RESOLUTION NO.

BOARD OF SUPERVISORS, COUNTY OF SAN MATEO, STATE OF CALIFORNIA

* % * % % %

RESOLUTION DIRECTING STAFF TO SUBMIT THE PROPOSED LOCAL COASTAL
PROGRAM (LCP) AMENDMENTS FOR COASTAL COMMISSION REVIEW AND
CERTIFICATION, WITHOUT MODIFICATION

RESOLVED, by the Board of Supervisors of the County of San Mateo, State of

California, that

WHEREAS, in November, 1980, the San Mateo County Local Coastal Program

(LCP) was certified by the California Coastal Commission; and

WHEREAS, since its certification, LCP has been amended various times, to
improve its conformity with the California Coastal Act or respond to local circumstances;

and

WHEREAS, in August, 1999, the Board of Supervisors adopted Resolution
62999, authorizing the Midcoast LCP Update Project to (1) improve LCP-Coastal Act
consistency, (2) update LCP baseline data and policies, and (3) reduce development

permit appeals; and

WHEREAS, between August 1999 and November 2006, a series of community
scoping sessions, workshops, and public hearings were conducted in order to develop

the content of the Midcoast LCP Update; and



WHEREAS, on November 14, 2006, the Board of Supervisors adopted
Resolution 068386, that directed staff to submit a set of LCP policy and zoning
amendments to the California Coastal Commission (CCC) for certification of conformity

with the California Coastal Act; and

WHEREAS, on February 27, 2009, the CCC staff released a recommendation
that proposed sixty-three modifications to the amendments submitted by the County;

and

WHEREAS, in June, July, and December, 2009, the Board of Supervisors held
public hearings to consider and respond to the amendments proposed by CCC staff,

and

WHEREAS, on December 10, 2009, the CCC denied certification of the LCP
amendments submitted by the County, then approved the amendments subject to the

County’s acceptance of seventy-two suggested modifications; and

WHEREAS, in April and May, 2010, the Board of Supervisors held public
hearings to consider the County’s options for responding to the CCC’s suggested

modifications; and

WHEREAS, on May 11, 2010, the Board of Supervisors approved Resolution

070836 that directed staff to develop alternatives to the CCC'’s suggested modifications



of concern for resubmittal to the CCC, to be considered by the Board of Supervisors at

a future public hearing; and

WHEREAS, the San Mateo County Planning and Buildihg Department has
prepared an updated version of the Midcoast LCP Update amendments that incorporate

the CCC'’s suggested modifications, with some revisions; and

WHEREAS, opportunity for public participation in the hearing process was
provided through: (1) publication of all Board of Supervisors meeting announcement in

the San Mateo County Times and Half Moon Bay Review newspapers, and (2) direct

mailing of the meeting announcement to interested parties; and

NOW, THEREFORE, BE IT RESOLVED, that the San Mateo County Board of

Supervisors:

1. Amend the San Mateo County LCP Locating and Planning New Development

Component Table 1 to include the updated estimate of Midcoast residential

buildout and add new Policy 1.18.1, as shown in Exhibit “A” of this resolution.

2. Amend the San Mateo County LCP Locating and Planning New Development

Component to add Map 1.3, Midcoast LCP Update Project Area, as shown in

Exhibit “B” of this resolution.



Amend the San Mateo County LCP Public Works Component to revise Tables 2.3

and 2.4 to include the updated estimate of Midcoast sewage generation at

buildout, as shown in Exhibit “C” of this resolution.

Amend the San Mateo County LCP Public Works Component to revise Tables 2.9

and 2.10 to include the updated estimate of Midcoast water consumption at

buildout, as shown in Exhibit “D” of this resolution.

Amend the San Mateo County LCP Public Works Component to revise Policy 2.8

and Table 2.17 to reserve water supply capacity (a) for residential wells deemed
to have failed by the Environmental Health Division, and (b) fer affordable housing
units not located at the three designated Midcoast sites, as shown in Exhibit “E” of

. this resolution.

Amend the San Mateo County LCP Locating and Planning New Development

Component to revise Policy 1.22 to reduce the annual Midcoast residential growth
rate limit from 125 to 40 new units per year, and clarify the application of this limit,

as shown in Exhibit “F” of this resolution.

Amend the San Mateo County LCP Public Works Component to add Policies
2.51, 2.57.1, and 2.57.2, to require additional traffic mitigation measures for

Midcoast development projects as included in Exhibit “G” of this resolution.



10.

11.

Amend the San Mateo County LCP Public Works Component to revise Policy

2.50 to indicate intended future changes for thé Devil's Slide bypass property, as

shown in Exhibit “H” of this resolution.

Amend the San Mateo County LCP Recreation and Visitor Serving Facilities

Component to revise Policies 11.13 and 11.27 to update the designated trails list,
and to support efforts to add the Devil's Slide bypass property to adjoining park

units, as shown in Exhibit “I” of this resolution.

Amend the San Mateo County LCP Public Works Component to revise Policies

2.56 and 2.57, and amend the Recreation and Visitor Serving Facilities Com-

“ponent to revise Policy 11.26, to (a) promote coordination with CalTrans in

developing a pedestrian/multi-purpose trail parallel to Highway 1, and above or
below ground pedestrian crossings at locations along Highwéy 1, and (b) require
that CalTrans’ Highway 1 improvement projects be conditioned to require
development of such pedestriari improvements, as shown in Exhibit “J” of this

resolution.

Amend the San Mateo County LCP Housing Component to add Policy 3.17 to

authorize incentives for voluntary development of affordable housing units on
Midcoast parcels other than the designated affordable housing sites, including
residentially zoned substandard lots that cannot be merged, as shown in Exhibit

“K” of this resolution.



12.

13.

14.

Amend the San Mateo County LCP Locating and Planning New Development

Component to add Policy 1.35 and Appendix A to incorporate the Countywide

Stormwater Pollution Prevention Program (STOPPP) best management practices

and performance standards/requirements which implement Federal NPDES and
State Regional Water Quality Control Board requirements, as shown in Exhibit “L”

of this resolution.

Amend the San Mateo County LCP Shoreline Access Component to add new

Policy 10.37.1 and revise Policies 10.41, 10.44, 10.49 and 10.50, and Recreation

and Visitor Serving Facilities Component to add new Policies 11.32 and 11.33

and revise Policies 11.24, 11.25, and 11.28-11.31 to update the role of trail
providing agencies and use of Highway 1 bypass lands, as shown in Exhibit “M"

of this resolution.

Amend the San Mateo County LCP to resolve identified LCP policy conflicts,
address Airport Land Use Committee requirements, update public‘Works phasing

and land use priority policies, and clarify ambiguous provisions. These amend-

ments revise the Locating and Planning New Development Component by adding
the Half Moon Bay Airport Influence Area Boundary Map as LCP Map 1.5, and
modifying Policies 1.5b, 1.7, 1.8b, 1.9a, 1.12b, 1.15, 1.16, 1.20, 1.33, 1.36 and

Table 1.3. In addition, the amendments revise the Public Works Component by

deleting Policies 2.9, 2.10, 2.11, 2.16, 2.17, 2.25 and 2.35, modifying Policies 2.7,
2.8,2.12,2.13,2.18,2.21,2.22,2.23, 2.26, 2.27,2.29, 2.31, 2.32, 2.36, 2.48,

2.49, 2.52, 2.53, 2.54, and 2.55, replacing Policy 2.28, and adding new Policies



2.15.1 and 2.24.1. These amendments also revise Housing Component Policy

3.14a: Energy Component Policy 4.3a; Agriculture Component Policies 5.2 and

5.4; Aquaculture Component Policy 6.2; Sensitive Habitats Component Policies

7.12,7.13, 7.34, 7.36-7.40 and 7.47-7.50; and Visual Resources Component

Policies 8.5, 8.6 and 8.14.

15.  Amend the San Mateo County LCP Land Use Map to 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, E! Granada Community Plan, and
to change the Residential Land Use designations for the Devil's Slide Martini
Creek Bypass Alignment property to General Open Space. The amended Land
Use Map, as shown by Exhibit “O”, shall be inserted into the certified Land Use

Plan as Map 1.4.

AND, BE IT FURTHER RESOLVED, that the provisions of this resolution do
not apply to applications for development that have been deemed complete before the

effective date of the amendments; and

AND, BEIT FURTHER RESOLVED, that the San Mateo County Board of
Supervisors direct staff to resubmit the updated version of the Local Coastal Program
(LCP) amendments as individual amendments to the Coastal Commission for certifica-
tion of conformity with the California Coastal Act. The LCP amendments submitted to
the Coastal Commission shall include the Land Use Plan changes that are a part of this

resolution, and concurrently approved Zoning/Ordinance Code amendments; and



AND, BE IT FURTHER RESOLVED, that the Local Coastal Program amend-
ments shall not have the force of law until thirty (30) days after the California Coastal

Commission has certified them, without modification, as conforming with the California

Coastal Act.
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EXHIBIT “A”
Insert the following tables and text within Chapter 1 of the LCP Land Use Plan before

Table 1.2
TABLE 1
Original Buildout Estimate (1980)
ESTIMATE OF DWELLING UNITS AND POPULATION
PERMITTED BY THE LAND USE PLAN

MID-COAST 2,775 7,675 4,100 - 11,500 — 6,728 16,485
4,700 12,700

Urban (2,550) (7,000) (4,100 — (11,500 — (6,200) (14,900)
4,700) 12,700)

Rural (225) ®75) | - (528) (1,585)
HALF MOON 2,240 6,900 5,000 12,000 - 5,500 — 13,500 -
BAY 13,000 6,500 15,000
SOUTH 620 2000 | - 1,424 5,000
COAST :

Pescadero (143 - | - (2000 -

san @ | - | - e 40)

Gregorio

Rural | @4y - | = e (1,184) -
TOTAL 5,635 16575 | -— 13,650 — 35,000 ~

' 14,650 36,500
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
Pillar Ridge Manufactured Home Community 227 units
TOTAL 6,757-7,153 units
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The above 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 that would occur if all land that has been desig-
nated for development has been developed to its maximum density, i.e., the sum of all
units potentially allowed under existing certified LCP density limitations. The buildout
estimate assumes that public service constraints can be resolved, and that there are
no resource constraints or other LCP requirements that would limit buildout density on
individual sites. The buildout estimate and the LCP policies on which it is based are
not entitiements and do not guarantee that any proposed development will be
approved. ' '

Insert new Policy 1.18.1 between existing Policies 1.18 and 1.19

1.18.1 - Enéure- Adequate 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 that it will be served with adequate water supplies, wastewater
treatment facilities, and roadway capacity, consistent with the subsections
below: :

i. Development that relies upon municipal water and wastewater treatment
systems shall not be approved, except as provided in the subsections
below, if there is: (a) insufficient water and wastewater public works
capacity within the system to serve the development given the already
outstanding commitments by the service provider or (b) evidence that the
entity providing the service cannot provide such service for the
development.

ii. Development that relies upon municipal water and is located within the
Coastside County Water District service area shall not be approved
unless the allocation of CCWD water to the projects is consistent with the
Coastal Development Permit for the El Granada Pipeline Project (Coastal
Commission CDP A-2-SMC-99-063; A-1-HMB-99-020) as amended.

iii. New public water connections in the Montara Water and Sanitary District
water service area will be allowed only if consistent with the MWSD
Public Works Plan (Coastal Commission PWP No. 2-06-006), Chapter 2
of the LCP, and all other applicable policies of the LCP as amended.

iv. New private wells shall be prohibited within the urban/rural boundary of
the Midcoast on the date that is five years of the effective date of this
policy (i.e., on [insert date]) unless authorized pursuant to a groundwater
management plan incorporated into the LCP. During this time, keep any
development that relies on a new private well may only be considered if a
connection to the public water supply is not available. In such instances,
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Vi.

the applicant for the development must obtain a coastal development
permit (CDP) for a test well, and document compliance with all
Environmental Health standards and requirements for the proposed use
of the well, prior to submitting a CDP application for the development.
The CDP application for the development shall include a report prepared
by a California Registered Geologist or Registered Civil Engineer which
demonstrates, to the satisfaction of the Environmental Health Director
and the Community Development Director, that:

(@)  The yield of the well meets the Standards for Adequate Water as
described in the County Well Ordinance and will be adequate to
meet the needs of the development for the design life of the
development;

(b) The water quality meets safe drinking water standards, or will meet
such standards with treatment;

(©) The well will be sited, designed, and operated in a manner that
avoids contamination from any potential pollutant sources; and

(d) Operation of the well will at the level contemplated for the
development avoids individual or cumulative adverse impacts to
other wells, or to biological resources including streams, riparian
habitats, and wetlands. "

The approval of any development that relies on a private well shall be
conditioned to require recordation of a Deed Restriction, to the satisfac-
tion of County Counsel and the Planning and Building Department, prior
to the issuance of building permits, that requires the applicant and any
successor in interest to abandon the well consistent with Environmental
Health requirements and connect to the public water system within 90
days of date on which a connection becomes available, availability being
determined in the reasonable judgment of the Community Development

_ Director.

Major remodels or expansions of existing development served by private
wells constructed after September 12, 1989 are not permitted unless the
project will connect to the public water system and abandon the well. For
purposes of this policy, major remodels or expansions include all projects
where new construction has a value equal or greater to 50% of the value
of the existing structure.

New private septic systems shall be prohibited within the urban/rural
boundary of the Midcoast unless: (1) there is no public sewer hookup
available; and (2) system complies with all the requirements for individual
septic disposal systems; and (3) the system is approved by San Mateo
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Vil.

viii.

County Environmental Health and other applicable authorities.

Development shall not be approved if the levels of service (LOS) on roads
and highways exceed LOS D during commuter peak periods and LOS E
during peak recreation periods, except for: (1) the residential develop-
ment permitted consistent with Policy 1.22; (2) Coastal Act priority uses
including those shown on Table 2.17; (3) neighborhood serving
commercial development within the areas designated Neighborhood
Commercial by the LCP’s Land Use Maps; and (4) public works projects.

Lack of adequate water supplies, wastewater treatment facilities, and

roadway capacity, as defined above, shali be grounds for denial of the
development applications.
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EXHIBIT “B”

MAP 1.3

Midcoast
LCP Update Project

San Mateo County Planning & Building Division

Project Area

e g e e

CALIFORMA ~~-a,

gRESERYS

= ® ® @ ¢ Project Area Boundary

‘midcoast kop update (projact areal (b&w).cdr 39 1ev S7V02 Ip lrev adds 8/10/04.0d1 33

B.1



EXHIBIT “C”

TABLE 2.3

Delete existing Table 2.3 and replace it with the following new Table 2.3 and
associated discussion.

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 approximately 85 gallons per day (gpd) per person. The sewage treatment
demand for Midcoast non-residential uses is estimated as follows:

Non-Residential Use

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
Pillar Ridge Manufactured Home Community 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.

Census 2000 showed average Midcoast household size as 2.78 persons per house-
hold. Based on the residential sewage treatment demand figure above (85 gpd), 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

Based on the non-residential sewage treatment demand figures above, the sewage
treatment capacity needed to serve non-residential uses at buildout is as follows:

Land Use/Zoning Gallons Per Day
Neighborhood Commercial (C-1) 48,000
Commercial Recreation (CCR) 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 combined residential and non-
residential Midcoast buildout is 1.96 million gallons per day.
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TABLE 2.4

Revise the notes to existing Table 2.4 and add Section 2.4b.

a. Original Sewage Generation Estimate (1980)

TABLE 2.4
ESTIMATE OF SEWAGE GENERATION FROM BUILDOUT OF LAND USE PLAN
GRANADA SANITARY DISTRICT

EL GRANADA-PRINCETON

RESIDENTIAL?

Developed - 3,400 70-100 g/dic 238,000-

340,000

Single-Family - -
Multi-Family : - -

Undeveloped - 5,193 70-100 g/d/c 363,500-

519,300

Single-Family® _ - (4,042)
Multi-Family - (1,151)

COMMERCIAL®

Developed 6.90 - 11,680
Retail (4.25) - 2,000 gal/acre (8,500)
Recreation* (2.65) - 1,200 gal/acre (3,180)

Undeveloped 57.20 - 93,150
Retail (14.70) - 2,000 gal/acre (29,400)
Recreation® (42.50) - 1,500 gal/acre (63,750)

INDUSTRIAL

Developed> 11.00 - 20,980
Marine Related (11.00) - 2,000 gal/acre (20,980)
General S - - -

Undeveloped? 29.29 - , 58,580
Marine Related (29.29) _ - 2,000 gal/acre (58,580)
General - - -
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ESSENTIAL PUBLIC SERVICES'®
Essential Public Services - - : 5,125
PUBLIC RECREATION
Parks and Beaches - 3186 10 gal/day/capita’ 3,180
SUBTOTAL - : 786,975-
1,044,765
INCORPORATED SECTION OF
HALF MOON BAY®
RESIDENTIAL? _
Developed Single-Family | - 660 70-100 g/d/c 46,200-66,000
Undeveloped Single-Family - 798 70-100 g/d/c 55,860-79,800
COMMERCIAL
Developed Retail 1.00 - 2,000 gallacre 2,000
Undeveloped Retail 5.00 - 2,000 gal/acre 10,000
SUBTOTAL - - 114,060-
157,800

TOTAL | 901,035-

: 1,202,565
NOTES:
1. Unless otherwise indicated, sewage generation factors are based on Resources

Engineering and Management’s Draft Phase Il Report - Granada Sanitary
District Master Plan Study, March, 1979.

The Midcoast Buildout in the Locating and Planning New Development
Component is the source for the number of dwelling units and household size
which is: Single-Family - 2.6 and Multiple-Family - 2.1 persons per household.

Commercial and industrial acreages based on planimeter measurements of the
LCP Land Use Plan. These figures, as revised in 1991, do not include roads.

Based on estirhates of sewage generation for commercial recreation developed
by Williams, Kuebelbeck and Associates, Inc., for the Environmental Impact
Statement on the Pillar Point Project.

Figure on acreage of developed industrial from the Resources Engineering and

Management's Draft Phase | Report - Granada Sanitary District Master Plan
Study, January, 1979.
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10.

Based on the number of projected annual visitors to the Fitzgerald Marine
Reserve divided by 365 to estimate an average day.

Based on the estimates of sewage generation for beach and tourist restrooms
developed by Williams, Kuebelbeck and Associates, Inc., for the Environmental
Impact Statement on the Pillar Point Project.

Based on estimates of buildout for the part of Half Moon Bay included in the
Granada Sanitary District which were contained in Resources Engineering and
Management's Draft Phase | Report - Granada Sanitary District Master Plan
Study.

This table reflects the second units that are permitted in R-1 Coastal Zoning
Districts. It is estimated that 350 persons would be housed in second units
located in this area based on a household size estimate of 1.410 persons per
second unit as derived using standards for a one-bedroom duplex from the U.S.
Department of Commerce and Housing and Urban Development, Annual
Housing Survey, 1977.

Essential public services include the following uses: Emergency Facilities,
Correctional Facilities, Transportation Facilities (public), Utility Facilities,
Hospitals, Skilled Nursing Facilities, Intermediate Care Facilities, Libraries,
Community Centers, Elementary and Secondary Schools, Institutional Day Care
Facilities for Children (Day Care Centers as defined by State law), Adults and
the Elderly, Institutional Full-Time Care Facilities for Children and Adults, and-
Institutional Shared Housing Facilities for the Elderly. These services must be
provided by a public agency or private non-profit or government-funded (partially
or fully) purveyor to be considered an essential public service. The reserve
capacity allocated to these priority uses may not be shared by any associated,
non-priority use and must be forfeited when the priority use is discontinued.

Updated Sewage Generation Estimate (2006)

See Table 2.3 for éstimated Midcoast sewage generation at buildout, which
includes the Granada Sanitary District component.
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EXHIBIT “D”
TABLE 2.9

Delete existing Table 2.9 and replace it with the following new Table 2.9 and
associated discussion.

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 consump-
tion is assumed to be 87 gallons per day (gpd) 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. Census 2000 showed average Midcoast household size as 2.78
persons per household. Based on the residential water consumption figure above (87
gpd), 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. Therefore, 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:
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Land Use/Zoning

Acres

Neighborhood Commercial (C-1) 9
Commercial Recreation (CCR) 4
Waterfront (W) 8
Light Industrial (M-1) - 47
Institutional 31

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% of system losses, 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 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 1.96 million

~gallons per day.
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TABLE 2.10

Delete existing Table 2.10 and replace it with the following new Table 2.10 and
associated discussion.

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 (gpd) 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) 12,000 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. Census 2000 showed average Midcoast household size as 2.78
persons/household. Based on the residential water consumption figure above (87
gpd), 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
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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 Residential and Non-Residential Demand at Buildout

Taking into account 9.5% of system losses, 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 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 2.44 million
gallons per day.
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2.8

EXHIBIT “E”

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. All priority land
uses shall exclusively rely on public sewer and water services.

For each public works development, reserve capacity adequate to allow
priority land uses to develop to the buildout allowed by the LCP.

Allow public agencies and utilities to reallocate capacity to non-priority land
uses only through an LCP amendment. Applications for an LCP amend-
ment to reallocate priority capacity must be accompanied 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
substantiate, in writing, that the remaining reserved capacity will be
adequate to serve the remaining priority land uses.

Allow Coastside County Water District and Montara Water and Sanitary
District to allocate priority capacity in accordance with Table 2.17 to provide
municipal water service to residential dwellings 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, following consultation with the Director of
Environmental Health and the General Manager of the serving water district.

In order to minimize the reduction in water reserved for Coastal Act priority
land 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 General Manager of the serving water district prior to
the establishment of the connection, and contain the following:

(1) Alist 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;
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(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 caiculated 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 serving water district shall provide notices to the County Planning
Department and the Coastal Commission of all failed well applications.
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EXHIBIT “F”

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 are not overburdened by rapid
residential growth, limit the maximum number of new dwelling units built in
the urban Midcoast to 40 units each calendar year until:

i. A comprehensive transportation management plan, as described in
Policy 2.57.2, is incorporated into the LCP;

i. Facilities to adequately contain stormwater infiltration and inflow that
exceed the existing Intertie Pipeline System (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 quality violations; and

ii. The growth rate is changed by an LCP amendment.

New dwelling units include each new single-family residential unit, each
new unit in a two-family dwelling, each new unit in a multiple-family resi-
dential development, each new unit in mixed-use development, each new
caretaker quarter, each new affordable housing unit, and each new
second dwelling unit as further defined in ‘d’.

The number of each dwelling units built each year means that the nhumber
of units for which building permits have been issued authorizing construc-
tion to commence. The date of building permit issuance does not relate to
the date of building permit application.

If the number of issued building permits for any given year has reached
the 40-unit maximum, building permits for affordable housing, including
second dwelling units, may still be issued under the following circum-
stances: (1) the units are “affordable” as defined by Section 6102.48.6 of
the certified zoning regulations and subject to income and cost/rent
restrictions for the life of the development; and (2) the growth rate average
over the three-year period, that includes the year of building permit
issuance and the following two years, does not exceed 40 units/year.

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 units may only be approved if the
proposed development can be found consistent with all applicable policies
of the certified LCP.
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2.51

2.571

EXHIBIT “G”

Traffic Mitigation

In the Midcoast LCP Update Project Area, as shown on Map 1.3, require
Transportation Demand Management (TDM) measures for new development
which generates a net increase of more than 50 peak hour trips per hour at
any time during the a.m. or p.m. peak period. TDM measures can include
establishing a shuttle service, subsidizing transit for employees, charging for
parking, establishing a carpool or vanpooling program, having a compressed
work week, providing bicycle storage facilities and showers, or establishing a
day care program.

Traffic Mitigation for all Development in the Urban Midcoast

In the urban Midcoast, require applicants for new development, as defined in
Section 30106 of the Coastal Act, that generates any net increase in vehicle
trips on Highways 1 and/or 92, except for a single-family dwelling, a second
dwelling unit, or a two-family dwelling, to develop and implement a traffic
impact analysis and mitigation plan (TIMP). Prior to the approval of any
coastal development permit (CDP) application involving the above, information
necessary for the analysis and implementation of all 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 must be able to
make the finding that the proposed mitigation measures are adequate to
offset new vehicle trips generated by the project to the extent feasible.

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 Midcoast region of San Mateo County. This shall
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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 Highways 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.

Land Divisions. Mitigation measures for all land divisions, except land
divisions for the development of affordable housing as defined by Section
6102.48.6 of the certified zoning regulations, and except for the issuance
of conditional certificates of compliance for lots that comply with minimum
lot size requirements, shall include lot retirement or merger, as described
in Subsections (1) and (2) below:

(1) Lot Retirement

(i) Prior to the issuance of the coastal development permit, the
applicant shall submit evidence, for the review and approval
of the Community Development Director, that the develop-
ment rights have been permanently extinguished on the
number of existing legal lots equal to the humber of lots to
be developed, such that the development of property
authorized shall not result in a net increase of development
within the Midcoast urban area. 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 within the City of Half Moon Bay. Each
mitigation 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 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.

(i) For each development right extinguished in satisfaction of
c(1) of this policy, the applicant shall, prior to issuance of the
coastal development permit, execute and record a docu-
ment, in a form acceptable to the Community Development
Director, irrevocably offering to dedicate to a public agency
or private association approved by the Community
Development Director in consultation with the Executive
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(iii)

(iv)

Director of the California Coastal Commission, 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
Community Development Director determines may affect the
interest being conveyed. The offer shall run with the land in
favor of the People of San Mateo County, binding all
successors and assigns, and shall be irrevocable for a
period of 21 years, such period running from the date of
recording.

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.

As an alternative to the method described in subsection
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 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
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the Community Development Director for permanent public
recreational or natural resource conservation purposes.

(v)  As an alternative to the method described in subsection
c(1)(ii) and (iii) above, applicant may pay an in-lieu traffic
mitigation fee in accordance with an in-lieu fee program that
has been reviewed and approved by the Executive Director
of the Coastal Commission.

2. Lot Merger

Prior to the 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 lots to be developed, are merged such that
the development of property authorized results in the extinguish-
ment of development potential on a number of lots equal to the
number of lots proposed to be developed 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 prohibit all future
development of the lots to be merged and 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.

2.57.2 Transportation Management Plan

Develop a comprehensive transportation management plan to address the
cumulative traffic impacts of residential development, including single-family,
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two-family, multi-family, and second dwelling units, on roads and highways in
the entire Midcoast, including the City of Half Moon Bay. The plan shall be
based on the results of an analysis 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 new residential development on Highway 1, Highway 92, and
relevant local streets, during commuter peak periods and peak recreation
periods; and policies for new residential development to mitigate for residential
development’s significant adverse cumulative impacts on public access to the
beaches of the Midcoast region of San Mateo County.
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EXHIBIT “H”

2.50 Route 1 and Route 92 Phase | Capacity Limits

a.

~On Route 92, limit Phase | improvements to: (1) slow vehicle lanes on

uphill grades, and (2) the following operational and safety improvements
within the existing alignment or lands immediately adjacent: elimination of
sharp curves, lane widening, wider shoulders to allow passage for
emergency vehicles and signals at major intersections.

On Route 1, limit improvements 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 (3) con-
struction 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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11.13 Trails

EXHIBIT “I”

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 Manage-
ment Guidelines) of the 2001 County Trails Plan are hereby incorporated
into the LCP.

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

(1) Countywide

)

Coastal Trail as delineated by the State Coastal Conservancy.

Regional trails (portions located within the Coastal Zone):

(a)

(b)

(c)

(d)

()

(f)

Montara Mountain Trail connecting 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
properties.

| Half Moon Bay to Huddart Park Trail connecting Half Moon Bay

State Beach near Higgins Road to Huddart County Park.

Purisima Creek to Huddart County Park Trail connecting from
Route 1 near Purisima Creek to 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.



(9) Gazos Creek Coastal Access to Butano State Park Trail con-
necting 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.

(4) All future trails located in the coastal zone shall be considered a Local
Coastal Program trail.

11.27 Improvement, Expansion and Maintenance of Public Recreation

a.

Continue to provide for the improvement, expansion and maintenance
of the Fitzgerald Marine Reserve, 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 fimited 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 LCP proposed trails, with
reimbursement for these activities by the State of California 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
Department. 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 public recreation areas and commercial recreation areas consistent
with Policy 11.16. '



EXHIBIT “J”

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 Bikeways Plan (CCAG).
When the tunnel is completed behind Devil's Slide, assure that CalTrans
provides for a multi-use bicycle and pedestrian trail and connections
consistent with Policy 10.37.1 and in accordance with the coastal
development permit for the tunnel project.

Consistent with San Mateo County Coastal Development Permit No.

PLN 2003-00428, upon the completion of all access improvements
associated with 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 California
Coastal Trail (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 and in accordance with the
operations plan developed by the County and CalTrans in consuitation
with the Devil's Slide Access Task Force. 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 main-
tenance of the access is transferred to an alternative permanent
custodian. In the event of a catastrophic failure of this public trail which
renders all or part of it, in the judgment of the agency or organization
which then has operational responsibility for it, unusable, un-repairable or
un-maintainable, and such agency or organization further determines that
repairs to restore the access to the pre-failure condition would not be
feasible, that agency or organization shall not be required to return the
access to its pre-failure condition. The agencies or organizations that
own the land and has operational responsibility for the trail shall
immediately apply for a separate coastal development permit to modify
the nature, extent, and operational parameters of the coastal access in a
manner consistent with the requirements of the Coastal Act, and the San
Mateo County Local Coastal Program.

The County will work with CalTrans, the State Coastal Conservancy, the
Coastal 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.
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Require, at a minimum, and consistent with AB 1396, that CalTrans
protect and make available adequate right-of-way 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 (CCAG) and the California Coastal Trail (CCT) Plan.

Through coordination with CalTrans, promote the development of a
continuous Midcoast pedestrian/bicycle/multi-purpose path (or a system
of single mode paths) parallel to Highway 1 as part of the overall CCT
system, consistent with Policy 10.37.1.

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.

Unless a suitable off-highway alternative already exists or is being
provided, as part of any new or improved roadway project other than
repair and maintenance of existing facilities and consistent with AB 1396,
require that CalTrans incorporate the following provisions (the size and
scope of which will be commensurate with the size and scope of the
proposed roadway project):

(1) Alink within the vicinity of the project area necessary to facilitate a
continuous Midcoast pedestrian/bicycie/multi-purpose path (or a
system of single mode paths) parallel to Highway 1 consistent with
the California Coastal Trail (CCT) Plan and within the right-of-way;
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; or

(3) Completion of any CCT segment gap that is in the vicinity of the
new or improved roadway project; or

(4) Provide funding necessary to complete any of the above actions; or

(5) Any combination of the above.
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2.57

11.26

Ensure that no roadway repair or maintenance project blocks or damages
any existing or formally planned public trail segment or, if such an impact
is not avoidable, that an equal or better trail connection is provided in
conjunction with that repair and maintenance project either directly by
CalTrans or through CalTrans’ funding to a third party.

Protecting Road Capacity for Visitors through Transportation System

Management Technigues

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) prohibit
new road or driveway connections to Routes 1 and 92 in the Midcoast
area as shown on Map 1.3 which do not serve recreation facilities unless
there is no feasible alternative; (4) minimize the number of new road or
driveway connections to Routes 1, 92, and 84 in rural areas which do not
serve recreation facilities; and (5) orient local commercial and community
facilities away from Highways 1 and 92.

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.

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

Requirements for Trails and Recreational Development

a.

Require the dedication by public agencies of trail easements along the
routes of the Gregorio/Murphy and LCP Trails Program, including the
Pacific Ocean Corridor Trail after submission by the State Department of
Parks and Recreation of an acceptable alignment.

Require some provision for public recreation for each development permit
for a land division within the Coastal Zone. Require either: (1) the dedi-
cation of trail easements when the division affects land along the routes
of Gregorio/Murphy and LCP Trails Program trails, including the Pacific
Ocean Corridor Trail, after submission by the State Department of Parks
and Recreation 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,
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type, and adverse impact on the development of open space recreational
opportunities or coastal access. '

Require CalTrans, as a condition of granting development permits for
expansion of State roads for improvements for bicycles in the Coastal
Zone, to provide adequate right-of-way and construct bikeways in
conformance with the standards and types of bikeway construction
contained in the County’s Bikeways Plan. '

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.

Through coordination with CalTrans, promote the development of above-
and below-ground pedestrian crossings at the Midcoast locations along
Highway 1 shown as “Proposed Safe Crossing” in the Midcoast
Recreational Needs Assessment — Map 3.

When warranted by the size of Highway 1 projects in the Midcoast,
require that CalTrans:

(1) Develop a pedestrian/bicycle/multi-purpose path parallel to the
portion of Highway 1 where the project is located, and/or

(2) At locations shown as “Proposed Safe Crossing” in the Midcoast

Recreational Needs Assessment, develop an above- or below-
ground pedestrian crossing.
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3.17.

3.11

EXHIBIT “K”

Incentives for Midcoast Affordable Housing

‘Provide the following incentives for voluntary development of affordable

housing units on Midcoast parcels other than the desighated housing sites:

a.

Any property that is (1) developed with an affordable (very low, low or
moderate income) housing unit, as defined by Section 6102.48.5 of the
Zoning Regulations and subject to income and cost/rent restriction con-
tracts with San Mateo County; and (2) located in an urban Midcoast
zoning district where residential units are permitted, may receive reserved
water supply capacity to the extent authorized by LCP Tables 2.17, and
to the extent the water service provider has reserved the water supply
capacity pursuant to an approved coastal development permit or a public
works plan. :

Any 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.

Protection of the Pillar Ridge Manufactured Home Community

Designate the existing Pillar Ridge Manufactured Home Community as an
affordable housing site. Prohibit the demolition or displacement of this
manufactured home community.
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1.35

EXHIBIT “L”

All new land use development and activities shall protect coastal water quality

among other ways by:

a.

Implementing appropriate site design and source control best manage-
ment practices (BMPs). Site design BMPs are land use or site planning
practices that aim to prevent runoff pollution by reducing the potential soil
erosion or contact of runoff with pollutants. Source control BMPs are
structural or non-structural practices that minimize the contact between
pollutants and runoff.

Implementing treatment BMPs along with site design and source control
BMPs when the combination of site design and source control BMPs is not
sufficient to protect water quality as required by the LCP, or when required
by the Regional Board per municipal permit provisions. Treatment BMPs
are practices designed to remove pollutants and/or solids from polluted
stormwater runoff. Projects that drain directly to a sensitive habitat shall
implement post construction structural treatment BMPs.

Where treatment BMPs are required, the BMPs (or suites of BMPs) shall
be designed and implemented to remove pollutants from 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
percentile, 1-hour storm event (with an appropriate safety factor, i.e., 2 or
greater) for 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.

Using multi-benefit, natural feature, stormwater treatment systems, such
as landscape-based bioretention systems, bioswales and green roofs,
where feasible, in place of single purpose treatment BMPs.

Minimizing the introduction of pollutants into coastal waters (including the
ocean, estuaries, wetlands, rivers, streams, and lakes).

Minimizing the amount of impervious surfaces and directly connected
impervious surfaces in areas of new development and redevelopment
and where feasible maximizing on-site infiltration of runoff.

Preserving, and where possible, creating or restoring areas that provide
important water quality benefits, such as riparian corridors, wetlands, and
buffer zones.

Limiting disturbances of natural water bodies and natural drainage
systems caused by development including roads, highways, and bridges.
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Avoiding development of areas that are particularly susceptible to erosion
and sediment loss, where feasible and where not feasible incorporate
appropriate BMPs to minimize erosion and sediment loss.

In projects where the combined amounts of impervious surface created
and replaced total one acre or more (or smaller areas where required

by Regional Board), implementing hydromodification requirements as
further detailed in Appendix A. Developments that are exempt from this
requirement are stipulated in NPDES Permit No. CAS612008, Order No.
R2-2009-0074, issued October 14, 2009, except for single-family resi-
dences that drain directly to sensitive habitats.

Implementing the minimum stormwater pollution prevention requirements
- contained in Appendix A.
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APPENDIX A

MINIMUM STORMWATER POLLUTION
PREVENTION REQUIREMENTS

All New Development

All new development, including remodeling of existing buildings, shall comply with
the following minimum requirements: ' ‘

a.

g.

Avoid or minimize and mitigate the potential adverse impacts to water quality
from new development by using pre-construction, during construction, and
post-construction best management practices.

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

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

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

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

Use silt ponds, berms and other techniques to trap sediment, spilled liquids
and other poliutants.

Employ site planning and construction methods to reduce the need for pesti-
cides and contaminants, and prevent contact with stormwater.

New Development that Alters the Land

In addition to the requirements listed in 1. above, new development, construction
or other activities that disturb or otherwise alter the land shall comply with the
following minimum requirements:

a.

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.
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Protect sensitive areas, minimize changes to the natural topography, and
avoid removing existing vegetation unless absolutely necessary. If existing
vegetation consists of invasive plant species, this vegetation shall be removed
and replaced with drought tolerant native or non-invasive species by the
conclusion of construction.

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

Reduce the amount of impervious surface areas, and use permeable
pavement where feasible.

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.

Use landscaping to collect, detain and filter surface runoff, and design
landscaping to minimize the use of irrigation, fertilizers and pesticides. All
landscaping plants shall be drought tolerant, and consist of either native or
non-invasive species.

Prevent erosion and trap sedimentation on-site using sediment basins or
traps, earthen dikes or berms, silt fences, check dams, soil blankets or mats,
and storm drain inlet protection.

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

Restrict land clearing, earth moving, and excavation and grading activities to
during dry weather, i.e., between April 15th and October 15th of each year.

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 Aprii 15th of each year.

Provide for ongoing operation and maintenance of installed stormwater
treatment measures.

As applicable based on project size, secure a Construction Activity Storm-

water General Permit from the San Francisco Bay Area Regional Water
Quality Control Board.
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Require post-development peak flow (runoff) and velocity to be less than or
equal to pre-development peak flow and velocity. No additional runoff, ,
caused by development, shall cross property lines. If the development will
connect to an existing storm drain system, then the development shall make
improvements to the existing system as required 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.

Developments of Special Concern

In addition to the requirements listed in 1. and 2. above, developments with land
use activities that have a high potential for generating pollutants shall incorporate
BMPs to address the particular pollutants of concern, including but not limited to
the following requirements:

a.

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

Development of commercial facilities shall incorporate BMPs to minimize
polluted runoff from structures, landscaping consisting of drought tolerant and
either native or non-invasive plant species, parking areas, repair and mainten-
ance areas, loading/unloading areas, and vehicle/equipment wash areas.

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

Development of restaurants shall incorporate BMPs to minimize runoff of oil,
grease, solvents, phosphates, suspended solids, and other pollutants.

Outdoor material storage areas shall 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.

Roof or awning covers over trash storage areas shall be required in order to
minimize off-site transport of trash and other pollutants.

Landsdaping/Gardens
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h. Confined animal facilities, stables and similar animal keeping operations shall
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. On-site sewage treatment systems (septic systems) shall be sited, designed,
installed, operated, and maintained to avoid contributing nutrients and path-
ogens to groundwater and/or surface waters.

j.  On-site sewage treatment systems (septic systems) shall 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. New devel-
opment with conventional or alternative on-site sewage treatment systems
shall include protective setbacks from surface waters, wetlands and flood-
plains, as well as appropriate separation distances between on-site sewage
treatment system components, building components, property lines, and

- groundwater as required by the Regional Board. Under no conditions shall
the bottom of the effluent dispersal system be within five feet of groundwater.

Hydromodification Requirements

Development shall implement the hydromodification requirements stipulated in
LUP Policy 1.35.j by use of on-site control measures, regional control measures,
or in-stream measures, as required by the Regional Board NPDES Permit No.
CAS612008, Order No. R2-2009-0074, issued October 14, 2009. Stormwater
discharges from new development and redevelopment projects 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.

L.6



EXHIBIT “M”

10.37.1 California Coastal Trail (CCT)

a.

Definition: The California Coastal Trail (CCT) is a continuous intercon-
nected public trail system along the California coastline. It is designed to
foster appreciation and stewardship of the scenic and natural resources of
the coast and serves to implement aspects of Coastal Act policies pro-
moting non-motorized transportation. The Trail system is to be located on
a variety of terrains, including the beach, bluff edge, hillsides providing
scenic vantage points, and within the highway right-of-way. It may take
many forms, including informal footpaths, paved sidewalks, and separated
bicycle paths. When no other alternative exists, it sometimes connects
along the shoulder of the road. While primarily for pedestrians, the Trail
also accommodates a variety of additional user groups, such as bicyclists,
wheelchair users, equestrians, and others as opportunities allow. The
CCT consists of one or more parallel alignments.

Segments of the California Coastal Trail shall be developed consistent
with the parameters of this policy.

(1)  The County shall take the lead responsibility and will consult with
the National Park Service, the State Department of Parks and
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.

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

(a) Former Highway 1 at Devil's Slide, once formally relinquished
by CalTrans and opened as a public trail

(b) Old San Pedro Road

(c) Surfer's Beach Trail )
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(@

(%)

(d)
(e)

Mirada Surf West

Various segments within State Park properties that have been
signed with the CCT official State logo

_Itis intended that the CCT system shall be designed and imple-

mented to achieve the following goals and objectives:

(a)

(b)

(c)

(d)

(e)
()

Provide a continuous walking and hlkmg trail as close to the
ocean as possible;

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;

Ensure that the trail has connections to trailheads, parking
areas, interpretive kiosks, inland trail segments, etc., at
reasonable intervals;

Maximize ocean views and scenic coastal vistas;

Provide an educational experience where feasible through
interpretive facilities.

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 devel-
opment 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
may need to be incorporated into water-crossing structures
and that may need to be placed within CalTrans right-of way.
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(b)

()

(d)

(e)

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. Alter-
native 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, con-
verting edges of agricultural land to public trail use when the
minimal amount of conversion is used, etc.

The CCT should be located to incorporate existing oceanfront
trails and paths and support facilities 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, except for
those specific strands of the trail system that are specifically
designed to service commuter needs and safely provide for
the shortest distance between destination points. Providing
such a commuter-purpose strand of the CCT does not replace

~ the remaining need to provide a recreational strand of the

CCT as close to the shoreline as possible. 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.
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(6)

(7)

(8)

(9)

CCT Acquisition and Management:

(@)

(b)

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.

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

CCT Signage Standards

(a)

(b)

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.

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.

CCT Support Facilities:

To maximize access to the CCT, adequate parking and trailhead
facilities shouid be provided.

CCT Mapping:

(@)

(b)

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 ownerships 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, including updated
Shoreline Destination/Access Maps.

The CCT preferred alignment corridor shall be identified on all
applicable County Trail Maps contained in the LCP.
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10.41

- 10.44

10.49

10.50

11.24

(10)  Inclusion of the CCT in LCP:

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.

Major Shoreline Access Provider

Encourage the State Department of Parks and Recreation to continue assum-
ing a major role in the acquisition, development, and maintenance of public
shoreline access along the coast.

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.

San Mateo County Harbor District

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

National Park Service

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

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 leve! 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 opportunities through the provision of trails
and youth hostels.
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(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.

Use the following priorities when expending County funds for trails:

(1) Implement the California Coastal Trail Plan identified in LCP Policy
10.37.1 and as included in Regional Transportation Plans as
identified in Policy 11.32.

(2) Implement the Regional Local Coastal Program trails identified in
LCP Policy 11.13.

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

Encourage low cost facilities in privately developed visitor-serving
facilities, particularly hotels and motels.

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 facili-
ties 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; (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 specific justifi-
cations, 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.
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11.28

11.29

11.30

11.31

- 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.

Role of thé 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.

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 the State Department of Parks and Recreation to develop and
maintain segments of the California Coastal Trail on State-owned
property, in conjunction with the shoreline access trails.

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

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
develop the California Coastal Trail.

Encourage San Mateo County Harbor District

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

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.
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11.32

11.33

Encourage Transportation Authority and Metropolitan Transportation

Commission

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.

Use of CalTrans’ Devil's Slide Bypass Alignment within Montara

a.

In anticipation that CalTrans will transfer to the County ownership of some
or all of the original Devil's Slide Bypass Alignment, also known as the
‘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)

(2)

3)

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.

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.

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
(LMP) described below in part (b).

The County will work with CalTrans and other affected agencies to com-
plete 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 plan 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;
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)

(4)

(%)

(6)

(7)

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

Identification of connections to other trail systems (including the
California Coastal Trail network), public transit, and community
faculties;

Identification of existing roads that will be retained, realigned, con-
solidated 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;

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; -

(i) Archaeological, paleontological and historical features;
(i)  Productive agricultural lands;
(iv)  Highly scenic landscapes; and

(v)  Watersheds identified as critical for potable water or
anadromous fish habitat.

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;

Evaluation and reservation of sites suitable for future CalTrans’
potential mitigation needs, particularly for public access, agri-
culture, wetlands, and other environmentally sensitive habitats as
well as reservation of necessary access to those selected sites:
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(8)

(10)

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,

Provisions to ensure that adequate ROW space along and across
the existing County roads traversing the Adopted Alignment ROW
is reserved for safe crossing of the future hiking and biking trails
within the Linear Park; and

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. ‘ '
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1.5b

1.7

1.8b

1.9a

1.12b

1.15

1.16

EXHIBIT “N”

Permit in urban areas land uses designated on the LCP Land Use Plan Map
and conditional uses up to the densities specified in Tables 1.2 and 1.3. The
use and amount of development allowed on a parcel, including parcels in

areas designated “General Open Space,” “Agriculture,” or “Public Recreation-
Community Park” on the General Plan Land Use Map within the urban boundary
in the Coastal Zone, shall be limited to the uses and to the amount, density and
size of development permitted by the Local Coastal Program, including the
density credit requirements of Policy 1.8c and Table 1.3. '

Designation of Rural Areas

Designate as rural those lands shown outside the urban/rural boundary on the
LCP Land Use Plan Map, in effect on March 25, 1986, that were designated
Agriculture, General Open Space, Timber Preserve, or Public Recreation on that
date.

Permit in rural areas land uses designated on the LCP Land Use Plan Map, and
conditional uses up to the densities specified in Tables 1.2 and 1.3.

In rural areas, designated as General Open Space on the LCP Land Use Plan
Map, require the applicant for a land division, as a condition of approval, to grant
to the County (and the County to accept) a conservation/open space easement
containing a covenant, running with the land in perpetuity, which limits the use of
the land covered by the easement to uses consistent with open space (as
defined in the California Open Space Lands Act of 1972 on January 1, 1980).

Permit in rural service centers the land uses designated on the LCP Land Use
Plan Map and at densities specified in Tables 1.2 and 1.3.

Land Uses and Development Densities in Rural Residential Areas

Permit in rural residential areas the land use designated on the LCP Land Use
Plan Map and at densities specified in Tables 1.2 and 1.3.

Definition and Establishment of Urban/Rural Boundary
Define urban/rural boundary as a stable line separating urban areas and rural

service centers from rural areas in the Coastal Zone and establish this line on
the LCP Land Use Plan Map.
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1.20

1.33

Lot Consolidation

According to the densities shown on the LCP Land Use Plan Map, consolidate
contiguous lots, held in the same ownership, in residential subdivisions in Seal
Cove to minimize risks to life and property and in Miramar to protect coastal
views and scenic coastal areas.

Land Use and Development Density for Farm Labor Housing Areas

Permit, in Farm Labor Housing areas, the land uses designated on the LCP
Land Use Plan Map and at densities specified in Table 1.2.

*TABLE 1.3
MAXIMUM DENSITY CREDITS

In the rural areas of the Coastal Zone designated on the LCP Land Use Plan
Map: Agriculture, Open Space, or Timber Production, determine the maximum
number of density credits to which any legal parcel is entitled by using the
method of calculation shown below, and further defined by the Planned
Agriculture, Resource Management-Coastal Zone, and Timberland Preserve-
Coastal Zone Zoning District regulations. All legal parcels shall accumulate at
least one density credit. Except as provided in Policy 5.11, the sum of the
density credits on parcels created by a land division shall not exceed the total
credits on the original parcels or parcels divided.

A. Prime Agricultural Lands

One density credit per 160 acres for that portion of a parcel which is prime
agricultural land as defined in Policy 5.1 (i.e., the number of acres of Prime
Agricultural Land divided by 160).

B. Lands With Landslide Susceptibility

One density credit per 160 acres for that portion of a parcel which lies
within any of the three least stable categories (Categories V, Vil and L)
as shown on the U.S. Geological Survey Map MF 360, “Landslide
Susceptibility in San Mateo County” or its current replacement (i.e.,
the number of acres of land susceptible to landslides divided by 160).

C. Land With Slope 50% or Greater

One density credit per 160 acres for that portion of a parcel which has a
slope 50% or greater (i.e., the number of acres of land with a slope 50% or
greater divided by 160).
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Remote Lands

One density credit per 160 acres for that portion of a parcel over 1/2 mile
from a public road that was an existing, all-weather through public road
before the County Local Coastal Program was initially certified in
November 1980 (i.e., the number of acres of remote land divided by 160).

Land With Slope 30% But Less Than 50%

One density credit per 80 acres for that portion of a parcel which has a
slope 30% but less than 50% (i.e., the number of acres of land with a
slope 30%, but less than 50% divided by 80).

Land Within Rift Zones or Active Faults

One density credit per 80 acres for that portion of a parcel which is located
within the rift zone or zone of fractured rock of an active fault as defined by
the U.S. Geological Survey and mapped on USGS Map MF 355, “Active
Faults, Probably Active Faults, and Associated Fracture Zones in San
Mateo County,” or its current replacement (i.e., the number of acres of
land within rift zones or active faults divided by 80).

Lands Within 100-Year Floodplain

One density credit per 60 acres for that portion of a parcel falling within a
100-year floodplain as most recently defined by the Federal Emergency
Management Agency, the U.S. Geological Survey, or the U.S. Army Corps
of Engineers (i.e., the number of acres of land within the 100-year
floodplain divided by 60).

Land With Slope 15% But Less Than 30%

One density credit per 60 acres for that portion of a parcél with a slope in
excess of 15% but less than 30% (i.e., the number of acres of land with a
slope 15%, but less than 30% divided by 60).

Land Within Agricultural Preserves or Exclusive Agricultural Districts

One density credit per 60 acres for that portion of a parcel within agri-
cultural preserves or the Exclusive Agriculturai Districts as defined in the
Resource Conservation Area Density Matrix policy on March 25, 1986
(i.e., the number of acres of land within Agricultural Preserves or Exclusive
Agricultural Districts divided by 60).
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J. All Other Lands

One density credit per 40 acres for that portion or portions of a parcel not
within the above areas (i.e., the number of acres of all other land divided
by 40).

K. Bonus Density Credit for Newr Water Storage Capacity

One bonus density credit shall be allowed for each 24.5 acre feet of new
water storage capacity demonstrated to be needed and developed for
agricultural cultivation or livestock. Water from this storage may be used
only for agricultural purposes. These bonus credits may be used on site or
transferred to another parcel. However, none of the credits may be used
on prime agricultural lands or in scenic corridors. Use of the credits shall
be subject to Planning Commission approval in accordance with the
provisions of this and other County ordinances.

If the same portion of a parcel is covered by two or more of the subsections A.
through J., the density credit for that portion shall be calculated solely on the
basis of the subsection which permits the least density credit.

1.36 Half Moon Bay Airport Influence Areé Requirements

Within the Half Moon Bay Airport Influence Area, as shown on Map 1.5, the
following shall apply:

a. New development and land uses must comply with all relevant Federal
Aviation Administration (FAA) standards and criteria regarding (1) safety,
(2) flashing lights, (3) reflective material, (4) land uses which may attract
large concentrations of birds, (5) HVAC exhaust fans, and (6) land uses
which may generate electrical or electronic interference with aircraft
communications and/or instrumentation.

b.  All transfers of real property must comply with the real estate disclosure
requirements specified in Chapter 496, California Statutes of 2002.
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Insert the following map of the Half Moon Bay Airport Influence Area Bounda‘ry as Map
1.5. :

Half Mf:)e:::ﬁ Bay Airport Influence Area Boundary
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2.7

28

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.
In accordance with Policies 2.12, 2.18, 2.27, 2.32, and 2.48 allow expansion
of public works facilities, including but not limited to water supply and trans-
mission, 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.

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. All priority
land uses shall exclusively rely on public sewer and water services.

b.  For each public works development to serve vacant lands with new
connections, reserve capacity adequate to allow priority land uses to
develop in conjunction with the non-priority development that would be
facilitated by the public works development.

c.  Where development of new public works facilities can accommodate
only a limited amount of new connections on vacant land, the service
provider shall ensure that adequate capacity is reserved for Coastal Act
priority uses before reserving capacity for Local Coastal Program priority
uses shown on Tables 2.7 and 2.17.

d.  Allow public agencies and utilities to reallocate capacity to non-priority
land uses only through an amendment to the Coastal Development
Permit, Public Works Plan, and/or LCP Amendment if applicable.
Applications for a Coastal Development Permit, Public Works Plan, or
LCP Amendment to reallocate priority capacity must be accompanied 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 substantiate, in writing, that the remaining reserved capacity will be
adequate to serve the remaining priority land uses.

e. Allow Coastside County Water District and Montara Water and Sanitary
District to allocate priority capacity in accordance with Table 2.17 to
provide municipal water service to residential dwellings 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
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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, following consultation with the Director of
Environmental Health and the General Manager of the 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 General Manager of the serving
water district prior to the establishment of the connection, and contain
the following:

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

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

Policies 2.9, 2.10, and 2.11 deleted and subsequent policies renumbered.

212

Timing for New or Expanded Public Works Facilities

The amount of new or expanded capacity shall be determined by:

(1) Estimating the capacity needed to serve the land use plan at
buildout;
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(2) Considering the availability of related public works to establish
whether capacity increases would overburden the existing and
- probable future capacity of other public works; :

(3)  Considering the availability of funds; and

(4) Considering available information from the Transportation
Management Plan required by Policy 2.57.2.

Require every new public works facility or expansion 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 into consideration the policies of the City’'s LCP when determining
when and how much to increase the capacity of all public works facilities.

2.15.1 Expansion of Special Districts

Allow the formation or expansion of special districts only where assessment
for, and provision of, the service would not induce new development incon-
sistent with the Coastal Act or with the certified LCP.

Policies 2.16 and 2.17 deleted and subsequent policies renumbered.

2.18 New and Expanded Sewage Treatment and Distribution Capacity

a.

Allow new or expanded sewage treatment and distribution capacity

to serve new development only when existing capacity has been
consumed or will be consumed within the time period required to
construct additional sewage treatment capacity, and only when capacity
increases would not overburden the existing and probable future
capacity of other public works facilities.

Projects to increase sewage collection, transmission, and storage
capacity in order to prevent wet weather overflows only, are permitted
notwithstanding traffic conditions on Highways 1 and 92 provided that
the projects do not: (1) induce growth; or (2) 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.

Projects to upgrade the SAM treatment plant from secondary to tertiary
treatment to produce recycled water are permitted notwithstanding
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traffic conditions on Highways 1 and 92 provided that the recycled
water project does not: (1) induce growth inconsistent with the LCP;
(2) provide potable water connections to new non-priority development;
or (3) increase the total number of non-priority connections made avail-
able by either the El Granada Pipeline Project (Coastal Commission
CDP A-2-SMC-99-063; A-1-HMB-99-020) or the Montara Water and
Sanitary District MWSD Public Works Plan (Coastal Commission PWP
No. 2-06-006). Recycled water projects that would provide new. potable
water connections to new commercial, residential, or industrial devel-
opment are subject to subsection (a), Policy 2.27, and all other
applicable policies of the LCP.

Sewage treatment, collection, storage, and transmission projects shall
be consistent 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 treat-
ment, collection, and transmission capacity is available and
allocations are reserved for Coastal Act priority uses.

(3) Siting. The project 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. -

" (4) The project shall minimize the use of energy.

Policy 2.19 deleted and subsequent policies renumbered.

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.

Where existing or planned sewage treatment facilities can accom-
modate 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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2.22

2.23

2.24.1

Allow capacity to be reallocated to non-priority land uses in accordance
with Policy 2.8.

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 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.

Allow SAM to supply reclaimed wastewater to areas consistent with LUP
Policy 2.18(c).

Redraw the boundaries of the sewer districts to correspond to all lands
inside the urban/rural boundary and the boundary of rural residential
areas.

Montara Treatment Plant

a.

Allow Montara Water and Sanitary District to use the old Montara
Treatment Plant for wet weather storage, a pump station, and to
provide tertiary wastewater treatment to produce recycled water.

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.

Private Septic Systems

New private septic systems shall be prohibited within the urban/rural boundary
of the Midcoast unless:

a.

b.

There is no public sewer hook up available;

The system complies with alf the requirements for individual septic
disposal systems; and ‘

The system is approved by San Mateo County Environmental Health
and other applicable authorities.

Policy 2.25 deleted and subsequent policies renumbered.
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2.26

2.27

Water Use Monitoring

Require that the water service providers, presently Coastside County Water
District (CCWD) and the Montara 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.

New and Expanded Water Supply an_d Distribution Capacity

a.

Allow new or expanded water supply, service connections, treatment,
storage 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) after considering available information
from the Transportation Management Plan required by Policy 2.57.2.

Supplemental water supply projects to serve urban development served
by private wells that exist as of [effective date of amendment] may be
permitted notwithstanding traffic conditions on Highways 1 and 92 if
existing non-priority capacity has been consumed. “Consumption of
existing capacity” shall be defined as either water-serving district having
no water connections available; or water district having no available
water to serve existing connections.

Supplemental water supply projects to serve customers who purchased
water connections before December 10, 2009 may be permitted notwith-
standing traffic conditions on Highways 1 and 92, if existing capacity has
been consumed and the project is a component of a comprehensive
water management plan consistent with f.(5) below.

The capacity of water facilities may be sized for probable future service
needs of new development notwithstanding the traffic conditions on
Highways 1 and 92, if the project is conditioned to restrict the provision
of connections to new development in a manner that does not over-
burden local roadways or other infrastructure systems.

Projects to upgrade the SAM treatment plant from secondary to tertiary
treatment to produce recycled water are permitted notwithstanding
traffic conditions on Highways 1 and 92 provided that the recycled
water project does not: (1) induce growth; (2) provide potable water
connections to new non-priority development; or (3) increase the total
number of non-priority connections made available by either the El
Granada Pipeline Project (Coastal Commission CDP A-2-SMC-99-063,;
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A-1-HMB-99-020) or the Montara Water and Sanitary District MWSD
Public Works Plan (Coastal Commission PWP No. 2-06-006). Recycled
water projects that would provide new water potable connections to
new commercial, residential, or industrial development are subject to
subsection (a), Policy 2.18, and all other applicable policies of the LCP.

f. 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 sufficiently limited to protect:
(i) adequate instream flows necessary to support sensitive species
and other riparian/wetland habitats; (ii) underlying groundwater
aquifers; and (iii) 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 project shall demonstrate that it is an element (where eco-
nomically and environmentaily appropriate) of a balanced water
supply portfolio that also includes other supply alternatives,
including conservation and water recycling to the maximum extent
practicable. .

(6) The project shall minimize the use of energy.
(7) The project shall be sited and designed to minimize impacts to

visual resources and shall be consistent with ail applicable policies
of the LCP. .

Replace existing Policy 2.28 with the following new policy:

2.28

Desalination

Definition: A desalination facility removes salts and minerals from seawater or
groundwater to create potable water. A desalination facility does not include
devices attached to existing wells or public water connections to remove
minerals from an existing water source.
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Desalination facilities must:
a. Provide public services within the urban area;

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 docu-
ments, 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 and greenhouse gas emission 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 dis-
charges 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 environ-
mentally 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;
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2.29

2.31

2.32

Be designed and limited to assure that any water supplies made avail-
able 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;

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.

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
Table2.17. Amend this table to reflect all changes in the Land Use Plan
which affect these land uses.

For each water supply public works development to serve vacant lands
with new connections, reserve capacity adequate to allow priority land
uses to develop in conjunction with the non-priority development that
would be facilitated by the water supply public works development.

Where development of new public works facilities can accommodate
only a limited amount of new connections on vacant land, adequate
capacity for Coastal Act priority uses shall be reserved before reserving
capacity for Local Coastal Program priority uses shown on Tables 2.7
and 2.17.

Conservation

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

Groundwater Proposal

Require, if new or increased well production is proposed to increase public
water 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.

Wells are installed under inspection according to the requirements of the
State and County Department of Public Health.

The amount pumped be limited such that it does not impact sensitive
species and habitats including streams, riparian habitats and wetlands.
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Base pumping restriction on studies conducted by a person agreed
upon by the County and the applicant which shall: (1) prior to the grant-
ing of the permit, examine the geologic and hydrologic conditions of the
site to determine the amount that may be pumped without 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 quality and
plant species and animals of water dependent sensitive habitats to
determine if the preliminary pumping restriction adequately protects

the sensitive habitats and what measures should be taken if and when
adverse effects occur.

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.

Policy 2.35 deleted and subsequent policies renumbered.

2.36

2.48

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 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
be 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.

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 trans-
mission capacity or other wise conflict with other policies of the LCP.

Use the requirements of commuter peak period traffic as the basis for
determining appropriate increases in capacity.

Ensure that any additional development that would be served or facil-
itated by the road expansion project does not exceed the development
levels that the existing and probable future water supply and sewage
treatment capability can serve.
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2.49

2.52

2.53

2.54

d.  Maintain Highway 1 as scenic two-lane road outside the Urban Midcoast
area depicted on LUP Map 1.3.

Desired Level of Service

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

Monitoring

a. Ensure that any data collected by transportation organizations, including
CalTrans’, of peak commuter periods and recreation peak periods is
applied in decisions related to the adequacy of roadway capacity.

b.  Monitor the number and rate of new residential construction particularly
in the rural and urban Mid-Coast.

Road Expansion Capacity

Establish the capacity of future road expansion projects by: (1) estimating the
road capacity 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; (4) demonstrating that
basic levels of public transit service have been met and the proposed im-
provement will not result in reduced public transit patronage; and (5) ensuring
that State Highway 1 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.

Roadway Alighments

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 environmentally
more damaging than an alternative route.

b. Require that the roadway improvements be consistent with all applicable

policies of the Local Coastal Program, including, but not limited to, the
Sensitive Habitats and Agriculture Components.
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2.55

3.14a

4 3a

*5.2

*5.4

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.

Midcoast: Locate affordable housing in the following locations:
(1) Al designated affordable housing sites in the urban area (within

the urban boundary) defined in the Locating and Planning New
‘Development Component.

(2) - Elsewhere in the urban area, where affordable housing units specified in
LCP Polices 3.18, 3.19, 3.20 and 3.21 are permitted, including mobile
homes, second units, and affordable units derived from density bonus
provisions.

(3) Inthe rural area (outside the urban boundary), affordable housing units
as specified in LCP Policies 3.22 and 3.23.

Prospect drilling and production of oil and gas wells may be permitted by oil
and gas well permit on parcels designated on the LCP Land Use Plan Map:
Open Space, Timber Production, Agriculture, or General Industrial. Uniess
acceptable mitigation measures to the maximum feasible extent can be
undertaken, prohibit wells and appurtenant facilities from locating in scenic
corridors, hazardous areas, and recreation areas. Prohibit wells on prime
agricultural soils and in sensitive habitats.

Designation of Prime Agricultural Lands

Designate any parcel which contains prime agricultural lands as Agriculture
on the Local Coastal Program Land Use Plan Map, subject to the following
exceptions: State Park lands existing as of the date of Local Coastal Program
certification, rural service centers, and solid waste disposal sites necessary
for the health, safety, and weifare of the County.

Designation of Lands Suitable for Agriculture

Designate any parcel, which contains other lands suitable for agriculture, as
Agriculture on the Local Coastal Program Land Use Plan Map, subject to the
following exceptions: rural service centers, State Park lands existing as of the
date of Land Use Plan certification, and solid waste disposal sites necessary
for the health, safety and welfare of the County.
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6.2

7.12

7.13

7.34

Appropriate Location for Aquaculture

Permit aquaculture on parcels designated on the LCP Land Use Plan Map:
General Industrial, Open Space, or Agriculture. The Department of Fish and
Game may also identify appropriate sites for aquaculture facilities consistent
with Section 30411(c) of the Public Resources Code. ‘

Permitted Uses in Buffer Zones

Within buffer zones, permit only the following uses: (1) uses permitted in
riparian corridors; (2) residential uses on existing legal building sites, set back
20 feet from the limit of riparian vegetation, only if no feasible alternative
exists, and only if no other building site on the parcel exists; (3) on parcels
designated on the LCP Land Use Plan Map: Agriculture, Open Space, or
Timber Production, residential structures or impervious surfaces only if no
feasible alternative exists; (4) crop growing and grazing consistent with Policy
7.9; (5) timbering in “streamside corridors” as defined and controlled by State
and County regulations for timber harvesting; and (6) no new residential
parcels shall be created whose only building site is in the buffer area.

Performance Standards in Buffer Zones

Require uses permitted in buffer zones to: (1) minimize removal of vegeta-
tion; (2) conform to natural topography to minimize erosion potential; (3) make
provisions (i.e., catch basins) to keep runoff and sedimentation from exceed-
ing pre-development levels; (4) replant where appropriate with native and
non-invasive exotics; (5) prevent discharge of toxic substances, such as
fertilizers and pesticides; into the riparian corridor; (6) remove vegetation in or
adjacent to manmade agricultural ponds if the life of the pond is endangered,
(7) allow dredging in or adjacent to manmade ponds if the San Mateo County
Resource Conservation District certified that siltation imperils continued use of
the pond for agricultural water storage and supply; and (8) limit the sound
emitted from motorized machinery to be kept to less than 45-dBA at any
riparian buffer zone boundary except for farm machinery and motorboats.

Permit Conditions

In addition to the conditions set forth in Policy 7.5, require, prior to permit
issuance, that a qualified biologist prepare a report which defines the
requirements of rare and endangered organisms. At minimum, require the
report to:

a. Discuss:

(1)  Animal food, water, nesting or denning sites and reproduction,
predation and migration requirements, and
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7.36

7.37

7.38

(2) Plants life histories and soils, climate and geographic
requirements.

Include a map depicting the locations of plants or animals and/or their
habitats.

Demonstrate that any development will not impact the functional
capacity of the habitat.

Recommend mitigation if development is permitted within or adjacent to
identified habitats.

San Francisco Garter Snake (Thanmophis sirtalis tetrataenia)

a.

Prevent any development where there is known to be a riparian or
wetland location for the San Francisco garter snake with the following
exceptions: (1) existing manmade impoundments smaller than one-half
acre in surface, and (2) existing manmade impoundments greater than
one-half acre in surface providing mitigation measures are taken to
prevent disruption of no more than one half of the snake’s known habitat
in that location in accordance with recommendations from the State
Department of Fish and Game.

Require developers to make sufficiently detailed analyses of any
construction which could impair the potential or existing migration routes
of the San Francisco garter snake. Such analyses will determine
appropriate mitigation measures to be taken to provide for appropriate
migration corridors.

San Francisco Tree Lupine Moth (Graptholitha edwardsiana)

Prevent the loss of any large populations (more than 100 plants in a 1/10-acre
area) of tree lupine within 1-mile of the coastline.

Brackish Water Snail (Tryonia imitator)

a.

Prevent any development which can have a deleterious effect on the
California brackish water snail, including any dredging of its known or
potential habitat.

Encourage the State Department of Parks and Recreation to manage

Pescadero Marsh in such a manner as to enhance the habitat for the
California brackish water snail.
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7.39

7.40

7.47

748 -

7.49

Sea Otter (Enhydra lutris neresis)

Encourage the appropriate agency to protect, monitor, and enhance sea otter
habitats. In the development of mariculture facilities, encourage appropriate
State and federal agencies to seek measures to protect them from predation
by the sea otter.

Globose Dune Beetle (Coleus globosus)

a. Assess, monitor, and contain the spread of dune grass.

b.  Provide roped-off trails for public access to the beach with the explana-
tion of the dune beetle and its surrounding habitat.

Elephant Seal (Miroungo angustirostris)

a.  Encourage affected public agencies to control access to areas where
elephant seals congregate.

b. Enforce trespass laws to restrict access to areas where elephant seals
congregate especially during mating, breeding, and molting season.

Monterey Pine (Pinus radiata)

a. Require any development to keep to a minimum the number of
native Monterey pine cut in the natural pine habitat near the San Mateo-
Santa Cruz County line.

b.  Allow the commercial cutting of Monterey pine if it: (1) perpetuates the
long-term viability of stands, (2) prevents environmental degradation,
and (3) protects the viewshed within the Cabrillo Highway Scenic
Corridor.

c. To preserve the productivity of prime agricultural soils, encourage the
control of invasive Monterey pine onto the soils.

California Wild Strawberry (Fragaria californica)

Require any development, within one-half mile of the coast, to mitigate
against the destruction of any California wild strawberry in one of the following
ways:

a.  Prevent any development, trampling, or other destructive activity which
would destroy the plant; or
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7.50

8.5

After determining specifically if the plants involved are of particular
value, successfully transplant them or have them successfully trans-
planted to some other suitable site. Determination of the importance of
the plants can only be made by a professional doing work in strawberry
breeding. ' .

Champion Monterey Cypress (Cupressus macrocarp@)

Declare the Champion Monterey Cypress Tree a Class | Heritage Tree.

Location of Development

On rural lands and urban parcels larger than 20,000 sq. ft.:

a.

Require that new development be located on a portion of a parcel
where the development: (1) is least visible from State and County
Scenic Roads: (2) is least likely to significantly impact views from public
viewpoints; and (3) is consistent with all other LCP requirements, best
preserves the visual and open space qualities of the parcel overall.
Where conflicts in complying with this requirement occur, resolve

them in a manner which on balance most protects significant coastal
resources on the parcel, consistent with. Coastal Act Section 30007.5.

Public viewpoints include, but are not limited to, coastal roads, roadside
rests and vista points, recreation areas, trails, coastal accessways, and
beaches.

This provision does not apply to enlargement of existing structures, pro-
vided that the size of the structure after enlargement does not exceed
150% of the pre-existing floor area, or 2,000 sq. ft., whichever is greater.

This provision does not apply to agricultural development to the extent
that application of the provision would impair any agricultural use or
operation on the parcel. In such cases, agricultural development shall
use appropriate building materials, colors, landscaping and screening to
eliminate or minimize the visual impact of the development.

Require, including by clustering if necessary, that new parcels have
building sites that are not visible from State and County Scenic Roads
and will not significantly impact views from other public viewpoints. [f
the entire property being subdivided is visible from State and County
Scenic Roads or other public viewpoints, then require that new parcels
have building sites that minimize visibility from those roads and other
public viewpoints.
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8.6

8.14

Streams, Wetlands, and Estuaries

a.

Set back development from the edge of streams and other natural
waterways a sufficient distance to preserve the visual character of
the waterway.

Prohibit structural development which will adversely affect the visual
quality of perennial streams and associated riparian habitat, except

. for those permitted by Sensitive Habitats Component Policies.

Retain the open natural visual appearance of estuaries and their
surrounding beaches.

Retain wetlands intact except for public accessways designed to respect
the visual and ecological fragility of the area and adjacent land, in
accordance with the Sensitive Habitats Component policies.

Definition of Rural

Define rural as lands indicated on the LCP Land Use Plan Map for rural use.
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EXHIBIT “O”

MAP 1.4

’ e Legend

Midcoast LCP Update Project -Land Use Plan
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