included within the Regional Transportation
Plan each time that it is updated, consistent with AB 1396.
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1.5.3. Suggested Modifications te County Exhibit P “Role of Trail
Providing Agencies” _

Suggested Modification No. 49 — Public expenditure for recreation:

11.24 Priorities for the Expenditure of Public Funds

a. Establish the following priorities for the expenditure of public funds on
public recreation and visitor-serving facilities, based on the level of
existing development and need:

(1) Improve and maintain existing public recreation areas in the
Midcoast.

(2) Develop and maintain necessary visitor-serving facilities, such as
rest areas, public restrooms, drinking water, campgrounds, within
existing public recreation areas.

(3) Expand recreational opporfunities through the provision of trails,
including the CCT, and youth hostels.

(4) Acquire and develop for recreational use lands which are adjacent
to and would expand the size of existing publicly owned
recreation areas. '

(5) Acquire and develop for recreational use lands which would
introduce a public recreation area into a section of the Coastal
Zone where no public recreation areas now exist.

(6) Acquire and develop lands designated as community parks.
b. Use the following priorities when expending County funds for trails:

(1) Implement the California Coastal Trail Plan identified in LCP
Policy 10.37.A and as included in Regional Transportation Plans

as identified in Policy 11.32. Gregerio-TrailsProgram-as-adopted
by-the-County Board-ef Supervisors:

(2) Implement the ethee=Regional L.ocal Coastal Program trails
propesals: identified in LCP Policy 11.13.

c. Regularly reassess these priorities as new public recreation and visitor-
serving facilities development takes place in the Coastal Zone.
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d.

Encourage low cost facilities in privately developed v151tor-serv1ng
facilities, particularly hotels and motels.

Suggested Modification No. 50 — State Parks:

11.25 Requirement that State Parks Development Conform to the Local Coastal

~ Program

a.

Require that the State Department of Parks and Recreation, as part of
any application for a Coastal Development Permit, and in addition to
any other submittals required, submit a long-range plan for any park
unit proposed for improvement which includes: (1) the development
plan, including the location of all proposed structures, parking areas,
trails, recreation facilities and any proposed alterations of the natural
environment, (2) a map of sensitive habitats and lands which are needed
for the protection and vital functioning of sensitive habitats and (3)
evidence of how agriculture has been considered in the planning of each
park unit by (a) demonstrating how the Department will continue or
renew the maximum amount of prime agricultural land and other lands
suitable for agriculture in agricultural production within each park unit
and (b) providing site spec1ﬁc justifications, which are consistent with
the criteria for conversion in the Agriculture Component, for converting
prime agricultural land or other lands suitable for agriculture to non-
agricultural use, and (4) any capital outlay projects proposed for the
subsequent one-year period.

Require, prior to granting a development permit to the State Department
of Parks and Recreation, that the development and the long-range park
unit plan be found consistent with the certified Local Coastal Program,
or with a public works plan approved by the California Coastal
Commission.

11.28 Role of the State Department of Parks and Recreation

a.

Designate the State Department of Parks and Recreation as the primary
agency for the acquisition, development and maintenance of public
recreation and visitor-serving facilities in the Coastal Zone.
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b. Encourage the Department to contribute the major portion of funds for
the development, expansion and maintenance of public recreation and
visitor-serving facilities in accordance with the priorities and policies of
this component.

¢. Encourage Designate the State Department of Parks and Recreation as

the-ageney to develop and maintain segments of the California Coastal
Trail on State-owned property the-Pacific-Oeean-CorriderTrail, in

conjunction with the shoreline access trails.

d. Consider the possibility of having the County undertake the
maintenance of the facilities with reimbursed funds.

Suggested Modification No. 51 — Coastal Conservancy:
11.29 Role of the State Coastal Conservancy

a. Request the State Coastal Conservancy to contribute funds to acquire
land or interests in land in the areas surrounding public beaches, parks
and nature preserves when private development would clearly damage
the resource values of the public land.

|

Support and facilitate the efforts of the State Coastal Conservancy to
eee%aﬁ%—%h%developmeﬁ&e% the Cahfomla Coastal Trail.ineludins

Suggested Modification No. 52 — Harbor District:
11.30 Encourage San Mateo County Harbor District

Encourage the San Mateo County Harbor District to continue its efforts
_providing public recreation and visitor-serving facilities on the District’s
coastal properties, including provision of shoreline access and trails.

Suggested Modification No. 53 — National Park Service:
11.31 Encourage National Park Service

Encourage the National Park Service to provide public recreation and
visitor-serving facilities on coastal land in the Golden Gate National
Recreation Area, including provision of shoreline access and trails.

Suggested Modification No. 54 — San Mateo County Transportation Authority
11.32 Encourage the San Mateo County Transportation Authority and the
Metropolitan Transportation Commission to ensure that provisions for
the CCT are included within the Regional Transportation Plan each time
that it is updated, consistent with AB 1396,
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1.5.4. Additional Suggested Modifications to Chapter 11

- Suggested Modification No. 55 — Re-designation of Caltrans Devil’s Slide
Bypass Alignment:

11.31 Use of Caltrans’ Devil’s Slide Bypass Alignment within Montara

a. In anticipation that Caltrans will transfer to the County ewnership of some or
all of the original Devil’s Slide Bypass Alignment, also known as the Martini
Creek “Adopted Alignment,” between the McNee Ranch acquisition of Montara
Beach State Park and Highway 1 [including the Peninsula Open Space Trust
(POST) ownership south and east of Sunshine Valley Road], the County has :

(1) Designated the former right-of-way as a Linear Park and Trail.

Land uses within the Devil’s Slide Bypass Alignment Linear Park and Trail
shall be limited to: low-intensity, non-motorized park and trail recreation uses
(pedestrian, bicycle, and equestrian (as appropriate)), open space, sensitive
resource protection and restoration, agriculture, and repair and maintenance
of existing structures.

(2) Revised the zoning of the former right-of-way to Community Open
Space) in order to implement the Linear Park and Trail designation as
described in section (b) below.

(3) Provided for existing roads which cross the former right-of-way to remain
or be relocated, particularly for resource protection purposes, following
completion of the Land Management Plan (L MP) described below in part (b).

(b) Within two years of certification of San Mateo County LCP Amendment 1-
- 07, the County will seek a planning grant; or comparable funding; in-
partnership with Caltrans and other affected agencies, for completion of a
Linear Park and Trail Plan (LPTP) for the Devil’s Slide Bypass Alignment
(Adopted Alignment ROW area (also called out as the Midcoast Foothills
Trail in the 2001 County Parks Plan)). This request for funding will provide

for:

1. identification of appropriate, continuous trail alignments for hiking
trail and bicycle routes, and equestrian trails as appropriate, along
with projected road and stream crossing locations, consistent with the
Linear Park and Trail guidelines of LUP Appendix 11.A;

2. reservation of suitable trailhead parking and scenic viewing areas;
identification of connections to other trail systems, public transit, and
community faculties;



Attachment 1

San Mateo County Midcoast Update LCP Amendments
Coastal Commission Staff's Suggested Modifications
Page 64 of 71

3. identification of connections to other trail systems (including the
California Coastal Trail network), public transit, and community

faculties;

4. identification of existing roads that will be retained, realigned,
consolidated or retired (generally, all plated but unnecessary, roads
will be retired) and of actions that the County will undertake to
implement the desired road configurations and crossings;

5. identification of sensitive resource features and appropriate impact
avoidance measures for each. Appropriate mitigation measures
should be identified for situations where impact avoidance is not
feasible for the useable location of hiking and biking trails in the
Adopted Alignment Linear Park. Such sensitive resource features
include, but are not limited to, the following:

(i) wetlands, streams, designated critical habitats, and other
environmentally sensitive habitat areas;
(ii) _archaeological, paleontological and historical features,
(iii) productive agricultural lands;
(iv) highly scenic landscapes; and

- (v) watersheds identified as critical for potable water or

anadromous fish habitat.

6. identification of sites with potential prescriptive access rights and
of sites with value for development as scenic vista points, interpretive
centers, or other public uses consistent with the Linear Park and Trail
uses allowed within this land use designation;

potential mitigation needs, particularly for public access, agriculture,
wetlands, and other environmentally sensitive habitats as well as
reservation of necessary access to those selected sites;

8. identification of lots that were bisected by the highway ROW
acquisition process and are suitable for recombination and lot line
adjustment, as necessary, to accommodate the most reasonable land
use pattern within the community, provided for any particular site, the
optimum alignment of the linear trails and supporting facilities will
not be compromised;,

9. provisions to ensure that adequate ROW space along and across the
existing County roads traversing the Adopted Alignment ROW is

7. evaluation and reservation of sites suitable for future Caltrans’ ... -
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reserved for safe crossing of the future hiking and biking trails within
the Linear Park; and. _ , ‘

10. an implementation plan for the Linear Park and Trail, including
identification of potential funding sources for trail construction;
management mechanisms; and any identified parking areas, scenic
vistas, or other implementing measures and public support facilities.

1.6. Suggested Modifications to the Land Use Plan and
Implementation Plan Maps

Suggested Modification Nos. 56-62 — LUP and zoning map modifications:

56. The County shall create and submit an updated land use plan (LUP) map and an
Implementation Plan (zoning) map for the urban Midcoast area, based on the maps
titled “Midcoast LCP Update Project.” These maps shall depict the certified land use
and zoning designations for the Midcoast.

57. The LUP map shall clarify that the existing land use designation for the
“burnham strip,” is “Open Space” with a “Park” overlay as identified by the certified
Montara, Moss Beach, El Granada Community Plan.

58. The LUP maps shall change the Residential Land Use designations for the Devil’s
Slide Martini Creek Bypass Alignment property to General Open Space.

59. The IP zoning map shall change the zoning for the portion of the Devil’s Slide
Bypass Alignment property from RM-CZ and R-1/S-17 to COSC, and place a “Linear

.. Park and Trail” overlay designation on the Devil’s Slide Bypass Alignment property .

between the McNee Ranch acquisition of Montara Beach State Park and Highway 1.

60. All land use designations on the LUP map shall be referred to as LCP land use
designations, and not as General Plan land use designations.

61. Both maps shall be stamped as “certified by the California Coastal Commission on
[insert final certification date].”

62. The LUP map shall be inserted into the certified LUP as Map 1.4, and the zoning

map shall be inserted into the certified zoning regulations in Chapter 20B Coastal
Development District.

2. IMPLEMENTATION PLAN SUGGESTED MODIFICATIONS
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Staff recommends the following suggested modifications to the proposed LUP
amendment be adopted. The language shown in double underline represent language that
the Commission suggests be added and the language shown in deuble :
represents language that the Commission suggests be deleted from the language as
originally submitted. Suggested modifications that do not involve direct text changes, but
are directives to the City are shown in italics.

2.1, Suggested Modifications to County Proposed El Granada
Gateway District (Burnham Strip):

Suggested modification No. 63:

SECTION 6229.0. REGULATIONS FOR “EG” DISTRICT. The following
regulations shall apply in the El Granada Gateway (EG) District,

SECTION 6229.1. PURPOSE. The purpose of the “EG” District is to provide for low

intensity development at the “Burnham Strip” in El Granada, which preserves, to the

ereatest degree possible, the visual and open space characteristics of this property.

SECTION 6229.2. DEFINITIONS.

1. Community Centers

Facilities used by local citizens for civic activities, performances, presentations or

other purposes.

2.  Interpretive Centers .
Facilities used for the education of the public with respect to natural, historical
and cultural environments and legacies.

3. Libraries

Facilities used for storage, exhibition and lending of various media including, but
not limited to, books, periodicals, documents, audio and videotapes and visual art.

Linear Parks and Trails

I+

Linear strips of land established for the purposes of walking, hiking, bicycling,
horseback riding and boating, and comprising a natural or manmade linear
resource such as stream drainage. bluff line, ridge, utility right-of-way, or service
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road.

5. Open Field Cultivation of Plants and Flowers for Ornamental Purposes
The cultivation, sale and distribution of seeds, flowers, plants, and/or trees of
ornamental value that are grown in or on an open field, i.e., uncovered by any
structure, such as a greenhouse.

6.  Temporary Outdoor Art Centers
Outdoor facilities used temporarily for the exhibition, study or creation of works
of artistic value.

1. Outdoor Athletic Facilities
Outdoor facilities, associated grounds and accessory structures used for active
recreation, including swimming pools, tennis courts, playing fields or similar
uses.

8. Outdoor Recreation Areas
Outdoor areas used for a variety of outdoor recreational purposes, including areas
that will provide for public use of natural and manmade water features, as well as
for special recreation activities.

9.  Parks

Areas of scenic and natural character where outdoor recreation opportunities and
facilities may be provided for public convenience and enjoyment, and within
which interpretive exhibits can be established.

10. Temporary Qutdoor Performing Arts Centers

Outdoor areas used temporarily for the presentation of live musical, dance,
dramatic or other artistic performances, involving portable facilities and
equipment, e.g.. movable stage sets, and seating.

11. Temporary Outdoor Sales

Outdoor areas used temporarily by multiple small commercial establishments
which serve the general public, typically from portable stalls, in the outdoor sales
of food, arts and crafts, or used manufactured goods, e.g., farmers markets, flea
markets, art shows, and food and wine tastings.




Attachment 1

San Mateo County Midcoast Update LCP Amendments
Coastal Commission Staff's Suggested Modifications

Page 68 of 71

12,

i

Temporary Qutdoor Showgrounds and Exhibition Facilities

Outdoor areas used temporarily for a variety of showground and exhibition
activities, including rodeos, fairs, carnivals, and traveling shows, involving
portable facilities and equipment.

Vegetative Stormwater Treatment Systems and Underground Storage Facilities

The installation of:

a. Ground level vegetation devices to filter, reduce the velocity of, and/or
absorb stormwater flow from off-site sources including, but not limited to
the use of bio-filters, vegetated buffer strips and engineered wetlands,
and/or

|

" Underground storage or detention facilities for stormwater from off-site
sources.

SECTION 6229.3. USES PERMITTED. The following uses are permitted in the

“EG” District subject to the issuance of a use permit, as provided in Chapter 24 of this

part.

1.

|

[+

o

Community Centers

Interpretive Centers

Libraries

Linear Parks and Trails

Open Field Cultivation of Plants and Flowers for Ornamental Purposes

Temporary Outdoor Art Centers

Qutdoor Athletic Facilities -

Qutdoor Recreation Areas
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o

Parks

10. Temporary Outdoor Performing Arts Centers

11. Temporary Outdoor Sales

12.  Temporary Outdoor Showgrounds and Exhibition Facilities

3=

143  Vegetative Stormwater Treétment Systems and Underground Storage Facilities
;lr__éL Public Parking for Surfer’s Beach

15. | Public Restrooms and Showers

16. | Public Pedestrian Trails and Bicycle Trails

17. | Realignment of Highway 1

SECTION 6229.4. DEVELOPMENT CRITERIA AND STANDARDS. All new
development must meet the following minimum standards:

Minimum Parcel Area: 3.5 acres.

=

2. Maximum Building Height: 16 feet.
3. Minimum Building Setbacks
Front Setback Side Setback Rear Setback
50 feet 20 feet 20 feet

4. Maximum Parcel Coverage: Ten percent (10%) parcel size.

Maximum parcel coverage shall include all structures that are 18 inches or more

above the ground.
S. Impervious Surface Area

The amount of parcel area covered by impervious structures less than eighteen
inches (18”) in height is limited to ten percent (10%) parcel size. The runoff
equivalent of 10% (parcel size) could be achieved by directing runoff to on-site
porous areas or through the use of detention basins. Impervious structures
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[

[~

oo

include, but are not limited to, non-porous driveways, decks, patios, walkways
and swimming pools.

An exception to the limit may be granted by the Community Development
Director upon finding that off-site project drainage, i.e., runoff, will not exceed
that amount equivalent to 10% (parcel size). The applicant shall submit a
professionally prepared site plan showing topography, drainage and calculations
which demonstrates this finding can be made.

Landscaping

All building and structures shall be screened with sufficient landscaping to
obscure and soften their appearance when viewed from Highway 1.

Signs

a.  Prohibited Signs:

(1) Signs having animated, moving, rotating, inflatable, or flashing parts.

(2) Signs emitting intense and highly focused light, including beacons.

(3) Off-premises signs, including billboards.

b. Number of Signs: One per use or establishment.

¢. Maximum Sign Display Area: 20 sq. ft. on each sign face.

Winter Grading

Development related grading, e.g., site preparation, shall not occur between
October 15 and April 15 in any given year unless the applicant demonstrates to
the satisfaction of the Community Development Director and Building Official
that the development site will be effectively contained to prevent erosion and
sedimentation, and that such site containment has been established and is
ongoing. Site containment shall include, but not be limited to, covering stored
equipment and materials, stabilizing site entrances and exposed slopes, containing
or reducing runoff, and protecting drain inlets.
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Traffic Control

In addition to all other applicable policies of the LCP, all development that

generates traffic demand, including temporary uses, shall comply with LCP
Policies 2.58 and 2.59. '

Suggested Modification No. 63: Hydromodification definition

Hydromodification. Hydromodification is broadly defined as altering the hydrologic
characteristics of water bodies to cause degradation of water resources. However, for the
purpose of administering LCP policy, hydromodification shall mean any condition which,
as a consequence of new impervious surface development and the construction of storm
drainage systems, rainwater can no longer infiltrate into the soil and flows offsite in
greater volume and erosive velocity than occurred under pre-project conditions to cause
natural creeks or earthen channels to erode excessively, enlarge or otherwise change their
configuration. The effects of this additional erosion, i.e. hydromodification can include
degradation of stream habitat, loss of water quality and property damage.



Midcoast Community Council

An elected Municipal Advisory Council to the San Mateo County Board of Supervisors
Serving 12,000 coastal residents

Post Office Box 248, Moss Beach, CA 94038-0064
http://mcc.sanmateo.org

Council Members - May 26, 2009

Deborsh Lardie _ Supervisor Richard Gordon :

Chair San Mateo County Board of Supervisors
Kathryn Slater-Carter 455 County Center,

Nelt Merrilees Redwood City, CA 94063

Gnel.Erlckson

Leonard Woren Re: Midcoast M-1 Zoning Request

Sabrina Brennan

Dear Supervisor Gordon:

The Midcoast Community Council formed an M-1 Zoning subcommittee made up of
business owners living and working in or adjacent to the M-1 zoned area, residents
living near the M1 zoned area, interested citizens, and MCC members. The
subcommittee held several public meetings and developed the following
recommendations.

Background: Existing Midcoast industrially zoned land includes:

Half Moon Bay Airport (345 acres) zoned M-1 (airport & light industrial)
West of Airport St. (47 acres) zoned M-1 (light industrial) adjacent to medium
density residential (Pillar Ridge Manufactured Home Community).

» Most of Princeton (39 acres), zoned W (marine-related manufacturing/service)

Recommendations:

A revised height limit for M1 in the Coastal Zone should be included in the
proposed amendments as part of the current LCP Update.

We recommend a reduction in the maximum building height to .36 ft to be
consistent with the Princeton waterfront “W” zone. M-1 zoning currently allows a 75-
foot height limit

We recommend a 28-foot height limit west of Airport St. and larger setback
requirements to support the residents of Pillar Ridge and protect the neighborhood from
being walled off behind much taller buildings. This would also protect the sensitive
environment of this strip of land. The current M-1 zoning allows no setbacks (except 3
ft side and 6 ft rear next to residential zones) and the current H-1 zoning is not
considered to be residential. All existing development in the Coastside M-1 zone is less
than 28 feet in height. '

We recommend the Pillar Point Bluff property, owned by POST, be rezoned
from M-1 to RM/CZ to reflect its open space and sensitive habitat status.

ATTACHMENT 2



May 26, 2009
Supervisor Gordon
Page 2

We believe the best way to implement these recommendations, in the long run,
is with the creation of an M-1/CZ zoning district, and rezoning of all M-1 land in
the Coastal Zone to M-1/CZ.

The M-1 zoning regulations allow many uses that are outdated or unsuitable for
the Coastside, such as manufacturing steam engines or automobiles. -

The M-1/Edison/NFO District includes the following language wh|ch we recommend be
included in the proposed new M-1/CZ zoning;

“Provide industrial areas intended primarily for the location of light manufacturing
land uses that minimize the impact on and are adequately scaled and set back from
adjacent residential land uses."

We recommend that the M-1/CZ zoning district require that projects be sensitive to
coastal views from Highway 1, not create polluted runoff that can adversely affect
wetlands resources, and be sited and designed with respect for safety, noise, and views
of the adjacent community.

Thank you for your assistance and consideration.

Deborah Lardie

Chairperson .
Midcoast Community Councn

415-864-0770

Photos and zoning map are attached.

Cc: Supervisors Mark Church, Adrienne Tissier, Rose Jacobs Gibson, Carole Groom
Steve Markowitz
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