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Preface

In November, 1986, San Mateo County adopted an updated General Plan to guide
decision-making for the future of the unincorporated area. This comprehensive
edition of the General Plan is divided into two parts: Part 1 and Part 2.
Each part is contained in a separate binder.

Part 1 consists of the following components:

(1) Overview and
(2) Background and Issue statements for Chapter 1-10.

Part 2 consists of the following components:

(1) Background and Issue statements for Chapters 11-16,
(2) Maps and
(3) Policies.

In the previous edition of the General Plan, as approved by the Board of
Supervisors, Chapters 1-6, which deal with resource topics, were included in a
volume entitled Resource Management, and Chapters 7-10, which deal with
development topics, were included in a volume called Community Development.

In this comprehensive edition of the General Plan, these volumes have been
combined into one document, but bound in two binders (Part 1 and Part 2) for
the convenience of the user.

The Overview provides a discussion of the function and organization of the
General Plan, and a description of the physical, political, social and
economic settings of San Mateo County. Background and Issues present factual
descriptions of existing conditions and assessments of current and future
problems and needs, while the Policies set forth prescribed actions the County
will take to achieve the goals and objectives of the General Plan. The maps
provide a graphic representation of factual information and County Tand use
policy.
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General Plan Goals

PROJECT GOAL

Provide overall policy guidance to assure orderly, balanced utilization and
conservation of all County resources.

GOALS OF THE RESOURCE MANAGEMENT VOLUME

1.

Natural Resources

Promote a balance between the conservation and productive use of natural
resources.

Cultural Resources

Conserve and enhance cultural resources to preserve their aesthetic, his-
toric and visual quality for the use, education and enjoyment of current
and future generations and their contributions to a sense of community and
common identity.

Recreational Resources

Promote the acquisition and development of park and recreation systems to
enhance the physical and spiritual quality of Tife for County residents
consistent with determined needs.

Coordination of Efforts for Resource Management

Encourage all Federal, State, regional, county, and city agencies with
jurisdiction in San Mateo County to cooperate and coordinate the manage-
ment, enhancement, and protection of the County's resources.

GOALS OF THE COMMUNITY DEVELOPMENT VOLUME

1.

2.

Land Use
Designate land uses for urban and rural areas that balance fiscal, eco-

nomic, environmental, developmental and social opportunities and
constraints.

Housing

Encourage the supply of an adequate and affordable housing stock to meet
the needs of all San Mateo County residents and workers.

Infrastructure

a. Promote the provision and maintenance of public and private services
and facilities that are basic to human habitation, including water
supplies, wastewater management, transportation systems and solid
waste management.
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b. Promote the provision and maintenance of infrastructure improvements
at all levels commensurate with the type and density of development
anticipated in adopted land use plans.

c. Promote the provision of infrastructure improvements in a manner that
minimizes their environmental impacts, conserves energy, protects
communities and efficiently uses public funds.

Hazards

Protect human life and property from natural and man-made hazards.

Coordination of Efforts for Community Development

Encourage all Federal, State, regional, county, and city agencies with

jurisdiction in San Mateo County to cooperate and coordinate in the use
and development of Tand in unincorporated areas in a manner consistent

with the County General Plan.

GOALS FOR IMPLEMENTATION OF THE GENERAL PLAN

1.

Accessibility of Information and Regulations to the General Public

Ensure that new or revised information and planning regulations meet the
following criteria:

a. Regulations and information are clear, concise, readily available to
the public and easily understood;

b. Regulations demonstrate a beneficial effect on the County; and

c. The impacts of new or revised regulations on property owners have been
considered.

Continue the Principles of Existing Regulations

Continue those measures which are consistent with and necessary to carry
out the goals, policies and objectives of the General Plan.

Periodic Review of General Plan

Review the General Plan at a minimum of every five years and identify the
need for revisions to policies to reflect current needs and conditions.

Resolution of Conflicts

a. Recognize that conflicts may occur between two or more policies of the
General Plan.

b. Resolve any conflicts in a manner which, on balance, results in the
maximum advancement of the goals and policies of the General Plan.
For example, broader policies which concentrate development in urban
areas may override the objectives of a narrow, more specific resource
protection policy.
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GENERAL PLAN FUNCTION AND ORGANIZATION

LEGAL REQUIREMENTS FOR GENERAL PLAN CONTENTS

One of the major objectives of this update of the General Plan is to
produce documents which satisfy the State's legal requirements for a
General Plan. Topics covered by these documents were selected to meet
this Tegal mandate.

This section contains a summary of the legal requirements for General
Plan contents. A detailed description of the legal requirements for
each General Plan topic is included in the introduction to each chapter.

REQUIRED ELEMENTS

State planning law requires each locality to adopt a General Plan.
General Plans are required to contain background, issue and policy
statements on nine specific subjects which are called "elements." The
nine mandatory elements are: (1) Land Use, (2) Circulation, (3) Hous-
ing, (4) Conservation, (5) Open Space, (6) Seismic Safety, (7) Noise,
(8) Scenic Highway, and (9) Safety. Table 1 summarizes the information
required to be addressed for each of the nine mandatory elements. Some
elements, like Open-Space, encompass a number of issues; while others,
Tike Scenic Highway, focus on a single topic.

State law requires that some General Plan elements be more specific than
others. In some cases, it is mandated that specific background data and
analysis be included (e.g., Open Space, Seismic Safety, Noise and Hous-
ing Elements), while in other cases requirements for background data are
more generalized. The specificity of policy and implementation measures
required by State law also varies greatly depending on the topic.

OPTIONAL ELEMENTS

State law also authorizes Tocal governments to prepare additional
elements which address locally relevant issues. Because optional ele-
ments have the same force and effect as required ones, their adoption
can expand a local government's authority. For instance, the Quimby Act
provision of the Subdivision Map Act authorizes a city or county with an
adopted Recreation Element to require park dedications as a condition of
subdivision approvals.

AREA PLANS

Optional Area Plans

State planning law also allows Area Plans to be developed for portions
of a city or county and then incorporated into the General Plan. Area
Plans allow for more local application of General Plan element policies
and are adopted in the same manner as General Plan elements. Area Plans



TABLE 1

REQUIRED CONTENTS OF THE NINE MANDATORY ELEMENTS

ELEMENT

CONTENT

1.

Land Use

Circulation

Housing

Conservation

Open Space

Seismic Safety

Noise

Scenic Highway

Safety

Designate the general distribution, location, and
extent (including standards for population density and
building intensity) of the uses of land for housing,
business, industry, open space, education, public
buildings and grounds, solid and liquid waste disposal
facilities, and other categories of public and private
uses.

Identify the general Tocation and extent of existing
and proposed major roads, highways, railroad and
transit routes, terminals, and other Tocal public
utilities and public facilities.

Identify existing and projected housing needs and
establish goals, policies, objectives, and programs for
the preservation, improvement, and development of
housing to meet the needs of all economic sectors of
the community.

Provide for the conservation, development, and use of
natural resources, including water, forests, soils,
rivers, lakes, harbors, fisheries, wildlife, minerals,
and other natural resources.

Detail plans and measures for the preservation of open
space for natural resources, for the managed production
of resources, for outdoor recreation, and for public
health and safety.

Identify and appraise seismic and geologic hazards.

Examine noise sources yielding information to be used
in setting land use policies for compatible uses and
for developing and enforcing a local noise ordinance.

Prescribe the development, establishment, and protec-
tion of scenic highway corridors.

Establish standards and plans for the protection of the
community from fires and geologic hazards.




OVERVIEW GENERAL PLAN FUNCTION

do not need to address all the topics required by State law for the
jurisdiction-wide General Plan (see Table 1), as long as the General
Plan documents taken together satisfy these requirements.

2. Local Coastal Program (LCP)

The 1976 California Coastal Act requires every local government with
land within the Coastal Zone to prepare a Local Coastal Program, includ-
ing a land use plan. The Coastal Act requires this land use plan to be
part of the General Plan. This land use plan and all amendments must be
approved for consistency with Coastal Act policies by the California
Coastal Commission.

Many of the Coastal Act's requirements for the LCP Land Use Plan overlap
with the Government Code's requirements. Both require, for example,
that policies for land use, transportation, seismic safety and conser-
vation be developed for the Coastal Zone. However, the Coastal Act's
requirements are generally much more specific. Further, State Taw
requirements call for certain topics to be addressed which the Coastal
Act does not. For example, the Coastal Act requires the establishment
of policies for diking, dredging, filling and shoreline access, while
the Government Code requirements for the General Plan do not. Con-
versely, the Government Code requires the General Plan to address hous-
ing and noise, while the Coastal Act has no such requirements. Finally,
since the LCP Land Use Plan is a part of the General Plan, it is subject
to the Government Code's requirement that the General Plan be internally
consistent. As a result, General Plan and LCP policies cannot be incon-
sistent.

D. ADDITIONAL GENERAL PLAN REQUIREMENTS

There are a number of special General Plan requirements related to:

(1) mineral sites; (2) timberlands; (3) development within earthquake
fault zones; and (4) land use around airports. Under the Surface Mining
and Reclamation Act, a jurisdiction's General Plan must include policies
to protect mineral resources if the area contains resources of statewide
or regional significance. The Timber Productivity Act requires that
where there are parcels zoned as timber preserve (production), the
General Plan must contain a timber preserve element or timber preserve
policies. The Alquist-Priolo Special Studies Zones Act and its imple-
menting regulations call for the inclusion of special policies and
standards for development in the general plans of those jurisdictions
that contain zones designated as having surface fault hazards. Finally,
the Airport Land Use Commission Law requires cities and counties con-
taining airports to bring their general plans into conformity with
adopted Airport Land Use Plans or to make special findings.

E. REQUIREMENT FOR INTERNAL CONSISTENCY

State planning law requires that all parts of the General Plan comprise
an integrated, internally consistent and compatible statement of poli-
cies. These standards imply that: (1) all elements of the General Plan
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IT.

have equal legal status; (2) all goals, objectives, policies, princi-
ples, standards and plan proposals in the General Plan must be consis-
tent; and (3) any implementation programs set out in the plan must
follow Togically from the plan's goals and policies.

TIME PERIOD REQUIREMENTS

Since a General Plan affects the welfare of future generations as well
as serving the needs of the current one, State law requires that the
General Plan take a Tong-term perspective. The time frame for this
General Plan is the year 2000. In some cases, as required by State law,
the General Plan establishes shorter term objectives and implementation
measures. The Housing Element requirement, for example, calls for a
"program which sets forth a five-year schedule of actions" to carry out
Housing Element policies. Short-term objectives and measures establish
benchmarks for monitoring progress toward long-term goals.

PURPOSE OF THE GENERAL PLAN

HISTORY OF THE GENERAL PLAN

San Mateo County began its general planning efforts in 1960 when it
adopted a Master Plan for Land Use and Circulation. Since that time,
the County added seven additional elements to its General Plan, both to
keep pace with the expanding legal requirements and to address issues
which are of particular local concern, such as Historic Resources and
Parks and Recreation. This General Plan is the first comprehensive
revision of San Mateo County's General Plan. The County has adopted
Area Plans for portions of the unincorporated area (see Table 2). These
Area Plans are part of the General Plan and contain more specific poli-
cies for certain geographic areas.

GENERAL PLAN OBJECTIVES

The objectives of the General Plan are to: (1) update and expand the
data base to include, at minimum, information required by State law; (2)
insure that all parts of the General Plan, particularly policies, are
consistent with each other; (3) support Area Plan policies and ordi-
nances; (4) guide Area Plan policies and ordinances which need revision;
(5) create a consolidated General Plan usable to decision makers, the
staff and the public; and (6) provide an opportunity for the general
public, the Planning Commission and the Board of Supervisors to develop
General Plan policy that reflects current community values which will
serve as a guide for development and conservation.

ROLE OF THE SAN MATEO COUNTY GENERAL PLAN

Preparing, adopting and maintaining a General Plan serves several func-
tions in a community. For San Mateo County, the General Plan provides
the following:



TABLE 2

STATUS OF THE PREVIOUS SAN MATEQ COUNTY GENERAL PLAN ELEMENTS

AND AREA PLANS

DOCUMENT STATUS
Elements

1. Original Master Plan Adopted 1960'

(Land Use and Circulation)

2. Conservation and Open Space Adopted 1973
3. Scenic Roads Adopted 1975
4, Seismic and Safety Adopted 1976
5. Parks and Recreation Adopted 1978
6. Noise Adopted 1979

7. Historic Resources Adopted 1982
8. Housing Adopted 1982
Area Plans

9. San Bruno Mountain General Plan Amendment Adopted 1976
10. Emerald Lake HiTlls Community Plan Adopted 1977
11. Montara-Moss Beach-E1 Granada Community Plan Adopted 1978°
12. North Fair Oaks Community Plan Adopted 1979
13. Local Coastal Program (LCP) Adopted 1980
14. Skyline Area General Plan Amendment Adopted 1983

Notes: 'Most parts have been superseded.

Now included in the Local Coastal Program.
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Information Base

The General Plan provides information on existing natural and man-made
conditions of the physical environment. These local conditions can then
be analyzed and problems and opportunities concerning resource manage-
ment and community development can be addressed.

Coordination Tool

The General Plan identifies key plans, regulations and agencies that
affect planning decisions. The plan makes recommendations for improving
this coordination.

Guide to Development

The General Plan indicates the type of development that the County de-
sires, where it should be located and how it should be regulated. This
information is useful to developers and other agencies. It reduces
uncertainty about the kinds of development that are acceptable.

Guide for Local Decision Making

Until fairly recently, the General Plan was regarded as an advisory
document with little legal effect. Since the 1970's, however, State Taw
has required more and more local governmental decisions to be consistent
with or based on consideration of the General Plan. Table 3 contains a
summary of General Plan consistency requirements which affect local
decision making.

ORGANIZATION AND CONTENT OF THE GENERAL PLAN

GENERAL ORGANIZATION OF THE GENERAL PLAN

Four Editions

The General Plan is available in four editions: (1) Comprehensive
Edition, (2) Selected Chapter Edition, (3) Summary Edition, and (4)
Abstract Edition. Each addition is made up of a combination of various
components. The Comprehensive Edition contains the full text and all
parts of the General Plan. It consists of: Background and Issue state-
ments for all chapters, (3) Policies for all chapters, and (3) all Maps.
The Selected Chapter Edition may comprise any number of Background,
Issue and Policy statements from General Plan Chapters that may need to
be assembled. The Summary Edition contains a Summary of the General
Plan, all Policies, and all Maps, while the Abstract Edition contains
just the Summary and all Maps.

Relation to Current and Future Area Plans

Part 1 and Part 2 contain policies that apply to the entire unincor-
porated area. The Area Plans Summary consists of a consolidated set of
all adopted Area Plans, whose policies apply to specific parts of the



TABLE 3

GENERAL PLAN CONSISTENCY REQUIREMENTS

CONSISTENCY REQUIREMENTS

DECISIONS

A. Actions Which Must be Consistent

with the General Plan

B. Actions Which Must be Consistent
with a Particular Element of the
General Plan

B wWN

Adoption of zoning ordinances and rezonings.

Subdivisions (tentative and parcel maps).

Reservation of land for public use within a subdivision.
Acceptance or approval of open space easements.

Development agreements between developers and Tocal govern-
ments.

Redevelopment plans.

Housing projects undertaken by housing authorities.

Parking facilities developed by public parking authorities.
Creation of on-site wastewater disposal zones.

Agricultural preserves established under the Williamson Act
and the proposed alternate land use when the contract is
cancelled.

Establishment or expansion of solid waste facilities.
Preparation of development plans for large-scale urban
development projects.

Acceptance or approval of open space easements.

Acquisition, disposal or regulation of open space land (Open
Space Element).

Building permits (Open Space Element).

Subdivision map (Open Space Element).

Open space zoning ordinance (Open Space Element).

Dedication of land or payment of fees for park and recrea-
tional purposes as a condition of subdivision (Recreation
Element).

Certain housing and housing programs for individuals with
special needs (Housing Element).

Land use decisions affecting areas with minerals of regional
or statewide significance (mineral resource management
policies of the Conservation Element).



TABLE 3 (continued)
GENERAL PLAN CONSISTENCY REQUIREMENTS

CONSISTENCY REQUIREMENTS DECISIONS
C. Actions Where Consistency with 1. Proposed city, County and special district capital improve-
the General Plan Must be ment projects, including land acquisition and disposal.
Considered 2. Preparation of an initial study under CEQA.
3. Approval of electrical transmission or distribution lines of

municipal utility districts.
4. Preparation of specific plans.
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unincorporated area. These Area Plans are condensed and organized in a
standard format in the Area Plans Summary.

The General Plan will not resolve all Tocal issues for all the unincor-
porated areas. It is anticipated that future Area Plans will be pre-
pared or revisions to existing Area Plans will be undertaken to resolve
problems unique to a particular unincorporated area.

3. Environmental Impact Report

An environmental impact report on the General Plan is available at the
County PTanning Division Office. The review of the environmental impact
report took place concurrently with the review of the General Plan.

B. ORGANIZATION AND CONTENT OF THE GENERAL PLAN

1. Chapter Format

The chapters of the General Plan do not address issues in the tradi-
tional format of nine separate elements. Instead, as permitted by State
law and recommended by the General Plan Guidelines produced by the State
Office of Planning and Research in 1980, the required topics are organ-
ized into chapters. This organization presents information in a Togical
order, eliminating the duplication and overlapping found in the nine
element format. Table 4 provides a 1ist of the chapters and the man-
dated topics each chapter covers.

2. Design of Chapters to Facilitate Discussion

The chapters are designed to encourage and assist public discussion of
General Plan issues. The chapters incorporate substantial background
information and analysis, so that this information is available to the
public and decision makers, particularly during the review period.
Policies are contained in a separate component. They reflect current
community values and serve as guides for development.

3. Extent of Revisions to the Existing General Plan Elements

The amount of research, analysis and policy development that occurred
during the preparation of each chapter has varied. Generally, revision
of the older elements required more new research and analysis to meet
State law requirements and to address current issues. For these rea-
sons, the Land Use and Transportation Chapters are completely new. They
use none of the background information and policies from the twenty year
old elements they replace. In contrast, the Historical and Archaeo-
logical Resources Chapter is essentially the same as the 1982 Historic
Resources Element it replaces, except for some format changes to make
the chapter consistent with the rest of the General Plan and an expan-
sion of the discussion of Archaeological Resources. Other chapters
generally incorporate: (1) some updating of policies and data from
previous elements, (2) adding topical analyses required by law, or (3)
developing new policies.
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IV.

Planning Area for the General Plan Chapters

The planning area for the chapters includes all the unincorporated areas
of the County. Many chapters also contain background information on
cities in order to provide a broader context in which to review unincor-
porated areas. In most cases, policy direction is limited to unincorpo-
rated areas, where the County has direct regulatory control.

However, certain issues must be viewed in a regional or countywide per-
spective, and they have policy implications for other jurisdictions.
Included in this category are the topics of Housing, Transportation,
Parks and Recreation, and General Land Use. Implementation of policies
contained in these chapters often requires coordination with other
jurisdictions.

PUBLIC PARTICIPATION

PUBLIC PARTICIPATION PROCESS OBJECTIVES

The public participation and review of the General Plan was intended to
efficiently meet the following objectives: (1) furnish adequate oppor-
tunity for the general public to understand and provide input into the
General Plan, (2) promote dialogue between the Planning Commission,
Board of Supervisors, advisory groups, the public and the staff to
generate new information, issues and alternatives, and (3) develop
General Plan policies that the PTanning Commission and Board of Super-
visors concurred with as guidelines for development decisions.

LEGAL REQUIREMENTS

The Government Code (Sections 65351 and 65355) requires that the Plan-
ning Commission and the Board of Supervisors each hold at Teast one
public hearing before formally adopting a General Plan. Apart from
these legal requirements, there is a great deal of flexibility in how
the plan is publicly reviewed and adopted.

THE PUBLIC PARTICIPATION PROCESS

Both the PTanning Commission and the Board of Supervisors held workshops
and public hearings before they adopted the General Plan. The Planning
Commission began review in August 1984, held 27 hearings and finished in
November 1985. Review started with Resource Management Chapters and
then proceeded to Community Development Chapters. The Board of Super-
visors held 13 hearings beginning in December 1985 and concluding in
November 1986.

Workshops were scheduled for both the Planning Commission and the Board
of Supervisors to provide an introduction to General Plan Chapters and
to discuss major issues. These workshops were used to generate new
information, issues, alternatives and policy directions that the Plan-
ning Commission and the Board wanted addressed. Public hearings fol-
Towed these workshops to resolve final policy direction.

10



TABLE 4

GENERAL PLAN CHAPTERS AND THEIR RELATION TO
STATE MANDATED GENERAL PLAN ELEMENTS®

CHAPTERS MANDATED ELEMENTS
(%]
> >
+ )
[ (] =
< o Y— =
o o— (] © o
— + (3] wn —
(] + [g°] [ge] o
w) 5] {@>) > o (&)
oD — [ ~ (%) — O >
> o— (5] e Q o +
o (&) (%] (%] [ (%] (%] < [6)
[ ~ > [ (] — o— (3] Y
[g°] o— o o o (5] o (&) ©
- (&S] = (&) o w = w w
RESOURCE MANAGEMENT
1. Vegetative, Water, Fish and Wildlife X X
Resources
2. Soil Resources X X
3. Mineral Resources X X
4. Visual Quality X
5. Historical and Archaeological Resources?
6. Parks and Recreation Resources X
COMMUNITY DEVELOPMENT
7. General Land Use X
8. Urban Land Use X
9. Rural Land Use X
10. Water Supply X
11. Wastewater?
12. Transportation X
13. Solid Waste?
14. Housing X
15. Natural Hazards X X
16. Man-Made Hazards X

"The "X" marks in the matrix indicate the chapter(s) of the County General
Plan in which the main body of background text and policies are contained
which meet the Tegal requirements for each of the State's mandated General
Plan Elements. These chapters may also meet other legal requirements for
General Plans. The introduction to each chapter explains any additional Tegal
requirements the chapter satisfies.

’Elements addressing these topics are optional in a General Plan. The Solid
Waste Chapter is needed to meet other legal requirements for a General Plan.
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The public participation process involved a wide range of citizens and
groups, especially community groups from unincorporated areas, groups
which were advisory to the Board of Supervisors and other groups most
affected by the General Plan. These groups were invited to attend
workshops and hearings with the Planning Commission and the Board on
topics in which they had an interest.

V. REVISING AND AMENDING THE GENERAL PLAN

The General Plan is a dynamic document, because it is based on an under-
standing of existing and projected conditions and needs, all which
change continually. These documents will periodically need comprehen-
sive revision to reflect new conditions and attitudes. Approximately
every five years such a revision should take place. There will also be
amendments to parts of the Plan in the short term. With some minor
exceptions, local governments cannot amend their General Plan more than
four times in one calendar year (Government Code Section 65361 and
Health and Safety Code Section 56032(d)). Each of these amendments can
encompass several different changes.

12



PHYSICAL SETTING

San Mateo County, situated along the Central California coastline, encompasses
the major portion of the San Francisco Peninsula. The County covers approxi-
mately 554 square miles, with land accounting for approximately 448 square
miles and inland waters and San Francisco Bay tidal areas accounting for the
remainder. The County is roughly 42 miles in length and varies from seven to
twenty miles in width. Approximately 55 miles of the County's western border
is Pacific shoreline, and roughly 34 miles of the eastern border is Bay shore-
line. The County is bounded on the north by the City and County of San
Francisco and on the south and southeast by Santa Cruz and Santa Clara
Counties.

I. TOPOGRAPHY

The topography of the County is extremely varied. Elevation ranges from
sea level to 2,572 feet atop the Santa Cruz Mountains. This mountain
range, running in a north-south direction, divides the County into two
distinct regions, the Bayside and the Coastside. Much of the Bayside
consists of mudflats, marshes, artificial fill and broad, flat alluvial
plains. This level, low-lying region changes into gently rolling Bay-
side foothills, increasing in slope to the 15-30%. The San Andreas
Fault parallels the Santa Cruz Mountain Range, demarcating the end of
the Bayside foothills and the beginning of the mountain range.

The topography of the Santa Cruz Mountains is generally rugged, with
densely forested slopes often exceeding 50%, particularly on the western
side of the range. Skyline Ridge, which forms the crest of the moun-
tains, is fairly level and grass-covered, providing a number of spec-
tacular vistas of the Ocean and the Bay Area.

Coastside topography ranges from gently sloping foothills abutting the
western face of the Santa Cruz Mountains to broad, nearly level coastal
terraces. Small valleys created by streamflow appear throughout the
foothills. Features along the shoreline range from wide, sandy beaches
to rocky coves. Where wave action has eroded the coastal terraces,
high, steep cliffs rise out of the ocean.

IT. CLIMATE

Dry, mild summers and moist, cool winters characterize San Mateo
County's overall climate. Temperatures are strongly influenced by Targe
saltwater bodies on the east and west and the Santa Cruz Mountains.

This combination of features has resulted in a variety of microclimates
throughout the County with hill and ridgetop areas, valley floors and
coastal areas each experiencing different temperatures and precipitation
patterns.

13
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ITI.

The Coastside experiences a marine climate, characterized by cool, foggy
summers and relatively wet winters. Fog, the result of condensation
over the ocean near the coast, provides moisture and cool air for the
coastal terraces. These elements are largely responsible for the
emergence of the Coastside region as an agricultural area, featuring a
number of specialty crops. The Coastside's average annual temperature
is about 55°F, with average minimum and maximum temperatures deviating
only 7-9°F.

Bayside climates are generally warm and sunny, particularly in the
summer months when hot air from the valleys moving to the east warms the
prevailing cool ocean breezes. Average annual temperatures are about
58-59°F with temperatures deviating about 12-13°F.

About 74% of the total annual precipitation in San Mateo County occurs
from December through March. During this wet season, precipitation
levels average from 3.07 to 4.32 inches per month. One of the key
influences upon precipitation is elevation. Annual precipitation
generally increases with elevation and ranges from 15 inches at sea
lTevel to approximately 50 inches in the mountains. A given elevation on
the Bayside generally receives less precipitation than the same eleva-
tion on the Coastside, because the Santa Cruz Mountain Range acts as a
rain shield causing moisture-laden air moving in from the Coastside to
condense and deposit much of its moisture in the form of rain or fog as
it reaches the higher, colder mountains.

PATTERN OF DEVELOPMENT

Initial urban development in the County was heavily influenced by topo-
graphic characteristics. The easily accessible Bayside first served by
the San Francisco-San Jose Railroad and having land suitable for urban
expansion, developed quickly. Land use activities sought advantageous
sites. Manufacturing and warehousing activities settled on water Tevel
sites, business activities occupied large level areas and residential
areas occupied gently sloped areas.

Development of the Coastside, however, was quite different. The geo-
graphic barriers of the Santa Cruz Mountains delayed construction of
major transportation arteries to the coast. The Ocean Shore Railroad
briefly provided access and generated development; however, engineering
problems, the geologic havoc created by the 1906 earthquake, and finan-
cial difficulties forced the railroad to cease operations. The failure
of the railroad adversely affected the seasonal development already
established and effectively precluded the speculative development
planned for the area.

Today, roads provide access to the Coastside and several small communi-
ties exist. Development occurred primarily along the ocean in the Mid-
Coastside. There was also some residential development, small sub-
divided areas and rural service centers, in the more remote mountainous
areas. Often the physical infrastructure of coastal communities,
particularly sidewalks and paved roads, is missing. It is not uncommon

14
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to see unpaved roads or no sidewalks or curbs in residential areas. The
absence of these improvements contributes to the rural atmosphere. Much
of the Coastside, however, remains undeveloped and many topographic
features remain undisturbed. Most of the rolling foothills, valleys and
coastal terraces continue in an undeveloped state, or in use for
agriculture and grazing thus retaining much of their scenic beauty.

Bayside development has obscured many topographic features. As the flat
plains areas become increasingly crowded, development spread into the
foothills. Today, over 95% of the County's developed Tand is on the
Bayside which now appears as a continuous corridor of fully urbanized
cities and towns. Scattered throughout these municipalities are pockets
of unincorporated communities and neighborhoods. Frequently, these
pockets can be distinguished from the surrounding cities by the absence
of physical improvements. A lack of sidewalks, curbs, sewers and other
municipal improvements is common and the result of inconsistent develop-
ment standards for public works projects.

While development has overcome many of the constraints imposed by the
varied physical settings of the County, sometimes to the point of
obscuring and removing topographic features, a substantial amount of the
natural physical setting remains undisturbed and is appreciated by
scores of County residents and visitors.
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POLITICAL SETTING

This section first discusses the political history of the unincorporated area.
It then discusses the major local, regional and State governmental agencies
and groups that make or affect planning decisions for the unincorporated
areas.

I. POLITICAL HISTORY OF UNINCORPORATED AREAS

The unincorporated area includes a variety of urban pockets east of
Route 280 and most of the rural area west of Route 280. A number of
physical and political factors have caused these geographic areas to
remain unincorporated.

A. URBAN AREAS

Historically, many property owners have preferred that their area remain
under the County's jurisdiction (unincorporated) rather than be incor-
porated into a city, because before the passage of Proposition 13 in
1978, property taxes were appreciably Tower. Development standards were
also less stringent and associated fees less costly. Additionally, many
property owners preferred the less developed character of these areas.

Cities chose not to annex particular unincorporated pockets for a number
of other reasons. Sometimes the type and standard of development within
an unincorporated area was different, usually below city standards, than
the development in the adjacent city and these areas were often con-
sidered incompatible. Sanitary sewers, curbs, gutters, sidewalks,
street lights and other standard improvements were not required by the
County at the time many of the unincorporated pockets were developed.

As a result, cities were hesitant to annex unincorporated pockets where
major capital expenditures were required to bring them up to city
standards. Today, these factors continue to discourage the annexation
of urbanized unincorporated pockets by adjacent cities.

B. RURAL AREAS

Within San Mateo County, the vast majority of unincorporated Tands are
located in rural areas. These areas have developed very slowly,
primarily because of limited accessibility and rugged terrain. Today
these areas remain undeveloped or developed at very Tow densities.
PubTic policy has discouraged the annexation of the rural unincorporated
areas to cities because most rural lands are located far from the
boundaries of cities, making the provision of urban services physically
impractical and economically unfeasible. It is for these reasons, as
well as to discourage urban sprawl, that the Local Agency Formation
Commission (LAFCo) has not assigned city spheres of influence for most
unincorporated rural Tlands.
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IT.

PLANNING FOR UNINCORPORATED AREAS

Planning is a required function of local government in California. The
Board of Supervisors and the Planning Commission, with the assistance of
the Planning and Development Division, are responsible for planning for
unincorporated areas. Likewise, each city plans for lands within its
own jurisdiction.

ROLE OF THE BOARD OF SUPERVISORS, PLANNING COMMISSION AND PLANNING

DIVISION

Board of Supervisors

The Board of Supervisors, a five member body, has direct jurisdiction
for Tand use in unincorporated areas. As the County's legislative body,
it is the Board of Supervisors that ultimately adopts the General Plan
and acts on zoning and subdivision matters for unincorporated areas.

Planning Commission

The Planning Commission advises the Board of Supervisors on the General
Plan, zoning, and subdivision proposals and decides, through its dele-
gated powers, on use permits, variances, and other development permits,
subject to appeal to the Board of Supervisors. The Planning Commission
consists of five members, each appointed by the Board of Supervisors.
Advising the Planning Commission on legal and other technical matters
are representatives from the District Attorney's Office, the Public
Works Department and the Environmental Health Department.

Planning Division

The Planning and Development Division advises the Planning Commission,
carries out technical work on the General Plan, and prepares recommenda-
tions on current planning matters, such as development applications. In
many cases, the Board of Supervisors has delegated the responsibility
for day-to-day current planning matters to the planning staff, subject
to appeal to the Planning Commission and the Board of Supervisors.

ROLE OF ADVISORY GROUPS

Regional Planning Committee (RPC)

The Regional Planning Committee's participation in County planning is
important in fulfilling countywide planning objectives. Upon the recom-
mendation of the Board of Supervisors, the Regional Planning Committee
of San Mateo County was organized in 1964 by the cities and County of
San Mateo. Currently, RPC is composed of one representative from the
city council of each incorporated city within the County, three members
of the Board of Supervisors, and six nongovernmental members appointed
by a committee from the Council of Mayors and Board of Supervisors and
serving a three-year term.
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The RPC discusses planning issues of Countywide importance, assists in
coordinating planning programs which require concerted action by a
number of cities or by cities and the County. Projects undertaken by
RPC through subcommittees have included: circulation, housing, parks,
recreation and open space, energy, bayfront planning, bikeways, and
solid waste. While the RPC is primarily an advisory board to the Board
of Supervisors, it also serves as the Airport Land Use Commission for
the County.

2. Agricultural Advisory Committee

To assist in the achievement of the objectives of the Planned Agricul-
tural Zoning District (PAD) regulations, the Board of Supervisors estab-
lished the Agricultural Advisory Committee. The Agricultural Advisory
Committee consists of 17 members appointed by the Board of Supervisors,
including farmers familiar with Coastside crops, agricultural experts,
and representatives of the general public interest. The Committee
actively assists in the preservation of agriculture of the Coastside by
reviewing agricultural permits and providing advice and recommendation
to the Planning Commission and Board Supervisors to achieve the objec-
tives of the PAD.

3. Historic Resources Advisory Board

In 1978, a County Historical Resources Advisory Board was appointed by
the Board of Supervisors to advise the Planning Commission, Parks and
Recreation Commission and the Board of Supervisors on matters relating
to the protection and preservation of man-made resources of historical,
cultural and architectural significance. The jurisdiction of the Board
is Timited to unincorporated areas.

C. ROLE OF OTHER LOCAL BODIES

1. Local Agency Formation Commission (LAFCo)

The Local Agency Formation Commission was created by the Legislature in
1963 and is responsible for the discouragement of urban sprawl and the
encouragement of the orderly formation and development of local govern-
mental agencies. There is a LAFCo in each county in California except
the City and County of San Francisco. LAFCo is a five-member commission
comprised of two city council members, two supervisor members, and one
public member.

The three acts that empower LAFCo to carry out its mandate are the Knox-
Nisbet Act, the District Reorganization Act and the Municipal Organiza-
tion Act. These laws require LAFCo to decide on proposals for: the
incorporation of cities, the annexation or detachment of territory from
a city, the consolidation of two or more cities, the formation of a
special district, and the dissolution, reorganization, consolidation or
merger of a special district.
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In addition, the Commission has the responsibility of determining the
sphere of influence, or ultimate service area boundary, of each city and
special district in the County. State law requires that spheres of
influence studies be completed for all cities and special districts by
January 1, 1985. In recent years, there have been a number of sphere of
influence studies completed by LAFCo that have explored the ultimate
service area boundaries for some of the major unincorporated areas.
Areas where studies have been completed include: Redwood City-North
Fair Oaks, 1977; San Bruno Mountain, 1979; East Palo Alto, 1981; and
cities and special districts in Southern San Mateo County (Atherton,
Menlo Park, Portola Valley and Woodside), 1984. Additional sphere of
influence studies are anticipated for the Mid-County area (Redwood City,
San Carlos, Belmont, Foster City and San Mateo), the Mid-Coast area
(Half Moon Bay, Montara, Moss Beach and E1 Granada) and the North Coast
area (Pacifica). State planning law requires cities and counties to
refer proposed general plan documents to LAFCo for review and comment
prior to adoption.

2. Special Districts

Special districts created under a host of statutes offer a range of
services similar to those provided by cities and counties. The City and
Special District Handbook, prepared by the San Mateo Local Agency Forma-
tion Commission in 1984, outlines the services of the 74 special
districts currently operating in the County. Special districts provide
many important services including, but not limited to, air pollution
control, water supply, fire protection, garbage and refuse collection
and disposal, mosquito abatement, open space preservation, resource
conservation, transit, sanitation, highway Tighting, flood control and
sewer maintenance.

3. Airport Land Use Commission (ALUC)

As required by State planning law, the San Mateo County Airport Land Use
Commission (ALUC) is charged with developing a land use plan for the
area surrounding the County's three airports to protect the public from
aviation hazards. This function has been assigned to the Regional
Planning Committee of San Mateo County (RPC), which established a sub-
committee to carry it out. In March 1981, the ALUC adopted its most
recent Airport Land Use Plan, establishing policies for noise
compatibility, height of buildings and airport approach zones.

D. REGIONAL PLANNING AGENCIES

There are a number of agencies that are mandated by State Taw to prepare
areawide plans, with which local general plans should be coordinated.
Included in this category are the Association of Bay Area Governments
(ABAG) and the Metropolitan Transportation Commission (MTC).
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1. Association of Bay Area Governments (ABAG)

The Association of Bay Area Governments (ABAG) was created in January,
1961. It was founded in recognition of the fact that the physical,
economic and social well-being of the entire region and of its indivi-
dual communities depends on continuing areawide cooperation and coordi-
nation. It provides a forum for addressing regional problems and for
formulating and implementing regional development policies. ABAG's
programs are financed by membership dues, special assessments, grants,
other regional agencies, and the State and Federal governments. Its
governing board is composed of elected city and county officials.

ABAG's regional growth projections serve as the foundation of Federal
and State mandated regional plans and review of Federally funded
programs in the region. As the council of governments for the Bay Area,
ABAG is sometimes required by State law to perform certain functions for
the region. For example, ABAG is required to determine existing and
projected housing need for the region and for each jurisdiction. In
turn, local governments are required to use this information as a basis
of the housing needs discussion required in the Housing Element.

2. Metropolitan Transportation Commission (MTC)

MTC carries out comprehensive transportation planning for the nine-
county, San Francisco Bay Area. MTC is required to prepare a Regional
Transportation Plan and Transportation Improvement Program covering
highways, selected mass transit, railroads and aviation facilities and
services. All street, highway, and most mass transit projects supported
by Federal and State transportation grants must be consistent with these
plans and programs.

E. STATE AGENCIES THAT EXERCISE DIRECT LAND USE CONTROL IN SAN MATEO COUNTY

There are two agencies that exercise considerable planning and regula-
tory control over land use in the County: the California Coastal
Commission and the San Francisco Bay Conservation and Development
Commission (BCDC).

1. California Coastal Commission

The California Coastal Act, enacted by the State Legislature in 1976,
established policies for coastal protection and development to be
implemented through cooperative action by State and lTocal governments.
The Coastal Act created a permanent California Coastal Commission. The
Coastal Commission certifies Local Coastal Programs (LCP), prepared by
local governments for Tand within the Coastal Zone, for consistency with
Coastal Act policies. The Coastal Commission certified the San Mateo
County Local Coastal Program in 1980.

Until a Local Coastal Program has been certified, the Coastal Commission
retains permit authority over development within the Coastal Zone.

After LCP certification, the local government takes over issuing coastal
development permits consistent with its LCP. San Mateo County began
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issuing coastal development permits in 1981. The Commission, however,
retains permanent jurisdiction over development on State tidelands,
submerged Tands, public trust lands, and lands within the boundaries of
specified ports. In addition, the Commission acts on appeals of certain
lTocal decisions affecting the Coastal Zone and must approve all Local
Coastal Program amendments.

2. San Francisco Bay Conservation and Development Commission (BCDC)

In 1955, the McAteer-Petris Act created the San Francisco Bay Conserva-
tion and Development Commission giving it the responsibility of
preparing a comprehensive and enforceable plan for the conservation of
the water of San Francisco Bay and the development of its shoreline.
The McAteer-Petris Act was subsequently amended to make the Commission
permanent and to give the resulting San Francisco Bay Plan the force of
Taw.

To implement the San Francisco Bay Plan, the Commission: (1) regulates
all filling and dredging in San Francisco Bay, (2) provides public
access to the Bay to the maximum extent feasible, within a 100 foot wide
strip inland from the Bay, and (3) minimizes pressures to fill the Bay
by ensuring that the limited amount of shoreline property suitable for
regional high priority water-oriented uses is reserved for these
purposes.

The placement of fill, dredging, or any substantial change in use of the
Bay or shoreline requires a permit from BCDC. Under the BCDC law, the
Commission must complete action on a permit application within 90 days
after a completed application has been filed or the permit is automati-
cally granted. Permits are classified as either "major" or "administra-
tive." Administrative permits are issued by the Executive Director for
"minor repairs and improvements," as defined in the Commission's laws
and regulations. All other permits are major permits and require a
public hearing and action by the Commission. Permits are issued only if
the project is consistent with the policies of the San Francisco Bay
Plan and the McAteer-Petris Act.

21



SOCIAL AND ECONOMIC SETTING

Interactions between population, land use, and the economy shape the County's
man-made environment, and usually impact the natural environment as well.
Therefore, social and economic trends such as population growth, changes in
the age structure, declines in household size, and shifts in economic activity
are significant in planning for land use, transportation, and housing. These
trends also impact many types of facilities and services provided by govern-
ment and the private sector.

This section provides a brief survey of regional population and economic
growth, and the County's role in regional development. That discussion is
followed by discussions of trends and geographic distribution of population in
the County, an analysis of some important population changes, and a review of
employment trends. Also presented are projections of future County population
and employment growth.

I. REGIONAL GROWTH AND CHANGE: THE COUNTY'S ROLE

The nine-county San Francisco Bay Region experienced extremely rapid
population and employment growth in the two decades following World

War II. In the 1950s and 1960s, a large share of regional growth was
suburban "spillover" from older central city areas such as San Francisco
and Oakland. In this period, San Mateo County, with an available supply
of flat, accessible land, was a focal point of regional growth. In the
1970s, the pace of regional growth slowed somewhat and the focus shifted
to the center of "high technology" in the Santa Clara Valley. Projec-
tions for the next twenty years show a continuation of substantial
growth in Santa Clara County and an accelerated rate of employment
expansion and population growth in the East Bay. Growth in San Mateo
County, however, will be comparatively moderate.

A. POPULATION TRENDS AND PROJECTIONS

The graph of Population Growth-San Francisco Bay Region shows regional
population growth trends since 1960, and the Association of Bay Area
Governments' (ABAG) projections to the year 2000. In the 1960-1980
period, the region's population grew about 42% to 5.2 million people in
1980. During this period, about half of the regional growth occurred in
the three-county San Francisco/South Bay area, principally in Santa
Clara County. San Mateo County's population increased by 32% to 587,000
in 1980. However, most of the County's growth was in the 1960-1970
decade; the 1970-1980 growth rate was only 6%.

The Bay Region's population growth rate for the next twenty years will
be considerably slower than the rate for the last 20 years. Neverthe-
less, the region will gain an additional one million residents and
population at the turn of the century is projected by ABAG to be
6,142,000.
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OVERVIEW SOCIAL AND ECONOMIC SETTING

Over the next two decades, increasing amounts of regional population
growth will take place in the East Bay and North Bay counties. Also,
the pace of the phenomenal growth in Santa Clara County will slow some-
what. Nevertheless, the three-county San Francisco/South Bay Area's
population will increase by 20%, with most of the increase in Santa
Clara County. San Mateo County's growth in this period is predicted to
be a comparatively modest 37,000, Tittle more than was added in the ten-
year period 1970-1980.

B. EMPLOYMENT TRENDS AND PROJECTIONS

Employment composition and growth statistics provide measures of the
economic makeup and changes in the regional economy. Economic growth is
also linked to population growth since it affects migration to the State
and region. Regional employment trends and projections are illustrated
in the chart of Employment Growth-San Francisco Bay Region.

For several decades, regional employment growth has outstripped popula-
tion growth. In the 1960-1980 period, employment increased 75%, while
population increased only 42%. ABAG projects that over the next 20
years the rates of both regional employment and population growth will
moderate, but employment will continue to expand more rapidly than
population due to continued rises in labor force participation rates,
notably among women. In this period, regional economic expansion (as
measured by employment) will occur at a rate of 39%, compared with a
predicted 19% rise in population.

San Mateo County now has about 10% of the jobs available in the region.
In many ways, the County's distribution of jobs by type of industry
resembles the region-wide distribution. However, there are some
significant differences. For example, the County has only 6% of the
region's employment in manufacturing. However, it has almost one-third
of the regional employment in transportation because of the Tocation of
San Francisco International Airport in the County.

Over the next twenty years, as shown in the chart of Employment Growth,
the three-county San Francisco/South Bay segment of the Bay Area will
exceed growth in the remainder of the region, despite accelerated
economic growth predicted for the East Bay counties. The three-county
area will add 536,000 jobs in the twenty year period 1980-2000. Almost
two-thirds of the employment growth in the three-county area will occur
in Santa Clara County (341,000 additional jobs), while the increase for
San Francisco (103,600 jobs) will only slightly exceed San Mateo
County's gain (91,000 jobs). Continued rapid employment growth in San
Francisco and South Bay counties, while creating added pressures on
land, transportation and housing in the area, will assure future San
Mateo County residents of continued access to an important and growing
segment of the regional job market.
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OVERVIEW SOCIAL AND ECONOMIC SETTING

IT.

COUNTY POPULATION GROWTH AND COMPOSITION

POPULATION DISTRIBUTION

For analytical purposes, it is useful to divide the County into several
major subareas which can be easily identified. The Map of Unincorpo-
rated County Lands shows the boundaries of five County statistical areas
for which data have been compiled: North County, Mid Bayside, South
Bayside, Mid Coastside, and South Coastside. Also shown are the
boundaries of major unincorporated areas and the boundaries of the
unincorporated "rural" Tands in the southwestern part of the County.

The 1970 and 1980 census counts of population and housing units for
individual cities and unincorporated communities are presented in
Appendix A.

Population for County statistical areas in 1970 and 1980, and ABAG's
population projections to the year 2000, are shown in Table 5. The Mid-
Bayside statistical area registered the largest numerical population
gain in the 1970-1980 decade, with the addition of 14,500 residents.
Most of this growth is attributable to the continued development of
Foster City during that period. Population growth of 11,800 in the
North County area was centered in Daly City, while most other North
County cities were stable or experienced small losses due to declines in
household size. The South Bayside, where household size decline started
early in the decade, had a small population Toss.

The most rapid rate of population growth in the 1970-1980 decade
occurred in the Mid-Coastside area, consisting of Half Moon Bay and the
unincorporated communities of Montara, Moss Beach, E1 Granada, and
Princeton. The 6,600 new residents added in these communities
represented a population gain of 75%. The South Coastside area also had
a substantial percentage increase in population. However, numerical
growth there was slight, and the 1980 population count in that vast
rural area was only 5,600.

The primary reason for the relatively slow rates of population growth in
established urbanized areas of the County in the 1970-1980 decade is the
progressive decline in average household size throughout the period. If
household size had remained constant, the County would have experienced
a 23% growth in population, rather than the 5.6% increase which actually
occurred.

POPULATION PROJECTIONS

ABAG's population projections by County statistical areas, shown in
Table 5, are based on demographic and economic assumptions relating to
household size, fertility, interest rates, and other variables which
affect growth. In addition, the projections reflect information
collected by ABAG in 1982 on local government Tand use policies.
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TABLE 5

POPULATION
SAN MATEO COUNTY - STATISTICAL AREAS
1970-2000
POPULATION

COUNTY STATISTICAL AREAS 1970 1980 1990 2000
URBAN 552,421 581,408 600,400 617,000
North County 217,992 229,771 237,500 236,200
Mid-Bayside 153,288 167,648 172,600 169,600
South Bayside 172,291 168,507 172,100 185,000
Mid-Coast 8,850 15,482 18,200 26,200
RURAL 4,184 5,921 6,700 8,000
Mid-Coast 300 321 400 500
South Coast/Skyline 3,884 5,600 6,300 7,500
TOTAL COUNTY 556,605 587,329 607,100 625,000

Sources: 1970-1980: U.S. Census.

Projections:
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OVERVIEW SOCIAL AND ECONOMIC SETTING

Countywide population growth in the twenty year period 1980-2000 will be
quite slow relative to previous periods. A total gain of 37,000 (6.4%),
or an average increase of 1,850 per year, is projected. During this
period, household size declines, while somewhat smaller than those
experienced in the 1970s, will continue to Timit population growth. The
number of households (occupied housing units) will increase three times
as rapidly as population (20% gain), and average household size will
drop from 2.61 to about 2.32.

Almost half of the County's population gain (16,500) in the next twenty
years will occur in the South Bayside area, principally in Redwood City,
followed by an increase of 10,700 in the urban Mid-Coastside area.
Population growth in the North County and Mid-Bayside areas will be
considerably slower, although rates vary from community to community
within these areas. The Map of Population and Employment Growth illus-
trates projected growth patterns by community.

C. POPULATION AND HOUSEHOLD COMPOSITION

1. Age Composition

A major demographic shift which produced a number of very evident conse-
quences occurred during the 1970-1980 decade. In this period, many
members of the post-World War II "baby boom" generation passed out of
the school system and entered young adulthood. They left in their wake
vacant schools and parents with smaller "empty nest" households. As
these young adults formed their own households, they created a sudden
demand for housing at a time when housing production was lagging. As
they entered the labor force, competition for jobs increased and
economic growth scarcely kept pace with the demand for employment.

Birth rates in this generation were low, and the population under 10
years of age declined in the decade. While this was occurring, the
County's senior population (60 and over) began an increase which becomes
more marked as time passes.

Table 6 shows changes in the percentage distribution of age groups
projected through 2000. The slight increase in the proportion of
juveniles which appears in the Tate 1980s and into the 1990s reflects
the "second wave" of the "baby boom"--births to the large number of
young adults who were born in the post World War II period. Generally,
the trend over the next 20 years is toward an "aging" population.
Median age in 1980 was 32.9 years; for 2000, it is projected to be 41.5
years.

Although these projected trends in age composition will be felt to some
extent in all parts of the County, the impact will vary somewhat from
area to area. See Table 7 for subarea variations in the proportions of
population in two major age groups in 1980.
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TABLE 6

AGE COMPOSITION
SAN MATEO COUNTY

1970-2000
PERCENT OF TOTAL

POPULATION

AGE GROUP 1970 1980 1985 1990 1995 2000
0-4 7.7 5.9 6.9 6.4 5.9 5.3
5 - 19 27.4 21.0 17.9 17.4 18.1 18.1
20 - 29 15.6 17.9 15.9 13.7 10.9 10.1
30 - 44 18.9 22.1 24.9 25.8 24.8 22.4
45 - 64 22.7 22.6 21.9 21.8 23.9 27.2
65 and Over 7.7 10.5 12.5 14.9 16.4 16.9
TOTAL 100.0 100.0 100.0 100.0 100.0 100.0
Median Age (Years) 29.5 32.9 35.1 37.3 39.4 41.5

Sources: 1970-1980: U.S. Census.
Projections: Derived from California Department of Finance data.
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TABLE 7

SOCIAL AND ECONOMIC CHARACTERISTICS
SAN MATEO COUNTY - STATISTICAL AREAS

1980

PERCENT PERCENT PERCENT PERCENT MEDIAN

UNDER PERCENT NON-WHITE HISPANIC 1-PERSON HOUSEHOLD

STATISTICAL AREA/PLACE POPULATION AGE 18 AGE 60+ (NON-HISPANIC) (ALL RACES) HOUSEHOLDS INCOME ($)
URBAN 581,408 23.6 15.5 16.8 12.5 25 23,100
North County 229,771 25.8 12.7 23.4 17.1 22 22,700
Incorporated 223,617 25.8 12.6 23.4 17.1 22 22,600
Unincorporated 6,154 23.3 13.7 24.8 19.2 20 24,400
Broadmoor 4,054 26.1 15.1 22.5 16.6 15 24,600
Other 2,100 17.8 11.2 29.0 23.7 29 21,600
Mid-Bayside 167,648 21.4 17.8 11.4 7.4 29 24,800
Incorporated 161,977 21.1 18.1 11.5 7.5 29 24,500
Unincorporated 5,671 28.6 11.6 9.5 4.6 7 40,000
Highlands/Baywood 4,531 29.6 9.4 10.5 4.5 6 40,000
Other 1,140 24.6 19.3 5.7 4.7 13 40,000
South Bayside 168,507 22.6 17.6 14.3 11.6 27 21,900
Incorporated 141,248 22.2 18.0 16.0 10.4 28 21,800
Unincorporated 27,259 24.6 15.4 6.0 18.0 21 24,800
Emerald Lake 3,400 22.9 16.7 2.9 5.9 15 27,600
North Fair Oaks 10,294 29.0 12.4 9.9 40.3 24 18,400
Sequoia 3,419 27.3 20.2 5.5 8.2 19 28,200
West Menlo Park 4,431 20.9 17.5 4.2 2.6 19 29,200
Ladera 1,592 27.6 10.2 2.6 1.3 6 41,700
Other 4,123 15.5 17.8 2.2 3.4 30 23,500




TABLE 7 (continued)

SOCIAL AND ECONOMIC CHARACTERISTICS
SAN MATEO COUNTY - STATISTICAL AREAS

€€

1980

PERCENT PERCENT PERCENT PERCENT MEDIAN

UNDER PERCENT NON-WHITE HISPANIC 1-PERSON HOUSEHOLD

STATISTICAL AREA/PLACE POPULATION AGE 18 AGE 60+ (NON-HISPANIC) (ALL RACES) HOUSEHOLDS INCOME ($)

URBAN

Mid-Coast 15,482 27.2 10.3 4.7 8.6 19 25,000
Incorporated 7,282 26.7 12.7 5.4 10.6 18 25,500
Unincorporated 8,200 27.5 8.2 4.0 6.9 19 24,900
Montara/Moss Beach 3,840 26.8 9.1 3.4 6.1 16 28,000
E1 Granada 3,582 29.3 7.0 5.2 7.6 19 23,700
Other 778 23.0 * * * * *
RURAL 5,921 23.8 9.2 3.5 12.0 24 25,700
Mid-Coast 321 * * * * * *
Unincorporated 321 * * * * * *
South Coast/Skyline 5,600 24.0 9.4 3.6 11.9 25 25,500
Unincorporated 5,600 24.4 9.4 3.6 11.9 25 25,500
Skyline/Los Trancos/La Honda 3,397 21.9 8.3 3.3 9.2 18 30,800
Other 2,203 28.2 11.2 4.1 14.2 34 20,700

TOTAL COUNTY 587,329 23.6 15.5 16.7 12.5 25 23,200




OVERVIEW SOCIAL AND ECONOMIC SETTING

2. Race and Ethnic Composition

Table 7 shows the percentage of nonwhite and Hispanic persons by County
statistical areas, as determined in the 1980 Census. Some areas of the
County, notably the North County and the South Bayside, show consider-
able ethnic diversity. In the North County area, 40% of the population
is of nonwhite or Hispanic origin. Several North County communities
have large and growing populations of Asian ancestry, which are the
dominant nonwhite groups in this area. In the South County area, the
nonwhite population is largely represented by the long-established black
communities in East Palo Alto and Menlo Park, while the dominant concen-
tration of Hispanic population is in unincorporated North Fair Oaks. In
the Coastside areas, both nonwhite and Hispanic population percentages
are below the Countywide Tevels.

3. Household Size and Types

Table 8 shows trends and projections in average household size. The
continuing decline in average household size is reflected in the
changing composition of the County's households. In the 1970-1980
decade, the number of one-person households increased from 18% to 25% of
all households. In 1970, 92% of the population lived in "family" house-
holds (two or more related people), compared with 83% in 1980. In the
same period, there were dramatic increases in the numbers of single
parent families and divorced persons. It is likely that these trends,
all of which contribute to declining household sizes, will persist and
will continue to generate demand for additional housing.

4, Income Levels

Viewed as a whole, San Mateo County could be considered an affluent
area. In 1979 (per the 1980 Census), median household income was
$23,172, median family income was $27,279 (a family is a household
consisting of two or more related persons), and per capita income was
$10,723 (total income divided by total population). A1l of these
measures are considerably above the regional, State and national Tevels.

As shown in Table 7, the highest median household income level ($25,450)
was in the rural South Coast/Skyline statistical area. The lowest
median household income Tevel ($21,900) was in the South Bayside area,
which includes a diverse mixture of small but relatively affluent
cities, some large "medium" income areas, and two large communities with
very modest income levels (East Palo Alto and North Fair Oaks).

With the notable exception of North Fair Oaks, household income Tevels
in major unincorporated areas tend to be considerably higher than the
average income of the respective County statistical areas in which they
are located.
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TABLE 8

HOUSEHOLD SIZE

SAN MATEO COUNTY

1970-2000
PERSONS PER

HOUSEHOLD
COUNTY STATISTICAL AREAS 1970 1980 1990 2000
URBAN

North County 3.26 2.79 2.68 2.53

Mid-Bayside 2.83 2.43 2.31 2.14

South Bayside 2.87 2.54 2.42 2.26

Mid-Coast 3.40 2.79 2.57 2.34
RURAL

Mid-Coast 2.80 2.89 2.60 2.50

South Coast/Skyline 2.94 2.70 2.56 2.33
TOTAL SAN MATEO COUNTY 3.01 2.61 2.49 2.32

Sources: 1970-1980: U.S. Census.

Projections:
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OVERVIEW SOCIAL AND ECONOMIC SETTING

ITI.

COUNTY EMPLOYMENT AND ECONOMIC DEVELOPMENT

EMPLOYMENT STRUCTURE

Existing Employment

Economic activity and development in the County is reflected in its
employment structure. For several decades County employment has grown
more rapidly than population, and in 1980 there were some 259,000 jobs
in the County.

The industry groups offering the most jobs in San Mateo County are
services and retail trade (see Table 9). Together, they account for
almost half of the County's employment. Government, a provider of
services (including public education), accounts for 34,000 of the total
86,000 services jobs. This segment of service employment is stable, but
private sector service employment is growing rapidly--including jobs in
business services, medical services, hotel and recreation employment,
and a wide variety of "personal services." Retail trade has also shown
steady Tong-term growth, as might be expected in an area where above-
average consumer income is matched with an abundance of quality shopping
facilities.

Manufacturing is the County's third largest employment group. In recent
years, however, it has shown little numerical growth, and is shrinking
as a proportion of total employment. Currently, about one-third of
manufacturing jobs are in the area of "nondurable goods," i.e., food
products, printing, chemicals, etc.; and the remaining two-thirds are in
"durable goods," primarily electrical and electronic equipment, with
8,600 employees.

The County's percentage of employment in the transportation, communica-
tions, and utilities group is considerably above the regional average,
principally due to some 24,000 transportation jobs, mostly at San
Francisco International Airport. Although not classified as "transpor-
tation," a significant number of jobs in other industry groups depend
upon or are related to development at the airport. The airport is
unquestionably the most important employment generator in the County.

In general, the County's employment structure is well balanced and is
not dominated by industries that are very sensitive to rapid downturns
in the economy. The increasing emphasis on "local-serving" employment
(providing goods and services to the Tocal population) and the de-
emphasis of "basic" employment (the production of goods for export) is a
local economic trend also occurring regionally and nationally. The high
and relatively stable employment rates and high personal income levels
of many residents of the County and adjoining areas have provided the
basis for successful marketing of goods and services in the County.

36



TABLE 9

EMPLOYMENT BY INDUSTRY
SAN MATEO COUNTY

1980-2000
NUMBER OF JOBS

INDUSTRY GROUP 1980 1985 1990 1995 2000
Agriculture, Mining 4,487 3,900 3,600 3,600 3,500
Construction 13,859 14,000 13,000 12,400 12,500
Manufacturing 40,916 40,800 41,600 44,400 46,800
Transportation,
Communications,
Utilities 32,177 38,800 45,000 50,100 55,500
Wholesale Trade 18,572 19,800 21,200 22,800 23,800
Retail Trade 42,910 47,700 52,900 61,000 67,200
Finance, Insurance,
and Real Estate 20,449 24,000 27,700 31,300 35,000
Services, Government 85,972 89,800 95,400 100,900 106,200
TOTAL 259,342 278,800 300,400 326,500 350,500
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2. Future Employment

Employment projections prepared by ABAG are shown in Table 9. By the
year 2000 some 91,000 jobs may be added, representing an employment gain
of 35%. Substantial gains will take place in retail trade, transporta-
tion, the finance, insurance and real estate industries, and services.
Manufacturing, agriculture, and construction will have stable employ-
ment, or even decline slightly. These projections represent a continua-
tion of the current trend toward more "local-serving" employment and
less "basic" employment in the County.

The ABAG employment projections do not indicate a large spillover of
"high technology" employment from Santa Clara County. Rather, San Mateo
County's employment growth appears to be more closely related to San
Francisco's financial, administrative, trade, and service base, in
addition to its local "population-serving" orientation.

B. LOCATION OF EMPLOYMENT

1. Existing Distribution

Table 10 shows the distribution of 1980 employment among the five County
statistical areas. The North County and two Bayside areas are roughly
equivalent in total employment opportunities, and together provide 98%
of the County's employment. However, these areas differ somewhat in the
mix of employment which they offer. The North County area's employment
base is dominated by San Francisco International Airport, which supplies
at least 20% of the jobs in that area. Estimates by the State Depart-
ment of Employment Development show that the North County's traditional
role as the location of "heavy" industry is waning considerably,
although in 1980 it still contained almost one-third of the County's
jobs in wholesaling and manufacturing. The Mid-Bayside area's employ-
ment base is oriented toward service and retail trade employment,
although some wholesale distribution activity is appearing. The South
Bayside has a considerable base in 1ight manufacturing, particularly
electrical equipment, but is also strong in retail trade and service
employment. The small employment base in the Coastside areas is
dominated by agriculture and retail trade.

2. Distribution of Future Growth

In the 1980-2000 period, the Targest numerical growth will occur in the
North County area, where 34,600 jobs will be added. This includes 5,000
additional jobs at the airport, with much of the remaining increase
concentrated in the trade and service sectors. The Mid-Bayside areas
will gain 22,800 jobs, mainly in the trade and service sectors. Employ-
ment in the South Bayside will grow by 32,000, with increases spread
among several sectors, including manufacturing, wholesale, retail, and
service employment. The Mid-Coastside will have the largest percentage
growth in employment, but the numerical gain of 1,800 jobs is relatively
insignificant in the Countywide picture.
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TABLE 10

EMPLOYMENT
SAN MATEO COUNTY - COUNTY STATISTICAL AREAS

1980-2000

NUMBER OF JOBS INCREASE 1980-2000
COUNTY STATISTICAL AREAS 1980 2000 AMOUNT PERCENT
North County 89,500 124,100 34,600 38.7
Mid-Bayside 82,400 105,200 22,800 27.7
South Bayside 82,000 114,000 32,000 39.0
Mid-Coast 4,300 6,100 1,800 41.9
South Coast/Skyline 1,100 1,200 100 9.0
TOTAL 259,300 350,600 91,300 35.2

Source: Derived from ABAG, Projections '83.
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C. JOBS-LABOR FORCE RELATIONSHIPS

1. Countywide Trends

In addition to representing the County's economic structure, jobs,
wherever they are located, represent the economic well-being of employed
residents of the County and their families. As discussed in the Trans-
portation Chapter (see Volume II of the General Plan), about 60% of the
County's employed residents work in the County, and thus have a direct
stake in the continued availability of jobs here. According to ABAG's
projections (Tables 10 and 11), jobs in the County will increase by 35%,
the Tabor force (persons working or seeking work) will grow by 24%, and
population will increase by only 6.4% in the 1980-2000 period. (See the
Map of Population and Employment Growth.)

If, as ABAG projects, the number of jobs in the County increases
considerably more rapidly than the resident labor force, it seems
probable that more County residents should be able to find employment in
the County--provided, of course, that the available jobs are suited to
their skills. If, however, a large share of the employment increase is
in Tower paying jobs, while housing costs and income requirements remain
high in San Mateo County, it is Tikely that most of the additional jobs
will be taken by in-commuters from other areas, while large numbers of
County residents continue to commute out.

2. County Subarea Trends

Comparison of the percent increases by County statistical areas in
employment (Table 10) with the increases in the labor force (Table 11)
shows that there is considerable variation between areas in the jobs-to-
labor force ratio. The largest growth in jobs in relation to the Tabor
force will occur in the North County, where a 38.7% increase in jobs is
matched with a modest 17.5% growth in the labor force in the 1980-2000
period. On the other extreme, in the Mid-Coast area, employment is
forecast to increase 41.9%, while the labor force will grow by 112%. If
these projections are realized, there will be a considerable increase in
out-commuters to work from the Coastside area.
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TABLE 11

LABOR FORCE

SAN MATEO COUNTY - COUNTY STATISTICAL AREAS

1980-2000

POPULATION IN LABOR FORCE

INCREASE 1980-2000

COUNTY STATISTICAL AREAS 1980 2000 AMOUNT PERCENT
North County 122,600 144,000 21,400 17.5
Mid-Bayside 92,600 111,700 19,100 20.6
South Bayside 87,600 113,300 25,700 29.3
Mid-Coast 8,300 17,600 9,300 112.0
South Coast/Skyline 3,400 4,500 1,100 32.4
TOTAL 314,500 391,100 76,600 24.4

Source: Derived from ABAG, Projections '83.
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APPENDIX A

POPULATION AND HOUSING UNITS
SAN MATEO COUNTY - CITIES AND UNINCORPORATED AREAS
1970-1980 BY 1980 BOUNDARIES

POPULATION HOUSING UNITS

AREA/JURISDICTION 1970 1980 CHANGE 1970 1980 CHANGE
SAN MATEO COUNTY TOTALS 556,605 587,329 30,724 190,588 233,200 42,612
Incorporated Areas (508,303) (534,124) (25,821) (174,696) (213,185) (38,489)
Unincorporated Areas ( 48,302) ( 53,205) ( 4,903) ( 15,892) ( 20,015) ( 4,123)
BRISBANE AREA TOTAL 3,003 2,969 -34 1,172 1,405 233
Brisbane ( 3,003) ( 2,969) ( -34) ( 1,172) ( 1,405) ( 233)
DALY CITY-COLMA AREA
TOTALS 74,188 84,390 10,202 24,363 30,025 5,662
Daly City ( 67,614) ( 78,519) (10,905) ( 22,276) ( 27,823) ( 5,547)
Daly City  (uninc.) « - ) ( 100) (  100) ( - ) ( 33) ( 33)
Colma ( 537) ( 395) ( -142) ( 171) ( 166) ( -5)
Colma (uninc.) ( 1,392) ( 1,322) ( -70) ( 467) ( 597) ( 130)
Broadmoor  (uninc.) ( 4,645) ( 4,054) ( -591) ( 1,449) ( 1,406) ( -43)
SOUTH SAN FRANCISCO
AREA TOTALS 46,965 49,538 2,573 14,375 18,073 3,698
South San Francisco ( 46,646) ( 49,393) (2,747) ( 14,283) ( 18,020) ( 3,737)
Country Club Park

(uninc.) ( 292) ( 145) ( -147) ( 82) ( 53) ( -29)

McLellan (uninc.) ( 27) ( - ) ( -27) ( 10) ( - ) ( -10)
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APPENDIX A (continued)

POPULATION AND HOUSING UNITS

SAN MATEO COUNTY - CITIES AND UNINCORPORATED AREAS

1970-1980 BY 1980 BOUNDARIES

POPULATION HOUSING UNITS

AREA/JURISDICTION 1970 1980 CHANGE 1970 1980 CHANGE
PACIFICA AREA TOTALS 36,060 36,899 839 10,013 13,165 3,152
Pacifica ( 36,020) ( 36,866) ( 846) (9,995) (13,137) (3,142)
Pacifica (uninc.) ( 40) ( 33) ( -7) ( 18) ( 28) ( 10)
SAN BRUNO AREA TOTALS 36,984 35,917 -1,067 11,383 14,663 3,280
San Bruno ( 36,254) ( 35,417) ( -837) ( 11,350) ( 14,658) ( 3,308)
San Francisco Jail

(uninc.) ( 655) ( 454) ( -201) ( - ) ( 1) ( 1)
S.F.I Airport

(uninc.) ( 75) ( 46) ( -29) ( 33) ( 4) ( -29)
MILLBRAE AREA TOTAL 20,792 20,058 -734 6,839 7,773 934
Millbrae ( 20,792) ( 20,058) ( -734) ( 6,839) ( 7,773) ( 934)
BURLINGAME AREA
TOTALS 28,053 27,273 -780 11,741 13,044 1,303
Burlingame ( 27,425) ( 26,173) (-1,252) ( 11,535) ( 12,659) (1,224)
Burlingame Hills

(uninc.) ( 628) ( 1,100) ( 472) ( 206) ( 385) ( 179)
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APPENDIX A (continued)

POPULATION AND HOUSING UNITS

SAN MATEO COUNTY - CITIES AND UNINCORPORATED AREAS

1970-1980 BY 1980 BOUNDARIES

POPULATION HOUSING UNITS

AREA/JURISDICTION 1970 1980 CHANGE 1970 1980 CHANGE
HILLSBOROUGH AREA
TOTALS 8,753 10,483 1,730 2,648 3,570 922
Hillsborough ( 8,753) ( 10,451) (1,698) ( 2,648) ( 3,561) ( 913)
Hil1sborough (uninc.) « - ) ( 32) ( 32) ( - ) ( 9) ( 9)
SAN MATEO-FOSTER CITY
AREA TOTALS 92,944 105,387 12,443 33,310 44,847 11,537
San Mateo ( 79,007) ( 77,561) (-1,446) ( 29,364) ( 34,267) ( 4,904)
San Mateo (uninc.) ( - ) ( 8) ( 8) ( - ) ( 11) ( 11)
Foster City ( 9,522) ( 23,287) (13,765) ( 2,803) ( 9,178) ( 6,375)
Baywood Park (uninc.) ( 1,471) ( 1,921) ( 450) ( 415) ( 614) ( 199)
Highlands (uninc.) ( 2,944) ( 2,610) ( -334) ( 728) ( 776) ( 48)
BELMONT AREA TOTAL 23,538 24,505 967 7,891 9,953 2,062
Belmont ( 23,538) ( 24,505) ( 967) ( 7,891) ( 9,953) ( 2,062)
SAN CARLOS AREA TOTALS 28,020 26,291 -1,729 9,718 10,978 1,260
San Carlos ( 26,205) ( 24,710) (-1,495) ( 9,306) ( 10,350) (1,044)
Harbor Industrial

(uninc.) ( 6) ( 107) ( 101) « - ) ( 92) ( 92)
Devonshire  (uninc.) ( 813) ( 718) (  -95) ( 232) ( 266) ( 34)
Palomar Park (uninc.) ( 996) ( 756) ( -240) ( 180) ( 270) ( 90)
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APPENDIX A (continued)

POPULATION AND HOUSING UNITS

SAN MATEO COUNTY - CITIES AND UNINCORPORATED AREAS

1970-1980 BY 1980 BOUNDARIES

POPULATION HOUSING UNITS

AREA/JURISDICTION 1970 1980 CHANGE 1970 1980 CHANGE
REDWOOD CITY AREA
TOTALS 72,640 73,068 428 26,993 30,310 3,317
Redwood City ( 55,686) ( 54,951) ( -735) ( 21,146) ( 23,491) ( 2,345)
Redwood City (uninc.) ( 13) ( 131) ( 118) ( 6) ( 63) ( 57)
Emerald Lake Hills

(uninc.) ( 3,432) ( 3,400) ( -32) ( 1,165) ( 1,301) ( 136)
Mobile Home Area

(uninc.) « - ) ( 378) (  378) « - ) ( 263) ( 263)
North Fair Oaks

(uninc.) ( 9,736) ( 10,294) (  558) ( 3,447) ( 3,728) (  281)
Sequoia Tract (uninc.) ( 3,773) ( 3,914) (  141) ( 1,229) ( 1,464) (  235)
ATHERTON AREA TOTAL 8,085 7,797 -288 2,393 2,502 109
Atherton ( 8,085) ( 7,797) ( -288) ( 2,393) ( 2,502) ( 109)
MENLO PARK-EAST PALO
ALTO AREA TOTALS 51,940 50,529 -1,411 19,454 20,738 1,284
Menlo Park ( 27,234) ( 26,369) ( -865) ( 10,510) ( 11,541) (1,031)
Menlo Park (uninc.) ( 168) ( 121) ( -47) ( 53) ( 53) ( - )
East Palo Alto ( 18,099) ( 18,191) ( 92) ( 6,611) ( 6,783) ( 172)
Menlo Oaks (uninc.) ( 1,093)! ( 709)! ( -384)! ( 440)! ( 269)! ( -171)¢
Park Forest/Watkins

(uninc.) ( 392) ( 417) ( 25) ( 187) ( 227) ( 40)
West Menlo Park

(uninc.) ( 4,658) ( 4,431) ( -227) ( 1,533) ( 1,729) ( 196)
Stanford Weekend Area

(uninc.) ( 296) ( 291) ( -5) ( 120) ( 136) ( 16)
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APPENDIX A (continued)

POPULATION AND HOUSING UNITS
SAN MATEO COUNTY - CITIES AND UNINCORPORATED AREAS
1970-1980 BY 1980 BOUNDARIES

POPULATION HOUSING UNITS

AREA/JURISDICTION 1970 1980 CHANGE 1970 1980 CHANGE
PORTOLA VALLEY AREA
TOTALS? 7,219 6,294 -925 2,142 2,115 -27
Portola Valley? ( 4,996) ( 3,939) (-1,057) ( 1,478) ( 1,284) ( -194)
Ladera (uninc.) ( 1,746) ( 1,592) ( -154) ( 481) ( 530) ( 49)
Los Trancos Woods/
Vista Verde and
Environs (uninc.) ( 477) ( 763) (  286) ( 183) ( 301) ( 118)
WOODSIDE AREA TOTALS 5,422 5,983 561 1,788 2,197 409
Woodside ( 4,864) ( 5,291) ( 427) ( 1,600) ( 1,907) ( 307)
Skylonda and Environs

(uninc.) ( 558) ( 692) ( 134) ( 188) ( 290) ( 102)
MID-COASTSIDE AREA
TOTALS 9,533 16,499 6,966 3,271 6,226 2,955
Half Moon Bay ( 4,023) ( 7,282) ( 3,259) ( 1,325) ( 2,726) ( 1,401)
E1 Granada, Miramar
and Environs

(uninc.) ( 2,278) ( 3,731) ( 1,453) ( 751) ( 1,373) ( 622)
Montara, Moss Beach
and Princeton (uninc.) ( 2,699) ( 4,618) ( 1,919) ( 935) ( 1,754) ( 819)

West of Skyline,
between Route 92 and
Lobitos Creek (uninc.) ( 533) ( 868) ( 335) ( 260) ( 373) ( 113)
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APPENDIX A (continued)

POPULATION AND HOUSING UNITS
SAN MATEO COUNTY - CITIES AND UNINCORPORATED AREAS
1970-1980 BY 1980 BOUNDARIES

POPULATION HOUSING UNITS
AREA/JURISDICTION 1970 1980 CHANGE 1970 1980 CHANGE
SOUTH COASTSIDE AREA
TOTALS 2,466 3,449 983 1,094 1,616 522
South of Lobitos
Creek: San Gregorio,
Pescadero, La Honda,
and Environs (uninc.) ( 2,466) ( 3,449) ( 983) ( 1,094) ( 1,616) ( 522)

Notes: This tabulation provides comparisons of 1970 and 1980 Census counts of population and housing units
for "constant" areas--jurisdictional boundaries as they existed in 1980. Therefore, the 1970
counts for cities which annexed inhabited lands during the decade will be somewhat higher than the
official 1970 Census counts, and the count for unincorporated areas will be somewhat lower.
Although East Palo Alto did not incorporate until 1983, because it is such a large area, it is
shown as a city and not included in the unincorporated totals for 1970 and 1980.

1970 population and housing unit totals for Menlo Oaks reflects a substantial uncorrected census
overcount for that area.

“The official 1970 Census population and housing unit counts for the Town of Portola Valley shown
here reflect an uncorrected error in the Census for that area. The County Planning Division
estimates that the correct 1970 population count for Portola Valley was 3,885 and the housing unit
count was 1,061.

Source: U.S. Bureau of the Census publications on the 1970 and 1980 Censuses of Population and Housing.
Adjustments of 1970 data to 1980 boundaries were made by San Mateo County Planning Division.
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GLOSSARY

Acre-Foot: A standard measurement of volume equivalent to the amount of water
required to cover one acre one foot deep. One acre-foot is equivalent to
325,851 gallons.

Agricultural Activities: Feasible activities, including but not Timited to
the cultivation of land to produce food, fiber, fuel, and flowers, the
grazing, growing, or pasturing of Tivestock, and the handling, processing
or marketing of agricultural products.

Approach Surface: The flat plane, sloping upward and outward from airport
runways, representative of flight paths, as defined by the Federal Aviation
Administration (FAA) and Airport Land Use Commission (ALUC).

Approach Zone: The area of high accident potential located at the ends of
County general aviation airport runway as defined by the Airport Land Use
Commission (ALUC).

Aquifer: Any geologic formation of sufficient porosity and permeability to
store, transmit and yield water to springs and wells.

Area of Special Flood Hazard: The Tand in a flood plain subject to a one
percent or greater chance of flooding in any given year; sometimes referred
to as the "base flood" or "100-year" flood area, as defined in the County
Flood Hazard Ordinance and the Flood Insurance Rate Maps (FIRM) prepared by
the Federal Emergency Management Agency (FEMA).

Arterial: A street or highway serving major activity centers, carrying the
highest traffic volumes, with running speeds of 25 to 45 miles per hour
along sections of uninterrupted flow.

Buffer Lands - Mineral Extraction: Lands which are used to protect public
safety by providing sufficient distance and screening between mineral
extraction activities and incompatible land uses.

Buffer Lands - Solid Waste: Land uses which protect public safety and provide
sufficient distance and screening between solid waste disposal activities
and incompatible Tand uses.

Buffer Zones - Sensitive Habitats: Those areas adjacent to sensitive habitats
which are necessary to allow for periodic, seasonal or ecological changes
which could affect the boundaries of sensitive habitats.

Capacity (related to highways): The maximum number of vehicles which has a
reasonable expectation of passing over a given section of roadway during a
given time period under prevailing roadway and traffic conditions.

Clear Zone: The area of high accident potential located at the ends of
airport runways as defined by the Federal Aviation Administration (FAA).

Coastal Cliff Erosion: Wearing away of coastal cliffs due to wave action,
wind and weathering, and resultant Tandsliding.
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Community Noise Equivalent Level (CNEL): The average equivalent sound level,
in decibels, during a 24-hour day, adjusted to account for the acoustic
responses of the human ear, the total number of individual noise events and
the greater human sensitivity to noise during the evening and nighttime.

Critical Facilities and Structures: Facilities or infrastructure serving or
housing many people, including but not Timited to hospitals, fire, police
and emergency service facilities, water, electricity, natural gas supply,
sewage disposal, communications and transportation facilities.

Debris Flow/Avalanche: Landslides involving mixture of rock fragments,
gravel, sand, soil, mud, water and minor organic debris in which flow is
the dominant transport mechanism. An extremely high-velocity debris flow
landslide is known as a debris avalanche.

Decibel (dB): The system and unit for measuring sound energy based upon the
mathematical scale of Togarithms.

Development: The construction, reconstruction, conversion, relocation or
enlargement of any structure; the division of a parcel of land into two or
more parcels; any mining, excavation, landfill or land disturbance includ-
ing grading; and changes in land uses.

Economically Valuable Vegetative, Water, Fish and Wildlife Resources: Those
resources which are important to the economy because they:

1. Provide income, employment or tax benefits accruing to the
Tandowner or operator;

2. Support experimental or research and development activities which
hold future commercial potential;

3. Are essential to the continuance of other economic activity;

4. Are significant components of the scenic quality and uniqueness of
San Mateo County which add to the value of property or attract
visitors.

Epicenter: A point at the earth's surface that is closest to the subterranean
origin of an earthquake.

Expansive Soils: Soils which tend to expand when wet and shrink when dry due
to mineralogical composition.

Expressway: A highway for through traffic with partial control of access,
which may or may not be divided and may or may not have grade separation at
intersections.

Fault: An earth fracture or zone of fracture along which the rocks on one
side have been displaced in relation to those of the other, in response
to the accumulation of stress. A fault is considered to be active if
displacement has occurred within the last 11,000 years (Holocene Time).
When there is parallel motion along a fault, it is described as "strike-
slip" displacement. Vertical motion is generally described as "thrust"
displacement.
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Feasible: Capable of being accomplished in a successful manner within a
reasonable period of time, taking into account economic, environmental,
social, and technological factors.

Fire Hazards: Wildland or structural fires that occur in areas that are
remote, have difficult access for fire vehicles, and/or contain potentially
flammable vegetative communities.

Fish and Wildlife Resources: A1l non-domesticated animals.

Flooding Hazards: General and temporary conditions of partial or complete
inundation of normally dry land areas due to: (1) the overflow of inland
or tidal waters; or (2) the unusual and rapid accumulation of runoff of
surface waters resulting from storms, blockage of drainage channels or
failures of dams, impoundments, and/or other public works facilities.

Floodway: The channel of a watercourse plus any adjacent flood plain area
that must be kept free of encroachment in order that the 100-year flood may
be carried without substantial increases in flood heights.

Freeway: A divided highway for through traffic with full control of access
and grade separation at intersections.

Geotechnical Hazards: (1) seismic events, including but not limited to
earthquakes, earthquake-induced landslides, liquefaction, subsidence, and
tidal flooding damage from earthquake-induced tsunamis and seiches;

(2) non-seismic unstable conditions, including but not limited to land-
sliding, cliff retrenchment, erosion, subsidence, soil creep and shrink/
swell conditions; and (3) debris flows and debris avalanches.

Ground Failure: A general term for occurrences when seismic activity causes
the ground to lose its cohesiveness, as in liquefaction, subsidence and
earthquake-related Tandslides.

Ground Shaking: The temporary acceleration of earth's surface caused by the
released earthquake energy which can occur vertically, horizontally or in
combination.

Hazardous Material: A substance which, because of quantity, concentration,
physical or chemical characteristics, is capable of injuring 1ife and/or
the environment. Examples include toxic chemicals and metals, pesticides
and explosives.

Hazardous Structure: A building or structure which is structurally unsafe,
without adequate egress, a fire hazard or otherwise dangerous to human life
by reason of improper construction, inadequate maintenance, dilapidation,
obsolescence or abandonment, as specified in the San Mateo County Uniform
Construction Code.

Hazardous Waste: A hazardous material requiring disposal.
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Historic District: A geographically defined area containing historic
resources which have a special, historical interest or aesthetic value or
which represent one or more architectural periods or styles typical to the
history of the County, and which improvements constitute a distinct section
of the County that has been designated an historic district.

Historic Landmark: Any historic resource, district or paleontological site
that has exceptional scientific, historic, cultural, archaeological,
aesthetic character, interest, or value.

Home Based Trip: A trip which starts or ends at the home.

Historic Resource: Buildings, structures, signs, features, sites, places,
areas or other objects of scientific, educational, cultural, architectural,
archaeological, historical or paleontological significance to the citizens
of the County.

Incompatible Vegetation, Fish and Wildlife: Any plant, fish, or animal, or
concentration of plants or animals which are found to be harmful to the
surrounding environment or pose a threat to public health, safety and
welfare.

Landslide: A general term denoting downslope movement of slope materials
composed of rock, soil, fill or combinations thereof.

Level of Service: A qualitative measure of the effect which a number of
factors, including speed, travel time, traffic interruptions, freedom to
maneuver, safety, and others, has on driving conditions of a given section
of roadway.

Liquefaction: The transformation of a saturated granular layer into a fluid
state due to intense ground shaking and/or increased pore water pressure.

Lurching: A sudden roll, pitch or sway of the ground resulting directly from
the release of seismic energy.

Marine and Estuarine Habitats: Habitats of any marine-dependent plant or
animal Tocated in or near the Pacific Ocean or San Francisco Bay, including
beaches, offshore reefs, kelp beds, tidepools, sea caves, islets and off-
shore rocks, sea cliffs, bays and estuaries.

Million Gallons/Day (MGD): A rate of flow of water.

Mode: Basic methods of transportation, such as automobile, transit or
bicycle.

Multi-Modal: Travel utilizing more than one mode.

Natural Hazards: Conditions of potential danger or risk to life and/or
property resulting from acts of nature, man-made alterations to the natural
environment that create hazardous conditions and/or hazardous conditions
intrinsic to the natural environment.

Noise: An annoying, harmful or unwanted sound.
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Noise Exposure Contours: Lines drawn around a noise source connecting points
of equal noise level.

Noise Impact Areas: Those areas experiencing noise levels of 60 CNEL or
greater.

Noise Sensitive Land Uses: Land uses most sensitive to noise intrusion,
including, but not limited to, residential and the following institutional
uses: hospitals, schools and libraries.

Non-Protective Use of Productive Soil: Any activity which eliminates,
depletes, or significantly alters the availability and capacity of soil to
support plant and animal Tife.

Non-Seismic Geotechnical Hazards: Geotechnical hazards not triggered by or
related to seismic activity, including, but not limited to, landslides,
subsidence, expansive soils and coastal stability problems.

Paratransit: Non-scheduled, collective transit, usually with smaller
vehicles, such as jitneys, van pools, taxes, etc.

Peak Hours: The periods of the day when demand for highway space and transit
use is the greatest.

Person Trip: One way travel by one person from an origin to a destination by
any mode.

Potable: Water which is suitable, safe or prepared for drinking purposes.

Private Non-Profit Park and Recreation Facilities: Facilities serving
primarily a recreation function and owned by private non-profit organiza-
tions. Such facilities include, but are not limited to, scout camps, YMCA
camps, religious camps, music camps, sports-training camps and day camps.

Private or Commercial Park and Recreation Facilities: Facilities serving a
recreation function and owned by private businesses. Such facilities
include, but are not Timited to, private beaches, stables, specialty
stores, golf courses and racket clubs.

Productive Soil Resources: Soils in rural areas capable of feasible or
economic agricultural and timber production.

Productive Soils With Timber Capability: Productive soils with timber
capability include, but are not limited to:

a. Soils which have a combination of physical and chemical
characteristics necessary for productive timber growth.

b. Soils which are supporting productive timber growth.

Productive Uses of Vegetative, Water, Fish and Wildlife Resources: Any
activity involving the use, removal or alteration of vegetative, water,
fish and wildlife resources from their natural environment for human use or
economic purposes.
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Protective Use of Productive Soil: Any activity which preserves, renews, and
sustains the ability of the soil to support plant and animal Tife.

Public Park and Recreation Facilities: Lands and facilities serving a range
of recreation and/or preservation functions and owned by public agencies
or other non-profit organizations. Such facilities include, but are not
lTimited to, public beaches, parks, recreation areas (including golf
courses), natural preserves, wild areas and trails.

PubTic View: A range of vision from a public road or other public facility.
Quiet Areas: Areas with perceived low ambient noise levels.
Rare or Unique Species: Any plant or animal that is determined to be rare,

endangered, threatened, unique to the County and adjacent areas or
protected by Federal or State law and State and County EIR guidelines.

Resource Recovery: The reclamation or salvage of wastes for reuse, conversion
to energy or recycling.

Ridgelines: The tops of hills or hillocks normally viewed against a
background of other hills.

Riparian Corridors: The vegetative and wildlife areas adjacent to perennial
and intermittent streams and other freshwater bodies, such as lakes, ponds,
and reservoirs.

Rural Areas: Lands which are generally suitable for lower density/intensity
land uses because they meet one or more of the following criteria:
(1) used for agriculture, timber production, general open space, or as a
watershed for a public water supply, (2) isolated subdivided areas and
commercial centers which are not adjacent to incorporated areas, (3)
divided into parcels 5 acres or more next to urban unincorporated areas,
and (4) subdivided areas that use on-site wastewater management systems
which are adjacent to but not surrounded by incorporated areas.

Rural Lands: Rural areas outside of Rural Service Centers and Rural
Residential Subdivisions. Rural lands include, but are not limited to,
those generally developed to lower residential densities, agricultural
activities, resource extraction, timber harvesting, resource conservation,
public or private recreation or open space. Rural Tands can also include
institutional uses and public service uses, such as solid waste disposal
sites.

Rural Residential Subdivisions: Clusters of residential development
subdivided into parcels that are generally less than or slightly larger
than five acres. Rural Residential Subdivisions can include vacant parcels
or neighborhood commercial uses, but are predominately developed with
single family homes.

Rural Service Centers: Small rural communities having a combination of land
uses which provide services to surrounding rural areas.
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Sanitary Landfill: A site where solid waste is disposed of employing an
engineered method by spreading solid waste, compacting to the smallest
practical volume and applying cover material over all exposed wastes at the
end of each operating day.

Scenic Corridors: Land adjacent to a scenic road right-of-way which, when
seen from the road, provides outstanding views of natural landscapes and
attractive man-made development.

Scenic Road: A designated travel route providing outstanding views of natural
lTandscapes and attractive man-made development.

Seiche: O0Oscillating waves in an enclosed or partly enclosed body of water
caused by seismic activity or sudden changes in atmospheric conditions.

Sensitive Habitats: Any area where the vegetative, water, fish and wildlife
resources provide especially valuable and rare plant and animal habitats
that can be easily disturbed or degraded. These areas include but are not
Timited to: (1) habitats containing or supporting rare or unique species;
(2) riparian corridors; (3) marine and estuarine habitats; (4) wetlands;
(5) sand dunes; (6) wildlife refuges, reserves, and scientific study areas;
and (7) important nesting, feeding, breeding or spawning areas.

Shear Surface: The plane on which a Tandslide mass moves with respect to the
underlying earth.

Significant Mineral Resource Areas: Lands in rural areas containing minerals
capable of being extracted for commercial use, including, but not Timited
to:

a. Lands on which minerals are being extracted for commercial use.

b. Lands classified as Mineral Resource Zone 2 (MRZ-2) by the State
Geologist, and designated by the State Mining and Geology Board as
containing mineral deposits of regional or statewide significance.

Skylines: The line where sky and Tand masses meet.

Soil: The mixture of mineral and organic matter that is capable of supporting
plant 1life; formed from weathered rock by the action of climate and living
organisms over time.

Soil Conservation Techniques - Good: Any activity which preserves, renews and
sustains the ability of the soil to support plant and animal life; includ-
ing but not limited to, public or private land in a natural condition, and
properly managed agriculture and forestry.

Soil Conservation Techniques - Improper: Any activity which significantly
alters the availability and capacity of soil to support plant and animal
Tife.
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Soil Contamination: The addition of chemical or other degrading substances to
soil such that the soil becomes toxic or injurious to plant or animal Tife.

Soil Conversion: The process of (a) transforming productive soil from a
protective use to a non-protective use, or, (b) shifting from good soil
conversion techniques to poor soil conversion techniques.

Soil Creep: Imperceptibly slow downslope movement of soils at a relatively
constant rate.

Soil Erosion: The process by which soil is detached and transported by
running water, wind, and gravity. Include naturally occurring soil
erosion, and that accelerated by human activity.

Soils With Agricultural Capability: As designated on the Productive Soils
Resource Map, define productive soils with agricultural capability as
including, but not limited to:

a. Soils with the best combination of physical and chemical features
for the production of agricultural crops, or

b. Soils which have a good combination of natural, physical, and
chemical characteristics for producing agricultural products,' and
for which a dependable source of irrigation water is available, or

c. Soils that are of statewide importance for the production of food,
feed, fiber, forage and oilseed crops, or

d. Soils other than those identified in subsection c. that are used
for the production of specific high value food and fiber crops, or

e. Soils that have been identified as having local importance for
agriculture by the County with the assistance of the Agricultural
Advisory Committee, or

f. Soils which are or recently have been in agricultural production,
or

g. Soils which support vegetation, whether grown naturally or managed,
and are feasible for grazing or browsing of livestock.

Solid Waste Facility: A facility used to dispose of solid waste including,
but not Timited to, sanitary landfills, transfer stations and waste-to-
energy facilities.

Special Urban Areas: Urban areas which are devoted primarily, but not
necessarily or exclusively, to non-residential or special uses.

IAs determined by the State Departnent of Conservation--Advisory Guidelines

for the Farm and Monitoring Program (Sections 201.1, 202.1); April, 1984.
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Structure: Anything constructed for use or occupancy whether constructed or
erected on, above, or below the surface of Tand or water. This does not
include roads, paved areas or temporary structures. Temporary structures
are without a foundation or footings and can be removed when the designated
time or use for which the structure was erected has ceased.

Subsidence: Lowering or sinking of a section of the earth's crust.

Transfer Station: An intermediate waste handling facility where solid wastes
are transferred from hauling vehicles to a transfer vehicle and where the
waste or portion thereof may undergo incidental processing, recycling or
further handling before transport to a disposal site, waste processing
facility, or other facilities.

Translational Motion: Motion in which all the particles in a landslide mass
move at the same velocity along parallel paths.

Trip: One way travel from an origin to a destination for a particular
purpose.

Trip End: The origin or destination of a trip; each trip has two trip ends.

Tsunami: Long, high-velocity sea waves resulting from seismic events which
have relatively small wave height in deep water, but which rise signifi-
cantly in shallow water.

Urban Areas: Lands which are generally suitable for urban Tand use because
they meet one or more of the following criteria: (1) surrounded by
incorporated areas, (2) adjacent to an incorporated area, generally divided
into parcels 5,000 sq. ft. to 5 acres and served by sanitary sewers, or
(3) adjacent to an incorporated area and the major transportation corridors
of Highways 101 and 280.

Urban Community: Large, populated unincorporated areas which contain a wide
range of residential land use densities and a mix of land uses which
provide services to surrounding areas and meet, in part, the internal
shopping, employment and recreational needs of the community residents.

Urban Neighborhood: Unincorporated areas which are primarily devoted to
residential land uses and are generally functionally integrated with
adjacent incorporated areas.

Urban/Rural Boundary: A line separating urban from rural areas in order to
indicate clearly where intensive urban development, and Tess intensive
rural development will be permitted in the County.

Vegetative Resources: Plants and plant communities, including timber but
excluding agricultural crops.

Visual Quality: The visual attributes of natural landscapes, structures and
communities.
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Visual Resources: Those attractive visible elements of the natural and
developed Tandscape, such as landforms, vegetative forms, water bodies,
structures and communities.

Waste-To-Energy Facility: A facility where energy is recovered from solid
waste for reuse including but not limited to facilities where the processes
of bioconversion, thermochemical conversion and photochemical conversion
are employed.

Water System: A system of integrated piping, storage tanks, and a source of
supply used for providing water for domestic purposes.

Water Resources: All surface water bodies, groundwater bodies and recharge
areas, including perennial and intermittent streams.

Wetlands: An area where the water table is at, near, or above the Tand
surface long enough to bring about the formation of hydric soils or to
support the growth of plants which normally grow in water or wet ground.
Wetlands include fresh or salt water marshes, mudflats, brackish, tidal or
seasonal wet areas and can occur along the margins of streams, lakes and
ponds.

Wildlife Refuges, Reserves, and Scientific Study Areas: Those areas
designated by public and/or owned by private agencies for the purposes of
protecting, maintaining, and studying important vegetative, water, fish and
wildlife resources.
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VEGETATIVE, WATER, FISH AND WILDLIFE
RESOURCES BACKGROUND

INTRODUCTION

SCOPE AND ROLE

San Mateo County's natural environment harbors an abundance of vegetative,
water, fish and wildlife resources. Many of these resources provide
significant economic returns to Tocal economies; all of these resources
are vital to human survival. The continued health of the County's natural
resources is all the more difficult and important given the proximity of
the highly urbanized and populous bay region.

This chapter of the General Plan inventories the vegetative, water, fish
and wildlife resources in the unincorporated area of San Mateo County;
summarizes the important uses of these resources; analyzes the issues of
protecting the resources and their uses; and provides policies to address
these issues. Vegetative, water, fish and wildlife resources have been
combined in this Chapter to illustrate the interdependent nature of these
resources and to provide more comprehensive protection of the resources
and their uses.

STATE PLANNING LAW

Section 65302(d) of the California Government Code requires the County to
adopt a conservation element as part of the General Plan, for the purposes
of conservation, development, and utilization of natural resources. The
conservation element should promote the protection, maintenance, and use
of natural resources; prevent the wasteful exploitation, destruction and
neglect of natural resources; and recognize that natural resources must be
maintained for their ecological value as well as for their direct benefits
to people. In addition, Section 65302(e) of the Government Code requires
the County to adopt an Open Space Element which designates open space land
for both the preservation and managed production of natural resources.

RELATION TO OTHER GENERAL PLAN DOCUMENTS

Existing Documents

a. 1973 Conservation and Open Space Element

In 1973, the County adopted a Conservation and Open Space Element as
part of its General Plan. Changes in relevant legislation, informa-
tion and the resources themselves have rendered this Element obsolete.
This Chapter, once adopted, will replace the Water Resources, Natural
Vegetative Resources, Fish and Wildlife Resource segments of the 1973
Conservation and Open Space Element. Those parts of the background
information, goals, objectives and management policies in the Element
which are still current have been incorporated into this Chapter.
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IT.

b. Area Plans

The County has adopted, as part of the General Plan, the following
area plans which include specific policies for the protection of
vegetative, water, fish and wildlife resources and their uses: the
Land Use Plan of the 1980 Local Coastal Program, the 1977 Emerald Lake
Hills Community Plan, and the 1976 San Bruno Mountain General Plan
Amendment. The policies in this Chapter are more generalized and
apply to the entire unincorporated area of San Mateo County. Some of
the background information and policies from the Sensitive Habitats
Component of the Local Coastal Program have been incorporated in this
Chapter in a modified, more generalized form.

Other Chapters of the Updated General Plan

The Vegetative, Water, Fish and Wildlife Resources Chapter of the General
Plan provides policies to protect these natural resources and their uses.
While this Chapter discusses the densities and intensities of land uses
which are compatible with the protection of resources, it does not desig-
nate land uses (see the Land Use Chapters for land use designations).
Likewise, this Chapter discusses the quantity and quality of water re-
sources, but does not discuss water supply (see the Water Supply Chapter).
In addition, this Chapter is only concerned with non-agricultural plants;
agricultural crops are discussed in the Rural Land Use Chapter.

EXISTING VEGETATIVE, WATER, FISH AND WILDLIFE RESOURCES

VEGETATIVE RESOURCES

Inventory of Vegetative Resources

a. Vegetative Types

San Mateo County hosts an abundance of vegetative types, with an
unusually diverse number of plant species. This may be attributed to
the interaction of several elements. The historical climate together
with geology created the County's basic form and determined the suit-
ability of an area for living organisms. Hydrology, climate, soil and
successive vegetation further modified the landscape, producing the
current distribution of plant communities.

The vegetative types found in the County can be categorized as coastal
shoreline, coastal marine, salt marsh, freshwater marsh, coastal
scrub, chaparral, grassland, woodland-savanna, mixed evergreen forest,
coniferous forest, or streambank vegetation. The description and
Tocational characteristics of these vegetative types can be found in
Appendix A. A list of representative plants is available from the
Planning Department. The Map of Vegetative Types depicts the general
distribution of vegetative types within the unincorporated areas of
the County.
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Rare and Unique Plants

At least 45 plant species in San Mateo County are considered to be
rare or unique to the County. Appendix B identifies these plants and
indicates their status in terms of rarity. Plants included in the
appendix are those that are: (1) determined to be rare or endangered
by the State of California; (2) listed or being considered for listing
by the California Native Plant Society; (3) candidates for listing by
the United States Fish and Wildlife Service; or (4) considered unique
to San Mateo County. In addition, Table 1.1 identifies rare plant
species once found in San Mateo County that are now considered to be
extinct or extirpated.' However, an extensive search for three of
these species has not yet been conducted to verify their extinction.

2. Value of Vegetative Resources

a.

Ecological

Vegetative resources in their natural state provide many direct bene-
fits for both animals and humans. Plants are essential elements of
fish and wildlife habitats and are also an important part of human
habitats. Vegetation stabilizes slopes, minimizes soil erosion and
surface water runoff, facilitates water percolation which recharges
groundwater supplies, moderates the climate by providing protection
from wind, rain and sun, modifies the environment by purifying air and
water resources and reducing noise pollution, and provides an
important indicator of environmental health.

Scenic and Recreational

The natural vegetative cover is also important for its scenic quality
and recreational benefits. San Mateo County's redwood forests, for
example, provide a valuable recreational and aesthetic diversion for
the proximate urban population (for further discussion, see the Visual
Quality and Parks and Resources Chapters).

Consumptive

Vegetative resources are also important for their consumptive uses.
Many plants are commercially valuable and the harvesting of these
plants provides significant economic benefits in San Mateo County as
well as useful plant products.

(1) Timber Harvesting

The most valuable consumptive use of vegetative resources in San
Mateo County is the harvesting of timber resources. Of the
60,000 acres of commercially productive forests in the unincor-
porated area of San Mateo County, 43,000 acres are privately
owned and available for harvesting.? These commercially pro-
ductive forest Tands include major coniferous forests, hardwoods
and Christmas tree farms.
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TABLE 1.1

RARE AND ENDANGERED PLANTS CONSIDERED TO BE EXTINCT OR EXTIRPATED
UNINCORPORATED SAN MATEO COUNTY

1982

STATUS!
SCIENTIFIC NAME COMMON NAME SI CDFG  POSSIBLE
OCCURRENCES
Legenere 1imosa Legenere E L2
Perideridia gairdneri ssp.

gairdneri Gairdner's Yampah T L2 Ano Nuevo Point

Potentilla hickmanii Hickman's Cinquefoil E E,L2 Fitzgerald Marine Reserve
Legend: E = Endangered; T = Threatened; L2 = CNPS' List 2--Rare and Endangered Plant
Footnote: !Status designated by: 1) SI = Smithsonian Institute under the Federal Endangered Species

Act of 1973;

2) CDFG = California Department of Fish and Game under the
California Native Plant Protection Act of 1977, and the
California Native Plant Society (CNPS 1lists are considered
current species-of-concern by the CDFG).

Sources: California Native Plant Society, Inventory of Rare and Endangered Vascular Plants of
California, Special Publication #1 (Second Edition), April 1980; First Supplement, April 1981;
and San Mateo County Planning and Development Division, 1982.
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(a) Major Coniferous Forests

Major coniferous forests are commercially productive lands
that have a mixture of at least 20% coast redwood and/or
Douglas fir trees. Such forests are generally found in the
Santa Cruz Mountains (see Map of Vegetative Types) where the
majority of trees are comprised of redwoods, and approxi-
mately 10% or less are Douglas fir.®

(b) Hardwoods

Commercially valuable hardwood trees are found in woodland-
savanna vegetation, and mixed evergreen and coniferous
forests (see maps of vegetative types). The most commonly
harvested trees are oak, eucalyptus, and madrone. While
hardwood trees have historically been harvested only in small
amounts (usually in conjunction with redwood or Douglas fir
harvesting), the increase in energy costs over the past 10
years has created a growing demand for fuelwood, and the
harvesting of hardwood trees is expected to increase in the
future. Hardwoods, especially fast growing species such as
eucalyptus, may also be replanted or grown for harvesting,
similar to Christmas tree farms.

(c) Christmas Tree Farms

At least 14 Christmas tree farms® occupying over 300 acres’
exist primarily along the coast or in the Santa Cruz Moun-
tains. Approximately 90-95% of the trees grown are Monterey
pine and the remaining 5-10% include Douglas fir and Scotch
pine.® The Christmas tree harvesting table included in the
Rural Land Use Chapter summarizes Christmas tree farm activ-
ity since 1969.

2. Grazing

Grazing is another significant consumptive use of vegetation,
especially grasslands. In 1982, 35,550 acres of land was used for
grazing.” The vast majority of this grazing land is found

in unincorporated areas on the Coastside.

B.  WATER RESOURCES

1. Inventory of Water Resources

Water as a resource appears in many forms. The Pacific Ocean and San
Francisco Bay are Targe bodies of salt water that provide a moderating
influence on climate, an environment for aquatic 1ife and a means of
transportation and recreation. Watersheds, creeks, streams, reservoirs
and groundwater basins comprise the County's fresh water resources. The
Map of Water Resources illustrates the location of the major water bodies
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in the County. More detailed maps are available at the Planning and
Development Division Office.®

a. Surface Water Bodies

(1)

(2)

(3)

Streams and Watersheds

There are 34 separate watersheds in the County, of which 22 drain
into the Pacific Ocean and 12 drain into San Francisco Bay. On
the Coastside, the most significant watersheds are those drained
by three main streams: Pescadero Creek, with 39,449 acres of
watershed area; San Gregorio Creek, with 34,042 acres; and Pilar-
citos Creek, with 19,063 acres.’ Within the Bayside, the Targest
watersheds are the San Francisquito Creek watershed of 24,320
acres, and the Colma Creek watershed of 10,240 acres.™

Reservoirs and Lakes

There are 10 major reservoirs and lakes, each containing in ex-
cess of 100 acre feet of water. Table 1.2 summarizes the storage
capacity of these major reservoirs and lakes. All of these
reservoirs and lakes were originally natural Takes or depres-
sions, and have been artificially expanded to increase their
storage capacity. There are also many smaller man-made impound-
ments which store water throughout the County, especially on the
Coastside. Marine and tidal waters consist of the Pacific Ocean
and San Francisco Bay.

Wetlands and Springs

Wetlands are lands that are permanently or intermittently covered
with water, including mudflats, tidelands, marshes and sag ponds.
Wetlands occur adjacent to other surface water bodies such as
streams, lakes and reservoirs, and marine and tidal waters. The
map of water resources locates the major wetlands.

Springs are another source of water. Springs are found through-
out the County and are generally small water sources, except for
the larger springs at the headwaters of Purisima and Butano
Creeks.

b. Factors Affecting Surface Runoff and Stream Flow

(1)

Weather

The climate of San Mateo County is of the semi-arid Mediterranean
type, characterized by dry, mild summers and moderately moist,
cool winters. Most of the rainfall replenishing water resources
occurs between November and April. It is during this time when
over 90% of the annual surface runoff also occurs. This seasonal
variation is also reflected in the monthly stream flows which
often run dry by the middle or late summer.
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TABLE 1.2

CAPACITY OF MAJOR RESERVOIRS AND LAKES'

UNINCORPORATED SAN MATEQ COUNTY

STORAGE CAPACITY

RESERVOIR/LAKE (acre feet)
Crystal Springs Reservoir 69,295
San Andreas Lake 18,996
Pilarcitos Lake 3,100
Bean Hollow Lakes 1,361
Searsville Lake 813
Lake Lucerne 455
Green Oaks 287
Pomponio 256
Lake Elizabeth 113
Coastways Ranch 112
Note: 'Reservoirs and lakes with storage capacity greater than

100 acre feet.

Sources: San Francisco Water Department, May 1982. Capacity of
Crystal Springs Reservoir, San Andreas Lake, Pilarcitos

Lake.

Stanford University, June 1982. Capacity of Searsville

Lake.

California Department of Water Resources, Coastal San
Mateo County Investigation, Bulletin 138, March 1965.

Jon Hudson, Coastways Ranch, July 1983.
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(2)

(3)

Topography

Average annual rainfall varies between 15 to 25 inches on the
Bayside, 20 to 30 inches on the Coastside, and 45 to 50 inches in
the Santa Cruz Mountains.’? The Santa Cruz Mountain Range causes
this variation and serves as a barrier to storm fronts and coas-
tal fog approaching from the west. Thus, areas east of the Santa
Cruz Mountains are in a rain shadow and the majority of rainfall
occurs on the Coastside and in the Santa Cruz Mountains.

Soil, Vegetation and Urbanization

The infiltration capacity of the soil and the presence of vege-
tation (which reduces runoff) determines the amount of rainfall
which runs off into streams and the amount that percolates down
into groundwater basins. Infiltration is reduced and surface
runoff increases in highly urbanized areas. This is due to the
large amount of impervious surfaces (roads, buildings, etc.)
present in such areas.

c. Water Quality

(1)

(2)

Salt Water Bodies

The water quality in San Francisco Bay has improved since the
1960's due to improvements in the treatment of wastewater dis-
charged into the Bay. There are still problems, however, of
water contamination with toxic trace metals and organic compounds
which affect fish and other Tife in the Bay.” The water quality
of the Pacific Ocean off the Coast is generally very good for
plant and animal habitats, fishing, and other recreational uses;
however, wastewater discharges into the ocean have created Tocal
problems. For example, clams at Pillar Point Harbor have been
quarantined in the past due to high coliform bacteria contents.™

Freshwater Bodies

The County's freshwater resources often provide drinking water.
A detailed assessment of the water quality of County freshwater
bodies is included in the Water Supply Chapter.

d. Groundwater Basins and Recharge Areas

A groundwater basin is an underground area composed of alluvial or
porous material infiltrated by water. This area contains aquifers
which store, transmit, and yield significant quantities of water to
wells and springs.' Groundwater is derived from precipitation which
penetrates the soil directly to the aquifer or enters surface streams
and percolates from these channels to the aquifer.
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(1)

(2)

(3)

Location

The map of water resources identifies known groundwater basins.
A1l of these aquifers are composed of water-bearing younger
alluvium deposits. The major basin in the County, the San Mateo
Basin, is part of the Santa Clara Valley Basin, a large, 580
square mile basin located in four counties in the San Francisco
Bay area. The San Mateo County portion of the basin stretches
from Daly City to Menlo Park, includes most of the Bayside cities
and is drained by Redwood and San Francisquito Creeks. Major
Coastside basins in the County are the San Pedro Valley Basin,
drained by San Pedro Creek; the Half Moon Bay Terrace Basin,
drained by Pilarcitos Creek; the San Gregorio Valley Basin,
drained by San Gregorio Creek; the Pescadero Valley Basin,
drained by Pescadero Creek; and the Ano Nuevo Area Basin drained
by Cascade Creek."

Groundwater recharge areas are generally located within stream
flood plains where porous gravelly soils facilitate percolation
of water from streams. Some percolation also occurs directly
from precipitation in stream valleys, especially during periods
of heavy rainfall.® Recharge areas, however, have not been
identified.

Depth and Yield of Basins

Determining the depth and yield of County groundwater basins
requires an extensive investigation of groundwater resources.
Such an investigation has been conducted on the entire Santa
Clara Valley Basin; however, specific data on the San Mateo
County portion of the basin (the San Mateo Basin) is not avail-
able,” nor have studies been conducted to determine the depth and
yield of the other known County groundwater basins.

Estimates based on the underlying rock composition and an anal-
ysis of existing and test wells® have determined the probable
maximum well yield from water-bearing rocks. These studies indi-
cate that Coastside groundwater basins and wells in the Skyline-
Santa Cruz Mountains Study Area are probably adequate only for
domestic use; whereas the San Mateo Basin can support light
industrial and some agricultural, municipal, and heavy industrial
use. Groundwater levels similar to surface water supply fluc-
tuate according to seasonal variations in precipitation.”

Water Quality

The mineral, chemical and physical constituents found in ground-
water generally fall below the California Domestic Water Quality
maximum contaminant levels. Coastside groundwater is generally
hard, with a high sodium content, and Bayside groundwater is gen-
erally very hard.?” Further discussion of groundwater quality is
included in the Water Supply Chapter.
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2. Value of Water Resources

a.

Ecological

Water resources provide important habitats for fish, wildlife and veg-
etation. The fish, wildlife, and vegetative habitats dependent upon
the water resources include: (a) the open waters, mudflats, tide-
Tands, and salt ponds in San Francisco Bay; (b) the Coastside water
habitats such as reefs, channels and tidepools which extend seaward
from the intertidal zone to the County's 3-mile oceanic limit; (c)
freshwater streams located primarily on the Coastside; and (d) fresh-
water reservoirs, lakes, and ponds.

Scenic, Recreational, and Transportation

Water bodies are used for boating and harbors, fishing, recreational
and aesthetic enjoyment. Pillar Point Harbor, located on the Coast-
side, is the only harbor in an unincorporated area. Used by both com-
mercial and recreational boaters, the harbor facilities include two
breakwaters, a public pier, and a boat landing area. Construction is
currently underway to develop the harbor into a full-scale, small-
craft harbor, including 440 boat s]ips to be divided equally between
commercial and recreational boaters.®

Consumptive

Direct and indirect consumption of water is essential to human survi-
val. In addition, the consumption of water resources for domestic,
municipal, agricultural and industrial developments provides important
economic benefits in San Mateo County. (The Water Supply Chapter of
the General Plan for further discussion of the consumptive use of
water resources.)

C. FISH AND WILDLIFE RESOURCES

1. Inventory of Fish and Wildlife Resources

a.

Fish and Wildlife Species

Fish and wildlife resources are numerous and diverse due to the wide
variety of habitats contained in the County. A list of the fish and
wildlife species found in San Mateo County according to their vegeta-
tive and water habitats is available from the Planning Department.

Rare and Unique Fish and Wildlife

At Teast 48 fish and wildlife species may be considered rare or
unique. Appendix D identifies these species, their associated
habitats, and details those that are: (1) determined to be endan-
gered, rare, threatened, or protected by federal or state Taw; (2)
listed as special animals by the California Natural Diversity Data
Base (a division of the California Department of Fish and Game); or
(3) unique to San Mateo County.
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2. Value of Fish and Wildlife Resources

a.

Ecological

Fish and wildlife resources help to maintain the delicate ecological
balance in the environment. The growth of each species depends on and
is controlled by other species. Thus, an abundance and diversity of
fish and wildlife species is important to preserve the ecological
balance which, if upset, could result in the proliferation of certain
species in harmful numbers. In addition, the presence and health of
fish and wildlife species are important indicators of the overall
health of the environment.

Scenic, Recreational and Educational

The presence of fish and wildlife also enhances human activities. The
many miles of shoreline, numerous park and open space areas and bio-
logical reserves afford many opportunities for the recreational, edu-
cational and aesthetic enjoyment of local fish and wildlife species.

Consumptive

Consumptive uses of fish and wildlife include commercial and sport
fishing, hunting, and aquaculture. These uses provide important eco-
nomic benefits as well as providing food and recreational activities
for humans. For example, the total commercial fish landings at Pillar
Point Harbor in 1981 was valued at $1.5 million.

(1) Commercial Fishing

Commercial fishing has historically included shrimp and shellfish
operations on the Bayside and open sea fishing on the Coastside.
These activities have declined since 1930 due to the development
of commercial fisheries in other parts of California and water
pollution problems which eliminated the shellfish industry in San
Francisco Bay.* Over the last 25 years, commercial fishing in
the County has been concentrated at Pillar Point Harbor.?

Table 1.3 summarizes the amount and value of commercial fish
landings at Pillar Point Harbor from 1978 to 1981. Chinook
(King) salmon, Dungeness crab, and red abalone are the most
important commercial fish stocks in the County.

The commercial salmon fishery extends along the Pacific Ocean
coast from Alaska to central California and is concentrated in
the San Francisco Bay area. Dungeness crabs are trapped offshore
along the northern coast of the County. Red abalone inhabit most
rocky areas along the coast.



vl

COMMERCIAL FISH LANDINGS

TABLE 1.3

PILLAR POINT HARBOR, SAN MATEO COUNTY

1978-1981
1978 1979 1980

SPECIES Pounds Value Pounds Value Pounds Value Pounds Value
Salmon, chinook 118,550 $215,303 71,770 $193,740 321,030 $858,205
Crab, Dungeness 182,380 168,932 127,097 142,550 102,521 132,691
Abalone, red 83,985 121,538 45,019 78,089 52,670 124,138
Halibut, California 19,890 18,400 21,142 24,835 11,257 75,956 81,113
Sole, English 27,645 7,377 33,010 9,994 128,458 133,475 41,180
Salmon 280 776 13 34 14,448 39,496
Sole, Petrale 30,236 11,135 18,939 8,592 55,255 101,180 37,817
Rockfish, unspecified 383,392 93,802 63,258 20,871 250,860 102,185 34,922
Tuna, albacore 63,677 38,317 18,940 12,530 36,842 32,473
Sanddab 13,358 3,756 36,930 10,378 97,591 68,229 23,267
Sole, sand 19,519 6,199 21,227 7,947 43,351 19,121
Sole, Dover 843,692 169,787 138,512 29,307 65,258 55,540 12,605
Sole, Rex 6,560 1,817 13,331 4,491 49,138 27,921 9,503
Ling cod 26,313 5,660 46,720 24,538 6,773
Urchin, sea 29,003 7,026 13,209 2,757 20,645 5,845
Sablefish 340,647 103,714 24,885 3,975 37,409 28,939 4,669
Croaker, white 6,943 2,957 2,059 804 10,779 3,829
Crab, rock 107 26 1,145 463 22,237 7,978 3,251
Shark, unspecified 4,134 1,084 616 243 9,299 2,765
Flounder, unspecified 27,791 5,712 10,745 2,427 5,679 9,861 2,763
Fish, unspecified 656 188 714 184 32,975 7,236 1,961
Sole, rock 1,045 473 4,799 1,874
Salmon, coho 1,525 2,120 731 1,697 666 1,261
Octopus, unspecified 914 379 764 344 2,330 1,205
Cabezon 3,654 828 3,981 728 4,478 900
Skate, unspecified 13,598 3,254 3,272 725
Shark, soupfin 28,736 7,642 4,084 1,336 1,302 672
Abalone, Pink 8 13 839 1,335

Thornyhead 166,001 31,825 29,212 5,936 2,478 610
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TABLE 1.3 (Continued)

COMMERCIAL FISH LANDINGS
PILLAR POINT HARBOR, SAN MATEO COUNTY

1978-1981
1978 1979 1980 1981

SPECIES Pounds Value Pounds Value Pounds Value Pounds Value

Turbot 2,410 772 6,296 2,195 1,325 609
Shark, Teopard 6,227 748 494 115 2,300 547
Smelt, true 963 318 1,072 436
Shark, common thresher 30 12 411 340
Mussel 150 80 347 212
Smelt, surf 31 11 84 33 476 207
Abalone, black 27 66 106 153
Smelt, whitebait 349 82 3,104 787 290 123
Butterfish, Pacific 40 18 172 115
Hake, Pacific 5 2 189 93
Snail, sea 73 7 90 61
Shrimp, Pacific Ocean 2,629 2,730 32 40
Shark, blue 86 21 90 36
Sole, unspecified 14 4 51,801 54 24
Mackerel, unspecified 224 20 51 20
Surfperch, unspecified 293 128 537 403 18 15
Snails, moon 46 6 70 14
Wolf-eel 20 5 20 5
Eel 87 8 21 2
A1l other 397 514 42,375 24,823 9,878 11,882
TOTAL $2,456,774  $1,034,968 750,628 $594,567 854,638! 1,290,960 $1,500,568

Footnote: 'Total commercial fish landing data unavailable for 1980. Figures listed are the commercial
trawler landings at Pillar Point Harbor which constitute about 95% of the bottomfish catch. No values
are available.

Source: Preliminary reports from the California Department of Fish and Game, Region III, Marine Research Branch.
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(2)

(3)

Sport Fishing

A variety of sport fishing activities are popular both on the
Coast and in the Bay. The diversity of fishing sites and species
present adds to the enjoyment of this activity. Fishing activ-
ities include rock and surf fishing from shorelines, piers and
boats, skin diving, poke poling, and surf netting.

(a) Coastal and Bay Fishing

Major sport fishing activities along the coast are inventor-
ied in Table 1.4. Popular coastal activities involve pick-
ing red abalone from shore and by skin diving. Dungeness,
red, and rock crabs, and Tittleneck and gaper clams are also
available and caught in and around Pillar Point Harbor.?

Sport fishing within San Francisco Bay involves a variety of
species. The major fish catches are perch, striped bass,
Jacksmelt, sturgeon, salmon, and flounder. Clamming is also
popular, primarily for Japanese littleneck clams.?

(b) Inland Fisheries

Currently, only portions of three County streams are open to
fishing on a restricted schedule between November and Febru-
ary.?® The principal anadromous steelhead trout and silver
salmon streams are Pescadero, San Gregorio Creek, and
Butano. Pescadero Creek, the most productive, supports a
steelhead run of between 1,200 to 1,500 adult fish each
year. San Gregorio Creek is estimated to support an annual
run of 1,000 steelhead trout,?” and Butano Creek has an
annual steelhead run of less than 500.* Table 1.4 sum-
marizes the fishing activity within these streams. Silver
salmon are also caught although the salmon run is less abun-
dant and difficult to anticipate. Other, Tess common sport
species include Pacific lamprey, sculpin, stickleback,
rainbow and brown trout.

Hunting

Hunting, allowed only as a recreational activity on private
property, is not a major activity and usually occurs on large,
private ranches on the Coastside. The only significant big game
found are blacktailed deer. The number of deer taken varies
annually depending on the weather but has markedly declined since
the early 1960's due to urban expansion. During 1980, a good
hunting year, 55 deer were taken in the County.™

Other game species include valley quail, doves, band-tailed pig-
eons, rabbits and squirrels. In addition, some waterfowl hunting
occurs in San Francisco Bay. Hunting clubs have also imported
game birds such as chukar and pheasant for release on their
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TABLE 1.4

SPORT FISHING

UNINCORPORATED SAN MATEQ COUNTY

FISHING SITE

1982

SITE
USAGE

COMMON SPECIES CAUGHT

Shoreline

Pedro Point

Montara State Beach

Moss Beach

Fitzgerald Marine Reserve
Pillar Point-Harbor-West Jetty

Martin's Beach

San Gregorio State Beach
Pomponio State Beach
Pescadero State Beach
Pescadero Point

Pigeon Point

Pier

Pillar Point Harbor-East Jetty

Pillar Point Harbor-Johnson's Pier

Launch Ramp

Pillar Point Harbor Launch Ramp

Party Boats

Pillar Point Harbor Party Boats

InTand Fisheries

Pescadero Creek
Butano Creek
San Gregorio Creek

rr

T =

I =

Hl

o

Surfperch, Striped Bass

Surfperch, Striped Bass

Surfperch, Striped Bass

Rockfish, Lingcod, Cabezon, Surfperch
Surfperch, Cabezon, Rockfish, Lingcod,
Greenlings

Surfperch, Surf Smelt (Day and Night Smelt)
Surfperch

Surfperch

Surfperch, Lingcod, Cabezon, Greenlings
Rockfish, Lingcod, Cabezon, Greenlings,
Surfperch

Rockfish, Lingcod, Cabezon, Surfperch

Surfperch, Cabezon, White Croaker, Flatfish
Surfperch, (Rubberlip and Shiner Perch),
Jacksmelt

Bottomfish, Salmon

Bottomfish (Rockfish, Lingcod), Pacific
Mackerel, Founder, Cabezon, Salmon

Steelhead Trout
Steelhead Trout
Steelhead Trout

Site Usage:

=
n mn n

Light Use (occasional use);
Medium Use (5-15 anglers/day, intermittent use);
Heavy Use (15-40 anglers/day, constant use)
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TABLE 1.4 (Continued)

SPORT FISHING - 1982

Note: 'Party boat fishing varies according to season from 0-6 boats
with 10-60 anglers per boat.

Sources: 1. Gail Roper, Fishery Technician Supervisor, Pacific Marine
Fisheries Commission. Sport fishing surveys in conjunction
with the California Department of Fish and Game.

2. Walter Dahlstrom, Gary Combes, Paul Gregory and Eric Wong,

California Department of Fish and Game, Region III, Marine
Research Branch.
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lands; however, these birds are not native and do not breed well
in the County.

(4) Aquaculture

Aquaculture, the raising of animals in an aquatic medium, occurs
only at the Pigeon Point Shellfish Hatchery. This operation
raises oyster larvae for sale to nurseries for final development
and marketing. The growing demand for food may result in more
aquaculture industries along the coast and in the Bay to produce
oysters, clams, abalones, salmon, and other commercial animal
species.

D.  SENSITIVE HABITATS

1. Inventory of Sensitive Habitats

The concept of sensitive habitats was developed as a means of protecting
vegetative, water, fish and wildlife resources through the designation and
protection of certain plant and animal habitats. Sensitive habitats are
areas where the vegetative, water, or fish and wildlife resources provide
particularly valuable plant and animal habitats. They can be easily
disturbed or degraded by human activities and developments. Sensitive
habitats include: (1) habitats containing or supporting rare or unique
vegetation, fish, or wildlife; (2) riparian corridors; (3) marine and
estuarine habitats; (4) wetlands; (5) sand dunes; and (6) wildlife
refuges, reserves, and scientific study areas. The map of sensitive
habitats illustrates identified sensitive habitats. While there are other
areas that qualify as sensitive habitats, they either have not yet been
mapped or cannot be depicted on a map of this scale.

a. Habitats of Rare and Unique Species

Rare or unique plants and animals, their general habitats and known
occurrences are described in Appendices B and D. The general location
of the known occurrences of these species is depicted on the Map of
Sensitive Habitats.

b. Riparian Corridors

Riparian corridors include the vegetative, fish and wildlife habitats
adjacent to and within all perennial and intermittent streams, their
tributaries, and other freshwater bodies, such as lakes, ponds, and
reservoirs. These corridors are characterized by the presence of
riparian vegetation (vegetation normally found near streams, lakes,
and other freshwater bodies). The map of sensitive habitats illus-
trates the location of the major riparian corridors (major streams and
tributaries, and the Targer reservoirs and lakes).

c. Marine and Estuarine Habitats

Marine and estuarine habitats are located in Pacific coastal waters
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and within the San Francisco Bay. These habitats include offshore
reefs, kelp beds, tidepools, sea caves, islets and rock outcroppings.
Other important marine habitats include the Fitzgerald Marine Reserve,
San Gregorio Estuary, Pescadero Marsh, Pigeon Point, Franklin Point,
Ano Nuevo Point, and Ano Nuevo Island Reserve (see the Map of
Sensitive Habitats).

d. Wetlands

Wetlands are lands where water saturation (fresh or salt) is the dom-
inant factor determining the nature of the soil and the types of plant
and animal communities Tiving in the soil and on its surface.’

Wetlands include mudflats, tidelands, marshes, and sag ponds (see Map
of Sensitive Habitats). Significant wetlands are Pescadero Marsh and
Pillar Point Marsh on the Coastside, the salt marsh on the Bayside
near Redwood City, and the freshwater marshes on San Bruno Mountain
and adjacent to Crystal Springs Reservoir.

e. Sand Dunes
Sand dunes are structura]]y fragile habitats initially formed approx-
imately 4,000 years ago. Significant sand dunes are located at
Pescadero State Beach, Franklin Point, and Ano Nuevo Point (see the
Map of Sensitive Habitats).

f. Wildlife Refuges, Reserves, and Scientific Study Areas

The wildlife refuges and reserves protected by State Taw™ are the
James V. Fitzgerald Marine Reserve, the Ano Nuevo State Reserve, and
the San Francisco State Fish and Game Refuge. The Fitzgerald Marine
Reserve and Ano Nuevo State Reserve are also designated as Areas of
Special Biological Significance by the State Water Resources Control
Board for their biological value and fragility.®* The Jasper Ridge
Biological Preserve, owned and operated by Stanford University, is
also an important scientific study area (see the Map of Sensitive
Habitats).

2. Ecological Value of Sensitive Habitats

Sensitive habitat areas are essential to the existence of many plants
and animals, including rare and unique species. These areas provide
breeding, nesting, feeding, resting, and wintering grounds for fish and
wildlife. They are also important for maintaining the variety, health,
and productivity of vegetation, fish and wildlife. Sensitive habitats
also provide valuable information on natural biological and environmental
processes.

The following examples demonstrate the ecological value of sensitive
habitats:

a. Many freshwater County streams provide habitats for unique anadromous
fish which live in the ocean but migrate to spawn in the shallow upper
stream reaches where there is loose gravel to lay their eggs and the
water is cool, clear, and well-aerated for the young fish;
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ITI.

b. The San Francisco Bay estuary and wetlands provide habitats for over
100 sp%cies of birds, mammals, fish, worms, arthropods, and crusta-
ceans;

c. The Fitzgerald Marine Reserve is one of the most important and diverse
intertidal regions in the State;

d. Wetlands are the most productive of all fish and wildlife habitats due
to the unique combination of land and water organisms, nutrients, and
minerals, and the dynamic tides and mix of fresh and saltwaters;*® and

e. Pescadero Marsh, the largest coastal freshwater wetland in the State,
supports 160 species of birds, 50 species of mammals, and 33 species
of reptiles and amphibians, many of which are considered to be rare.®

EXISTING PLANS, POLICIES AND REGULATIONS AFFECTING VEGETATIVE, WATER, FISH
AND WILDLIFE RESOURCES

There are numerous management agencies, programs, and legislation that
directly or indirectly manage the use of vegetative, water, fish and
wildlife resources. This section focuses on those regulations and pro-
grams that directly manage these resources.

FEDERAL, STATE, REGIONAL, AND COUNTY AGENCIES AND PROGRAMS

Table 1.5 summarizes the important federal, State, regional, and County
agency programs and activities managing vegetative, water, fish and
wildlife resources. Table 1.6 describes the major federal and State
legislation which direct these agency programs and activities.

COUNTY

General Plan Policies

a. Conservation and Open Space Element (1973)

The 1973 Conservation and Open Space Element of the San Mateo County
General Plan was adopted to preserve and enhance environmental qual-
ity, encourage agriculture as a key to open space management and
preservation, and preserve natural resources for current and future
generations. The Element contains general management policies which
protect vegetative, water, fish and wildlife resources and additional
management policies which protect resources in Primary Value Areas.

b. Area Plans
The following area plan policies protect and regulate the use of

vegetative, water, fish and wildlife resources within area plan
boundaries.

1.22
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TABLE 1.5

PROGRAMS AND ACTIVITIES OF AGENCIES MANAGING VEGETATIVE, WATER, FISH AND WILDLIFE RESOURCES
SAN MATEO COUNTY

AGENCY TYPE OF AGENCY RESOURCES MANAGED SUMMARY OF PROGRAMS AND ACTIVITIES
FEDERAL
Army Corps of Engineers Regulatory Water Enforces the Rivers and Harbors Act of 1899 (Section 10)

and the Clean Water Act Amendments (Section 404).
Requires a permit for all projects that alter or obstruct
navigable waterways (including dredging, diking, or
filling of wetlands).

Coast Guard Regulatory, Technical Water Enforces maritime law and federal fishing restrictions
Assistance and, under the Federal Water Pollution Control Act of
1972, regulates oil discharges into the water and pro-

vides technical assistance in preventing and cleaning up

oil spills.
Council on Environmental Advisory Vegetative, Water, Conducts research, reviews federal programs, and
Quality Fish and Wildlife recommends federal policies to protect environmental

resources. Establishes guidelines for the preparation of
Environmental Impact Statements.

Environmental Protection Regulatory Water Enforces the Federal Water Pollution Control Act Amend-

Agency ments of 1972; the Safe Drinking Water Act of 1974; the
Toxic Substances Control Act of 1976; the Resource Con-
servation and Recovery Act of 1976; the Clean Water Act
of 1977; and the Comprehensive Environmental Response,
Compensation, and Liability Act of 1980. Establishes
environmental protection standards, provides funding for
water quality improvement programs, and regulates
wastewater treatment, discharges of pollutants, and
hazardous waste disposal.
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TABLE 1.5 (continued)

PROGRAMS AND ACTIVITIES OF AGENCIES MANAGING VEGETATIVE, WATER, FISH AND WILDLIFE RESOURCES

AGENCY

TYPE OF AGENCY

SAN MATEO COUNTY

RESOURCES MANAGED

SUMMARY OF PROGRAMS AND ACTIVITIES

Fish and Wildlife
Service

Geological Survey

National Marine
Fisheries Service

Soil Conservation
Service

STATE

Coastal Commission

Regulatory

Advisory

Regulatory

Advisory, Technical
and Financial
Assistance

Regulatory, Advisory

Vegetative, Fish and

Wildlife

Water

Fish and Wildlife

Vegetative, Water

Vegetative, Water,
Fish and Wildlife

Enforces federal legislation protecting plants and
animals, including the Endangered Species Act of 1973,
the Migratory Bird Act of 1918, the Lacey Act Amendments
of 1981, and all of the implementing legislation.

Conducts research and makes recommendations to the
Department of the Interior for the protection of water
quality and quantity.

Enforces the Fish and Wildlife Coordination Act, the
Fishery Conservation and Management Act, the Marine
Protection and Sanctuary Act of 1972, and the Marine
Mammal Protection Act of 1972 which protect fish and
their habitats. Establishes marine sanctuaries, and
regulates and manages fisheries 3 miles from shore and
beyond.

Provides technical and financial assistance for soil and
water conservation, erosion control, and crop and
rangeland management.

Administers the Coastal Act of 1976, exercises permit
authority for development in the Coastal Zone, and
provides assistance and certifies local coastal plans.
The Coastal Commission approved the San Mateo County
Local Coastal Plan in 1980, thus transferring permit
authority to the County. The Commission retains
authority over appeals and must certify any amendments to
the LCP.
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TABLE 1.5 (continued)

PROGRAMS AND ACTIVITIES OF AGENCIES MANAGING VEGETATIVE, WATER, FISH AND WILDLIFE RESOURCES

AGENCY

TYPE OF AGENCY

SAN MATEO COUNTY

RESOURCES MANAGED

SUMMARY OF PROGRAMS AND ACTIVITIES

Conservation Corps

Department of Fish and
Game

Department of Forestry

Department of Health

Technical Assistance

Regulatory, Advisory,
Acquisitional

Regulatory, Advisory,
Technical Assistance

Regulatory

Vegetative, Water,
Fish and Wildlife

Vegetative, Water,
Fish and Wildlife

Vegetative

Water

Conducts governmental programs which protect natural
resources, including developing parks, clearing streams,
and planting trees.

Enforces the Fish and Game Code, the California Species
Preservation Act of 1970, the California Endangered
Species Act of 1970, the California Native Plant Pro-
tection Act of 1977, the Ecological Reserve Act of 1968,
and the Keene-Nejedly California Wetlands Preservation
Act of 1976. Enforces fishing, hunting, and aquaculture
laws; monitors, inventories and manages rare and
endangered plants and animals and their habitats;
exercises permit authority over development within
streams; reviews projects within riparian corridors and
wetlands; and acquires land and water bodies that are
important habitats for ecological reserves.

Enforces the Forest Practices Act of 1973 and, under
Chapter 1561 of the California Statutes of 1982 (SB 856),
regulates timber harvesting activities on all parcels
larger than 3 acres. Conducts forest improvement, and
brush and grassland management programs, and provides
fire and emergency response services.

Establishes and enforces water quality standards and
monitoring programs for drinking and shell fish-growing
waters.
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TABLE 1.5 (continued)

PROGRAMS AND ACTIVITIES OF AGENCIES MANAGING VEGETATIVE, WATER, FISH AND WILDLIFE RESOURCES

AGENCY

TYPE OF AGENCY

SAN MATEO COUNTY

RESOURCES MANAGED

SUMMARY OF PROGRAMS AND ACTIVITIES

Department of Navigation
and Ocean Development

Department of Parks and
Recreation

Department of Water
Resources

Fish and Game Commission

State Coastal

Conservancy

State Department of
Conservation

Advisory, Technical
and Financial
Assistance

Regulatory,
Acquisitional

Regulatory, Advisory,
Technical and
Financial Assistance

Regulatory

Advisory, Technical
and Financial
Assistance

Regulatory, Technical
Assistance

Water

Vegetative, Water,
Fish and Wildlife

Water

Vegetative, Water,
Fish and Wildlife

Vegetative, Water,
Fish and Wildlife

Water

Protects coastal shoreline by researching, planning,
funding, and undertaking beach erosion control projects.
Constructs and funds boating facilities, including
breakwaters, launch ramps, and marinas.

Acquires and manages State parks and reserves. Prohibits
taking or degrading vegetative, water, and fish and
wildlife resources within State parks and reserves except
for limited fishing activity.

Researches long-range water demands, water quality and
supply in California. Provides technical assistance
and funds for water projects and undertakes State water
projects under authority of the Water Code.

Enacts the Fish and Game Code under authority of the
California Species Preservation Act of 1970, the
California Endangered Species Act of 1970, and the
California Native Plant Protection Act of 1977.

Provides technical and financial assistance to public and
non-profit agencies for the acquisition and restoration
of coastal environments.

Regulates o0il and gas well operations, and provides
assistance for soil management and conservation in
agricultural practices to protect surface and groundwater
bodies.
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TABLE 1.5 (continued)

PROGRAMS AND ACTIVITIES OF AGENCIES MANAGING VEGETATIVE, WATER, FISH AND WILDLIFE RESOURCES

AGENCY

TYPE OF AGENCY

SAN MATEO COUNTY

RESOURCES MANAGED

SUMMARY OF PROGRAMS AND ACTIVITIES

State Lands Commission

State Water Resources
Control Board

REGIONAL

Association of Bay Area
Governments

Midpeninsula Regional
Open Space District

San Francisco Bay
Conservation and
Development Commission

Regulatory

Regulatory

Advisory, Technical
Assistance

Acquisitional

Regulatory

Vegetative, Water,
Fish and Wildlife

Water

Vegetative, Water,
Fish and Wildlife

Vegetative, Water,
Fish and Wildlife

Vegetative, Water,
Fish and Wildlife

Regulates activities in State-owned lands and all
navigable waterways up to the mean high tide Tine.

Provides policy direction to regional water quality
control boards. Designates Areas of Special Biological
Significance to protect marine life, prohibits point
source discharges which alter water quality and requires
control of non-point source discharges into these areas.
Regulates stream diversions and water rights, including
appropriative water rights, riparian rights, stockpond
permits, and dams for reservoirs of 50 acre-feet and
larger.

Prepares regional plans for the San Francisco Bay area
with guidelines for the protection of natural resources,
including programs to manage surface runoff water
quality.

Acquires and manages land as open space for the
protection of vegetation and fish and wildlife.
Management policies require minimizing disturbance of
natural resources and restricting access to vital plant
and wildlife habitats.

Regulates dredging, filling, or any other development
within the baylands from San Francisco Bay to 100 feet
inland of the mean high tide line.
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TABLE 1.5 (continued)

PROGRAMS AND ACTIVITIES OF AGENCIES MANAGING VEGETATIVE, WATER, FISH AND WILDLIFE RESOURCES

AGENCY

SAN MATEO COUNTY

TYPE OF AGENCY

RESOURCES MANAGED

SUMMARY OF PROGRAMS AND ACTIVITIES

San Francisco Bay
Regional Water Quality
Control Board

COUNTY

Agricultural
Commissioner

Division of
Environmental Health

Division of Parks and
Recreation

Regulatory Water

Regulatory, Technical
Assistance

Vegetative, Water,
Fish and Wildlife

Regulatory Water

Regulatory Vegetative, Water,

Fish and Wildlife

Implements State Water Resources Control Board policy by
preparing basin plans for water quality control and
regulating dredging, dumping, point source discharges, or
other activities affecting water quality.

Enforces the California Food and Agricultural Code
(Section 403). Has discretionary authority to implement
programs to prevent the introduction and/or spread of
injurious insect or animal pests, plant diseases, and
noxious weeds (as defined by the State Department of Food
and Agriculture). Provides predator control and trapping
services by contract with the U.S. Fish and Wildlife
Service. Regulates the use of restricted materials,
including pesticides.

Reviews subdivisions and building permits to insure an
adequate and potable water supply and proper method of
sewage disposal. Manages County sewer and water
districts.

Manages County parks under the Natural Resources
Management Plan (adopted by the Parks and Recreation
Commission in 1979) which specifies appropriate
management techniques to protect and enhance natural
resources. Protects sensitive habitats in San Bruno
Mountain Regional Park according to the 1982 San Bruno
Mountain Area Habitat Conservation Plan, and in Edgewood
County Park according to the 1982 Master Plan for
Edgewood Park.
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TABLE 1.5 (continued)

PROGRAMS AND ACTIVITIES OF AGENCIES MANAGING VEGETATIVE, WATER, FISH AND WILDLIFE RESOURCES

AGENCY

TYPE OF AGENCY

SAN MATEO COUNTY

RESOURCES MANAGED

SUMMARY OF PROGRAMS AND ACTIVITIES

Local Agency Formation
Commission

Resource Conservation
District

Regulatory

Advisory, Technical
Assistance

Vegetative, Water,
Fish and Wildlife

Water

Regulates the formation of new districts, and the
incorporations and annexations of cities to minimize the
environmental impacts of such activities.

Provides information and assistance on proper
agricultural practices to control surface runoff and
erosion, and conserve water resources.
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TABLE 1.6

MAJOR LEGISLATION GOVERNING VEGETATIVE, WATER, FISH AND WILDLIFE RESOURCES

LEGISLATION

ADMINISTRATIVE AGENCY

SAN MATEO COUNTY

RESOURCES GOVERNED

SUMMARY OF LEGISLATION

FEDERAL

Endangered Species Act of 1973
(and implementing legislation)

Lacey Act Amendments

Marine Mammal Protection Act
of 1972

Migratory Bird Treaty Act of
1918 (and implementing
legislation)

National Environmental Policy
Act of 1969

U. S. Fish & Wildlife
Service

U. S. Fish & Wildlife
Service

National Marine
Fisheries Service

U.S. Fish & Wildlife
Service

A1l Federal Agencies

Vegetative, Water, Fish
& Wildlife

Vegetative, Fish &
Wildlife

Fish & Wildlife

Fish & Wildlife

Vegetative, Water, Fish
and Wildlife

Defines and designates endangered and threatened wildlife
and plants, and prohibits taking of these species except
by permit. Prohibits federal funding for projects harmful
to these species and their habitats, and provides for
federal grant-in-aid funds to states for protection and
restoration of these species.

Prohibits taking any animals or plants in violation of any
federal, state or tribal Indian Taw.

Prohibits taking of any marine mammals except by permit.

Prohibits taking of all migratory birds (including
raptors) and their parts, eggs, or nest by treaty with
Great Britain, Mexico, Canada, and Japan.

Establishes the Environmental Protection Agency and the
Council on Environmental Quality. Requires all federal
agencies to analyze the environmental impacts of major
federal actions, consider alternatives to mitigate these
impacts, and make public this and other information to
protect, maintain, and enhance environmental quality.
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TABLE 1.6 (Continued)

MAJOR LEGISLATION GOVERNING VEGETATIVE, WATER, FISH AND WILDLIFE RESOURCES
SAN MATEO COUNTY

LEGISLATION ADMINISTRATIVE AGENCY RESOURCES GOVERNED SUMMARY OF LEGISLATION

STATE

California Administrative
Code, Title 14:

Section 29.05 Department of Fish & Fish and Wildlife Restricts taking of specified invertebrate marine 1ife in
Game Ano Nuevo State Reserve during certain seasons to protect
elephant seals.

Section 40.00 Department of Fish & Fish and Wildlife Designates fully protected reptiles and amphibians and
Game prohibits taking of these species except by permit.
Section 671 Department of Fish & Fish and Wildlife Prohibits taking of all falconiforms (falcons, eagles,
Game hawks, vultures, etc.) and owls except by permit.
California Coastal Act of 1976 Coastal Commission Vegetative, Water, Fish Protects vegetative, water, and fish and wildlife
and Wildlife resources in sensitive habitats within the Coastal Zone.

Places priority on sensitive habitat protection, permits
only resource-dependent development within sensitive
habitats, and requires the mitigation of adverse impacts,
the maintenance and, where feasible, restoration of the
biological productivity of these habitats. Required the
County to adopt a Local Coastal Plan consistent with the
provisions of the Act.
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TABLE 1.6 (Continued)

MAJOR LEGISLATION GOVERNING VEGETATIVE, WATER, FISH AND WILDLIFE RESOURCES

LEGISLATION

SAN MATEO COUNTY

ADMINISTRATIVE AGENCY RESOURCES GOVERNED

SUMMARY OF LEGISLATION

California Endangered Species
Act of 1970 (and implementing
legislation)

California Environmental
Quality Act of 1970, as
amended

California Fish and Game Code:

Section 2000

Section 3800

Section 10500

Department of Fish and
Game

A11 Public Agencies

Department of Fish and
Game

Department of Fish and

Game

Department of Fish and
Game

Fish & Wildlife

Vegetative, Fish &
Wildlife

Fish and Wildlife

Fish and Wildlife

Vegetative, Water, Fish
and Wildlife

Authorizes the Department of Fish and Game to designate
rare and endangered wildlife and prohibits the taking of
these animals or any part thereof except as permitted by
the Fish and Game Commission.

Requires all public agencies to consider the environmental
impacts of all proposed actions over which they have
discretionary authority. Requires the preparation of an
Environmental Impact Report, if impacts are found to be
significant, which considers alternatives and specifies
mitigation measures.

Prohibits taking of all fish and wildlife except certain
species designated by the Fish and Game Commission.

Prohibits taking of all otherwise not protected non-game
birds except for certain birds found to be injurious to
crops and livestock or by permit.

Authorizes the Fish and Game Commission to acquire and
manage refuges. Prohibits taking of animals in fish and
game refuges or invertebrates and marine plants in marine
life refuges except by permit. Permits taking of
specified fish and molluscs in the James V. Fitzgerald
Marine Reserve under approved license.
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TABLE 1.6 (Continued)

MAJOR LEGISLATION GOVERNING VEGETATIVE, WATER, FISH AND WILDLIFE RESOURCES
SAN MATEO COUNTY

LEGISLATION ADMINISTRATIVE AGENCY RESOURCES GOVERNED SUMMARY OF LEGISLATION

Forest Practices Act of 1973 Department of Vegetative Requires a timber harvest plan for the commercial harvest
(and implementing legislation) Forestry, San Mateo of forest products which includes forest practices that
County promote and protect the sustained productivity of forests.
Establishes forest practice committees to formulate forest
practice rules. Permits the County to adopt stricter
forest practice rules Tocally. (These regulations have
been modified by Chapter 1561 of the California Statutes
of 1982.)
Forest Practices Rules Department of Vegetative Establishes performance standards to promote and protect
Forestry, San Mateo environmental and consumptive uses of forest resources,
County including the regulation of stocking, cutting and
transporting trees; the protection of water quality and
streamside buffer zones; and fire protection measures.
Forest Taxation Reform Act of Department of Vegetative Requires the establishment of timberland preserves which
1976 Forestry, San Mateo restrict timberland uses to timber production (including
County Christmas trees) and compatible uses. Restricts
subdivision of timberlands to parcels 160 acres or larger
in order to promote timber production. (This Act has been
modified by Chapter 1489 of the California Statues of
1982.)
State Penal Code, Section Department of Vegetative Prohibits taking or harming vegetation on State or County

384(a)

Transportation

right-of-ways except by permit.
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MAJOR LEGISLATION GOVERNING VEGETATIVE, WATER, FISH AND WILDLIFE RESOURCES
SAN MATEO COUNTY

LEGISLATION ADMINISTRATIVE AGENCY RESOURCES GOVERNED SUMMARY OF LEGISLATION

vE'T

California Native Plant
Protection Act of 1977 (and
implementing legislation)

California Statutes of 1982:

Chapter 1489 (AB 2770)

Chapter 1561 (SB 856)

Department of Fish and Vegetative
Game

Department of Vegetative
Forestry, San Mateo

County

Department of Vegetative
Forestry, San Mateo

County

Requires the Department of Fish and Game to inventory rare
and endangered native plants, and authorizes the Fish and
Game Commission to designate and protect these plants or
any part thereof.

Amends Forest Taxation Reform Act of 1976. Strengthens
protection of timber harvesting by changing the name of
"Timberland Preserve Zone" to "Timberland Production
Zone," and providing that timber operations conducted
pursuant to the Forest Practices Act of 1973 shall not
constitute a public or private nuisance. Establishes a
procedure for the issuance of a stop order to halt timber
operations in violation of the Act.

Amends the Forest Practices Act of 1973 by requiring that
the growing and harvesting of timber on all parcels larger
than 3 acres be regulated solely pursuant to State
statutes and regulations. Permits the County to recommend
additional rules and regulations to account for local
needs and permits the County to request a public hearing
on any timber harvesting plan submitted for lands within
the County.
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(1)

Local Coastal Program (1980)

The Land Use Plan of the Local Coastal Program was adopted to
meet the requirements of the California Coastal Act of 1976. The
policies in this plan are divided into 12 different components
and apply to activities and development within the Coastal Zone.

(a)

(b)

Sensitive Habitats Component

Vegetative, water, fish and wildlife resources are primarily
protected by the policies in the Sensitive Habitats Compo-
nent. These policies: (1) define and designate sensitive
habitats and their buffer zones; (2) protect these areas by
prohibiting any land use and/or development which would have
significant adverse impacts on the habitats; (3) permit only
resource-dependent and compatible uses in these areas; and
(4) establish performance standards and require mitigation
measures to minimize the impacts of development. Other
policies encourage the control and removal of certain
undesirable plants on private land and require their removal
on public Tands.

Other Components

Other components in the Local Coastal Program which protect
and regulate the use of vegetative, water, fish and wildlife
resources include policies which protect:

1) vegetative, water, fish and wildlife resources from the
adverse impacts of consumptive uses, as detailed in the
Locating and Planning New Development, Public Works,
Agriculture, and Aquaculture Components;

2) protect vegetative, water, fish and wildlife resources
within sensitive habitats from the adverse impacts of
development as detailed in the Public Works, Energy,
Agriculture, Shoreline Access, Recreation/Visitor
Serving Facilities, and Commercial Fishing/Recreational
Boating Components;

3) individual vegetative, water, fish and wildlife
resources as detailed in the Energy, and Visual
Resources Components; and

4) the consumptive use of vegetative, water, fish and wild-

life resources as detailed in the Aquaculture and Com-
mercial Fishing/Recreational Boating components.
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(2) Emerald Lake Hills Community Plan (1977)

The Emerald Lake Hills Community Plan includes policies to reduce
development to the Tevel appropriate for the natural holding
capacity of the land, prohibit disturbance of natural drainage
channels, preserve existing vegetation, and 1limit grading to
minimize erosion and surface water run-off.

(3) San Bruno Mountain General Plan Amendment (1976)

The San Bruno Mountain General Plan Amendment requires Specific
Plans to include provisions for the management of natural vege-
tation, water quality, and wildlife; the retention of the Saddle
Area wetlands; and the reduction of potential invasions of non-
native plants and domestic animals into the Regional Park. The
policies also protect and preserve water quality and natural
vegetation within the planning area, and sensitive habitats in
Owl and Buckey Canyons and in the Saddle Area, especially the
"Saddle Bog" and wetland and headwaters of Colma Creek.

2. Other County Policies and Programs

a.

CEQA Implementing Procedures (1983)

A1l public agencies are required to implement the California Envir-
onmental Quality Act of 1970 (CEQA). The County has adopted objec-
tives, criteria and procedures for the evaluation of projects and the
preparation of environmental documents, pursuant to the CEQA mandate.
County CEQA review procedures evaluate the impacts on the environment
that may accompany a public or private activity. If the initial
evaluation shows impacts which cannot feasibly be mitigated, an
environmental impact report, which considers alternatives and
specifies mitigation measures, must be prepared.

Policy for Off Road Recreation Vehicles (ORRV) Park (1975)

This policy applies to applications for use permits to develop and
operate ORRV facilities. The policy requires that approved measures
be employed to minimize soil erosion, thereby protecting vegetative
and water resources.

San Bruno Mountain Area Habitat Conservation Plan (1982)

The San Bruno Mountain Habitat Conservation Plan, developed by the
State, the County, and the Cities of Brisbane, Daly City, and South
San Francisco, protects rare and endangered species found on San Bruno
Mountain. The plan includes specific conditions for protecting, con-
serving, and enhancing the plant and animal habitats on San Bruno
Mountain. The plan also requires landowners and developers to dedi-
cate to the County designated parcels of land or portions thereof for
habitat conservation, and sets up a permanent fund for conservation
activities such as habitat monitoring and enhancement.
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As specific planning areas of San Bruno Mountain are annexed to the
surrounding cities, the City will share responsibility with the County
for enforcing the Habitat Conservation Plan. The County will retain
jurisdiction over the County park lands, including those dedicated as
part of the agreement made by all the parties in the Habitat Conserva-
tion Plan.

d. Master Plan for Edgewood County Park (1982)

The Master Plan for Edgewood County Park, adopted in 1982, designates
sensitive habitats in Edgewood County Park as natural preserves.
These areas are to be preserved in their present state for the
enjoyment, education, and well-being of the public while the rest
of the Tand is used as a golf course. Recommended County management
measures include: (1) fencing natural preserves prior to grading or
construction activities; (2) establishing a program to relocate the
Fragrant Fritillary and Marin Dwarf Flax plants; (3) regulating
pedestrian and equestrian uses to minimize the impacts of foot
traffic; (4) prohibiting golf ball retrieval in natural preserve
areas; (5) developing and implementing a management program for the
Checkerspot butterfly habitat; and (6) establishing an environmental
education program which includes interpretive exhibits that explain
the significance of sensitive habitats and permits visitors in these
areas only within scheduled tours.

3. County Ordinances

a. Zoning Ordinances

(1) Resource Management (RM) District Ordinance (1974) and Resource
Management/Coastal Zone (RM/CZ) District Ordinance (1980)

These ordinances implement the policies of the 1973 Conservation
and Open Space Element by establishing Resource Management Dis-
tricts. All developments within these districts require a Devel-
opment Review Permit subject to the Development Review Criteria
summarized in Appendix G. For development on parcels larger than
200 acres, a Preliminary Concept Plan must be submitted which
includes a description of the policies and actions to be followed
to protect water resources.

(2) Timberland Production Zone (TPZ) Ordinance (1977) and Timberland
Production Zone/Coastal Zone (TPZ/CZ) Ordinance (1980)

These ordinances establish Timberland Preserves in compliance
with the State Forest Taxation Reform Act of 1976. The Act
protects timberland within these preserves from conversion to
other land uses by establishing timber harvesting as the high-
est and best use of these lands. The ordinances define the
compatible uses, densities, and land divisions allowed within
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b.

(3)

(4)

the districts. ATl development within these districts requires a
Timber Management Plan and is subject to Development Design
Criteria similar to the Development Review Criteria in the RM and
RM/CZ districts (see Appendix F). In addition, Forest Resources
Design Criteria require that development within Primary Resource
Areas (designated or defined in the 1973 Conservation and Open
Space Element) minimizes the use of Site I, II, or III soils for
any use other than growing and harvesting timber. As of April
1982, approximately 32,438 acres have been designated and zoned
as Timberland Preserves.* These lands are privately owned and
represent most of the privately owned commercial forest land in
the County.

Coastside Development (CD) District Ordinance (1980)

The CD ordinance implements the Local Coastal Program policies by
requiring a Coastal Development Permit for any development within
the Coastal Zone, subject to review for compliance with all
applicable policies of the Local Coastal Program (including the
policies in the Sensitive Habitats Component and all other
components previously discussed).

Coastside Commercial Recreation (CCR) District Ordinance (1980)

The CCR ordinance requires all new development in lands zoned
CCR within the Coastal Zone to meet development standards which
include the maximum feasible protection of natural resources
and compliance with all policies in the Sensitive Habitats Com-
ponent of the Local Coastal Program.

Other Ordinances

(1)

(2)

Heritage Tree Ordinance

This ordinance requires a permit for the removal, destruction,
or trimming of any Heritage Tree, defined as: (a) Class 1 -
trees designated by the Board of Supervisors; and (b) Class 2 -
any one of 17 designated species of trees, healthy and generally
free from disease, with diameter equal to or greater than a
specified size.

Significant Tree Ordinance (1977)

This ordinance requires a permit for the removal or destruction
of any Significant Tree within Design Review Districts or Scenic
Corridors. A Significant Tree is any tree over 38 inches in
circumference measured at 4-1/2 feet above the ground or
immediately below the Towest branch.
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(3) Timber Harvest Ordinance (1980)

This ordinance requires a timber harvest permit for the commer-
cial harvest of forest products, and establishes performance
standards which promote sustained yield logging practices to
protect the ecological, scenic, recreational, and future con-
sumptive uses of forest resources. Permit conditions include the
regulation of: (a) Tog haul routes and schedules; (b) the
percentage, size, and age of trees to be cut; (c) frequency of
cutting; (d) erosion control standards (including posting of a
cash deposit or bond); and (e) fire reduction measures. The
Ordinance prohibits activities, truck roads and trails within
streams and streamside buffer zones to protect water resources
and sensitive habitats, consistent with the Local Coastal
Program.

(4) 0il and Gas Well Regqulations (1980)

This ordinance requires permits for exploratory or production
wells. Applications for these permits must include plans to
eliminate or substantially mitigate adverse impacts on habitat
areas, streams, and air and water quality. Performance re-
quirements for these activities prohibit construction on prime
agricultural soil and in sensitive habitats, and prohibit dis-
posal of polluted water where it may penetrate into sensitive
habitat areas or agricultural or domestic water supplies.

(5) Surface Mining and Reclamation Ordinance (1982)

This ordinance requires a Surface Mining Permit for surface
mining operations. Applications for this permit must include
plans for eliminating or mitigating adverse impacts on sensitive
habitat areas and proposals to minimize water use and protect
water quality. Development standards require minimizing
vegetation removal, replanting within specified time limits,
water quality control measures, and protection of fish and
wildlife habitats.

(6) Excavating, Grading, Filling, and Clearing Ordinance (1982)

This ordinance requires a land clearing permit for vegetation
removal when: (a) the land area to be cleared exceeds 5,000
square feet within any two year period or, within Scenic Corri-
dors, if vegetation removal exceeds 1,000 square feet; (b) the
existing slopes are greater than 20 percent; and (c) the Tland
area to be cleared is in a sensitive habitat or buffer zone
identified in the County General Plan.

Applications for this permit must include plans for erosion
control, the removal and disposal of vegetation, and a statement
of the purpose for the removal of vegetation. Performance
standards require erosion control and grading standards in con-
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formance with the Grading Permit Performance Standards Handbook.
Approval of the permit is subject to the finding that the
granting of the permit will not have a significant adverse effect
on the environment.

Exemptions to the land clearing permit requirement are allowed if
the vegetative removal is to occur outside of natural drainage
channels and is for the purposes of: (a) fire protection; (b)
forest improvement under the purview of the California Department
of Forestry; (c) routine agricultural activities; (d) brush
clearing, erosion control, soil conservation, or other resource
management programs under the purview of the Resource Conserva-
tion District; (e) home gardening; (f) agricultural water
impoundments; or (g) in conjunction with approved timber
harvesting activities.
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VEGETATIVE, WATER, FISH AND WILDLIFE
RESOURCES ISSUES

IMPORTANCE OF THE RESOURCES

ENVIRONMENTAL USES

Vegetative, Water, Fish and Wildlife Resources in their natural setting
provide many benefits. They play a vital role in maintaining the sta-
bility and balance of ecological systems, a requisite to human survival,
and they also provide opportunities for recreational, scientific and
educational pursuits.

CONSUMPTIVE USES

The consumptive use of vegetative, water, fish and wildlife resources
provides food, water, and important economic benefits. For example, in
1981, the total commercial value of the timber, Christmas trees and fish
harvested in the County exceeded $4.5 million." 1In addition, the County
received $36,000 of tax revenue for timber harvested during the same
fiscal year.” These consumptive uses, however, can have significant
adverse impacts on the resources themselves, the environmental use of
the resources, and the long-term consumptive use of the resources.

OPPORTUNITIES AND CONSTRAINTS OF PROTECTING VEGETATIVE, WATER, FISH AND
WILDLIFE RESOURCES

IMPACT OF DEVELOPMENT ON HABITATS

Urban and rural development can result in the degradation and Toss of
vegetative, water, fish and wildlife resources. Appendix G provides
examples of activities associated with development that can adversely
affect these resources and their consumptive uses.

1. Urban Areas

San Mateo County's peninsular location affords an abundance of unique
sensitive habitats, especially along the Bay and Ocean margins (see
Map of Sensitive Habitats). These areas, however, are extremely vul-
nerable to development-induced changes in the environment, and the
proximity of sensitive habitats to major urban areas poses a signi-
ficant constraint to protecting these important sensitive resources.
Extensive urban development on the Bayside has resulted in the sub-
stantial removal of vegetation, diking and filling of wetlands, and
the removal and degradation of many fish and wildlife habitats. The
increase in impermeable paved surfaces in developed areas has dram-
atically increased the amount of water running off the land into
streams, lagoons, marshes and other important wetlands. This runoff
often carries o0il, lead, debris, silt and bacteria into the receiving
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water, resulting in poor water quality and impaired vegetative, fish
and wildlife habitats.” These paved surfaces also greatly reduce
the amount of water available to filter into the ground to replenish
groundwater supplies.

2. Rural Areas

On the Coastside, development near stream corridors, along with the
diversion of water for consumption, has increased soil erosion and
sedimentation of coastal streams while reducing the ability of these
streams to flush sediment out into the ocean. This is a concern in
many coastal watersheds, especially in the Pescadero Creek Watershed
where increased sedimentation may eventually convert Pescadero Marsh
into a dry area. The construction of Highway 1 and a bridge across
the mouth of Pescadero Creek has added to this problem by reducing
the tidal flushing of the marsh.* 1In addition, septic tank leachate
from improper sewage disposal in Pescadero is contributing to the
high nitrate concentrations in the groundwater.®

Generally, rural Tand uses such as agriculture and recreation act
to preserve open spaces that vegetative, water, fish and wildlife
resources need to thrive. O0ften, agricultural and recreational
activities only minimally disturb resources and wildlife habitats.
Although agriculture can be one of the uses most compatible with
vegetative, water, fish and wildlife resources, and sensitive habi-
tats,* some agricultural activities can be detrimental to the pro-
tection of resources. Agricultural development in San Mateo County
has involved the removal or conversion of vegetation, the Toss of
habitats and the increased incidence of soil erosion and the sedi-
mentation of streams.

San Mateo County's rural areas also host numerous recreation areas.
The availability of Targe Tand areas coupled with the scenic charac-
ter of San Mateo County's rural areas make them desirable sites for
recreational activities. Both recreational development and users,
however, have adversely affected the County's vegetative, water, fish
and wildlife resources. Examples of resource damage include the
removal of vegetation by motorcycles and off-road vehicles and the
degradation of resources, especially sensitive habitats, from tramp-
ling, dumping and specimen collecting by hikers and campers. (For
additional discussion, see the Parks and Recreation Resources Chap-
ter.) In a local example, the presently endangered San Francisco
garter snake is considered to be a "collector's item" because of its
unusual and attractive coloring.”

3. Land Use Mitigation and Control

While many types of development can have adverse impacts on vegeta-
tive, water, fish and wildlife resources and their consumptive uses,
these impacts can often be mitigated through the application of
development standards and performance criteria. These mitigation
measures are more easily applied and are more effective at Tower
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density, less intense land uses. Higher density land uses such as
industrial uses often have impacts which are difficult to mitigate.
It is often the case in urban areas, however, that a higher density
land use may be the only suitable use in a particular location and
mitigation measures must be used although to less satisfactory
results.

B.  CONSUMPTIVE USES

1. Vegetative Resources

Forested Tands in timber production provide both open space and economic
opportunity for the residents of rural San Mateo County. The mismanage-
ment of forest resources, however, can have a deleterious effect on
water, fish and wildlife resources. Much of San Mateo County's forested
land is traversed by streams that foster important riparian habitats.
These riparian areas are particularly susceptible to degradation caused
by poor timber harvest practices. Erosion caused by logging roads and
the removal of vegetation increases the sediment load of the stream,
while the loss of streamside vegetative cover dramatically alters the
microclimate of the stream. Resident fish and wildlife species often
cannot adapt to these major changes in the stream environment.

The conversion of natural mixed forest vegetation to single species
stands of commercial trees also significantly affects the resources,
particularly wildlife. Typically, slow growing hardwood trees are
removed and replaced by the faster growing conifers, thus irreversibly
altering the mixed evergreen forest wildlife habitats.

Proper management of timber harvesting activities can substantially
reduce damage to surrounding vegetative, water, fish and wildlife
resources. Techniques such as selective cutting, maintaining stream
vegetative cover and planting grasses, shrubs and trees on uncovered
land can hel ?rotect streams from sedimentation and provide food and
cover for wildlife.

2. Water Resources

Watersheds and reservoirs that are managed for domestic water supply can
provide habitats for vegetative, fish and wildlife resources. There are
many water supply and storage reservoirs that function as watering and
resting places for wildlife, particularly waterfowl. The Crystal
Springs Reservoir, which supplies the vast majority of the County's
drinking water, harbors a number of unique and endangered plant and
animal habitats.

The consumptive use of water resources is basic to the survival of plant
and animal life. However, disregard for water systems and processes can
deplete or pollute the resource, thereby removing its productive poten-
tial. For example, overdrafting groundwater resources can deplete water
supplies and, in coastal areas, cause salt water intrusion into the
water table.
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The diversion of surface water for consumptive use can be detrimental

to vegetative, fish and wildlife resources. Water-dependent habitats,
especially marshes and riparian corridors, are fragile environments that
are of great importance to the production and maintenance of many fish
and wildlife species. Excessive stream water diversions alter and
degrade these sensitive habitats.

3. Fish and Wildlife Resources

The consumptive use of certain fish and wildlife resources can threaten
species with depletion, especially those that are already experiencing
habitat reduction due to human interference. Concern over the potential
depletion of fish resources at Fitzgerald Marine Reserve has resulted in
a proposal to close a portion of the Reserve to all fishing activities.®

C. INCOMPATIBLE VEGETATIVE, FISH AND WILDLIFE RESOURCES

Under some conditions, certain concentrations of vegetative, fish and
wildlife species are considered to be detrimental to the surrounding
natural resources or harmful to public health, safety or welfare.

Plants that can be considered incompatible include (a) dense brush which
restricts forest productivity and increases wildfire hazards; (b) plant
species which are invasive, spread quickly, destroy natural and agricul-
tural vegetation and are of little habitat value; (c) dead trees which
create a public hazard; and (d) trees which obscure public views.

Examples of animals that can be considered incompatible in certain con-
centrations are disease carrying and destructive insects such as mosqui-
toes, gypsy moths and Mediterranean fruit flies. For example, Gypsy
moths, which are considered to be one of the greatest threats to
California flora, have recently been discovered in San Mateo County.
These insects feed on more than 70 plant species which are unique to
California and, in large numbers, can decimate the County's forests.”
The Mediterranean fruit fly can also cause extensive damage to plants,
including the destruction of agricultural crops. Some mammals, such as
raccoons, skunks and deer also proliferate to harmful proportions due to
the lack of predatory species. In these conditions, it is appropriate
and often necessary to control or remove these incompatible species.

Programs to control or remove incompatible plants and animals provide a
further constraint to protecting resources. Eradication programs which
employ non-biological, non-selective methods such as aerial and ground
application of pesticides, can cause environmental degradation and may
even increase pest problems. Since many pests can develop immunities to
chemical pesticides. In addition, the use of non-selective pesticides
can eradicate those compatible species that prey upon incompatible
pests.

To a lesser degree, fire suppression programs have also disrupted local
environmental processes. In forested areas with old growth redwoods,
fire was a natural element that helped to maintain an ecological
balance.
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Today, with the exclusion of fire from the forest, brush and debris
accumulating on the forest floor has been allowed to amass to dangerous
Tevels.”® This is of primary concern in forested areas such as Pescadero
Creek County Park, where a combination of fire suppression and past log-
ging practices have accelerated the growth of brush and accumulation of
debris on the forest floor, creating the potential for wildfires. (For
additional discussion, see Natural Hazards Chapter.)

RESOURCE MANAGEMENT COORDINATION

Vegetative, water, fish and wildlife resources are dynamic resources
which cannot be confined within political boundaries. An assortment of
activities, especially developmental activities, throughout San Mateo
County can affect resources within the unincorporated areas and vice
versa. Likewise, the resource management activities of public agencies
for resources within their jurisdiction can affect resources in other
areas. There is, however, no coordinated Countywide management of vege-
tative, water, and fish wildlife resources or the activities that affect
them.

The lack of coordinated management of resources creates problems as
exemplified by the management problems in the Pescadero watershed.
Pescadero Marsh, an important sensitive habitat, is owned and operated
by the State Department of Parks and Recreation for both environmental
preservation and recreational use. However, the marsh has been degraded
by a range of activities that are regulated by several public agencies;
namely, upstream agricultural and residential developments which are
regulated by three public agencies, i.e., the County, the California
Department of Fish and Game, and the Regional Water Quality Control
Board; the construction of Highway 1, adjacent to the marsh, by the
California Department of Transportation; and finally, recreational
development and activities within the marsh itself permitted by the
Department of Parks and Recreation. In addition, local residents are
concerned that future expansion of Pescadero Creek State Park could
result in further degradation of the sensitive habitat.

FISCAL

One of the most successful long-term protection techniques for sensitive
habitats has been habitat acquisition by a public or semi-public agency
(i.e. Peninsula Open Space Trust), for the specific purpose of protec-
ting or restoring the habitat. However, rising public concern over
government spending, has caused Federal, State and local revenues to
diminish. Local governments may respond by relying more on the regu-
lation of development or increasing user charges and permit fees to pro-
tect sensitive habitats. As government coffers shrink, new sources of
revenue and alternatives to public acquisition need to be pursued.

EVALUATION OF EXISTING PLANS, POLICIES AND REGULATIONS AFFECTING
VEGETATIVE, WATER, FISH AND WILDLIFE RESOURCES
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Presently, San Mateo County has a number of policies and regulations
designed to implement the area plans and General Plan elements that col-
lectively comprise the existing General Plan. This section will assess
the adequacy of these regulations and address the previously identified
constraints to protecting vegetative, water, fish and wildlife resources
and sensitive habitats.

A.  DEVELOPMENT

The inherent conflict that exists between vegetative, water, fish and
wildlife resources and development activities is well recognized by
existing County plans, policies and regulations. Because the unincor-
porated area encompasses most of the County's undeveloped, natural
areas, resource protection is a primary planning concern.

1. General Plan Policies

The 1973 Conservation and Open Space Element focused on issues regarding
the consumptive use of vegetative, water, fish and wildlife resources
and the impacts of development on these resources. A number of issues
cited in the 1973 document are relevant and have been incorporated into
this Chapter's discussion of the opportunities and constraints to re-
source protection posed by development and consumptive uses. The 1973
discussion of these issues has also been augmented with recent infor-
mation to reflect the existing situation.

2. Rural Zoning Districts

Individual vegetative, water, fish and wildlife resources are protected
in the Resource Management Districts and Timberland Production Zones by
development review criteria which include general performance criteria
for the protection of all vegetative and water resources in these zones,
and additional criteria for the protection of resources in primary value
fish and wildlife habitat, water resources and natural vegetative areas.
These primary value areas, however, have only been generally located and
this hinders the effectiveness of these zones in providing protection
for important sensitive habitats.

The Local Coastal Program focuses on protection of sensitive habitats.

The designation and protection of sensitive or important plant and animal
habitats is an effective means of protecting the most critical vegetative,
water, fish and wildlife resources in the County without requiring
regulations protecting each individual resource. This approach is less
effective, however, in protecting those individual resources of lesser
habitat value, such as buffer vegetation outside of the designated
sensitive habitat areas or groundwater resources. While these regulations
have only been in effect for several years, they appear to be effective,
primarily due to the explicit quantitative development standards included
in the regulations. Quantitative standards are not as flexible as
qualitative standards and therefore suffer Tess from inconsistent
application. The effectiveness of the sensitive habitats approach is also
dependent on maps which clearly designate sensitive
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habitat areas; however, many sensitive habitat areas have not been clearly
mapped.

3. Urban Zoning Districts

Sensitive habitats Tocated in urban unincorporated areas are not protected
by the urban zoning ordinances. Presently, the County must rely on the
provisions of the California Environmental Quality Act (CEQA) to protect
sensitive habitats in these areas although the County has discretionary
authority over the issuance of building permits,® there is no formal
procedure which directs the Planning Staff to consider applying CEQA when
processing building permit applications. The protection of sensitive
habitats in this manner is haphazard and may cause unnecessary hardship
and costs for property owners.

4, Other County Ordinances

Many other County ordinances are aimed at protecting vegetative, water,
fish and wildlife resources and sensitive habitats from other types of
development activities. The 0il and Gas Well Regulations, the Surface
Mining and Reclamation Ordinance, the Excavating, Grading, Filling and
Clearing Regulations, and the Significant and Heritage Tree Ordinances
all protect resources from impacts associated with these specific devel-
opment activities. These ordinances are applicable throughout the
unincorporated area.

Most County ordinances which protect vegetative, water, fish and wildlife
resources from the negative impacts of development do so by requiring
mitigation measures. These mitigation measures are not specified in the
ordinances, however, and their preparation can result in additional staff
work and delays in processing permits. In addition, the lack of a stan-
dard set of mitigation measures may result in an inconsistent application
of these measures.

Although the variety of protective mechanisms in County ordinances are
generally effective in protecting the individual resources and sensitive
habitats, each zoning district employs different standards to protect the
resources located within each area. As vegetative, water, fish and wild-
1ife resources and sensitive habitats have constant needs regardless of
their location, a single set of regulations to be applied Countywide would
afford more consistent resource protection. In addition, a single set of
regulations would be easier to implement, and this would further facili-
tate consistent results.

B. LACK OF LOCAL CONTROL OVER CONSUMPTIVE USES

Consumptive uses of vegetative, water, fish and wildlife resources are
mainly reqgulated by State agencies, due to the widespread economic bene-
fits of these uses. Under State legislation, Chapter 1561 of the Cali-
fornia Statutes of 1982, timber harvesting on parcels Targer than three
acres is governed solely by State laws. The County retains authority
over timber harvesting on parcels smaller than 3 acres; however, most
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timber harvesting in the County occurs on larger parcels. In addition,
the State Water Resources Board regulates water rights, and the Department
of Fish and Game regulates fishing and hunting activities.

Chapter 1561 of the State statutes allows the County to recommend to the
State Board of Forestry more restrictive forest practice rules that
respond to local concerns. The State Board, however, is not required to
adopt these recommendations. Likewise, the County can protest the State
Water Resources Board actions on appropriative water rights, but the State
Board has final discretion. And, as in the case of the Fitzgerald Marine
Reserve, the County can support State legislation which amends fishing and
hunting laws, but has no direct control over these activities.

C. INCOMPATIBLE VEGETATIVE, FISH AND WILDLIFE RESOURCES

While existing regulations are effective in controlling plants and animals
determined to be incompatible, the public has Tittle input on eradication
programs. The decision to eradicate or control an incompatible species is
made by the State Department of Food and Agriculture with input from the
County Agricultural Commissioner and health experts. However, input from
the general public is restricted to written comments after the decision to
eradicate or control an incompatible species has been made. Public
hearings, when requested, only provide information to affected
individuals.

D.  RESOURCE MANAGEMENT COORDINATION

The problem created by the involvement of many agencies in the management
of San Mateo County's vegetative, water, fish and wildlife resources and
sensitive habitats has not been fully acknowledged by previous County
General Plans. Only the Local Coastal Program recognizes the need to
coordinate resource management agencies. In the Sensitive Habitats Com-
ponent, the Local Coastal Program assigns specific responsibilities to the
agencies involved in the management of Pescadero and Pillar Point Marshes.
Beyond this, there is no designation of responsibilities in promoting the
protection of other resources, particularly sensitive habitats, on lands
that have overlapping management jurisdictions.

E.  FISCAL

In spite of the constrained availability of public funds for the acqui-
sition of sensitive habitats in San Mateo County, many public and semi-
public organizations have purchased several important natural areas. The
San Mateo County Department of Parks and Recreation has been successful
in pursuing Federal and State grant and loan monies to augment tax
revenues. The Parks and Recreation Department has acquired important
habitat land on San Bruno Mountain, along the coast and baylands, and in
the Santa Cruz mountains. In addition, the Mid-Peninsula Regional Open
Space District (MROSD), a special district covering southern San Mateo
County and northern Santa Clara County, has purchased land in the Santa
Cruz mountains and along the bay for passive recreational uses (such as
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hiking, photography, picnicking) and the preservation of the land's
natural character. MROSD is financed primarily through property taxes,
although State and Federal grants and private donations of land are also
utilized. Other groups that own or acquire land in San Mateo County for
the preservation of its environmental quality include the Golden Gate
National Recreation Area, Peninsula Open Space Trust and the Audubon
Society.

Existing County General Plan policies and regulations do not fully address
fiscal constraints. In the Coastal Zone, priorities for allocating scarce
public funds that are intended for resource preservation or restoration
have been established by the Local Coastal Program The LCP also encour-
ages the involvement of other agencies and the private sector in the
restoration of damaged resources.

Although Timited, other funding sources are available and need to be
pursued. The State Wildlife Conservation Board acquires lands for the
preservation of wildlife habitats and administers funds for cooperative
projects with local agencies. The State Coastal Conservancy also admin-
isters funds for the restoration of degraded natural areas.

SUMMARY OF PROBLEMS

The following is a summary listing of inadequacies noted in existing
regulations:

1. Lack of consistent performance criteria and development standards for
vegetative, water, fish and wildlife resources and sensitive habitats
in all zoning districts.

2. Lack of clear identification of sensitive habitats.

3. Lack of protection of sensitive habitats in urban areas.

4. Lack of standard mitigation measures.

5. Need for increased coordination between the County and State agencies
regulating consumptive uses.

6. Lack of citizen input into incompatible resource eradication programs.
7. Need to explore alternative pest management techniques.

8. Lack of coordinated management of resources.

9. Need to pursue additional revenue sources for habitat acquisition.

ALTERNATIVES

The following section examines possible alternative actions that could be
employed to address the inadequacies identified in the previous section.
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A.  DEVELOP CONSISTENT STANDARDS FOR THE PROTECTION OF VEGETATIVE, WATER, FISH
AND WILDLIFE RESOURCES IN RURAL AREAS

Recognizing that vegetation, water, fish and wildlife are dynamic
resources that have set needs regardless of their Tocation, improved
resource protection in San Mateo County can be facilitated by developing
consistent standards for protection in the rural zoning district ordi-
nances. Developing consistent protective measures for these districts,
where a majority of the valuable resources are found, would promote more
effective resource protection.

B. DESIGNATE SENSITIVE HABITATS AND BUFFER ZONES

Formal identification of sensitive habitats is an instrumental first step
to protecting these critical resources. San Mateo County presently main-
tains a set of maps identifying general habitat boundaries of rare and
unique plants and animals. In the Coastal Zone, the sensitive habitat
maps also include riparian habitats, marshes, marine habitats, wildlife
preserves and sand dunes. These maps are presently used for permit pro-
cessing, and are not in a form that can be distributed to the public.

A complete sensitive habitat map can be developed for the entire unincor-
porated area which could be used for processing permits and public infor-
mation. Public access to sensitive habitat maps could provide interested
parties with advance knowledge that special circumstances will apply to
the lands designated on the map.

C. DEVELOP CONSISTENT PERFORMANCE CRITERIA FOR AREAS WITH SENSITIVE HABITATS

At the present time, protection afforded sensitive habitats in San Mateo
County varies dramatically by location. Improved protection of sensitive
habitats can be achieved by developing more consistent performance cri-
teria for areas with sensitive habitats. In rural areas, this can be
affected by incorporation of Coastal Zone protections into existing rural
ordinances. In urban areas it may not always be possible to protect sen-
sitive habitats as effectively as in rural areas, however, some increase
in protection is necessary.

D.  CONSIDER OR ENCOURAGE ACQUISITION OF SENSITIVE HABITATS

Acquisition of land for the purposes of preserving its environmental
integrity is another option. Land acquisition affords a great deal of
protection to the resources, but it is a costly alternative. Given these
considerations, it may be necessary to limit acquisitions to those lands
that contain very valuable or threatened resources. Some acquisition
techniques include:

1. Purchase by Other Agencies

San Mateo County is fortunate to have a host of public and semi-public
agencies involved in preserving its valuable resources. The Federal,
State, and County governments, Midpeninsula Regional Open Space
District and the Peninsula Open Space Trust have all purchased
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sensitive County areas for the purpose of preserving or restoring
their environmental character. Due to Timited local revenues, further
purchases by these agencies should be encouraged.

2. Transfer of Development Rights

Transfer of Development Rights (TDR) allows land owners to sell their
right to develop, thereby preserving the property in its existing
state. Potential benefits of TDR's include compensation to owners of
restricted properties and fewer costs incurred by local governments.

E.  PREPARE RESOURCE MANAGEMENT PLANS

Another alternative to consider in protecting vegetative, water, fish and
wildlife resources and sensitive habitats is the preparation of specific
resource management plans for the County public Tands. Resource manage-
ment plans have the advantage of being tailored to the ecosystem of a
particular area, thereby providing protection that is more effective than
"blanket" protection measures. Resource management plans are especially
beneficial for restoring damaged areas.

F.  WORK MORE CLOSELY WITH THE STATE TO MONITOR THE CONSUMPTIVE USES OF
VEGETATIVE, WATER, FISH AND WILDLIFE RESOURCES

The Tlack of local jurisdiction in regulating the consumptive use of
resources restricts the County to monitoring State actions, offering
assistance and making recommendations to State agencies. A better effort
could be made by the County to more closely monitor State actions impac-
ting Tocal resources. Increased County participation in the Tegislative
and procedural processes of State agencies can result in regulation more
responsive to local concerns.

In addition to legislative functions, the State Department of Forestry,
Water Resources and Fish and Game also maintain considerable data on
County resources. By establishing a stronger working relationship with
these departments, an exchange and review of mutual information could be
initiated, thus improving both data bases.

G.  INCOMPATIBLE EXOTIC VEGETATION CONTROL

Some control of incompatible exotic vegetation (non-agricultural) can be
achieved through Tandscape plan review. On private property, particularly
in rural areas, projects requiring landscaping plans and revegetation
should be reviewed for the presence of incompatible vegetative species.

On public land, particularly highways (where incompatible species are
often introduced), efforts could be made by responsible agencies (i.e.,
Caltrans or Department of Parks and Recreation) to contain or eradicate
incompatible species. In rural areas, revegetation with native plants
could be encouraged.
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' Extirpated plants are those that have been locally eliminated.

? Oswald, Daniel, Forests and Timber Resources of California's Central Coast,
Pacific Northwest Forest and Range Experiment Station, Resource Bulletin
PNW-83, U.S. Department of Agriculture, Forest Service, May 1979.

Forest land is land that is or was formerly at Teast 10% stocked by trees
and is not currently developed for non-forest use. Commercially productive
forest Tand is capable of producing 20 cubic feet per acre per year of
industrial wood. In San Mateo County, 43,000 acres of commercially pro-
ductive forest land are in private ownership and the remaining 17,000 acres
include 16,000 acres which have been withdrawn from timber utilization
through a statute, ordinance, or administrative order.

> Dale Holderman, Big Creek Lumber Company; telephone conversation, April
1982.

* San Mateo County Farm Bureau, "San Mateo County Harvest Trails," 1981, and
California Department of Food and Agriculture, Direct Marketing Program,
"California Christmas Tree Farms 1980," and additional data from the Univer-
sity of California Cooperative Extension.

> Acreage from the Real Estate Atlas of San Mateo County, Eighteenth Edition,
1981 and from estimates by tree farm owners.

® Telephone conversation with Larry Costello, University of California
Cooperative Extension, San Mateo County, April 1982.

7 San Mateo County Department of Agriculture, "San Mateo County Agricultural
Crop Report - 1982."

® See U.S. Geological Survey topographic maps.
? Wagner, Richard J.; and Nelson, Ralph E., Soil Survey: San Mateo Area,

California, U.S. Department of Agriculture, Soil Conservation Service Series
1954, No. 13, May 1961.

San Mateo County Planning Department, Conservation and Open Space Element of
the General Plan, December 1973, p. 4-2.

California Regional Water Quality Control Board, San Francisco Bay Basin
Plan Hearing Draft, March 28, 1982.

?San Mateo County Planning Department, The Physical Setting of San Mateo
County, May 1968, Plate II, p. 8.
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BLuoma, S.N., and Cloern, J.E., "The Impact of Waste-Water Discharge on
Biological Communities in San Francisco Bay," San Francisco Bay Use and
Protection, 61st Annual Meeting of the Pacific Division/American Association
for the Advancement of Science, 1982.

“Telephone conversation with Phil Swartzell, California Department of Fish
and Game, Marine Research Branch, February 28, 1983.

“Telephone conversation with Lou Mitchell, California Department of Water
Resources, Central District, Groundwater Section, June 28, 1982.

California Department of Water Resources, California's Ground Water,
Bulletin 118, September 1975, p.4.

71hid., pp. 35-41.
®Ibid., pp. 7-8.

“Ibid., p. 36. Depth of the Santa Clara Valley Basin ranges from 10-,010
feet, well yields average 425 gallons per minute with a maximum of 1,650
gpm, and storage capacity is 12,200,00 acre feet.

Webster, D.A., Map Showing Ranges in Probable Maximum Well Yield from Water
Bearing Rocks in the San Francisco Bay Region, California, U.S. Geological
Survey Miscellaneous Field Studies Map MF-431, 1972.

’'California Department of Water Resources, Coastal San Mateo County Inves-
tigation, Bulletin 138, March 1965.

?Based on Water Quality Reports from local water companies submitted in 1979-
1981 to the California Department of Public Health.

ZTelephone conversation with Bob McMahon, Pillar Point Harbormaster, June 24,
1982.

*San Mateo County Planning Department, Conservation and Open Space Element,
December 1973.

»San Mateo County Planning and Development Division, Local Coastal Program
Commercial Fishing and Recreational Boating Component, August 1980.

*California Department of Fish and Game, Atlas of California Coastal Marine
Resources, December 1980.

“’Gail Roper, Fishery Technician Supervisor, Pacific Marine Fisheries
Commission, in conjunction with the California Department of Fish and Game.
Sport fishing surveys, 1982.

%McAl1lister, Robert D., and Moore, Thomas 0., Jr., San Francisco Bay
Shellfish Program, California Department of Fish and Game for San Francisco
Bay Regional Water Quality Control Board, January 1982.
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“California Department of Fish and Game, "California Sport Fishing Regula-
tions, A Summary," effective March 1, 1982.

Steelhead trout run estimates for Pescadero and San Gregorio Creeks from
Leeds, Hill, and Jewett, Inc., San Mateo County Comprehensive Water
Resources Management Plan, January 1978.

'Eric Wong, Game Warden, California Department of Fish and Game, Region III;
telephone conversation, June 14, 1982.

%Telephone conversation with Bi11 Thompson, Wildlife Management Division,
California Department of Fish and Game, Region III, April 9, 1982.

3San Mateo County Planning and Development Division, Local Coastal Program:
Sensitive Habitats Background Report, January 1979, p. 24.

*These refuges and reserves are designated and protected by the State of
California Fish and Game Codes 1980, Division 7, Chapter 1, "Refuges."

%California Department of Fish and Game, "Areas of Special Biological
Importance, San Francisco and San Mateo Counties," ASBl Map 38, 41,
August 1979.

*Broder, Bill. Coyote Point Museum Docents Text, February 18, 1981.

’McCosker, John E., et al., "The Need for Increased Wildlife Protection at
James V. Fitzgerald Marine Reserve," February 11, 1982.

*®Broder, Bill. Coyote Point Museum Docents Text, February 18, 1981.

*California Department of Fish and Game.

“San Mateo County Planning and Development Division; staff calculations based
on TPZ and TPZ/CZ records.

“'Approximately $1 million of timber, $2 million of Christmas trees, and $1.5
million of commercial fish were harvested in the County in 1981.

“Telephone conversation with Pat Bergman, San Mateo County Controller's
Office, February 16, 1983. According to the State Board of Equalization,
the County's share of tax revenue from Christmas tree sales is not sig-
nificant nor is the tax revenue from commercial fish sales (assuming most
fish are sold for human consumption and therefore not subject to sales tax).

“San Mateo County Planning and Development Division, San Mateo County Surface
Runoff Management Plan.

“San Mateo County Planning and Development Division, Local Coastal Program
August 1980, Sensitive Habitats Component, p. 7.11.

*San Mateo County Division of Environmental Health, August 1982.
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*San Mateo County Planning and Development Division, Local Coastal Program
August 1980, Sensitive Habitats Component.

“0On March 1, 1983, the County Board of Supervisors passed a motion supporting
a proposal for State legislation which would establish an ecological reserve
(in which the removal of all marine life is prohibited) at a portion of the
Fitzgerald Marine Reserve.

*®Peninsula Times Tribune, "Scientists Urge Aerial Spraying on Peninsula,"
October 28, 1982, and "Those Disgusting Gypsy Moths," February 8, 1983.

“Western Ecological Services Company, Natural Resources Management Plan for
Pescadero Creek County Park, June 1983, p. D-1.

**Chapter 28, San Mateo County Ordinance Code, gives the County discretionary
action over the issuance of building permits for any building, structure, or
improvement adjacent to any State highway, or primary or secondary highway,
as designated by the County. This provision would apply to projects
adjacent to most improved streets in the County.
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APPENDIX A
VEGETATIVE COMMUNITIES

SAN MATEO COUNTY
1984

Coastal Shoreline Vegetation

Coastal shoreline vegetation grows in Toose sand above the high tide Tine
and can be found on sandy beaches, dunes, and cliffs along the San Mateo
County coastline (see Map of Vegetative Types). During much of the year
strong winds make the sand unstable and high tides deposit salt on the
plants and soil, making survival difficult. Representative plants are
generally desert-type plants with water conserving roots. Many of these
plants are Tow growing or prostrate, succulent in nature, and late
flowering.

Coastal Marine Vegetation

Coastal marine vegetation thrives within the shallow off-shore waters,
intertidal, and subtidal areas. Living conditions in these areas are very
favorable, with abundant Tight, nutrients, and plant habitats. The repre-
sentative plants are mostly seaweeds, specifically adapted to the extremes
of saltwater, sun, tidal fluctuations, and surging waves.

Salt Marsh Vegetation

Salt marsh vegetation is found in the saltwater marshes along the tideland
margin of San Francisco Bay and in Pescadero Marsh (see Map of Vegetative

Types). The representative plant species thrive in water-saturated saline
soils. These plants grow very rapidly and densely due to the abundance of
nutrients in the water.

Freshwater Marsh Vegetation

Freshwater marsh vegetation grows along the edges of reservoirs, lakes,
ponds, and streams and in freshwater marshes. In San Mateo County, fresh-
water marshes are Tocated at Pillar Point, near the mouths of the San
Gregorio and Pescadero Creeks, and adjacent to Pilarcitos Lake, Crystal
Springs Reservoir and other man-made reservoirs (see Map of Vegetative

Types).

Coastal Scrub Vegetation

a. Northern Coastal Scrub Vegetation

Northern coastal scrub vegetation is generally found along the coastal
area of the County, below 500 foot elevations between the coastal
shoreline vegetation and the coniferous forests. It is especially
prevalent near Devil's Slide (see Map of Vegetative Types). The
representative plants grow rather densely up to six feet in height.
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Coyote brush is the dominant plant, interspersed with extensive grass
areas.

b. Coastal Sage Scrub Vegetation

Coastal sage scrub vegetation is found on the drier coastal bluffs and
hills adjacent to chaparral vegetation, often where there is a high
degree of wind exposure (see Map of Vegetative Types). The represen-
tative plants generally grow only one to five feet tall and form a
somewhat more open community than chaparral. California sagebrush is
the dominant plant.

6. Chaparral Vegetation

Chaparral vegetation is located primarily on the dry eastern slopes and
ridges and steep, south-facing slopes in San Mateo County (see Map of
Vegetative Types). Representative plants occupy soils that are often
gravelly, sandy or shallow and have a low water-holding capacity. The
plants are hardy and grow in dense miniature forests of trees and shrubs
three to ten feet high. Representative plants have small, waxy or hairy
evergreen leaves to reduce evaporation, and deep, elaborate and widespread
root systems to obtain moisture in the dry climate.

7. Grassland Vegetation

Grassland vegetation in San Mateo County is found at elevations below
4,000 feet on the eastern side of the Santa Cruz Mountains, on the tops of
some ridges, and often adjacent to chaparral vegetation. Grassland soils
are generally rich in organic matter and thus favor agricultural uses.

The representative plants are generally shallow-rooted, lTow-growing annual
grasses that sprout in late winter and early spring when surface water is
available.

8. Woodland-Savanna Vegetation

WoodTand-savanna vegetation is found in San Mateo County in the eastern
foothills and along valley borders from Crystal Springs Reservoir south-
ward (see Map of Vegetative Types). Woodland-Savanna vegetation naturally
occurs along forest and grassland boundaries where soil and microclimate
allow an interspersion of vegetation. Such areas often harbor a greater
variety and abundance of wildlife than either forest or grassland.
Representative plants are dense or open groves of trees 15 to 70 feet in
height (with oak trees dominant), interspersed with brush and grassland.
The plants are generally drought resistant and tolerant of shade.

9. Mixed Evergreen Forest Vegetation

Mixed evergreen forest vegetation generally occurs along the drier inland
margins of the coniferous forests and at higher elevations within the
forests (see Map of Vegetative Types). Representative plants are mostly
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10.

11.

12.

trees that grow to 100 feet or higher, in fairly dense stands, with a
brush understory and interspersed patches of grassland.

Coniferous Forest Vegetation

In San Mateo County, the coniferous forests are dense, with trees up to
350 feet tall, and occur predominantly on the wetter, seaward slopes of
the Santa Cruz Mountains (see Map of Vegetative Types). Coniferous forest
vegetation partially determines the character of the soil. The leaves and
lTitter that fall from conifers slowly decay and form acid products which
are carried into the soil by precipitation. Coast redwoods and Douglas
fir dominate--Douglas fir on the drier slopes and ridges and coast
redwoods on the wetter slopes and in stream valleys. The lack of lTight
penetrating the dense forest canopy and the extensive underground tree
roots 1imit the number of other plant species able to live in the forest.

Streambank Vegetation

While vegetation along small streams is usually representative of the
vegetation found in the surrounding areas, vegetation along Targer
streams, especially near the lower stream courses, commonly consists of
certain water-loving plants.

Serpentine Soil Vegetation

Vegetation that is indigenous to serpentine soil is unique in its ability
to withstand the moderately toxic effects of this soil type. Serpentine
soils occur infrequently in San Mateo County and undisturbed habitats are
quite rare. These sites are located in three areas: The San Francisco
Watershed property, Jasper Ridge, and Edgewood Park.

SOURCES

1.
2.

Broder, Bill, Coyote Point Museum Docent Text, February 18, 1981.

Munz, Philip A., and Keck, David D., A California Flora and Supplement,
University of California Press, Berkeley, 1959 and 1968.

San Mateo County Parks and Recreation Division, Natural Resources
OManagement Plan: San Mateo County Park System; Draft, January 1983.

San Mateo County Planning Department, Conservation and Open Space Element
of the General Plan, December 1973.
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SCIENTIFIC NAME

APPENDIX 8

RARE AND UNIQUE PLANTS - UNINCORPORATED SAN MATEQ COUNTY - 1982

COMMON NAME

{See Appendix C for Sources)

KNOWN OCCURRENCES

Acanthomintha obovata ssp.

duttonii

Arabis Blepharophyllia

Arctostaphylos imbricata

Arctostaphylos montaraensis

Arctostaphylos pacifica
Arctostaphylos uva-ursi
Arctostaphylos uva-ursi

c.v. "minjature

Blennosperma parum var.
robustum

Chorizanthe robusta
Cirsium andrewsii

Cirsium fontinale var.
fontinale

Clarkia rubicunda ssp.
rubicunda

Collinsia franciscana

San Mateo Thornmint

Coast Rock Cress

San Bruno Mountain Manzanita

Montara Manzanita

Pacific Manzanita

Prostrate Bearberry

Pt. Reyes Blennosperma

Robust Spine Flower
Franciscan Thistle

Fountain Thistle

Ruddy Clarkia

San Francisco Collinsia

sTaTus!
USFNS SI . CDFG  SMC  Found Only
in SM Co.
(g) €l g, 2y X
T3
E E, L2 U X
T2 U X
E OE, L2 U X
(R)U X
£ R, L2
L3
L3
E E, L2 U X
L3
13
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Edgewood County Park

S.F. Fish & Game Refuge, San Bruno
Mountain, Montara Mountain

San Bruno Mountain

S.F. Fish and Game Refuge, San Bruno Moun-
tain, Montara Mountain, San Pedro Co. Park

San Bruno Mountain

San Bruno Mountain

San Bruno Mountain

Coastal Sand Dunes

S.F. Fish & Game Refuge

Jasper Ridge Biological Preserve,
Edgewood County Park

Edgewood County Park



APPENDIX B (Continued)

RARE AND UNIQUE PLANTS - UNINCORPORATED SAN MATEQ COUNTY - 1982

SCIENTIFIC NAME COMMON NAME STATUSl KNOWN QCCURRENCES
USFWS SI  COFG SMC  Found Only
in SM Co.
Cordylanthus maritimus Pt. Reyes Bird's Peak T L3 San Francisco Bay mud flats
ssp. palustris
Corylus Qolzstichum3 Hazelnut--Western Sword u San Pedro Mountain
Fern Community
Cupressus abramsiana Santa Cruz Cypress (E) E E, L2 Butano Ridge, Pescadero County Park
Cupressus macrocarpa Monterey Cypress 1) X Pescadero Road (National Champion Tree)
Eriophyllum latilobum San Mateo Woolly Sunflower L2 U X Crystal Springs Road near San Mateo Creek
east of Skyline Bivd.; Pescadero Road west
of Memorial Park
Erysimum franciscanum var. Course-Leaved Wallflower (L2) San francisco Fish & Game Refuge
crassifolium
Erysimum franciscanum var. San Francisco Wallflower E L3 S.F. Fish & Game Refuge, San Bruno Mountain
franciscanum
Fragaria chiloensis California Beach Strawberry U Coastal Sand Dunes
Fritillaria liliacea Fragrant Fritillary L2 S.F. Fish & Game Refuge; Edgewood County Park
Grindelia campourm var. Great Yalley Gum Piant L3 Jasper Ridge
parvifiora
Grindelia humilis Marsh Gum Plant L3 San Francisco Bay Salt Marshes
Grindelia maritima San Francisco Gum Plant L2 Montara Mountain, San Bruno Mountain
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APPENDIX B (Continued)

RARE_AND UNIQUE PLANTS - UNINCORPORATED SAN MATEQ COUNTY - 1982

COMMON NAME

KNOWN OCCURRENCES

Helianthella castanea

Hesperolinon congestum

Hetercmeles arbutifolia
Hystrix californica

Lessingia micradenia var.
arachnoidea (syn = Lessingia

hololeuca var. arachnoidea)

Lilium rubescens

Limnanthes douglasii var.
sulphurea

Lupinus eximius
Lupinus latifolius var.
dudleyi

Malacothamnus arcuatus

Monardella undulata var.
undulata

Orthocarpus floribundus
Pedicularis dudieyi

Mt. Diablo Helianthelia

Marin Dwarf Flax

Toyon {Christmas Berry)
California Bottiebrush Grass

San Mateo Lessingia

Redwood Lily

Pt. Reyes Meadow Foam

San Mateo Tree Lupine

Dudley’s Lupine

Arcuate Malacothamnus

Curly-Leaved Monardella

San Francisco Owl's Clover

Dudley's Lousewort

status!
USFWS SI  CDFG  SMC  Found Only
in SM Co.
L2
£ L2
u X
I
(R)Y X
L3
T2
L2 U X
(R)U X
L3
L3
T w2
E R, L2
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San Bruno Mountain

S.F. Fish & Game Refuge, Edgewood County
Park, Portola State Park, Farm Hill Road

S.F. Fish & Game Refuge (Nat. Champion Tree)
San Francisco Fish & Game Refuge

San Francisco Fish & Game Refuge

Montara Mountain, Montara State Beach

Montara Mountain

Montara Mountain

Coastal Sand Dunes

San Bruno Mountain

Portola State Park, Edgewood County Park



APPENDIX B {Continued)

RARE AND UNIQUE PLANTS - UNINCORPORATED SAN MATEO COUNTY - 1982

SCIENTIFIC NAME COMMON NAME STATUS1 KNOWN OCCURRENCES
USFWS SI  CDFG SMC  Found Only
in SM Co.
Pentachaeta bellidifiora White-Rayed Pentachaeta e 12 San Francisco Fish & Game Refuge,
{syn = Chaetopappa bellidiflora) Edgewood County Park
Pinus radiata Monterey Pine L3 i} Ano Nuevo Point (Coastways Ranch Area)
Apanolio Canyon
Pinus x attenuradiata Monterey Knobcone Pine u X Ano Nuevo Point {Coastways Ranch Area)
Piperia elongata ssp. Purple-Flowered Piperia L3
michaeliti
Sequoia sempervirens White Coast Redwood U
Sidalcea hickmanii ssp. Marin Checkermallow T L2
viridis
Silene verecunda ssp. San Francisco Campion L2 San Bruno Mountain, Montara Mountain
verecunda Edgewood County Park
Stylomecon heterophylla Wind Poppy {L3)
Tanacetum camphoratum Dune Tansy T 12 San Bruno Mountain, Montara State Beach
Umbellularia californica California Bay Laurel U X S.F. Fish & Game Refuge (National Champion
Tree) .
Vaccinium arbuscula Huckleberry U San Bruno Mountain
Legend: = Endangered = Rare2 T= Threatened2 U = Unique ( )} = Proposed Status

£
L2 = CNPS' List 2--Rare and Endangered Plant

1.7A
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APPENDIX B (Continued)

RARE AND UNIQUE PLANTS - UNINCORPORATED SAN MATEO COUNTY - 1982

FOOTNOTES

'0fficial Status Designated by the following agencies:

(1) USFWS = U.S. Fish & Wildlife Service under the Endangered Species Act
of 1973.

(2) SI = Smithsonian Institute under the Endangered Species Act of 1973.

(3) CDFG = California Dept. of Fish & Game under the California Native
Plant Protection Act of 1977, California Native Plant Society (CNPS
Tists are considered current Species-of-Concern by the CDFG).

(4) SMC = San Mateo County Planning and Development Division. Unique
species are those that are locally uncommon, found only in San Mateo
County, or have some special characteristic which merits attention.

2"Rare" and "Threatened" are equivalent terms used by different agencies.

*Designates a unique plant community.
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APPENDIX C

SOURCES FOR APPENDIX B

! California Native Plant Society, Inventory of Rare and Endangered Vascular
Plants of California, Special Publication No. 1 (2nd Edition), April 1980;
plus First Supplement, April 1981 and Second Supplement, February 1982.

2 San Mateo County Planning and Development Department, Local Coastal Program:
Background Report: Sensitive Habitats, January 1979.

> State of California, Department of Parks and Recreation, San Mateo Coast Area
General Plan, June 1979.

“California Natural Diversity Data Base, Computer Search, March 1982.

>California Natural Areas Coordinating Council, Inventory of California
Natural Areas, Vol. I, 1975; Updated January 1982.

® San Mateo County Planning Department, Conservation and Open Space Element of
the General Plan, December 1973.

”’San Mateo County Planning and Development Department, East Palo Alto Community
Plan and EIR Hearing Draft, July 1981.

®Porter, Duncan M., "The Vascular Plants of the Jasper Ridge Biological
Experimental Area of Stanford University," Department of Biological Sciences
Research Paper No. 2, Stanford University, April 1962.

“Conversations with Roman Gankin, Development Review Manager, San Mateo County
Planning and Development Department, February-May 1982.

“Thomas, John Hunter, Flora of the Santa Cruz Mountains, Stanford University
Press, Stanford, CA, 1951.

“Abrams, Leroy, Illustrated Flora of the Pacific States, Stanford University
Press, Stanford, CA 1951.

“Davis, Douglas F., and Holderman, Dale F., The White Redwoods: Ghosts of the
Forest, Naturegraph Publishers, Inc., Happy Camp, CA, 1980.

BSan Mateo County Planning Department, Forest Resources Study Committee,
Forest Resources of San Mateo County, March 1971.

“Torrey and Torrey, Inc., Draft Environmental Impact Report Edgewood County
Park Master Plan, June 1982.
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RARE AND UNTQUE FISH AND WILDLIFE
UNINCORPORATED SAN MATEQ COUNTY - 1982

APPENDIX 0

SCIENTIFIC NAME COMMON NAME sTaTUs! HABITAT TYPE KNOWN OCCURRENCES
USFWS CDFG  SMC Only
- SM Co.
MAMMALS
Arctocephalus townsendi Guadatupe Fur Seal P R,DBI U Coastal Waters Ano Nuevo Island, Pacific Coast
Balaenoptera acutorostrata Minke's Whale P U Coastal Waters Pacific Coast
Balaenoptera borealis Sei Whale 4 u Coastal Waters Pacific Coast
Balaenoptera musculus Blue Whale g,P Y Coastal Waters Pacific Coast
Balaenoptera physalus Finback Whale E,P Y Coastal Waters Pacific Coast
Enhydra lutris nereis Southern Sea Otter T,p  DBI §] Coastal Waters Pacific Coast
Eschrichtius robustus Gray Whale E,P U Coastal Waters Pacific Coast
Eubalaena glacialis Northern Right Whale P U Coastal Waters Pacific Coast
Eumetopias jubata Steller Sea Lion P U Coastal Waters Ano Nuevo Island, Pacific Coast,
Pigeon Pt., Franklin Pt. San Pedro Pt.
Globicethala macrorhyncha Pilot Whale P U Coastal Waters Pacific Coast
Megaptera novaeangliae Humpback Whale E,P U Coastal Waters Pacific Coast
Mesoplodon densirostris Dense Beaked Whale P U Coastal Waters Pacific Coast
Mesoplodon hubbi Arch Beaked Whale 4 ] Coastal Waters Pacific Coast
Mirounga angustirostris Northern Elephant Seal P B2 U Coastal Waters Ano Nuevo Point, Island, Pacific Coast
Orcinus orca Killer Whale 4 U Coastal Waters Pacific Coast
Phoca vitulina Harbor Seal P 1] Coastal Waters, Ano Nuevo Island, Pacific Coast,
San Francisco Bay S.F. Bay, Pillar Pt., Pescadero Pt.
Physeter catodon Sperm Whale E,P u Coastal Waters Pacific Coast
Pseudorea crassidens False Killer Whale 4 Coastal Waters Pacific Coast
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APPENDIX D (Continued)

RARE AND UN]%UE FISH AND WILDLIFE
Un TED MA NTY - Tag2

SCIENTIFIC NAME COMMON NAME status! HABITAT TYPE KNOWN OCCURRENCES
USFWS CDFG  SMC  Only
SM Co.
MAMMALS
Reithrodontomys raviventris Salt Marsh Harvest Mouse E E,DBL Salt Marsh Vegetation S.F. Bay Salt Marshes
Zalophus californicus California Sea Lion P u Coastal Waters Ano Nuevo Island, Pacific Coast
Pigeon Point, Pillar Point
BIRDS
Ardea herodias Great Blue Heron 082 Salt Marsh Vegetation Pescadero Marsh, Searsville Lake
Ano Nuevo Pt., 5.F. Bay Salt Marshes
Asip flammeus Short Eared Owl DB2 5alt Marsh Vegetation Pescadero Marsh, Ano Nuevo Point,
5.F. Bay Salt Marshes
Circus cyaneus Marsh Hawk P P,DB2 Salt Marsh Vegetation Pescadero Marsh, Ano Nuevo Point
5.F. Bay 5alt Marshes
Elanus leucurus White-Tailed Kite P P,DB2 Salt Marsh Vegetation Pescadero Marsh, Jasper Ridge Biological
Preserve, 5.F. Bay Salt Marshes
Geothlypis trichas Common (Salt Marsh) DBl Salt Marsh Vegetation Pescadero Marsh, Franklin Point, San
sinuosa Yellowthroat Gregorio Creek, Searsville Lake, San Fran-
e cisquito Creek, S.F. Bay Salt Marshes
Laterallus jamaicensis California Black Rail R,P,DB1 Salt Marsh Vegetation Pescadero Marsh, 5.F. Bay 5alt Marshes
coturniculus
Otus asio Screech Owl og2 Grassland Vegetation  Ano Nuevo Point
Pelecanus pccidentalis California Brown Pelican E E,P,DB1 Coastal Shoreline- Pescadero Marsh, Ano Nuevo Point,
californicus Salt Marsh Vegetation 5.F. Bay Salt Marshes
California Clapper Rail E E,P,DBL Salt Marsh Vegetation Pescaderp Marsh, 5.F. Bay Salt Marshes

Rallus longivostris
obsoletus
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APPENDIX D (Continued)

RARE _AND UNIQUE FISH AND WILDLIFE
UNINCORPORATED SAN MATEQ COUNTY - 1982

COMMON  NAME

STATUSL HABITAT TYPE

KNOWN OCCURRENCES

BIRDS

Sterna albifrons browni

REPTILES AND AMPHIBIANS

Thamnophis sirtalis

tetrataenia

Rana aurora
FISH

Cottus aleuticus
Cottus asper

Entosphenus tridentatus

Gairdnerii gairdnerit

Gasterosteus aculeatus

Oncorhynchus kisutch

Salmo gairdnerii
gairdnerit

USFWS CDFG  SMC Only
SM Co.

California Least Tern £

San Francisco Garter
Snake

Red-legged Frog

Coast Range Scuipin
Prickly Sculpin
Pacific Lamprey

Rainbow Trout

Threespine Stickleback

Silver {(Coho)} Salmon
Steelhead Trout

£,P,081

Coastal Shoreline-
Salt Marsh Vegetation

E EP,DB1 U X Wetlands
P,DB1 Wetlands

U Freshwater Streams

U Freshwater Streams

U Freshwater Streams

i) Freshwater Streams

Y Freshwater Streams

Y Freshwater Streams

DB2 U Freshwater Streams

1.12A

Pescadero Marsh, Ano Nuevo Point
S.F.Bay Salt Marshes

Pillar Pt., Pescadero Marsh, S.F. Fish &
Game Refuge, S.F. Bay Marshlands, Montara
Mountain, Coastal Streams

S.F. Airport Marsh, Coastal Wetlands,
Crystal Springs Watershed

Coastal Streams
Coastal Streams

Gazos, Pescadero, San Gregorio, and
San Pedro Creeks

Butano, Denniston, Gazos, Lobitos,
Pescadero, Pomponio, Purisima, San
Gregorio, San Pedro, Tunitas Creeks

Butano, Denniston, Pescadero, Pilarcitos,
Pomponio, Purisima, San Gregorio, and
San Pedro Creeks

Butano, Gazos, and Pescadero Creeks

Most Coastal Streams, and San Fran-
cisquito Creek



APPENDIX D (Continued)

RARE_AND UNIQUE FISH AND WILDLIFE
UNTNCORPORATED SAN MATEO COUNTY - 1982

SCIENTIFIC NAME COMMON  NAME sTaTYs! HABITAT TYPE KNOWN OCCURRENCES
USFWS CDFG  SMC Only
SM Co.
INVERTEBRATES
Tryonia imitator California Brackishwater a2 Salt Marsh Vegetation Pescadero Marsh
Snail
Callophrys mossi bayensis San Bruno E1fin Butterfly E DBl u b3 Coastal Scrub Vegetation 5an Bruno Mountain, Montara Mountain
Coelus globosus Globose Dune Beetle B2 Coastal Sand Dunes Pescadero State Beach
Euphydryas editha bayensis Bay Checkerspot Butterfly (E) U X Grassland Vegetation San Bruno Mountain, Edgewood County
Park, Jasper Ridge
Grapholitha edwardsiana San Francisco Tree Lupine DB2 Coastal Scrub Vegetation San Bruno Mountain, Ano Nuevo and
Moth Pigeon Points
Plebejus (Icaricia) Mission Blue Butterfly E 081 Coastal Scrub Vegetation San Bruno Mountain
icaripides missionensis
Speyeria callippe Callippe Silverspot De2 Grassland Vegetation San Bruno Mountain
callippe Butterfly
Legend: E = Endangered R = Rare? T = Threatened® P = Protected U = Unique ( ) = Proposed Status
DBI = l:ﬂIJDI!1 High Priority Animal DB2 = CNDDB* Special Animal

Notes: lufricial Status Designated by the Following Agencies.

(See Appendix F for Sources)
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APPENDIX E
SOURCES FOR APPENDIX D

! Csuti, Blair A, California Natural Diversity Data Base, "Special Animals of
the California Fauna," June 1980.

? State of California, Department of Fish and Game, At the Crossroads: A
Report on the Status of California's Endangered and Rare Fish and Wildlife,
December 1980.

3 U.S. Federal Register, SOCFR 17, "Endangered and Threatened Wildlife and
Plants," Revised April 29, 1981.

* San Mateo County Planning and Development Division, Local Coastal Program:
Background Report: Sensitive Habitats, January 1979.

> State of California, Department of Parks and Recreation, San Mateo Coast
Area General Plan, June 1979.

® Jones and Stokes Associates, Inc., et al., Protection and Restoration of San
Francisco Bay Fish and Wildlife Habitat, for U.S. Fish and Wildlife Service
and California Department of Fish and Game, August 1975.

"California Natural Areas Coordinating Council, Inventory of California
Natural Areas, Vol. I, 1975; updated January 1982.

® San Mateo County Planning Department, Forest Resources Study Committee,
Forest Resources of San Mateo County, March 1971.

¥ San Mateo County Planning Department, Conservation and Open Space Element of
the General Plan, December 1973.

%San Mateo County Planning and Development Division, East Palo Alto Community
Plan and EIR Hearing Draft, July 1981.

Thomas Reid Associates, Endangered Species Survey of San Bruno Mountain, for
San Mateo County, December 1980.

“Fisk, Leonard, "Protected Amphibians and Reptiles," Inland Fisheries -
Informational Leaflet No. 28, for State of California, Department of Fish
and Game, February 1972.

BKemnitz, Carole, Coyote Point Museum, "Birds of Pescadero Marsh and
Surrounding Areas," February 1972.

“Briggs, K. T., "Birds of Ano Nuevo State Reserve," A Natural History of Ano
Nuevo, Boxwood Press, Pacific Grove, 1981.

“Sequoia Audubon Society, "Filoli Annual Report," 1980.
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"Metropulos, Peter J., "A Check List of the Birds of San Mateo County," for
the Sequoia Audubon Society, June 1979.

YFile data and conversations with Roman Gankin, Development Review Manager,
San Mateo County Planning and Development Division, February-May 1982.

8kellogg, Michael G., Moss Landing Marine Laboratories, "Tyronia imitator
(Pilbry) in Central California - 1979," for California Department of Fish
and Game; supported by U.S. Fish and Wildlife Service Endangered Species Act
grant-in-aid project, California E-F-3, Study II, job 3.2, January 1980.

“Barry, Sean J., "Status of the San Francisco Garter Snake," for the
California Department of Fish and Game, Inland Fisheries Endangered Species
Program, Special Pub. 78-2, October 1978.

“Schaub, David B., "Salt Marsh Harvest Mouse Survey," for California Depart-
ment of Fish and Game; supported by Federal Aid in Wildlife Restoration,
Project W-S4-R, 1971.

?'Foster, Margaret L., San Jose State University, "Status of the Salt Marsh
Yellowthroat (Geothlypis trichas sinuosa) in the San Francisco Bay Area,
California, 1975-1976," for California Department of Fish and Game; sup-
ported by Federal Aid in Wildlife Restoration, Project W-54-R-9, "Nongame
Wildlife Investigations," Job Final Report, Job I-1.12, March 1977.

“Manolis, Timothy D., "California Black Rail Breeding Season Survey in
Central California," for California Department of Fish and Game, Nongame
Wildlife Investigations; supported by Endangered Wildlife Program, E-1-1,
Study IV, Job 1.3, August 1977.

ZAtwood, Jonathan L.; Jorgensen, Paul D.; Jureck, Ronald M.; and Manolis,
Timothy D., "California Least Tern Census and Nesting Survey," for Calif-
ornia Department of Fish and Game; Endangered Wildlife Program, E-1-1,
Nongame Wildlife Investigations, Job V-2.11, Job Final Report, December
1977.

“Arnold, Richard A., "Status of Six Endangered California Butterflies," for
California Department of Fish and Game; supported by Federal Aid for Endan-
gered Species, Nongame Wildlife Investigations E-1-1, Study V, Job 2.20,
Final Report, March 1978.

6i11, Robert, Jr., U.S. Fish and Wildlife Service, "Status of Distribution
of the California Clapper Rail (Rallus longirostris obsoletus), California
Fish and Game, 65(1):36-49, 1979.

California Natural Diversity Data Base, "California Special Animal Element
Abstracts," data search March 1982.

?’U.S. Fish and Wildlife Service, Endangered Species Technical Bulletin,
Volumes 1-6, 1976-1981.

1.15A



VEGETATIVE, WATER, FISH AND WILDLIFE RESOURCES APPENDIX E

®Telephone conversation with Bob Breen, Fitzgerald Marine Reserve, May 4, 1982.

“Conversations with Dennis Eimoto, Inland Fisheries Biologist, CDFG, April-
May 1982.

Personal communication from Jacqueline Schoemwald, California Academy of
Science, May 4, 1982.

'Telephone conversation with Dave Disanti, Biologist, Pt. Reyes Bird Observa-
tory, May 9, 1982.

*Telephone conversation with Dr. Jerry Smith, Natural Sciences Department, San
Jose State University, May 5, 1982.
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APPENDIX F

DEVELOPMENT REVIEW CRITERIA PROTECTING VEGETATIVE, WATER, FISH AND WILDLIFE

DEVELOPMENT REVIEW CRITERIA

RESOURCES IN RESOURCE MANAGEMENT (RM AND RM/CZ) DISTRICT ORDINANCES

UNINCORPORATED SAN MATEO COUNTY - 1982

AREA APPLIES

SUMMARY OF REQUIREMENTS

GENERAL REVIEW CRITERIA

Environmental Quality
Criteria

Site Design Criteria

A11 lands zoned RM or RM/CZ

A11 lands zoned RM or RM/CZ

Standards for emission of air pollutants must be met.

Pesticides and chemicals used should have no signi-
ficant or persistent adverse effects on the envir-
onment.

If extensive change in vegetative cover is proposed,
applicant must demonstrate that change will have
minimal adverse impact on micro-climate conditions and
provide similar protection from erosion as existing
vegetation.

No use or development shall have significant adverse
environmental impact on primary wildlife or marine
resources. Development shall demonstrate high degree
of compatibility and with minimal adverse impact on
wildlife habitat areas.

No use, development, or alteration shall substantially
change the natural characteristics of existing major
water courses, established and mature trees and other
woody vegetation, dominant vegetative communities or
primary wildlife habitats.

Replace vegetation removed during construction wherever
possible. Vegetation for stabilization of graded areas
or replacement of existing vegetation shall be
compatible with surrounding vegetation.
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APPENDIX F (Continued)

DEVELOPMENT REVIEW CRITERIA PROTECTING VEGETATIVE, WATER, FISH AND WILDLIFE
RESOURCES IN RESOURCE MANAGEMENT (RM AND RM/CZ) DISTRICT ORDINANCES
UNINCORPORATED SAN MATEO COUNTY - 1982

DEVELOPMENT REVIEW CRITERIA AREA APPLIES SUMMARY OF REQUIREMENTS
Site Design Criteria Prohibit the removal of living trees with trunk circum-
(Contd.) ference greater than 55" measured 4-1/2 feet above the

average surface of the ground, except as may be
required for development permitted by this ordinance,
by the Timber Harvest Ordinance, or for reasons of
safety.

Preserve sand dunes in their natural state.

Water Resources Criteria A11 Tands zoned RM or RM/CZ Prohibit waste discharge and disposal that contaminates
water resources or otherwise adversely affects marine,
aquatic, or riparian environments.

Grading and landscape alteration shall be minimized.

Control site preparation and construction to reduce
erosion.

Maintain surface water runoff at or near existing
levels.

Prohibit development which might cause significant
adverse impacts on the natural course or riparian
habitat of any stream, except for agricultural uses and
public works and public safety projects.

Prohibit excessive interbasin transfers of water
resources which may result in adverse impacts on water
regimen stability and water quality.
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APPENDIX F (Continued)

DEVELOPMENT REVIEW CRITERIA PROTECTING VEGETATIVE, WATER, FISH AND WILDLIFE

RESOURCES IN RESOURCE MANAGEMENT (RM AND RM/CZ) DISTRICT ORDINANCES

DEVELOPMENT REVIEW CRITERIA

UNINCORPORATED SAN MATEO COUNTY - 1982

AREA APPLIES

SUMMARY OF REQUIREMENTS

Water Resources Criteria
(continued)

SUPPLEMENTARY REVIEW
CRITERIA FOR PRIMARY
RESOURCES AREAS

Primary Scenic Resources
Areas Criteria

Primary Fish & Wildlife
Habitat Areas Criteria

Lands within Scenic
Corridors & Other Primary
Scenic Resource Areas
designated or defined in
the 1973 Conservation &
Open Space Element.

Lands within Primary Fish &
Wildlife Areas designated
or defined in the 1973 Con-
servation and Open Space
Element.

Demonstrate methods to be employed for management of
vegetative cover, surface water runoff, groundwater
recharge, and erosion and sedimentation processes to
assure stability of downstream aquatic environments.

Prohibit clear cutting or removal of existing
vegetation from rights-of-way, except as required for
roads, safety reasons, or the enhancement of visual
quality.

Permit selective clearing of vegetation which allows
the display of important public views.

Prohibit significant reduction of primary habitat
areas.

Ecological characteristics of primary wildlife habitat
areas shall not be changed in a manner that would have
substantial adverse impact on the quantity or quality
of marine or other wildlife.

Avoid the direct removal of primary habitat areas by
clustering uses.

Prohibit development, including recreational, in
spawning or nesting areas.
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APPENDIX F (Continued)

DEVELOPMENT REVIEW CRITERIA PROTECTING VEGETATIVE, WATER, FISH AND WILDLIFE

RESOURCES IN RESOURCE MANAGEMENT (RM AND RM/CZ) DISTRICT ORDINANCES

UNINCORPORATED SAN MATEO COUNTY - 1982

DEVELOPMENT REVIEW CRITERIA AREA APPLIES

SUMMARY OF REQUIREMENTS

Primary Fish & Wildlife
Habitat Areas Criteria -
continued

Lands within Primary Water
Resource Areas designated
or defined in the 1973
Conservation & Open Space
Element

Primary Water Resources
Area Criteria

Prohibit the filling or dredging of tidal marshes,
estuarine or marine waters.

Manage watersheds whose streams are used for fish
spawning grounds and nurseries to maintain the
necessary flow of fresh water.

Control public access to primary wildlife habitat areas
to allow compatible recreational use without
disturbance to wildlife populations.

Demonstrate that withdrawals from groundwater basins
will not jeopardize continued water supply or result in
salt water intrusion.

Construction shall not significantly disrupt or
diminish natural patterns of groundwater recharge.

Manage watersheds whose streams are used for spawning
grounds and fish nurseries to maintain the necessary
flow of fresh water.

Demonstrate that proposed use, development or
alteration will not: interfere with existing capacity
of water bodies; substantially increase erosion or
silt, or chemical nutrient pollutants; or contribute to
the deterioration of water quality.
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APPENDIX F (Continued)

DEVELOPMENT REVIEW CRITERIA PROTECTING VEGETATIVE, WATER, FISH AND WILDLIFE

RESOURCES IN RESOURCE MANAGEMENT (RM AND RM/CZ) DISTRICT ORDINANCES

DEVELOPMENT REVIEW CRITERIA

UNINCORPORATED SAN MATEO COUNTY - 1982

AREA APPLIES

SUMMARY OF REQUIREMENTS

Primary Water Resources
Area Criteria (contd.)

Ocean Shoreline Criteria

Primary Mineral Resources
Area Criteria

Primary Natural
Vegetative
Areas Criteria

Lands along the ocean

shoreline zoned RM or RM/CZ

Lands within Primary
Mineral Resource Areas
designated or defined in
the 1973 Conservation and
Open Space Element.

Lands within Primary
Natural Vegetative Areas
designated or defined in
the 1973 Conservation and
Open Space Element.

Prohibit development and associated access roads within
50 feet of the high water 1line of existing and future
lakes and reservoirs whose maximum design water surface
area exceeds 5 acres.

Demonstrate that proposed development will not cause
significant harm to the water quality of adjacent
waters or public use of the adjacent waters or
underlying Tlands.

Consider the potential impacts of mineral extraction on
water resources and wildlife habitat areas. Consider
any activity that would have significant adverse
impacts on water resources or wildlife habitat areas
incompatible with the maintenance of open space values.

Prohibit significant reduction of vegetation.

Avoid the direct removal of vegetation by clustering
uses.

Control public access to vegetative areas to allow com-
patible recreation without disturbance of vegetation.



¥ée 1

APPENDIX G

EXAMPLES OF ACTIVITIES WHICH IMPACT VEGETATIVE, WATER, FISH AND WILDLIFE RESOURCES

ACTIVITY

SAN MATEQO COUNTY

VEGETATIVE RESOURCES

WATER RESOURCES

FISH AND WILDLIFE RESOURCES

URBAN DEVELOPMENT

Clearing Land

Paving and Constructing
Buildings

Domestic and Industrial
Discharges

Domestic and Industrial
Water Use

AGRICULTURAL DEVELOPMENT

Clearing Land

Use of Pesticides and
Fertilizers

Agricultural Water Use

Removal of Vegetation

Degradation and Loss of
Vegetative Habitats

Degradation of Vegetative
Habitats

Degradation and Loss of
Vegetative Habitats

Removal of Vegetation

Degradation of Vegetative
Habitats

Degradation and Loss of
Vegetative Habitats

Increased Erosion and Sedi-
mentation of Streams

Increased Runoff, Reduced
Groundwater Recharge
Degradation of Water Quality
Diversion and Consumption of
Water

Increased Erosion and Sedi-
mentation of Streams

Degradation of Water Quality

Diversion and Consumption of
Water

Degradation and Loss of
Terrestrial and Aquatic
Habitats

Degradation and Loss of
Terrestrial Habitats

Degradation of Aquatic
Habitats

Degradation and Loss of
Aquatic Habitats

Degradation and Loss of
Terrestrial and Aquatic
Habitats

Degradation of Terrestrial
and Aquatic Habitats

Degradation and Loss of
Aquatic Habitats
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APPENDIX G (Continued)

EXAMPLES OF ACTIVITIES WHICH IMPACT VEGETATIVE, WATER, FISH AND WILDLIFE RESOURCES

ACTIVITY

SAN MATEQO COUNTY

VEGETATIVE RESOURCES

WATER RESOURCES

FISH AND WILDLIFE RESOURCES

RECREATIONAL DEVELOPMENT

Clearing Land

Paving and Construction
of Buildings

Public Access and
Recreational Use

Removal of Vegetation

Degradation and Loss of
Vegetative Habitats

Removal of Vegetation,
Degradation of Vegetative
Habitats

Increased Erosion and
Sedimentation of Streams

Increased Runoff, Reduced
Groundwater Recharge

Degradation of Water
Quality

Degradation and Loss of
Terrestrial and Aquatic
Habitats

Degradation and Loss of
Terrestrial Habitats

Removal of Fish and Wild-
1ife, Degradation of
Terrestrial and Aquatic
Habitats



APPENDIX H

SUPPLEMENTAL BACKGROUND INFORMATION

In response to requests by the San Mateo County Planning Commission on
December 20, 1984, the following background data was added to the Vegetative,
Water, Fish and Wildlife Resources Chapter.

1.

Scope of the Chapter

The Vegetative, Water, Fish and Wildlife Resources Chapter explores San
Mateo County's natural environment and the issues surrounding the conver-
sion, productive use and protection of the County's natural resources and
sensitive habitats. When discussing agriculture, the County's natural
resources are one of many factors which should be considered. A discus-
sion of agriculture which considers natural resources, along with other
factors such as farm labor, market dynamics and location, is included in
the Rural Land Use Chapter. An analysis of the issues regarding the
development and allocation of water resources for irrigation and domestic
use is the basis of the Water Supply Chapter.

Value of Vegetative, Water, Fish and Wildlife Resources

Table 1 considers the economic value of vegetative, water, fish and wild-
1ife resources along with other values such as ecological value, scenic
value, etc.

See Table 1 - Value of Vegetative, Water, Fish and Wildlife Resources
(attached)

Stream Channelization and the Management of Riparian Corridors for Flood
Control in Urban and Rural Settings

In their natural state, riparian corridors serve many functions; they
convey water, provide wildlife habitat and are valuable scenic and recrea-
tional resources. Riparian corridors are also primary areas for ground-
water recharge.

a. Urban Areas

With urbanization, riparian corridors are often altered to accommodate
greater amounts of runoff and to facilitate flood control. Such al-
terations generally include the removal of riparian vegetation, widen-
ing, deepening and straightening of creek channels and concrete or
masonry creek "Tining". Most of these activities degrade riparian
habitats and impede groundwater recharge. In addition, creek channels
in urban areas are often sandwiched by residential backyards and
become essentially alleys which attract litter, vandals and other dis-
ruptive activities. Many of these problems can be averted in early
stages of development through site planning techniques which minimize
the number of homes which abut creeks.
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VEGETATIVE, WATER, FISH AND WILDLIFE RESOURCES APPENDIX H

b. Rural Areas

In rural areas, particularly, along the lower reaches of San Gregorio
and Pescadero Creeks, flooding hazards are aggravated when riparian
vegetation and debris impede stream flow, placing structures and prime
agricultural land in jeopardy.

The draft policies included in the Vegetative, Water, Fish and Wild-
1ife Chapter seek to minimize adverse impacts on riparian corridors
through site planning and design standards as well as land use con-
trols. Necessary public service activities, such as emergency flood
control measures, are specifically permitted. In addition, policies
included in the natural hazards chapter support measures for the
abatement of flood hazards, including debris clearance programs in
riparian corridors.

4. Description in Text of Timber Harvesting

A local timber operator has suggested the Vegetative, Water, Fish and
Wildlife Resources Chapter misrepresents timber harvesting in San Mateo
County. In response, it should be emphasized that the chapter describes
a range of possible impacts which should be considered when developing
General Plan policy. To allay these concerns, revisions to the Vegeta-
tive, Water, Fish and Wildlife Resources Chapter submitted by the respon-
dent are included as follows:

Vegetative Resources

Forested Tands in timber production provide open space and economic oppor-
tunity for the residents of rural San Mateo County. The mismanagement of
forest resources, however, can have a deleterious effect on vegetative,
water, fish and wildlife resources. Much of San Mateo County's forested
land is traversed by streams that foster important riparian habitats.
These riparian areas are particularly susceptible to degradation caused by
improper timber practices. Erosion can increase sediment loads of streams
while the wholesale loss of streamside vegetation can dramatically alter
the microclimate of the stream. Resident fish and wildlife species often
cannot adapt to major changes in the stream environment. The conversion
of natural mixed forest vegetation to a single species, if extended over

a very large area, could adversely affect wildlife habitat.

Proper management of timber harvesting activities can prevent damage to
surrounding vegetative, water, fish and wildlife resources. Techniques
such as selective harvesting, maintaining stream vegetative cover and
effective erosion control can protect streams from sedimentation while
retaining food and cover for wildlife.
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TABLE 1

VALUE OF VEGETATIVE, WATER, FISH AND WILDLIFE RESOURCES

PRODUCTIVE/ EDUCATIONAL/

¥9¢°1

ECOLOGICAL SCENIC RECREATIONAL ECONOMIC SCIENTIFIC

VALUE VALUE VALUE VALUE VALUE
VEGETATIVE RESOURCES
- Forests X X X X
- Grazing Land X X X
- Rare and Unique Species X X
- Other Vegetative Cover X X X
WATER RESOURCES
- San Francisco Bay X X X X X
- Pacific Ocean X X X X X
- Reservoirs and Lakes X X X
+ Springs X X
- Groundwater X X
FISH AND WILDLIFE RESQURCES
- Commercial and Sport Fish Species X X X
- Rare and Unique Fish and Wildlife X X
+ Other Fish and Wildlife Species X X X
SENSITIVE HABITATS
- Riparian Corridors X X X X X
- Marine and Estuarine Habitats X X X X X
- Wetlands X X X X
- Sand Dunes X X X X
Notes:

Ecological Value denotes a direct relationship between the resource and a biologic or environmental use.
Scenic Value denotes resources which are significant components of the natural scenery.

Recreational Value denotes resources which directly support recreational uses.

Productive/Economic Value denotes resources which directly support productive uses or produce income.
Educational /Scientific Value denotes resources which are of educational or scientific significance.
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TOPIC FOR CONSIDERATION DURING FUTURE PLANNING EFFORTS

During Planning Commission hearings, the following topic was identified
relating to the Vegetative, Water, Fish and Wildlife Resources Chapter which
is most appropriately addressed during future planning efforts, including area
plan development and ordinance revisions:

Explore the potential for water development in the Coastside (LCP).
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SOIL RESOURCES BACKGROUND

INTRODUCTION

Soil 1is one of the few most basic resources for sustenance of human,
animal and plant communities. It is the very thin layer at the surface
of the earth capable of supporting plant life and contributing to a
hospitable environment. Soil is produced extremely slowly--2,000 years
per inch under conditions normal for California'--but it can be lost
very quickly due to accelerated erosion, nutrient depletion, and
contamination from misguided human activities. Given proper management,
some uses such as agriculture and forestry can productively renew and
sustain the resource for continued use, while others such as urban
development can eliminate the soil's productive potential and natural
replenishment process. The County, as a major custodian of this
resource, must continually assess appropriate means to assure its
protection.

SCOPE AND ROLE

This chapter comprehensively discusses soil resources within the unin-
corporated area of San Mateo County. It inventories types and capa-
bilities of soils and their major beneficial uses. The chapter also
analyzes issues affecting the availability and quality of soil
resources; discussing opportunities and constraints to protect the
resource. Existing regulations, programs, and policies are assessed,
culminating in a set of policies which respond to stated issues.

STATE PLANNING LAW

This chapter satisfies the requirements as related to soil resources of
two of the nine General Plan Elements mandated by State Taw. The
Conservation Element, required by California Government Code Section
65302(d), must provide for the "conservation, development, and utiliza-
tion of natural resources." Soil is specifically included as a natural
resource.

The Open Space Element, required by Government Code Sections 65302 (e)
and 65560 et seq., must provide for "the comprehensive and long-range
preservation and conservation of open space land." As defined, open-
space land includes "Tand or water which is essentially undeveloped and
devoted to an open-space use." While the code specifies four types of
open space uses, two are particularly relevant to soil resources:

(1) "open space for preservation of natural resources," and (2) "open
space for the managed production of resources."

"Rangeland, agricultural lands and areas of economic importance for the

production of food and fiber" are specifically mentioned as important
open space uses, all dependent upon soil resources.
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SOIL RESOURCES INTRODUCTION

This chapter satisfies Open Space Element requirements to the extent
that Tong-range open space preservation is dependent upon the protection
and use of soil resources.

C. RELATION TO OTHER GENERAL PLAN DOCUMENTS

1. Existing Documents

a. 1973 Conservation and Open Space Element

In 1973, the County adopted a comprehensive single document which
incorporated both the Conservation and Open Space Elements. This
chapter replaces those sections of the Conservation and Open Space
ETement concerning soil resources.

b. Area Plans

The Local Coastal Program (LCP) contains extensive background infor-
mation, issue statements and policies relevant to soils and agricul-
ture, particularly in the LCP Agricultural Component. The subject
is also discussed in the Energy, Hazards and Sensitive Habitats
Components. This chapter of the General Plan draws upon LCP issue
statements and policies with the intent to support them in a compre-
hensive treatment of soil resources.

The County has also adopted other area plans which discuss soil
protection. The plans for San Bruno Mountain, Emerald Lake Hills
and Montara-Moss Beach-E1 Granada, and the Skyline Area General Plan
Amendment each contain background information and policies relevant
to soil resources. This chapter uses area plan data for background
information and issue statements in discussion of the Countywide
soil situation. The policies of this chapter are intended to be
consistent and support rather than replace area plan policies.

2. Other Chapters of the Updated General Plan

While focusing on soil resources, this chapter discusses agriculture as
a major beneficial use. A more extensive discussion of agriculture as a
land use is included in the Rural Land Use Chapter. Other beneficial
uses of soil resources, particularly timber, are treated in more detail
in the Vegetative, Water, and Fish and Wildlife and Rural Land Use
Chapters. Sand and gravel, although sometimes thought of as soil types,
do not meet the definition used in this chapter and are discussed in the
Mineral Resources Chapter. Soil erosion is discussed in this chapter
insofar as it represents loss of soil resources. When erosion consti-
tutes a threat to human life and property, it will be discussed in the
Natural Hazards Chapter.
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SOIL RESOURCES INTRODUCTION

D. DEFINITIONS

The following are definitions of some of the soil resource terminology
used in this report:

1. General

SOIL - the "mixture of mineral and organic matter that is capable of
supporting plant life"; formed from weathered rock by the action of
climate and living organisms over time.?

SOIL EROSION - the process by which soil is detached and moved by
running water, wind, ice, and gravity. Include both naturally occurring
and accelerated by human activity.

SOIL CONTAMINATION - the addition of chemical substances to soil such
that it becomes toxic or injurious to plant or animal life.

CONSUMPTIVE USE OF SOIL - any activity or use which eliminates,
degrades, or significantly alters the availability and capacity of the
resource to support plant and animal life. Examples include structural
development, roads, and quarry activities.

PROTECTIVE USE OF SOIL - any activity or use which preserves, renews,
and sustains the ability of the resource to support plant and animal
life. Examples include properly managed agriculture, forestry, and open
space.

SOIL CONVERSION - the process of transforming soil from a protective to
consumptive use.

2. Categorizing Soils

SOIL TYPE - categories which group soils of similar physical and
chemical characteristics; includes soil associations, soil series and
soil phases, which are used as mapping units for soil surveys.’

SOIL CAPABILITY - the relative suitability of a given soil type for a

particular use; usually expressed as a capability ranking (as in several
rankings published by the U.S. Soil Conservation Service).*
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SOIL RESOURCES EXISTING RESOURCES

IT.

DESCRIPTION OF EXISTING SOIL RESOURCES

INVENTORY OF SOIL RESOURCES

Soil Formation and Distribution

a.

Dynamic of Soils

Soil formation and distribution is a function of interacting natural
processes including climate, vegetation, and geology. Over time,
physical and chemical forces including rainfall, runoff, freeze and
thaw, and wind have weathered, shaped and broken down the County's
landforms into smaller rock fragments. Vegetation, animals, and
micro-organisms then react with the broken rock material, reducing
it further to organic residues and compounds which result in soil.

Soils are not simple structures nor are they static. They respond
to environmental and topographic changes. Soil is composed of three
layers, each with definable properties collectively known as the
soil profile. The nature of the soil profile has a major influence
on the plant community it supports just as plant life contributes to
the soil forming process. The upper layer or topsoil, a zone of
extensive biologic activity, consists of organic debris being
transformed into humus and mixed with mineral matter. This is also
a zone of leaching, where rainwater dissolves and transports soluble
minerals downward. The middle layer or subsoil consists of obliter-
ated rock material mixed with leached minerals, an area where clays
tend to accumulate. The organic content of the subsoil is consider-
ably less than that of the topsoil. The lowest soil layer inter-
faces with the bedrock and consists of broken parent material as yet
little affected by the soil forming process.

Soil Types and Location

Soil types in San Mateo County have been classified according to
eight major groups comprised of twenty-five association types as
described in Table 2.1, and shown on the General Soil Types Map.’
Soils within each association have similar properties and charac-
teristics. Approximately 80% of the County is covered with sandy
loam, clay loam and clay upland soils, generally on slopes of 30% or
greater.® The deepest and best drained soils occur on small

alluvial fans and low terraces, especially along major stream
channels. Other well-drained soils, originally formed primarily
from marine sediments, occur on the high terraces of the coastal
plain. Together, the areas of well-drained soils comprise less than
20% of the County land area.

While this discussion on soil types and that presented in Table 2.1
are very generalized, more detailed soil mapping and description is
available for most of the coastal area in the 1961 Soil Conservation
Service Survey.’
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TABLE 2.1

SOIL TYPES IN SAN MATEO COUNTY

GROUP GENERAL CHARACTERISTICS ASSOCIATION
1 Very deep, well and moderately well-drained loamy soils with Tittle Zamora-Pleasanton
or no clay increase in the subsoils on nearly level to gently Zamora-Pleasanton-Danville, 2-9% slopes
sloping fans and terraces. Tunitas-Lockwood, 0-5% slopes
2 Nearly level poorly drained Tow valley bottom clay soils. Sunnyvale-Casto
3 Moderately and well-drained soils with loamy subsurfaces and very Watsonville-Elkhorn, 2-9% slopes, eroded
slowly to moderately permeable subsoils on gently sloping to ETkhorn-Colma, 5-15% slopes
moderately steep terraces. Tierra-Colma, 9-15% slopes
Tierra-Colma, 15-30% slopes
4 Well to excessively drained sandy lToam to clay loam upland soils Lobitos-Gazos, 30-50% slopes, eroded
developed in sedimentary rock with some basic igneous rocks Gaviota-Los Gatos-Gilroy, 15-30% slopes, eroded
intrusions. Los Gatos-Gilroy-Gaviota, 30-70% slopes, eroded
Los Gatos-Hulls, 30-50% slopes, eroded
Gaviota eroded rock, 30-70% slopes
Lobitos-Gazos-Santa Lucia, 50-70% slopes, eroded
Hugo-Butano-Josephine, 30-70% slopes
Maymen-Los Gatos, 30-70% slopes, severely eroded
5 Well-drained and somewhat excessively drained moderately deep and Montara-Climara, 30-50% eroded
shallow upland clay Toam and clay soils on ultra basic igneous rock
(predominantly serpentine).
6 Somewhat excessively drained shallow to deep coarse sandy loam to Sweeney-Mindego, 30-70% slopes, eroded
clay upland soils on acid and basic igneous rocks. Miramar-Sheridan, 30-70% slopes, eroded
Miramar severely eroded rock land, 30-79% slopes
7 Very poorly drained clay soils influenced by tidal waters. Reyes-Alviso
8 Miscellaneous soils. Tidal flats
Made soils, over Bay muds
Made soils
Dune land
Source: U.S. Department of Agriculture, Soil Conservation Service, Report and General Soil Map; San Mateo County. Half Moon Bay, 1974.
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SAN MATEO COUNTY GENERAL PLAN

GENERAL SOIL TYPES

GROUP GENERAL CHARACTERISTICS

I Very deep, well and moderately well—drained loamy soils with little or no clay increase in the subsoils on nearly level to
gently sloping fans and terraces.

it Nearly level poorly drained low valley bottom clay soils.

n Moderately and well drained soils with loamy subsurfaces and, very skowly to moderately permeable subsails on gently sloping
to moderately steep terraces.

v Well to excessively drained sandy loam to clay loam upland soils developed in sedimentary rock with some basic igneous
rock intrusions.
v Well drained and ively drained deep and shallow upland clay loam and clay soils on ultra basic
igneous rock (pradominantly serpentine).
VI Somewhat excessively drained shallow to deep coarse sandy koam to clay upland soifs on acid and basic igneous rocks.
Vit Very poorly drained clay soils influenced by tidal waters,
Vi Miscellaneous soils {tidal flats, dune land, made soils).
RCE: U.S. Department of Agricuiture, Soit Conservation Service, Report and General Soil Map, San Mateo County. Half Moan Bay, 1974
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SOIL RESOURCES EXISTING RESOURCES

c. Serpentine Soils

San Mateo County is also host to serpentine-based soils, a unique
soil group due to the restricted range of plant species it supports.
Serpentine soils occur infrequently and are sporadically distrib-
uted. Undisturbed habitats are quite rare, occurring primarily
within the San Francisco Watershed, Jasper Ridge Biological Reserve,
and Emerald Lake Hills area.® The soil produced from serpentine
rock is generally unfavorable to plant growth, as it maintains a low
nutrient level, high toxic mineral content and poor drainage charac-
teristics. Those plant species indigenous to serpentine soils are
unique in their ability to thrive in these seemingly inhospitable
conditions while most are unable to exist outside of a serpentine
environment.? Further discussion of the serpentine plant associ-
ation is included in the Vegetative, Fish, and Wildlife Chapter.

2. Soil Use Capabilities and Limitations

Soil characteristics present both opportunities and limitations for
various human uses. Detailed information on the physical and chemical
characteristics of each soil type in the County, and their general
suitability for major uses, is available from the Soil Conservation
Service.” Soils capable of supporting agriculture and timber are shown
on the Productive Soil Resources Map. The agricultural soils have been
divided into four sub-groups based upon crop type or farm product, as
shown on the Soils with Agricultural Capability Map. Important limita-
tions of soil characteristics are lTisted in Table 2.2.

a. Vegetative Capability

Perhaps the most basic capability of soil is its ability to support
vegetation. Vegetation stabilizes and consolidates the soil, pro-
tecting it from accelerated erosion and sedimentation. Vegetation
may be planted for agriculture, landscaping, or erosion control.
The relative ability of County soils to successfully support plants
for these purposes is affected by soil depth, texture, moisture
content, and salinity rating.

b. Agricultural Capability

The ability of soils to support agriculture is best described by the
Land Capability Classification System. This system, developed by
the Soil Conservation Service, groups soils into eight classes
(I-VIII) of suitability for agricultural use.’? There are approxi-
mately 7,800 acres of quality agricultural soils (Class I, II, and
III suitable for select specialty crops) within the unincorporated
area of Ehe San Mateo County evaluated by the USDA Soil Conservation
Service.

The County's primary agricultural soils are distributed in four
major locations: the Bayside plain, the San Andreas rift zone, the
Coastside stream valleys and the marine terraces fronting the
Pacific Ocean. Although most of the Bayside plain has been inten-
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TABLE 2.2
SOIL USE LIMITATIONS: SELECTED SOIL CONDITIONS

SOIL CONDITIONS LIMITATIONS ON USE

Stones and Boulders in High Increases excavation and general construction cost.

Concentration Limits surface uses for agriculture, golf courses and intensive
recreation sites.

Bedrock and Hardpan/Shallow Limits capacity to absorb water, constraining on-site sewage disposal

Overlying Soil systems.

Limits capacity for water storage and root development, constraining
proper plant growth.

Increases erosion potential due to shallowness of topsoil.

Increases landslide potential due to lubricating effect of groundwater
interfacing the sloped bedrock.

Increases cost of excavation for foundations and pipelines.

Poor Bearing Capacity Limits support of heavy loads; soils are subject to slippage.
Causes break up in roads and building foundations.
Soil strength subject to change within moisture content.

Poor Soil Permeability May preclude septic tank use.
May cause excessive rainwater runoff and result in a flooding
situation.

Source: Regional Planning Committee of San Mateo County, The Physical Setting of San Mateo County, 1968,
page 43.
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SOIL RESOURCES EXISTING RESOURCES

sively developed, there remain pockets of undeveloped agricultural
soil, some in unincorporated areas. A narrow band of high quality
soil parallels the San Andreas Fault, and includes portions of the
San Francisco Watershed lands as well as partially developed areas
in the Towns of Woodside and Portola Valley. On the Coastside, the
highest quality soils occur in the stream valleys, while the marine
terrace soils are generally more Timited in capability. Some prime
soils in the Mid-Coast area have been converted to urban uses,
especially north of Half Moon Bay.

The Skyline-Santa Cruz Mountains area contains small isolated
sections of high quality agricultural soils. However, the steep
terrain and very narrow valleys preclude intensive farming as found
in the Coastal Zone. The area is noted as the most productive
grazing land in the County due to deep and heavily textured soils
and Timited brush encroachment.

c. Forestry Capability

The ability of County soils to support timberland is best described
in the Final Report of the San Mateo County Forest Resources Study
Committee.”™ There are approximately 65,000 acres of land suitable
for timber growth in the County. These areas are located primarily
west of Skyline Boulevard in the south and southwestern mountains
near La Honda and Pescadero. Major forest soils have been divided
into six distinct subgroups, based upon several factors including
varying capabilities for water retention and penetration.’ These
variables, plus soil depth, influence the productive capacity of the
soil for timber operations.

d. Intensive Use Capability

Development to accommodate intense human uses also requires soil
with certain characteristics and capabilities. Some soil groups are
more amenable to development than others, however, most can accommo-
date improvements placed upon them with proper engineering tech-
niques.” Soils requiring special attention are those which exhibit
high shrink-swell behavior, Tow bearing capacity, or a high suscep-
tibility to erosion or slope instability. To a large extent, these
soil characteristics can be found in areas throughout the County,
depending on local geologic composition, orientation and other
factors.”™ The Soil Conservation Service has grouped the County
soils into three generalized categories corresponding to relative
conduciveness to development.” Additional factors affecting soil
feasibility include soil permeability and corrosivity for subsurface
improvements. According to Soil Conservation Service data, the
majority of soils in the County have severe limitations for opera-
tion of septic system drainfields.?® The corrosivity of some soils
is extremely high and can require use of special types of pipe or
other in-ground facilities.
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3. Erosion Potential

Basic soil data can also be used to classify soils according to their
inherent capacity to erode.? Much of the County is highly susceptible
to soil erosion, due to steep slopes and unstable soils. In particular,
the Purisima, Montara, and Mindego formations in the coastal region are
generally considered unstable for intensive uses and tend to erode,
contributing large sediment loads onto drainage-ways, roads, streams and
reservoirs.” Soil erosion is also a problem, to varying degrees,

within the Gazos, Butano, Pescadero, Tunitas, Lobitos, Purisima and
Arroyo Leon Creek Watersheds.?

B. USE OF SOIL RESOURCES

Use of soil as a resource can be divided into consumptive and protective
uses. While consumptive uses are generally confined to development,
protective uses are broader and involve vegetation, timber and agricul-
ture.

1. Consumptive Uses

Most types of development can be considered consumptive, because these
activities place structures, roads and other facilities on the soil that
are not easily removed and may permanently alter the soil beneath. Use
of soil for building material (sand, gravel, road fill, etc.) or
permanent removal of topsoil are also consumptive uses.

2. Protective Uses

a. Vegetative/Open Space Uses

Use of soils to support natural vegetation is generally a protective
use as nutrients are naturally replenished with each growing cycle.
As a beneficial use to man, vegetation binds and stabilizes the
soil, protecting against unwanted erosion and sedimentation.

b. Forestry Uses

Timber harvesting is also considered a productive use of soil and
the second most extensive resource dependent use within the County.
Given proper management, including erosion and sedimentation control
measures, timber harvesting can preserve soil availability and
quality. The extent and value of forestry as a land use in San
Mateo County is discussed in the Rural Land Use Chapter.

c. Agriculture Uses

Agriculture is the primary soil dependent land use in the County.
Agriculture is both a productive use of the soil and one which,
given proper management, sustains the resource for future use.
Maintenance and expansion of agriculture can therefore act to
protect soil resources. The history, extent, and value of agricul-
ture as a land use is discussed in the Rural Land Use Chapter.

2.11
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ITI.

EXISTING PLANS, POLICIES AND REGULATIONS AFFECTING SOIL RESOURCES

Soil and agriculture are integrally related. Although agriculture as a
lTand use is evaluated in the Rural Land Use Chapter, many existing
agriculturally protective regulations and policies have a direct
implication on protecting soil resources, and therefore will be
identified in this chapter.

FEDERAL, STATE AND REGIONAL

The use and misuse of soil resources are the legitimate concern of many
levels of government. This Chapter focuses primarily on policies and
regulations within the County's jurisdiction. However, County efforts
must be coordinated with the actions of other relevant public agencies.
The major Federal, State, and regional agencies with responsibilities
for soil resources and their use are listed in Table 2.3. Major Federal
and State legislation concerning these subjects is Tisted in Table 2.4.

COUNTY

County General Plan Policies

a. Conservation and Open Space Element (1973)

The 1973 Conservation and Open Space Element establishes findings,
goals and objectives, and management policies for soil resources and
agriculture which seek to protect the resource, maintain and
stimulate agriculture, and prevent soil erosion.”

b. Area Plans

(1) San Bruno Mountain General Plan Amendment (1976)

The San Bruno Mountain General Plan Amendment includes several
policies aimed at minimizing topsoil and vegetation loss during
construction activities. These include specific recommenda-
tions on grading, cutting and filling.

(2) Montara-Moss Beach-El Granada Community Plan (1977)

The Montara, Moss Beach and E1 Granada Community Plan includes
several policies to preserve and enhance agricultural uses,
which have been incorporated into the Local Coastal Program.

(3) Emerald Lake Hills Community Plan (1977)

The Emerald Lake Hills Community Plan seeks to minimize soil
erosion by a policy limiting grading associated with residen-
tial development.
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TABLE 2.3

AGENCIES EXERCISING AUTHORITY OVER SOIL RESOURCES IN SAN MATEQ COUNTY

AGENCY

FUNCTIONAL CAPACITY

SUMMARY OF PROGRAMS AND ACTIVITIES

FEDERAL:

U.S. Department of
Agriculture

Farmers Home
Administration

Agricultural
Stabilization and
Conservation Service

U.S. Department of
Interior - Geological
Survey

U.S. Department of
Agriculture - Soil
Conservation Service

Advisory, Regulatory,
Technical and Financial
Assistance

Financial Assistance

Advisory, Technical and
Financial Assistance

Advisory, Technical
Assistance

Advisory, Regulatory,
Technical and Financial
Assistance

Oversees and provides funding for the Soil Con-
servation Service. Oversees programs for the
control of soil erosion and water pollution as
per Title 33, Chapter 26, U.S. Code.

Administers the Farmland Protection Policy Act of
1981 as per Title 7, Chapter 73, U.S. Code.

Administers loans to rural associations and
public agencies for soil conservation and
watershed management improvement projects
approved by the Soil Conservation Service.

Administers the Agricultural Conservation
Program, a cost-sharing program designed to
encourage farmers and ranchers to install soil
and water conservation measures.

Monitors sedimentation in streams and waterways.
Conducts research on soil characteristics and
soil movements. Publishes technical and
scientific reports and maps.

Administers the Soil Conservation Act of 1935,
the Watershed Protection and Flood Prevention Act
of 1954, and Title 33, Chapter 26, U.S. Code.

Provides technical and financial assistance for
soil and water conservation and watershed
management to Resource Conservation Districts,
State and local governments, as well as other
public agencies.
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TABLE 2.3 (continued)

AGENCIES EXERCISING AUTHORITY OVER SOIL RESOURCES IN SAN MATEQ COUNTY

AGENCY FUNCTIONAL CAPACITY SUMMARY OF PROGRAMS AND ACTIVITIES

FEDERAL:

Fish and Wildlife Advisory, Regulatory, Develops and enforces standards concerning soil

Service Technical and Financial erosion as it affects streams and waterways.

Assistance Funds, supervises, coordinates or conducts work

on erosion control. Monitors levels of pesticide
pollution in Tand and water environments.

STATE:

Department of Conserva-
tion

Department of Forestry

Department of Fish and
Game

Regulatory, Advisory,
Technical Assistance

Regulatory, Advisory,
Technical Assistance

Advisory, Technical
Assistance

Promotes the protection, conservation, and
responsible development of State soil resources.
Promotes the conservation of agricultural and
open space lands. Promotes the incorporation of
soil resource values into land use policies and
decisions in an advisory capacity to other
agencies. Responsible for the Farmland Mapping
and Monitoring Program authorized by AB 966.

Develops and enforces standards concerning soil
erosion resulting from logging activities,
including review of timber harvest plans. Funds,
supervises, coordinates or conducts work on
erosion control.

Promotes the preservation of wildlife resources
through the monitoring of sedimentation and
pesticide pollution levels in natural habitats.
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TABLE 2.3 (continued)

AGENCIES EXERCISING AUTHORITY OVER SOIL RESOURCES IN SAN MATEQ COUNTY

AGENCY

FUNCTIONAL CAPACITY

SUMMARY OF PROGRAMS AND ACTIVITIES

REGIONAL:

Regional Water Quality
Control Board

San Mateo County
Resource Conservation
District

OTHERS:

University of California
Agricultural Co-Op
Extension Service

Regulatory

Advisory, Technical
Assistance

Advisory, Technical
Assistance

Exercises control over major sources of water
pollution and sedimentation in streams resulting
from erosion.

Conducts surveys related to resource conser-
vation, control measures, and improvements. May
construct, operate, and maintain improvement
works to prevent soil erosion, or conserve and
distribute water, or provide landowners with
materials and/or technical assistance for these
purposes. May prepare comprehensive district
plans which identify community watersheds and
measures for erosion control.

Advises farmers on a wide range of agricultural
matters, including problems relating to soil
depletion. Promotes the improvement of agri-
cultural production through research and outreach
education.
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TABLE 2.4

MAJOR LEGISLATION AND STATUTES GOVERNING SOIL RESOURCES IN SAN MATEO COUNTY

LEGISLATION
(STATUTES)

ADMINISTRATIVE AGENCY

SUMMARY OF LEGISLATION

FEDERAL:

Soil Conservation Act of
1935 (Title 16, U.S.
Code, Chapter 3B,
Section 590)

Watershed Protection and
Flood Prevention Act of
1954 (Title 16, U.S.
Code, Chapter 18)

STATE:

Public Resources Code
(Chapter 1, Article 1,
Section 9001)

California Statutes of
1982, Chapter 13
(AB 966)

Department of Agriculture

Department of Agriculture

State Department of Food
and Agriculture

State Department of
Conservation

Establishes the Soil Conservation Service.
Authorizes the Secretary of Agriculture to
conduct research related to the prevention of
soil erosion and to provide technical and
financial assistance to State and local agencies.

Directs the Secretary of Agriculture to provide
technical and financial assistance for soil and
water conservation and for flood control to State
and local agencies.

Authorizes the creation of resource conservation
districts for the purpose of soil and water
conservation.

Authorizes Important Farmlands Program and
defines categories of agricultural land to be
used for preparation of Important Farmland Series
Maps. The purpose of the program is to annually
monitor changes in the supply of agricultural
land. Review of Important Farmland Maps by local
agencies required.
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TABLE 2.4 (continued)
MAJOR LEGISLATION AND STATUTES GOVERNING SOIL RESOURCES IN SAN MATEO COUNTY

LEGISLATION

(STATUTES) ADMINISTRATIVE AGENCY SUMMARY OF LEGISLATION

STATE:

California Land A11 Public Agencies Provides for the creation of agricultural pre-
Conservation (Williamson serves to protect agricultural lands. Includes
Act) Government Code procedures for preferential tax assessment in
Sections 51200-51295 exchange for release of development during the

life of the contract.
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(4)

EXISTING PLANS

Local Coastal Program (1980)

0f the 12 components of the Local Coastal Program (LCP) four
address soil resource issues: the Agriculture Component, the
Sensitive Habitats Component, the Hazards Component and Energy
Component.

(a)

(b)

(c)

(d)

Agriculture Component

The LCP Agriculture Component is the County's major policy
document concerning agricultural resources, with the
Coastal Zone including almost all of the undeveloped land
suitable for agriculture.

This Component defines agricultural resources, including
Prime Agricultural Lands and Lands Suitable for Agricul-
ture, and establishes criteria for subdivision and conver-
sion of Tand use. The policies attempt to: (1) maintain
agricultural parcels as large as possible, (2) concentrate
nonagricultural parcels uses on the least productive
portion of the property, (3) assure that agricultural land
is protected from conversion, and (4) protect the produc-
tivity of remaining agricultural lands. Agricultural
parcel size is determined on a case-by-case basis
according to a set criteria. Policies governing floricul-
tural uses establish standards to protect the availability
and quality of prime agricultural soils for agricultural
use.

Sensitive Habitats Component

The Sensitive Habitats Component includes policies which
protect riparian areas from accelerated soil erosion and
sedimentation from development activities.

Hazards Component

The Hazards Component includes a policy requiring that
coastal bluff development not contribute to soil erosion
problems on- or off-site.

Energy Component

The Energy Component includes policies which require that
oil and gas wells not be located on prime soils, that
erosion from drilling equipment be minimized and that
disposal of wastewater from drilling operations damaging
to soil be prohibited.
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2. Other County Policies and Programs

a.

Williamson Act Program

The California Land Conservation Act of 1965 (The Williamson Act)
authorizes counties and cities to enter into ten-year contracts with
lTandowners to establish agricultural preserves in exchange for
preferential tax assessments. In 1977, the Board of Supervisors
adopted a policy to establish agricultural preserves as a means to
protect agricultural soil resources from conversion to development.
Currently about 43,750 acres are under Williamson Act contracts and
approximately 67% of these lands are located in the Coastal Zone.
Most of the remaining land is in the Skyline Area with a few
relatively small agricultural preserves located in unincorporated
Bayside areas.

Very little of the County land in agricultural preserves contain
high quality agricultural soils or high value, intensively
cultivated cropland. In 1974, only 1,390 acres classified as "prime
soils" were under Williamson Act contract.?® The vast majority of
the land included in agricultural preserves is woodland, dry pasture
or other unirrigated farmland.

Surface Runoff Management Plan (1977)

As erosion and sedimentation were identified as major problems
throughout the County, a Surface Runoff Management Plan was adopted
in 1977. The Plan proposed a program to improve erosion and runoff
controls in areas with existing or potential problems, particularly
those resulting from land management practices (tillage, construc-
tion, grazing) and from increases in runoff volume or velocity
associated with new urban development.?® The Plan also recommended
that the County develop and implement flexible road standards for
sensitive areas in order to reduce resulting stormwater runoff,
streambed erosion and disturbance of natural vegetation.?

County Agricultural Commissioner

The County Agricultural Commissioner, with offices in Redwood City,
Half Moon Bay, and the San Bruno Produce Terminal, has responsi-
bility for monitoring and administering agricultural fumigation and
spraying, eradication of pests, and certification of agricultural
products when necessary.?® The Commissioner may also investigate
the adaptation of agricultural products to County conditions,
including soil and climate.

Agricultural Advisory Committee

The Agricultural Advisory Committee, established in 1979, advises
the Planning Commission and the Board of Supervisors on matters
relating to agriculture and actively assists in preservation of
agriculture on the Coastside.? The Committee consists of 17

2.19
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members appointed by the Board of Supervisors, including individual
farmers, representatives of farming groups, relevant agency staff
and members of the general public with interest in agriculture.

3. County Ordinances

a. Zoning Ordinances

(1) A-1 (Agricultural District), and A-3 (Floricultural District)
Ordinance

The A-1, and A-3 Districts were established to provide for
agricultural uses. Presently, a portion of the San Bruno
Mountain area is zoned A-1 and an area of unincorporated
Redwood City is zoned A-3, while the balance of the agricul-
tural land in the County has been rezoned to other agricul-
turally protective zoning districts.

(2) Resource Management (RM) District Ordinance (1974) and Resource
Management/Coastal Zone (RM/CZ) District Ordinance (1980)

The ordinances establishing the RM and RM/CZ districts have a
number of provisions designed to protect against development
induced soil erosion and contamination and to encourage preser-
vation of agriculture in appropriate Tocations. Relevant
provisions of the Development Review Criteria and density
requirements protective of soil resources are summarized in
Table 2.5 and Table 2.8, respectively.

(3) Timber Preserve Zone (TPZ) District Ordinance (1977) and Timber
Preserve Zone/Coastal Zone (TPZ/CZ) District Ordinance (1980)

The ordinances establishing the Timber Preserve Zone and Timber
Preserve Zone/Coastal Zone districts include generalized
requirements to protect against development induced soil
erosion and contamination. Relevant provisions of the Develop-
ment Design Criteria and density requirements protective of
soils resources are summarized in Table 2.6 and Table 2.8,
respectively.

(4) Coastal Development (CD) District Ordinance (1980)

The CD District covers the entire Coastal Zone within unincor-
porated San Mateo County. Development in this District
requires a Coastal Development Permit, applications for which
are evaluated against the applicable policies of the Local
Coastal Program. Development review criteria relevant to soil
resources are included in the Agriculture, Hazards, Sensitive
Habitats and other components of the Local Coastal Program and
summarized in Table 2.7.

2.20
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TABLE 2.5
REQUIREMENTS OF

RESOURCE MANAGEMENT (RM) AND RESOURCE MANAGEMENT/COASTAL ZONE (RM/CZ)

DEVELOPMENT REVIEW CRITERIA

SUMMARY OF REQUIREMENTS

GENERAL REVIEW CRITERIA (Section
6324 - RM and Section 6912 - RM/CZ)

Environmental Quality Criteria

Site Design Criteria

Water Resources Criteria

Proposed changes in vegetative cover require demonstration that
minimal adverse impact from erosion will result.

Pesticides and other chemicals used should have no significant or
persistent adverse effects upon the environment.

Use and discharge of chemical agents, particularly pesticides and

heavy metals which concentrate in the food chain and interrupt or

destroy the primary biological network or threaten the survival of
endangered species is prohibited.

Vegetation removed during construction shall be replaced whenever
possible. Vegetation for the stabilization of graded areas or for
replacement of existing vegetation shall be selected and Tocated to
be compatible with surrounding vegetation, and shall recognize
climatic, soil and ecological characteristics of the region.

Projects shall clearly demonstrate methods to be employed for
management of vegetative cover, surface water runoff, and erosion
and sedimentation processes to assure stability of downstream
aquatic environments.

Site preparation procedures and construction phasing shall be
carefully controlled to reduce erosion and exposure of soils to the
maximum extent possible.
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TABLE 2.5 (continued)
REQUIREMENTS OF

RESOURCE MANAGEMENT (RM) AND RESOURCE MANAGEMENT/COASTAL ZONE (RM/CZ)

DEVELOPMENT REVIEW CRITERIA

SUMMARY OF REQUIREMENTS

Water Resources Criteria

SUPPLEMENTARY REVIEW CRITERIA FOR
PRIMARY RESOURCE AREAS (Section
6325 - RM and Section 6913 - RM/CZ)

Primary Agricultural Resources Area
Criteria

Primary Water Resources Area
Criteria

To ensure minimal impact on hydrological processes, grading and
other landscape alteration shall be kept to a minimum.

Applies to developments that fall within Primary Resource Areas as
designated or defined in the Conservation and Open Space Element of
the County General Plan.

Only agricultural and compatible uses shall be permitted.
Compatible uses include all permitted uses in the RM District
providing that agricultural potential is not reduced.

Clustering of uses shall not be permitted unless the Planning
Commission finds that such clustering would promote the use of the
land for agricultural purposes.

Where possible, structural uses shall be located away from prime
agricultural soils.

Development shall not substantially increase erosion, levels of
silt or chemical nutrient pollution or disrupt or diminish natural
patterns of groundwater recharge.
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TABLE 2.6
REQUIREMENTS OF

TIMBER PRESERVE (TPZ) AND TIMBER PRESERVE/COASTAL ZONE (TPZ/CZ)

DEVELOPMENT REVIEW CRITERIA

SUMMARY OF REQUIREMENTS

GENERAL DESIGN CRITERIA (Section
6761 - TPZ and Section 6974 -
TPZ/CZ)

Primary Resource Areas Design
Criteria

A1l development shall be designed to use only biocides having no
significant adverse environmental effects.

A1l development shall maintain soil stability on- and off-site,
and minimize vegetation and tree removal.

Development shall be designed to minimize conversion of quality
forest soils.




TABLE 2.7

REQUIREMENTS OF
COASTAL DEVELOPMENT (CD) DISTRICT

ve ¢

DEVELOPMENT REVIEW CRITERIA SUMMARY OF REQUIREMENTS
Agriculture Component (Section The majority of policies which protect agricultural soil
6328.23) resources found in the LCP Agriculture Component have been

identified when discussing the substantive criteria for the
issuance of a Planned Agricultural Use Permit of the PAD
Ordinance.

Definition of Floricultural Uses Define "soil dependent" floricultural uses as those which require
location on prime soil areas in order to obtain a growing medium.

Define "nonsoil dependent" floricultural uses as floricultural
uses, including greenhouses, which can be established on flat or
gently sloping land and do not require locations on prime soils.

Location of Floricultural Uses Allow soil-dependent floriculture to locate on prime soils
provided that a soil management plan is prepared showing how
prime soils will be preserved and how they will be returned to
their original condition when operations cease.

Restrict nonsoil dependent floriculture greenhouses to nonprime
soil areas on parcels with Tevel to gentle sloping ground (less
than 20 percent slope).

Development Standards of Require runoff containing fertilizers or pesticides be stored on

Floricultural Uses site and not released to any perennial or intermittent stream,
but disposed of according to standards established by the United
States Environmental Protection Agency, and the State Regional
Water Quality Control Board.

Prohibit the use of herbicides or soil sterilants under any
asphalt or concrete paving installed as part of a greenhouse
development.
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DEVELOPMENT REVIEW CRITERIA

TABLE 2.7 (continued)
REQUIREMENTS OF

COASTAL DEVELOPMENT (CD) DISTRICT

SUMMARY OF REQUIREMENTS

Agricultural Management Practices

Energy Component (Section 6328.22)

Appropriate Locations

Road and Drilling Pad Construction

Erosion Control

Sensitive Habitats Component
(Section 6328.25)

Permitted Uses in Riparian
Corridors

Performance Standards in Riparian
Corridors

Performance Standards in Buffer
Zones

Encourage proper soil conservation techniques and proper grazing
methods.

Encourage the development of conservation plans on a watershed by
watershed basis with the Soil Conservation Service.

Prohibit wells on prime agricultural soils.

When drilling sites are located adjacent to prime agricultural
soils, require mitigation to the maximum extent possible.

Minimize grading to prevent erosion and sedimentation.

Minimize erosion from oil and gas well development by: requiring
a buffer strip between streams and roads, constructing water-
breaks at appropriate intervals, constructing roadside berms to
guide surface waterflow, and planting protective ground cover on
slopes exceeding 5%.

Permit agricultural uses provided no soil is allowed to enter
stream channels.

Require development permitted in corridors to minimize erosion,
sedimentation and runoff.

Require uses permitted in buffer zones to minimize erosion
potential by conforming to natural topography.
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TABLE 2.7 (continued)

REQUIREMENTS OF
COASTAL DEVELOPMENT (CD) DISTRICT

DEVELOPMENT REVIEW CRITERIA SUMMARY OF REQUIREMENTS

Hazards Component (Section 6328.27)

Regulation of Development on Permit bluff and cliff top development only if it will neither
Coastal Bluff Tops create nor contribute significantly to erosion problems.
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TABLE 2.8

EXISTING RURAL DENSITY REQUIREMENTS PROTECTIVE OF SOIL RESOURCES

ZONING DISTRICT

SUMMARY DENSITY REQUIREMENTS

RM (Resource Management)

TPZ (Timber Preserve)

PAD (Planned Agricultural District),
RM/CZ (Resource Management/Coastal
Zone), and TPZ/CZ (Timber Pre-
serve/Coastal Zone)

Density is generated at a rate of one unit per 40 acres for
Tand under agricultural preserve (Williamson Act) contract;
and one unit per 10 acres for remaining land classified as

prime agricultural soils. A density bonus is provided for

clustering development.

Density is generated at a rate of one unit per 5-40 acres
without specific consideration to soil type.

Density is generated at a rate of one unit per 160 acres, not
to exceed one unit per parcel for land classified as prime
agricultural soil, not to exceed one unit per parcel; and one
unit per 60 acres for remaining land under Williamson Act
contract.

In the PAD, a density bonus is provided when combining
contiguous parcels for master planning purposes.
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(5)

EXISTING PLANS

Planned Agricultural District (PAD) Ordinance (1980)

The PAD Ordinance is designed specifically to implement the
Local Coastal Program policies concerning agriculture. Its
purpose is to: (1) preserve and foster existing and potential
agricultural operations in San Mateo County in order to keep
the maximum amount of the County's highest quality agricultural
soils, and all other lands suitable for agriculture, in agri-
cultural production, and (2) minimize conflicts between
agricultural and nonagricultural land uses. More specifically,
the ordinance governs use, conversion, and subdivision of
agricultural Tand within the Planned Agricultural District.

The PAD covers a Targe portion of the unincorporated rural
area, embracing the County's primary agricultural district, to
comprehensively ensure that soil protection is considered
during the development review process.

The PAD Ordinance requires a Planned Agricultural Permit for
lTand division and conversion of agricultural Tand to permitted
nonagricultural uses. An essential strategy incorporated in
the PAD Ordinance is: (1) to restrict conversion of agricul-
tural soils to locations Teast suitable for agricultural use
and (2) to combine agricultural land into parcels as large as
possible, rather than to allow subdivision into smaller parcels
which are difficult or economic to farm.*

Allowable densities are the same as for the RM/CZ District (see
Table 2.6). As a condition of approval for land divisions in
the PAD, applicants are required to grant to the County an
easement limiting the use of agricultural land to agricultural
uses, farm labor housing and nonresidential development neces-
sary to agriculture.’ This measure is to further ensure
protection of suitable agricultural soils.

b. Other Ordinances

(1)

(2)

Topsoil Ordinance (1970)

The Topsoil Ordinance governs removal of topsoil and includes
erosion and sedimentation control provisions which specifically
require slope stabilization and surface drainage control
measures.* Topsoil removal requests reviewed by the Planning
Commission may be conditioned to require additional erosion
control measures as deemed necessary.

Excavating, Grading, Filling and Clearing Regulations Ordinance

(1982)

The Excavating, Grading, Filling and Clearing Regulations

Ordinance® establishes standards and requirements for grading
activities, including water impoundment construction and land
development. The Ordinance was developed in conjunction with
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(3)

(4)

(5)

(6)

EXISTING PLANS

regional-wide planning efforts in erosion and sediment control,
and implements the policies of the County Surface Runoff
Management Plan. Permit applications are reviewed against
standards contained in the Best Management Practices Handbook,
a compilation of recommended erosion and sediment control
measures adopted to conditions in San Mateo County.* A
condensed version is available in the Grading Permit
Performance Standards Handbook.

Surface Mining and Reclamation Ordinance (1982)

The Surface Mining and Reclamation Ordinance® governs removal
of earth and mineral deposits. The Ordinance was adopted to
implement the State Surface Mining and Reclamation Act of 1975,
and establishes comprehensive erosion and sedimentation control
standards for mining operations. The Ordinance specifically
requires preparation of a reclamation plan, ensuring restora-
tion of mined lands in a manner which, among other things
minimizes, soil erosion.

Timber Harvesting Ordinance (1972)

The Timber Harvesting Ordinance® governs removal of forest
products from sites 3 acres or smaller. The Ordinance contains
an erosion control chapter establishing detailed requirements
to avert soil erosion and maintain water quality.

In 1982, the State legislature adopted SB 856 which transferred
regulatory authority for timber operations on sites in excess
of 3 acres from the County to the California Department of
Forestry. The State Forest Practices Rules govern local timber
harvesting on such larger parcels and also require compliance
with comprehensive erosion control measures.

0il and Gas Well Operations Ordinance (1980)

The 0i1 and Gas Well Operations Ordinance’ establishes
standards and requirements governing oil and gas well opera-
tions including measures which protect against accelerated soil
erosion and sedimentation and soil contamination.

Emerald Lake Hills (RH/S-18) Ordinance (1979)

As the implementing ordinance to the Emerald Lake Hills
Community Plan, the RH/S-18 Ordinance® establishes a
slope/density formula aimed at minimizing of water runoff and
soil erosion, as well as other problems associated with hill-
side development.
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(7) Ladera (SS-104) Ordinance (1979)

The SS-104 Ordinance® also establishes a slope/density formula
to avert soil erosion and other problems resulting from hill-
side development within the unincorporated community of Ladera.
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SOIL RESOURCES ISSUES

IMPORTANCE OF SOIL RESOURCES

Soil is a fragile natural resource whose availability, quality, and
stabilization is of importance to the people of San Mateo County. Soil
sustains plant life, allowing for productive agriculture and forestry.
Soil also supports natural ground cover protecting the resource from
accelerated erosion and providing a critical link in the ecosystem.
Although soil is produced very slowly under natural conditions, it can
be quickly lost when disturbed by human activities. Accelerated soil
loss can usually be avoided through appropriate management practices.
This section will, therefore, identify principal soil protection issues
and recommend required measures to guarantee continued availability and
productive use of the resource.

OPPORTUNITIES AND CONSTRAINTS AFFECTING SOIL RESOURCE PROTECTION

EROSION AND SEDIMENTATION

Erosion and sedimentation are natural processes which can become accel-
erated by human activities such as construction, forestry, agricultural
and mining practices. In the usual case of accelerated erosion, vegeta-
tion binding the soil is reduced or removed, exposing disturbed soils to
precipitation and surface runoff. The process often results in loss of
fertile topsoil, creation of deep ruts and gullies, and sediment filled
streams. Statewide information suggests that, on the average, between 6
and 6 1/2 tons of soil per acre are lost each year in California.”

This rate is roughly equivalent to the loss of one inch of soil every
twenty-five years, eighty times faster than the topsoil formation
process under normal conditions.*

There is no reliable Tocal estimate as to the total amount of soil lost
annually to soil erosion in the County. The Surface Runoff Management
Plan has identified a number of specific erosion and siltation problem
areas, including the Denniston Creek and Pescadero Creek watersheds on
the Coastside and the Brisbane watershed on the Bayside.* Other poten-
tially critical areas, identified by the Soil Conservation Service,
include: (1) agricultural lands west of San Gregorio, (2) cropland and
hillsides near Moss Beach, (3) timberlands in the La Honda region and
mountains between San Gregorio and Pescadero, (4) areas west of Skyline
Boulevard between Highway 92 and La Honda, and (5) the Lake Lucerne and
Whitehouse Creek watersheds.®

Erosion potential is determined by four principal factors: the charac-
teristics of the soil, extent of vegetative cover, topography, and
climate.* Soil texture and permeability determine the resistance of
soil removal by falling or flowing water. Vegetative cover plays a
critical role in controlling erosion through shielding and binding the
soil. Slope influences rate of runoff and is directly correlated with

2.31



SOIL RESOURCES OPPORTUNITIES AND CONSTRAINTS

erosion potential. Finally, the intensity and duration of rainfall
determines the extent and the capacity for flowing water to detach and
transport soil particles. As the County has a lengthy mid-year dry
period,%erosion normally occurs during the November through March winter
season.

In most cases, the adverse results of man's activities can be reduced or
eliminated through various erosion control measures properly employed at
the appropriate time. The high cost of lost resources, resource
replenishment, and post-damage repair and maintenance make both erosion
control planning and preventive maintenance necessary.

1. Development Induced Erosion

Unmitigated construction activities contribute the largest single source
of localized erosion and sedimentation in the Bay Area.” The erosion
potential from development activities is approximately 10 times greater
than land in cultivation, and 200 times greater than on pastureland.”
Although areas under construction annually represent only 0.1% of the
total land, they contribute between 2 to 14% of the sediment in regional
lakes, streams and other water bodies.” Within the County, past

grading activities accompanying urbanization of the Bayside foothills
created extensive soil erosion and slope stability problems.®

Accelerated soil erosion and sedimentation from construction activities
occurs from the removal of existing protective vegetative cover, compac-
tion of exposed porous soils by heavy equipment, enlarged drainage areas
caused by site grading, as well as increased impervious surfaces
associated with construction of streets, buildings, sidewalks, and
pavement. Erosion control methods to protect soil resources during
construction may include vegetation planting to bind and shield the
soil, water diversion and interception ditches to concentrate runoff,
and avoidance of wet season activities.®

2. Forestry Induced Erosion

Soil erosion and sedimentation can substantially degrade timberlands,
reducing site quality, lowering forest productivity, and deteriorating
water quality. Early logging practices in the County involved clear
cutting of giant forests and burning of slash, resulting in removal of
topsoil and ongoing erosion.’® 1In general, the County's timberland
soils are highly erosive due primarily to high annual precipitation and
rapid runoff. The soils near La Honda are particularly unstable and
have resulted in occurrences of natural slope slippage and erosion.
Logging activities in these areas present further erosion problems.®

Timber harvesting and construction of logging roads constitute a primary
source for accelerated erosion and sedimentation in forested water-
sheds.” The operation of road and "yard and skidding" equipment can
compact the soil, reroute and concentrate water runoff, and increase
surface flow, thereby increasing erosion potential. As much as 90% of
the sediment produced by erosion on timbered lands comes from logging
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roads.> The steeper the terrain traversed and the larger the cuts and

fills required, the greater the potential for erosion and sedimentation.
In general, the extent to which effective erosion control measures are
integrated into the design, construction, and maintenance of logging
roads, influences the amount of erosion which occurs.

The timber harvesting practice selected also effects erosion potential.
For many years "clear-cutting" was the accepted mode. This system
removes all timber on a site, potentially exposing expansive areas of
unprotected soils to erosive precipitation and surface water. Alternate
cutting methods, e.g., selective cutting and seed-tree cutting, combined
with replanting can mitigate impacts and protect the timberland from
soil erosion.

3. Agriculturally Induced Erosion

Past farming and grazing activities have generally had a damaging effect
on the County's soil resources.” Early agricultural practices ignored
slope limitations, thus inducing erosion and Toss of valuable topsoil.
Overgrazing exposed bare soils to wind and water erosion, resulting in
extensive gullying. Considerable erosion and Toss of topsoil also
occurred during World War II when flax was grown in unsuitable Tocations
on the Coastside. Much of this land has not yet recovered.®

Agriculturally related erosion primarily results from improper land use
practices coupled with improper timing. Disruptive practices include
site planting without regard for slope and bare soil exposure from land
clearing activities.” The erosion potential associated with each
depends on seasonal characteristics and the extent of precipitation.
Alternate methods to protect soil resources include plowing and tilling
along contours, avoiding equipment moving vertically on slopes, and
covering disrupted soil with sufficient plant residue, mulch, or planted
grass so as to stabilize it during the wet season.® On hillsides,
erosion control practices, such as construction of terraces, water
diversions, or planting of "filter strips" can be implemented during
critically erosive periods.®

Presently, overgrazing is not a significant problem within the County
due to an abundance of native perennial vegetation with established root
systems.®® Grazing related erosion primarily results from animal
compaction of the land and winter range activities.

According to the U.S. Soil Conservation Service, the incidence of agri-
culturally related erosion in the County is more extensive per acre than
the statewide average, primarily for two reasons: (1) the propor-
tionally higher occurrence of farming on sloped hillsides, and; (2) the
higher concentration of winter rain and runoff over a shorter period of
time. Due to these factors, the average County farmer tends to maintain
a higher level of awareness of the erosion process and required erosion
control measures.®
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B. SOIL DEPLETION

Soil does not have to be washed away or paved over to lose its produc-
tivity. If it is agriculturally mismanaged, soil can lose many of the
natural properties which directly contribute to E]ant growth or its
capability to respond to agricultural practices.”” The primary deter-
minant of soil quality is organic matter content, i.e., the amount of
decayed plant and animal remains which exist in an active state of
decay.® Organic material is a transient component of soil that must be
constantly renewed. Natural levels of organic matter usually drop when
the soil is cultivated. For soil to continue as a renewable resource,
it is incumbent upon farmers to stabilize organic matter decline through
crop rotation and residue management. Crop rotation involves seasonally
changing the crop mix to restore the soils nutrient composition.

Organic material can be added to the soil in several ways including
addition of composts comprised of various plant residues, municipal
sewer sludge and refuse, as well as manure. Within the County, mushroom
compost is frequently added to restore organic content.® The most
important source of organic matter in cropland soils is the residue from
crops grown the previous year which is returned to the soil following
harvest.® California soils are often naturally deficient in the
nutrients essential for healthy plant growth to maintain increased crop
yields.® These nutrients may also be drained from the soils over time
due to intensive agricultural or silvicultural practices. On the Coast-
side, prime agricultural soils supporting Tocal specialty crops are
primarily deficient in nitrogen.” The available nitrogen in soil can
become rapidly exhausted when farmed, thus requiring annual replacement
by fertilizers and planting of "nitrogen fixing" crops. Within the
County, modern conservation oriented farm practices, such as crop rota-
tion, are the general rule resulting in Tittle threat to local agricul-
tural soils from direct misuse.®

C. SOIL CONTAMINATION

Chemical contamination of soil resources is a potential issue facing
County soil resources, particularly in Bayside industrial areas. Many
chemicals which are toxic to plants and animals are not mobile in soils
and tend to accumulate, with the potential to produce pollution in the
long term if applied on a continuous basis.

Specific incidents of soil contamination by industrial waste disposal
and leaking storage tanks have been reported locally and are discussed
in the Man-made Hazards Chapter. In particular, soil contamination
resulting from heavy metal disposal has been identified at five Bayside
locations.”

Modern agricultural operations utilize a substantial amount of chemical
pesticides. Within the County, floricultural operations, both open
field and greenhouse, are the major users. Soil contamination
associated with pesticide use results from environmentally persistent
chemicals which accumulate over time. This is not considered a poten-
tially significant issue in the County as the chemicals used have a
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relatively short active life, are quickly broken down by natural
processes, and identified environmentally persistent pesticides, such as
certain chlorinated hydrocarbons, are prohibited.”

A review of literature suggests that more research is necessary to
determine the effects of persistent chemicals on soil ecology and
productivity.’”” The State Department of Conservation reports that
consequences of soil contamination from pesticide use are difficult to
assess, as existing data is not sufficiently comprehensive to evaluate
the relative impact of long-term use, accumulation in the soil, and the
effect upon soil productivity.”

D. LAND USE IMPACTS

Given proper management, certain land uses such as agriculture,
forestry, and open space present an opportunity to protect soil
resources; while other land uses, particularly those requiring struc-
tural development, preclude this option. Protective land uses such as
agriculture or open space can renew and sustain soil for continued use,
preserving its availability, whereas development can eliminate the soils
productive potential and natural replenishment process. Even Tow
density development conventionally considered compatible with open
space, e.g., parks or golf courses, may involve compaction or other
alterations of natural soil conditions, and usually involve capital
investments which are unlikely to be reversed.

The highest quality soil resources are those which are suitable for
agricultural use. Conversion of agricultural soils to development is an
important land use issue of national, state, and regional signifi-
cance.” Within San Mateo County, virtually all previously farmed soil
on the Bayside has been converted, and pressure for conversion of Coast-
side agricultural soils, especially in the Mid-Coast is strong.”

Recent development requests on the Coastside document the demand to
convert rural open land in a coastal setting to residential and recrea-
tional uses.’

Agricultural soils in San Mateo County are particularly vulnerable to
the pressures for conversion for many reasons, including physical
resource limitations. The remaining prime agricultural soils are found
in isolated, scattered packets along the narrow coastal plain and
adjacent valleys, limiting the scale of agricultural operations. In
addition, more than one-half of the agricultural soils on the Coastside
are covered with invasive coyote brush or subject to brush encroachment,
further constraining productive use of the land.” Climatic conditions
on the coast also 1imit the range of crops that can be grown. These
factors contribute to placing County agricultural uses at an economic
disadvantage when compared to many other agricultural areas in the
State. However, the prospering greenhouse floricultural industry and
continued demand for specialty crops especially suited to the local
climate (e.g., artichokes and Brussels sprouts) or metropolitan market
demands (e.g., pumpkins) partially offset this general disadvantage.
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ITI.

The availability of water and farm labor, as well as increasing produc-
tion costs, including property taxes, are additional factors affecting
the future of agriculture as a protective and beneficial use of soil
within the County. Further, the placement of nonagricultural uses in an
agricultural district often results in land use conflicts and ultimate
conversion of agricultural soils. The Rural Land Use Chapter discusses
the dynamics of these constraints, including an analysis of alternate
means to facilitate agricultural use of County soils.

Within undeveloped urban Bayside areas, eventual conversion of agricul-
tural soils to other land uses is generally considered inevitable and
has been planned for accordingly.

COORDINATION ISSUES

The large number and diversity of public agencies which address soil
resource issues (see Table 2.4) can create coordination problems. Lack
of agency coordination negatively affects timely transfer of informa-
tion, clarification of delegated responsibilities, and effective
cooperation between agencies. This, however, has not been a major
problem within the County agricultural district as the USDA Soil Conser-
vation Service and State Department of Fish and Wildlife have local
representatives which adequately coordinate with the Agricultural
Advisory Committee and Resource Conservation District staff to solve
rural soil erosion problems.

EVALUATION OF EXISTING PLANS, POLICIES, AND REGULATIONS AFFECTING SOIL
RESOURCES

EROSION AND SEDIMENTATION

Given the high inherent erosion potential of County soils, soil erosion
is a continuing problem, particularly during years of heavy rainfall.
The County's: (1) Resource Management, (2) Timber Preserve, (3) Timber
Harvesting, (4) Excavating, Grading, Filling and Clearing Regulations,
(5) 0i1 and Gas Well, (6) Surface Mining, and (7) Topsoil Ordinances
provide a comprehensive and adequate approach to controlling distur-
bances from varied sources which accelerate soil erosion. The San Mateo
County Resource Conservation District is also effective in continuing
efforts to improve soil management practices and through ongoing coordi-
nation with local, State and federal agencies, in efforts to repair
damage from years of severe weather. At the regional level, Association
of Bay Area Governments and the Regional Water Quality Control Board
continue to effectively monitor erosion inducing activities, assisting
local governments in developing public awareness programs and regulatory
legislation.

SOIL DEPLETION

The Soil Conservation Service in concert with the University of
California Cooperative Extension, both located in Half Moon Bay, are the
primary agencies responsible for assisting Tocal farmers in protecting
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soil nutrient quality. The Soil Conservation Service will, upon
request, analyze the organic content of soil and is effective in
developing individual conservation plans, which recommend residue
management and crop rotation techniques. The University of California
Cooperative Extension effectively performs the complementary function of
recommending crop mixes, and fertilizer selection based upon current
agricultural research. The effectiveness of these agencies efforts is
evidenced by recent observation that, in general, the average organic
content of soils on the Coastside is increasing due to residue replen-
ishment by local farmers. In addition, the LCP Agricultural Component
is effective at preserving soil fertility in soil dependent floricul-
tural operations by requiring preparation of a soil management plan
which demonstrates how the productive capability of the soil will be
maintained when operations cease, and by generally encouraging proper
soil conservation techniques and preparation of conservation plans.

C. SOIL CONTAMINATION

Contamination of soil by industrial chemicals, particularly heavy
metals, is a potential issue whose full extent is yet to be determined
within the County. The problem has only recently begun to be studied by
agencies such as Association of Bay Area Governments, Regional Water
Quality Control Board, and State Department of Health Services. Until
basic inventory work is more complete, it is difficult to determine the
extent of the problem or the adequacy of existing programs to respond to
it.

Agricultural use of pesticides and herbicides is carefully monitored by
the County Agricultural Commissioner. Currently, most chemicals used
have a relatively short active life and are not considered to present a
soil contamination problem. The Resource Management District Develop-
ment Review Criteria and LCP Agriculture and Energy Components include
requirements for pesticide and oil well waste disposal to further assure
against potential contamination.

D. LAND USE IMPACTS

The issue of Tand use impacts and soil conversion in rural areas is
approached differently within and outside of the Coastal Zone. Within
the Coastal Zone, the Local Coastal Program recognizes that development
can have a detrimental effect on soil resources by establishing policies
and implementing ordinances designed to regulate conversion and division
of agricultural soils. The principal strategy of the LCP is to restrict
conversion of agricultural soils to locations Teast suitable for
agricultural use and to prohibit subdivision into parcels too small for
economically feasible agriculture. The regulations apply to a large
portion of the unincorporated rural area, including the County's
principal agricultural district, to ensure that agricultural soil
protection is considered during the development review process. While
these regulations have only been in effect for several years, they
appear to be effective, primarily due to low density requirements and
explicit land division and conversion criteria. To measure effective-
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ness, the County will begin monitoring conversion of agricultural soils
through the State Important Farmlands Program, presently underway.

Qutside of the Coastal Zone, agricultural soils are protected by both
Williamson Act contracts (primarily Skyline Area grazing lands and
several floricultural operations) and lTow density zoning (RM in Skyline,
A-1 and A-3 in select Bayside agricultural areas). Timberland soils are
similarly protected by the RM and TPZ Ordinances.

Rural zoning protective of agricultural soils outside of the Coastal
Zone (RM and TPZ) differs from that within the Coastal Zone (PAD and CD)
in terms of allowable density, number of permitted uses, and development
standards. Among the distinctions: (1) density regulations outside the
Coastal Zone are generally 4 to 8 times more permissive than within the
Coastal Zone, (2) the 1ist of allowable nonagricultural uses is more
extensive, (3) residential clustering is only encouraged rather than
required, and (4) conversion of agricultural soils is addressed in a
generalized manner, with no explicit requirement regulating subdivision
design to protect soil resources. As the County's best grazing land is
situated outside of the Coastal Zone, it may be desirable to consider
whether additional policies to protect agricultural soil resources from
conversion are necessary in areas presently zoned RM and TPZ.

E. SUMMARY OF PROBLEMS

In summary, existing programs, regulations and policies adequately
respond to the issues of soil erosion and sedimentation and soil deple-
tion. With regard to soil contamination, until basic inventory work is
more complete, it is difficult to determine the extent of the problem or
adequacy of existing programs.

Land use impacts, particularly conversion of agricultural soils, are
approached differently within the rural unincorporated area. Existing
regulations are more protective of agricultural soils within the Coastal
Zone and stronger policies could be adopted outside this area to attain
Countywide parity.
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IV.

A.

ALTERNATIVES TO PROTECT SOIL RESOURCES

INVESTIGATION OF SOIL CONTAMINATION

Since the problem of soil contamination from past industrial dumping has
only recently begun to be appreciated, it may be desirable for the
County to consider a more comprehensive investigation of the subject
throughout its jurisdiction.

STRONGER PROTECTIONS AGAINST LAND USE IMPACTS OUTSIDE OF THE COASTAL
ZONE

There are several alternative approaches the County may pursue to more
adequately protect agricultural soils in rural areas outside of the
Coastal Zone. Alternatives include: (1) incorporation of PAD regula-
tions into existing open space ordinances so as to affect all lands with
agriculturally potential soils, or (2) redesignation of such lands from
Open Space to Agriculture, followed by rezoning to PAD. Each strategy
has certain benefits, e.g., uniform protection of agricultural resources
countywide and utilization of a well developed and presently adequate
body of regulations; however, both present problems when considering
appropriate density criteria. As this is principally a land use issue,
the Rural Land Use Chapter presents a more detailed assessment of the
various approaches.
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APPENDIX A

SUPPLEMENTAL BACKGROUND INFORMATION

In response to requests by the San Mateo County Planning Commission on Decem-
ber 20, 1984, the following background data was added to the Soils Resources
Chapter.

1.

Description in Text of Timber Harvesting

A Tocal timber operator has suggested the Soil Resources Chapter misrep-
resents timber harvesting in San Mateo County. In response, it should be
emphasized that the chapter describes a range of possible impacts from
timber harvesting activities which should be considered when developing
General Plan policy. To allay these concerns, revisions to the Soil
Resources Chapter submitted by the respondent are included as follows.

Forestry and Erosion

Soil erosion and sedimentation can substantially degrade timberlands,
reducing site quality, lowering forest productivity, and deteriorating
water quality. The County's timberland soils are generally classified as
highly erosive due primarily to high annual precipitation and rapid
runoff.

Unrestrained timber harvesting and improper road construction can substan-
tially increase the potential for accelerated erosion and sedimentation of
forested watersheds. Compacted soil, rerouted and concentrated runoff,
and increased surface flow increase erosion potential. As much as 90% of
the sediment produced by erosion on timbered lands can come from logging
roads. The steeper the terrain traversed and the larger the cuts and
fills, the greater the potential for erosion and sedimentation. Effective
erosion control measures integrated into the design, construction, and
maintenance of logging roads can control erosion.

The timber harvesting practices selected also affects erosion potential.
Selective harvesting combined with effective erosion control can mitigate
impacts and protect the timberland from soil erosion.



APPENDIX B

TOPICS FOR CONSIDERATION DURING FUTURE PLANNING
EFFORTS

During Planning Commission hearings, the following topics were identified
relating to the Soil Resources Chapter which are most appropriately addressed
during future planning efforts, including area plan development and ordinance

revisions:

1. Reevaluate definition of Prime Agricultural Land and Other Land Suitable
for Agriculture contained in the Local Coastal Program.

2. Accurately delineate distribution of Prime Agricultural Land. Provide a
more permissive set of uses and increased development densities on Other
Land Suitable for Agriculture.

3. Reevaluate necessity for agricultural easements to run "in perpetuity" as
required by the Local Coastal Program. It should be noted that an LCP
amendment relevant to this issue has been submitted for review by the
PTanning Commission.

4. Develop land division criteria which consider parcel size needs of flori-
culture operations, i.e., allowing smaller agricultural parcels without
requirement for an agricultural easement.

5. Consider the implications of Local Coastal Program agricultural land divi-
sion criteria on controlling soil erosion.

6. Consider timber related activities as within the definition of agricul-

tural use. It should be noted that an LCP amendment relevant to this
issue has been submitted for review by the PTanning Commission.
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MINERAL RESOURCES BACKGROUND

INTRODUCTION

Major mineral resources recovered in the Bay Area include: Tlimestone
and shells, salines, sand and gravel, crushed and broken stone and oil
and gas. Significant amounts of mineral resources are needed for con-
struction and industrial materials, and for energy. However, many
mineral resources are not readily available in the United States in
quantities adequate to meet future needs. Because mineral resources do
not increase significantly with time, it is necessary to protect
identified significant mineral resource areas for use as future mineral
extraction sites. However, mineral resource extraction operations are
often accompanied by negative environmental impacts that cannot be fully
mitigated. In some cases significant mineral resource sites are located
in urbanized areas where mineral extraction is incompatible with
existing or planned development. Thus, mineral resource planning must
address both developmental and environmental considerations.

SCOPE AND ROLE

This Chapter of the General Plan inventories mineral resources located
in the unincorporated areas of the County and reviews their importance.
Issues such as protecting these resources for future use and lessening
the environmental impacts of utilizing them are explored. Finally, the
Chapter provides policies that direct the future utilization of mineral
resources in unincorporated areas.

STATE PLANNING LAW

General Plan Elements

Section 65302(d) of the California Government Code requires the County
to adopt a Conservation Element for the conservation, development and
utilization of natural resources, including minerals. The code requires
such an Element to emphasize the conservation and management of economi-
cally productive natural resources. The Element may also inventory the
location, quantity and quality of rock, sand and gravel resources. In
addition, Section 65302(e) of the Government Code requires the County to
adopt an Open Space Element which designates open space land for the
preservation of natural resources and the managed production of
resources.

Other General Plan Requirements

The Surface Mining and Reclamation Act of 1975 requires the State
Geologist to classify mineral areas in the State, and the State Board of
Mining and Geology to designate mineral deposits of regional or state-
wide significance. The purpose of the classification and designation
process is to ensure that mineral deposits are available when needed.
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Within 12 months of receiving the maps and report, the County must
establish mineral resource management policies for incorporation into
the General Plan which: (a) recognize the mineral classification infor-
mation; (b) assist in the management of Tand use which affects mineral
areas of statewide and regional significance; and (c) emphasize the
conservation and development of identified mineral deposits.

Prior to adoption or subsequent amendment, the County must submit its
proposed resource management policies to the State Board of Mining and
Geology for review and comment. While the Surface Mining and Reclama-
tion Act mandates the classification and designation of all mineral
resources by State agencies, it is only the classification and designa-
tion of aggregate resources (which include stone, sand and gravel) that
will be identified for San Mateo County in the near term. To date, the
State Geologist (Division of Mines and Geology) has not finalized the
maps for San Mateo County showing the classification of aggregate
resource areas.

C. RELATION TO OTHER GENERAL PLAN DOCUMENTS

1. Conservation and Open Space Element (1973)

The 1973 Conservation and Open Space Element of the General Plan
contains a section on mineral resources which provides background data,
issues and action programs for the conservation, development and utili-
zation of mineral resources. In general, the background data presented
is out of date because it was developed prior to the release of a major
study on mineral resources in the Bay Region conducted in 1975. Few of
the issues presented are still relevant and many of the action programs
have been preempted by State law. Background information, issues and
policies contained in the 1973 Conservation and Open Space Element which
are still current have been incorporated into this chapter. This
chapter, once adopted, will replace the discussion of mineral resources
contained in the County's 1973 Conservation and Open Space Element.

2. Area Plans

The 1980 Local Coastal Program (LCP) is the only area plan which
includes specific policies relative to mineral resources. The LCP
contains a major component on coastal energy development. Major topics
discussed include: (1) oil and gas wells (onshore), (2) onshore facili-
ties for offshore o0il, and (3) pipelines and transmission lines. This
component provides current background information, issues and policies
on energy development within the Coastal Zone. As a result, the discus-
sion of coastal energy development within this chapter of the General
Plan will draw directly on information contained in the LCP.
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IT.

EXISTING MINERAL RESOURCES

INVENTORY OF MINERAL RESOURCES

Summary Inventory of Resources

Table 3.1 identifies 13 mineral resources found in San Mateo County and
classifies these resources into four categories. Seven of these
minerals: chromite, clay, expansible shale, mercury, sand and gravel,
sands (specialty), and stone (dimension), are not Tikely to be used
primarily because of limited quantities, urbanization or economic
infeasibility.

The remaining mineral resources identified as occurring and having
potential for utilization are: gemstones, oil and gas, mineral water,
salines, stone (crushed and broken) and limestone and shells (see Map of
Mineral Resources). Of these, gemstones and oil and gas are identified
as small resources or resources usable only at a high price. Mineral
water, salines and crushed stone are classified as significant resources
being used. Limestone and shells similarly classified, are projected to
be exhausted by 1995. No geothermal resources have been identified in
San Mateo County.

Value of Mineral Resources

Mineral resources have beneficial uses as materials and as energy
sources. Most mineral products have been used locally, fulfilling a
need for low cost construction materials and a supply of energy.
Generally, they do not have any intrinsic environmental value, however,
the economic benefits are significant. Data indicates that with the
urbanization of the Bay Area, which received its greatest impetus in the
early 1940s, the dollar volume of Bay Area mineral production has
doubled every decade. While part of this increase is attributable to
inflation, most is a result of greater local requirements for the
growing population, as well as increased per capita mineral require-
ments. Table 3.2 indicates the utilization of various mineral resources
in the Bay Area. By 1970 the total value of mineral products extracted
in the Bay Area exceeded two billion dollars and, in the early 1970s,
annually exceeded 100 million dollars.!

DESCRIPTION OF USABLE MINERAL RESOURCES

The following is a description of the type, location, extent and quality
of those mineral resources identified as having potential for utiliza-
tion within San Mateo County.

Gemstones

a. Inventory of Resource

Semiprecious stones found in the Bay Area include nephrite, jade,
petrified bone, opal and varieties of quartz. At Pescadero Beach,
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TABLE 3.1

MINERAL RESOURCES OCCURRING IN SAN MATEQ COUNTY

1975
SIGNIFICANT RESOURCE
BEING USED, BUT
SMALL RESOURCE, SIGNIFICANT LIKELY TO BE EXHAUSTED,
OCCURRENCE, NOT OR USABLE ONLY RESOURCE SERIOUSLY DEPLETED, OR
MINERAL RESOURCE LIKELY TO BE USED AT A HIGH PRICE BEING USED UNECONOMIC IN 20 YEARS
Chromite X
Clay X
Expansible Shale X
Gemstones X
Limestone and Shells X
Mercury X
Mineral Water X
0i1 and Gas X
Salines X
Sand and Gravel X
Sands, Specialty X
Stone, Crushed and Broken X
Stone, Dimension X

Source: Edgar H. Bailey and Deborah R. Harden, Mineral Resources of the San Francisco Bay Region,
California - Present Availability and Planning for the Future. (Washington: United States
Department of Interior Geological Survey, Open-File Report 75-303, 1975), p. 5.
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TABLE 3.2

UTILIZATION OF MINERAL RESOURCES IN THE BAY AREA

1973

CUMULATIVE DOLLAR

VALUE TO 1973

TOTAL DOLLAR
VALUE RECENT YEAR

MINERAL RESOURCE (Approximate) (Approximate)
Asbestos 600,000 0
Chromite 520,000 0
Clay 19,000,000 1,000,000
Coal 16,000,000 0
Copper 60,000 0
Diatomite 1,000,000 200,000
Expansible Shale 40,000,000 400,000
Gemstones 11,000 0
Geothermal Resources 5,000,000 1,500,000
Limestone and Shells 500,000,000 30,000,000
Magnesite 10,000,000 0
Manganese 620,000 0
Mercury 110,000,000 3,200,000
Mineral Water 5,000,000 0
Peat 1,000,000 100,000
Pumice 1,200,000 4,000
Pyrite 2,000,000 0
Salines 290,000,000 16,000,000
Sand and Gravel 370,000,000 22,500,000
Sand, Specialty 200,000 53,000
Silver and Gold 1,600,000 0
Stone, Crushed and Broken 273,000,000 18,700,000
Stone, Dimension 4,600,000 45,000
Stone, Ornamental 150,000 (?)
0il and Gas 420,000,000 26,500,000
Sulfur, Byproduct 25,000,000 2,500,000

Source: Edgar H. Bailey and Deborah R. Harden, Mineral Resources of the San
Francisco Bay Region, California - Present Availability and Planning

for the Future.

(Washington: United States Department of the
Interior Geological Survey, Open-File Report 75-303, 1975), p. 6.
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chalcedony and agate pebbles are abundant. Occasionally, hollow
chalcedony pebbles containing liquid, called hydrolites, are found.
Petrified whalebone occurs in sedimentary rocks along beaches or tidal
areas and has been identified at Ano Nuevo Beach. In addition, jasper
has been found at Pigeon Point beaches.

b.

2. 0il

Utilization of Resource

The total value of commercial production to date of gemstones in San
Mateo County, as reported in 1975, was $1,585.2 Most of the commer-
cial production was chalcedony and agate from Pescadero Beach.
Generally, gemstones are not mined commercially, but are avidly
sought by amateur mineral collectors and rock polishers. While
gemstones do not constitute a significant economic resource, they do
provide recreation and educational opportunities for many people.

and Gas

Inventory of Resource

(1) O0ffshore

The presence of 0il was noted in the County as early as 1865.°
In San Mateo County, oil deposits occur exclusively in an
underground deposit known as the Salinian Province. Within the
Salinian Province there are two basins: the Bodega Basin and
the Outer Santa Cruz Basin. The Bodega Basin (180 km long and
25 km wide) runs offshore from Half Moon Bay north to Sonoma
County and is bounded on the eastern edge by the San Andreas
Fault. The Outer Santa Cruz Basin (100 km long by 25 km wide)
is located generally northwest off the Santa Cruz and San Mateo
County coasts.

The United States Geological Survey estimates the most probable
amount of undiscovered recoverable oil and gas resources in the
Santa Cruz Basin to be 119 million barrels of oil and 119
bilTlion cubic feet of gas and in the Bodega Basin 9 million
barrels of oil and 9 billion cubic feet of gas.® This is high
enough to attract oil companies who foresee profitable opera-
tions if the reserves are proven. Both United States
Geological Survey engineers and oil company engineers consider
this a significant possible resource.

(2) Onshore

0i1 and gas onshore occurs primarily in three underground
fields: the Half Moon Bay Field, the La Honda Field and the
0il Creek Field. The State Division of 0il and Gas estimates
that the unrecovered reserves in these three fields totals
119,000 barrels of oil and 70,000 cubic feet of gas.

3.7



MINERAL RESOURCES EXISTING RESOURCES

b.

Utilization of Resource

(1) Offshore

There are no functioning wells off the San Mateo County coast.
In 1976, the Federal government Teased some lands off the San
Mateo coast (Ano Nuevo area) for oil and gas development.
Subsequently two wells were drilled, however, the high cost to
develop the wells precluded more development. To date, there
has not been any utilization of offshore o0il off the County
coastline.

(2) Onshore

The first commercial production of onshore 0il in the County
was in 1886 in the Half Moon Bay area.’ Subsequently, oil has
been produced in the three onshore fields. The Map of Mineral
Resources illustrates the location of these three oil fields.
A1l three fields are small, with cumulative production by
December 1983 of approximately 1.5 million barrels. In addi-
tion, small quantities of gas have been recovered along with
the 0i1.° Total oil and gas production is illustrated in Table
3.3. Over the years, many oil wells have been developed and
subsequently abandoned. Generally, the wells are single or
clustered in groups of up to three or four and oil produced is
trucked from onsite temporary oil storage tanks.

Exploration for new wells is continuing but not at the rate now
occurring in more productive areas in California. The main
portion of the oil extraction and exploration activity is con-
centrated in the three oil and gas fields.

3. Mineral Water

a.

Inventory of Resource

The three mineral springs identified in San Mateo County are located
in the rural area. Table 3.4 indicates their location and use.

Utilization of Resource

Records for the commercial production of mineral water between 1894
and 1946 indicate that there was no commercial production of mineral
water in the County in this time frame.” Table 3.4 indicates that
as of 1968, only one of the mineral springs was being used for
domestic and stock purposes. Most springs are left unimproved.
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TABLE 3.3

OIL AND GAS PRODUCTION AND RESERVES

1983
NUMBER OF WELLS ESTIMATED RESERVES ACTUAL 1983 PRODUCTION CUMULATIVE PRODUCTION
OIL GAS 0IL GAS 0IL GAS

FIELD PRODUCING  POTENTIAL (Mbb1) (MMcf) (bb1) (Mcf) (Mbb1) (MMcf)
Half Moon Bay 3 7 8 5 421 -- 45 20
La Honda 16 19 89 22 15,131 2,907 1,292 150
0i1 Creek 5 8 22 8 5,918 350 181 76
TOTAL 24 34 119 35 21,470 3,257 1,518 246
Source: California Department of Conservation, Division of 0il and Gas, 69th Annual Report of the State 0il and Gas

Supervisor, 1984.
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TABLE 3.4

MINERAL SPRINGS OF SAN MATEQO COUNTY

NAME OF SPRING LOCATION

USE

REMARKS

1. Summit Near summit of King Moun-

tain Road, 3 miles west

gallons/minute

of Woodside

None (1968)

Elevation 1,960 ft.
Flow 100

2. 3 miles southwest of None (1968) Calcium, sodium,
Woodside bicarbonate,
chloride
Flow 100
gallons/minute
Elevation 1,900 ft.
3. John Machado 1 mile north of Domestic and 2 gallons/minute.
Sodium
San Gregorio Stock (1968) chloride bicarbonate
Source: Edgar H. Bailey and Deborah R. Harden, Mineral Resources of the San Francisco Bay

Region, California - Present Availability and Planning for the Future. (Washington:

United States Department of the Interior Geological Survey, Open-File Report 75-303,

1975), p. 97c.
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4, Salines

a.

Inventory of Resource

The saline waters of San Francisco's Bay are primarily ocean tides
that enter the Golden Gate. This water and four key factors favor
the manufacture of solar salt in the Bay Area: (1) the net evapora-
tion rate during the summer and fall is high due to a combination of
heat, wind, and low rainfall; (2) a large acreage of relatively low
cost (formerly) marshland lies at or close to sea level where the
need for pumping is minimized; (3) the marshlands are relatively
impervious which prevents leakage, and (4) salt ponds and processing
plants are located in proximity to a Targe marketing area with a
large population and diverse industries.

Utilization of Resource

Salt has been recovered from the waters of the San Francisco Bay by
solar evaporation since the 1850s.® Salt ponds are an economically
important and productive use of the waters of the Bay. The salt is
an important raw material for the Bay Area chemical industry and it
is also used for domestic purposes. In addition to salt, magnesium
compounds, bromine, gypsum and other minerals have been extracted
from Bay water.

Production began in large salt-evaporating ponds in San Mateo County
in 1901. Today, the main producer of saline products in the Bay
Area is the Leslie Salt Company which operates five networks of
evaporating ponds in the Bay Area, with a total of nearly 35,000
acres of evaporating surface, as well as a refinery in Newark.’
According to the County Assessor's records, at present there are no
salt production activities in unincorporated areas of the County.

5. Stone, Crushed and Broken

a.

Inventory of Resource

Rock suitable for crushed and broken stone constitutes a major
resource in the Bay Area. Since stone is quarried from ordinary
rocks, the source material is numerous, widespread, and has a wide
range of geologic ages and histories.

To date, the State Geologist has not prepared finalized maps showing
the classification of various mineral areas for the County as
mandated by the Surface Mining and Reclamation Act. However, a
preliminary map showing Aggregate Resource Classification Zones
indicates a number of significant stone deposits (MRZ-2) in the
County. For areas designated MRZ-2, information indicates that
there is a high Tikelihood that significant mineral deposits are
present. MRZ-2 areas are shown on the Mineral Resources Map.
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Major portions of two of these identified significant stone deposits
Tie within unincorporated areas. An immense deposit of sandstone
lies immediately south of the City of San Francisco on San Bruno
Mountain. A second significant stone deposit is located approxi-
mately 2.5 miles northeast of Half Moon Bay and about one mile north
of State Highway 92. This area is underlain by rocks that range
from granite to quartz diorite.

b. Utilization of Resource

Stone fragments with no specified shape are referred to as crushed
and broken stone. This resource is used mainly as aggregate, rail-
road ballast, riprap, furnace flux, refractory stone and agricul-
tural stone. The greatest use is in highway and railroad construc-
tion. Between 1894 and 1971, the production of crushed and broken
stone in the County is conservatively estimated to have been over
22,000,000 short tons with a value of over $30,000,000."

At present, there are three active quarries in unincorporated areas.
These include the: (1) Langley Hill Quarry located in the Santa
Cruz Mountains, (2) Guadalupe Valley Quarry (Brisbane Quarry)
lTocated on San Bruno Mountain, and (3) Pilarcitos Quarry located in
the Coastal Zone. Operative quarries are shown on the Mineral
Resources Map and described in the following section.

(1) Langley Hill Quarry

The Langley Hill Quarry is located one mile west of Skyline
Boulevard and five miles south of La Honda Road. The quarry
operation, located on approximately 110 acres of Teased land,
has been in production for nearly fifty years. It supplies
crushed rock for such items as drain rock, riprap, and road
base rock. The output of the quarry is small, with an annual
output of approximately 9,000 tons. By 1973, it was estimated
that the quarry had depleted approximately 10% of its available
resources."

(2) Guadalupe Valley Quarry (Brisbane Quarry)

The Guadalupe Valley Quarry is located on the north slope of
the main ridge of San Bruno Mountain and is approximately 3/4
of a mile west of the City of Brisbane. The site is bounded on
the west, south and east sides by San Bruno Mountain County
Park and on the north by the Crocker Industrial Park. The
active quarry comprises approximately 145 acres, of which
approximately 85 acres are devoted to the actual quarry opera-
tion. The existing floor of the quarry, used for rock
processing and shipping operations, measures about 17 acres.

As of December 1981, it was estimated that extracting the

remaining 20,800,000 tons of rock quantity would take 33 years.
However, at a higher demand it was estimated that rock
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quantities could be extracted in as little as 23 years.” ATT
material from the site is being marketed. High quality gray-
wacke sandstone is being processed and sold in various base
rock and construction rock classifications; lower quality
shale, slate and weathered rock is being sold as fill.

(3) Pilarcitos Quarry

The Pilarcitos Quarry is located approximately 2-1/2 miles
northeast of the City of Half Moon Bay and about one mile north
of Highway 92. The quarry, located on approximately 600 acres,
has been in continuous operation since 1960, supplying granite
stone for Tocal construction projects. Available information
indicates production in excess of 350,000 tons per year.' It
has been projected that the quarry could continue to operate
for an additional 40 to 65 years, subject to changing market
conditions.®

6. Limestone and Shells

a.

Inventory of Resource

As of 1971, 22 significant Timestone and shell deposits have been
identified in the San Francisco area. Of these, 8 are identified as
occurring, at least in part, in San Mateo County, and are listed in
Table 3.5. Both the Cahill Ridge and Skyline deposits are located
in unincorporated areas near Skyline Boulevard and Crystal Springs
Reservoir.

Utilization of Resource

Limestone and shells are used primarily for making cement, although
they are also used for soil conditioner and livestock feed. While
raw resources available in the Bay Area are sufficient to supply
Tocal needs for several decades, processing plant capacity as of
1975 was inadequate to meet near-future requirements.'® Most
deposits are too small and dispersed to justify the development of
new plants. Although limestone has been quarried in many places in
the Bay Area, the Rockaway Quarry in the City of Pacifica is the
only one still in operation.

The dredging of oyster shells and mud from the Bay for cement manu-
facture ceased in late 1970, except for minor amounts used for
lTivestock feed and soil conditioning. At present, there are no
dredging operations within unincorporated areas. The dredging of
shells from the Bay, now largely discontinued, creates no visual
scars, although ecological effects are uncertain.

The encroachment of urbanization on present and potential Timestone
quarries tends to eliminate them as usable sources because of both

economic and environmental factors. In addition, many deposits in

the County lie within the Crystal Spring Reservoir watershed Tands,
where quarrying is restricted.
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DEPOSIT NAME

TABLE 3.5

LIMESTONE AND SHELL DEPOSITS IN SAN MATEQO COUNTY

LOCATION

DESCRIPTION AND DEVELOPMENT

'RESOURCE ESTIMATES
(Tons)

San Francisco Bay
shell deposits

Rockaway

Picardo Ranch

San Mateo Creek

Spring Valley Ridge

Middle Fork

Cahill Ridge

SkyTine

San Francisco Bay

Pacifica

Pacifica

HiT1lsborough

HiTlsborough

Hillsborough

Unincorporated

Unincorporated

Shell deposits from young upper bay mud
unit; shells and mud dredged for cement
1925-1970; surficial shells dredged and
washed for cement, lime, livestock,
feed and soil conditioner 1924-present;
more than 30,000,000 tons of shells and
associated mud produced.

Franciscan limestone and chert used for
crushed rock purposes 1910-1919, 1942-
present; 3,000,000 tons produced.

Franciscan limestone and chert; minor
production for road construction.

Franciscan 1limestone and chert;
undeveloped.

Franciscan Timestone and chert; minor
production for road construction.

Franciscan Timestone and chert;
undeveloped.

Franciscan Timestone and chert;
undeveloped and poorly exposed.

Franciscan 1imestone and chert; about
3,000,000 tons used for aggregate and
road construction, 1945-1962.

Uncertain; probably
50,000,000+

3,000,000 (1,000,000
to planned base level)

2,000,000
1,000,000+
4,000,000
8,000,000
5,000,000+ (may be

much larger)

2,000,000+(?)

See next page for notes and sources.
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Notes:

Source:

1.

Includes deposits that: (1) were recently active (1967-1971); (2) have cumulative production
in excess of 1,000,000 tons; or (3) contain estimated resources of at least 1,000,000 tons
usable raw materials.

Edgar H. Bailey and Deborah R. Harden, Ed., Basic Data Source For a Report on Mineral Resources
of the San Francisco Bay Region, California - Present Availability and Planning for the Future.

(Washington: United States Department of the Interior Geological Survey, Open-File Report
75-303, 1975.)

E. W. Hart, "Limestone and Shells," Table 7, pp. 70-71.



MINERAL RESOURCES EXISTING PLANS

ITI.

EXISTING PLANS, POLICIES AND REGULATIONS AFFECTING MINERAL RESOURCES

Because many mineral resources are considered to be of greater than
local significance, they are regulated by a Targe number of Federal and
State laws in addition to local policies and regulations. Table 3.6
summarizes the major Federal and State agencies that regulate mineral
resources. The County policies and ordinances which protect and govern
the use of mineral resources are described below:

COUNTY GENERAL PLAN AND AREA PLAN POLICIES

Conservation and Open Space Element (1973)

The 1973 Conservation and Open Space Element of the General Plan
contains definitions, goals and objectives and policies for mineral
resource management. The Element contains general policies which:

(1) seek to identify and protect significant existing and potential
mineral resource areas from encroachment by urban development; (2) plan
for the rehabilitation and reuse of mineral extraction areas; (3) give
general guidance for providing consistent extractive and land use
controls which would minimize conflicts between mineral extraction
activities and urbanization; and (4) seek to minimize the impact of
mineral extraction activities on the surrounding natural environment.

Local Coastal Plan

The Energy Development Component of the Local Coastal Plan contains
policies to regulate energy development in the Coastal Zone. For
onshore oil and gas wells, policies provide lTocational criteria which
establish where prospect drilling and production of oil and gas wells
may occur and performance standards for protecting land and water
resources, adjacent land uses, scenic quality, air quality and limiting
noise.

Other policies relative to offshore oil are primarily concerned with
regulating onshore facilities used to service offshore oil development.
The LCP prohibits both onshore facilities for offshore oil and pipelines
for the transmission of offshore oil and gas from locating in the
Coastal Zone. A number of policies relative to onshore facilities for
offshore 0il (Policies 4.23(b) - Permit Requirement, 4.26 - Designation
of Facility Sites and Policy 4.27 - Development Standards) are left
open-ended, waiting for the completion of an Outer Continental Shelf
(0CS) Siting Study, whose major focus is the review of siting options
for onshore facilities for offshore oil. These LCP policies call for
studying areas proposed for the siting of onshore facilities for off-
shore o0il and developing standards and specific criteria to protect
coastal resources.
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AGENCY

TABLE 3.6

AGENCIES MANAGING MINERAL RESOURCES

SUMMARY OF PROGRAMS AND ACTIVITIES

Federal
U. S. Bureau of Mines

U.S. Geological Survey

U.S. Department of the
Interior

Minerals Management Service

U.S. Coast Guard

Army Corps of Engineers

Prepares bulletins, reports, and surveys of the mining industry.

Prepares publications, surveys and circulars on geological
concerns. Responsible for approval and supervision of oil and gas
exploration and development on the Outer Continental Shelf after
the leases are in production. It also establishes maximum rate of
production of wells.

Responsible for administering the mineral development of Outer
Continental Shelf. The Quter Continental Shelf (0CS) Lands Act
authorizes the Secretary of the Interior to lease areas extending
beyond three miles from the coastline. The Secretary delegates
this responsibility to two agencies within the Department of
Interior: the Minerals Management Service (MMS) and the U.S.
Geological Survey (USGS). MMS acts as leasing agent and property
manager; USGS performs geologic studies and regulates the safety
and performance of drilling operations.

An agency of the Department of Interior, is responsible for
implementation of the leasing objectives of the Outer Continental
Shelf Lands Act. MMS coordinates Federal and State agencies.

Responsible for regulation and the safety of offshore structures as
it pertains to navigation.

Regulates navigation and installation of facilities in the waters
of the United States.
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AGENCY

TABLE 3.6 (continued)

AGENCIES MANAGING MINERAL RESOURCES

SUMMARY OF PROGRAMS AND ACTIVITIES

State

State Lands Commission

State Coastal Commission

California Division of 0il and
Gas (State Department of
Conservation)

State Water Resources Control
Board and the Regional Water
Quality Control Board

Has exclusive jurisdiction over all oil and gas development in the
tidal and submerged Tands of the State extending from the mean high
tide 1ine 3 nautical miles seaward to the Timit of the State
jurisdiction except for defense and international relations
purposes.

Reviews OCS exploration and development plans for consistency with
the California Coastal Management Program approved under the
Federal Coastal Zone Management Act.

Reports and maps oil fields and individual wells. It is the
principal State agency responsible for regulating the drilling,
operation, maintenance and abandonment of all oil, gas and
geothermal wells in the State (onshore). The Division of 0il and
Gas is responsible for the protection of below-ground resources,
such as ensuring there is no leakage to aquifers. Section 30418 of
the Act allows for this authority; "neither the (Coastal
Commission, Regional (Coastal) Commission, local government, port
governing body, or special district shall establish or impose such
regulatory controls that duplicate or exceed controls established
by the Division of oil and Gas pursuant to specific statutory
requirements or authorization."

Reviews operations that involve surface discharge of wastewater,
including oil Taden brines.
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AGENCY

TABLE 3.6 (continued)
AGENCIES MANAGING MINERAL RESOURCES

SUMMARY OF PROGRAMS AND ACTIVITIES

State Air Resources Board and
Bay Area Air Quality
Management District

Governor's Office

California Division of Mines
and Geology

California Public Utilities
Commission

Responsible for establishment of ambient air quality and emission
standards and air pollution control programs. "Permits to
construct" are required for both exploration and production wells.

Provides information to the Department of Interior as provided for
in the consultation provisions of the Outer Continental Shelf (OCS)
Lands Act.

Collects, develops and disseminates information on the geology and
mineral resources of the State; inventories the mineral resources
of the State; makes Countywide surveys of mineral resource
potential; publishes annual mineral production statistics by
counties and prepares annual reviews of the mineral industry;
encourages the application of geologic information in making land
use decisions and in management of the earth's terrain; and advises
administrative branches of government on geologic and mineral
problems. It is the State Geologist who is required by the Surface
Mining and Reclamation Act to classify mineral areas of the State.
Once completed, the State Geologist's report and maps are forwarded
to the County for inclusion in the General Plan.

Regulates rates and service of more than 1,500 privately owned
utilities and transportation companies, and thereby influences
decisions on the type and quantity of mineral energy which is
converted to electrical power for the entire State.




MINERAL RESOURCES EXISTING PLANS

B. COUNTY ORDINANCES

1. Surface Mining and Reclamation Ordinance (1982)

The Surface Mining and Reclamation Ordinance regulates all activities
associated with the removal of soil, rock or mineral deposits and
details the procedures and information required to obtain a surface
mining permit. Many provisions of a previous Quarry Ordinance have been
incorporated and expanded to include many environmental concerns
previously unaddressed.

A major feature of the Ordinance is the requirement for a Reclamation
Plan. Procedures for the intermittent closure, reopening, suspension
and revocation of facilities are also included. Many of the Ordinance
requirements are designed to prevent erosion and the blockage of silta-
tion of natural drainage courses as well as to mitigate other negative
environmental effects on water quality, fish and wildlife habitats and
visual quality. Because of zoning restrictions limiting the location of
quarries, the application of this Ordinance is presently restricted to
the Resource Management (RM), Resource Management/Coastal Zone (RM/CZ),
Timberland Preserve (TPZ), Timberland Preserve/Coastal Zone (TPZ/CZ),
and Heavy Industrial (M-2) Zoning Districts.

2. 0il and Gas Well Requlations (1980)

0i1 and Gas Well Regulations (Ordinance #02676) govern onshore petroleum
facilities and operations, including but not limited to exploration,
production, removal, storage and transportation of o0il and gas and other
incidental operations. This Ordinance supplements State regulations
pertaining to oil and gas operations.

0i1 and gas wells are also regulated by Chapter 6 of the County Ordi-
nance Code Sections 7710 et seq. O0il and gas well drilling is permitted
in the RM (Resource Management) zone, the RM/CZ (Resource Manage-
ment/Coastal) zone, the M-2 (Heavy Industrial) zone, the TPZ (Timberland
Preserve) zone, and the TPZ/CZ (Timberland Preserve/Coastal) zone. O0il
and gas wells are prohibited on prime agricultural soils and in sensi-
tive habitats. The Ordinance also controls environmental protection,
primarily water quality. The Ordinance prohibits actions that would
permit saltwater or water containing any other mineral or material to
cause damage to soil, plant Tife, surface or subsurface water supply or
allow its transference into any freshwater lagoon, river or stream. The
Ordinance also regulates earth and storage reservoirs used for storing
petroleum or petroleum by-products to insure that there is no contamina-
tion of water supply. Permits and inspections are required and when
necessary, can be conditioned to promote aesthetic treatment of energy
facilities by requiring setbacks from roadways, painting and land-
scaping.
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MINERAL RESOURCES EXISTING PLANS

C. COUNTY POLICY ON OFFSHORE OIL AND GAS

The Board of Supervisors has consistently cited environmental and
economic reasons against any development of the Outer Continental Shelf
(0CS) off its Coast. Development of the Santa Cruz Basin could have
adverse impacts on the County's biological habitats, sports and commer-
cial fishing activities, air quality, recreational resources, agricul-
tural and visitor-serving land uses and economies, and visual resources.
Not only are the sensitive environments along the San Mateo Coast
important in their own right, but the preservation of the total
environment is important to maintain such major local economies as the
tourism and commercial fishing industries. It is the County's position
that the risk to these economies is far too great, particularly in light
of the relatively low resource potential of the Santa Cruz Basin, the
high cost to develop the Outer Continental Shelf and the questionable
economic values. The estimates of recoverable oil are not in the
County's opinion worth the potential hazards.
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MINERAL RESOURCES ISSUES

IMPORTANCE OF MINERAL RESOURCES

There is a continuing and expanding demand for mineral resources in the
San Francisco Bay Region. Significant amounts of mineral commodities
are needed for construction and industrial materials and for energy. As
a result of the demand, there are economic benefits from recovering
mineral resources. The value of mineral products extracted in the Bay
Area exceeded two billion dollars by 1970 and subsequently has exceeded
100 million dollars annually.’ Another advantage is the creation of
jobs and more reasonably priced materials to local industry. Without
localized sources, it is estimated that transporting sand, gravel or
rock just ten to 15 miles might double their costs, and bringing them
from just beyond the periphery of the Bay region into San Francisco
could increase their cost three times or more.'

OPPORTUNITIES AND CONSTRAINTS ON UTILIZATION

While locally derived mineral resources provide reasonably priced
materials to Tocal industries, the high yield from mineral extraction is
a one time result. Mineral resources are nonrenewable, in contrast to
water, timber or agricultural resources which, with proper management,
can give continuing yields. The extraction of most mineral products is
usually accompanied by undesirable environmental impacts (see Table
3.7). Because of the negative environmental impacts mineral extraction
has on surrounding lands, there is a need to consider the balance
between economic and environmental factors. It is only after exploring
major impacts of mineral extraction activities that the County can
decide the type and intensity of mineral extraction activities that
should be permitted in a given area.

The following discussion focuses on opportunities and constraints to:
(1) mitigate the environmental impacts of using mineral resources; and
(2) protect mineral resource sites from incompatible land uses.

ENVIRONMENTAL IMPACTS

Potential environmental problems differ according to the commodity
involved, the site of extraction, the method of extraction, etc. Table
3.7 indicates the possible environmental disturbances to the land, water
and air that might accompany the use of a particular mineral resource.
Below is a synopsis of environmental impacts associated with the use of
oil and gas, mineral water, crushed and broken stone, and Timestone and
shells.
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TABLE 3.7

POTENTIAL ENVIRONMENTAL EFFECTS OF UTILIZING MINERAL RESOURCES
IDENTIFIED AS OCCURRING IN SAN MATEO COUNTY

POTENTIAL ENVIRONMENTAL EFFECTS

SURFACE AIR WATER NOISE
COMMODITY DISTURBANCE ~ POLLUTION  POLLUTION  POLLUTION
Chromite Yes --- Yes Yes
Clay Yes - Yes -—-
Expansible Shale Yes Yes -—- Yes
Gemstones --- --- --- ---
Limestone and Shells Yes Yes --- Yes
Mercury Yes Yes Yes Yes
Mineral Water -—- -—- --- ---
0il and Gas Yes Yes Yes ---
Salines Yes -—- -—- -—-
Sand and Gravel Yes Yes --- Yes
Sands, Specialty Yes -—- - -
Stone, Crushed and Broken Yes Yes -—- Yes
Stone, Dimension Yes --- --- Yes

Source: Edgar H. Bailey and Deborah R. Harden, Mineral Resources of the
San Francisco Bay Region, California - Present Availability and
Planning for the Future. (Washington: United States Department of
the Interior Geological Survey, Open-File Report 75-303, 1975), p. 5.
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MINERAL RESOURCES OPPORTUNITIES AND CONSTRAINTS

1.

a.

0il1 and Gas

Onshore

Potential environmental effects from the onshore extraction of oil
and gas include surface disturbance, water pollution, and air pollu-
tion. The drilling of any kind of deep well not only disrupts the
surface of a site but also creates a potential for disruption or
contamination of aquifers. These operations also require access
roads, drill rigs, ponds for retention of drilling fluids, storage
tanks and other structures. If the well is successful, other struc-
tures such as a pumping unit, pipelines and tanks are also neces-
sary. The development of pipelines for the transmission of oil and
gas causes surface disturbance and has visual impacts. Also, there
is the risk of spills when transmitting oil and gas through pipe-
lines, particularly in areas with geologic hazards.

Offshore

The potential impacts of developing offshore oil and gas are
complex, far-reaching, and could alter the character of the coastal
environment for a long period of time. Adverse impacts on the
commercial fishing industry, coastal tourism, air and water quality,
and sensitive biological species and habitats could occur. O0il
spills can occur during exploration to determine the potential of
oil-bearing formations and there is even a remote possibility of a
blowout occurring in this phase. Cleanup measures can take weeks or
even months. As an example, a blowout in the Dos Cuadras Offshore
Field in 1969 resulted in approximately 150,000 barrels of oil lost
into the Santa Barbara Channel over a ten day period. The oil,
carried at random with the wind and current for miles along the
shore, killed many seabirds and marine animals and cleanup was
nearly impossible. Wave and wind conditions create severe limita-
tions which often interfere with cleanup effectiveness.

During the transfer of oil to barges, there is also a potential for
a spill. Additionally, during normal drilling operations, various
waste materials (spent drilling muds, rock, diesel fuel, metallic
compounds, and other chemicals) are discharged into the ocean. The
cumulative impacts of these toxic discharges on the ocean environ-
ment including their effect on fisheries and marine mammals is not
fully understood.

Mineral Water

With the exception of pipes to transport the water short distances,
mineral springs have not been improved with buildings or machinery.
Generally, environmental consequences from developing a site with build-

ings and machinery or installing major pipelines to divert and tap the

water involve the potential of decreasing the water available to down-
stream agricultural users and the disruption of vegetative resources.
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MINERAL RESOURCES OPPORTUNITIES AND CONSTRAINTS

3. Stone, Crushed and Broken

Removal of crushed and broken stone is often accompanied by dirt, noise,
earth vibrations, unsightly pits or contamination of water or air.
Because crushed rock, suitable for commercial use is generally found on
steeply sloped hillsides, quarries are dug literally into the sides of
hills leaving unsightly scars on the landscape. While quarries can be
partially screened from view through berms and landscaping, there is
really no way to completely hide a rock quarry. Besides visual impacts,
other environmental damage results from processing these bulk commodi-
ties. Settling ponds, designed to avoid clogging of groundwater intake
areas, are necessary to remove sediments from discharge water; and rock
crushers generate dust. Considerable noise also accompanies these
operations, and the transport of these products generates heavy truck
traffic. The unsightly scars on the Tandscape can remain long after
quarrying has ceased, although reclamation of a quarry site, including
landfill and revegetation can minimize these negative impacts.

4, Limestone and Shells

Limestone is extracted in the Bay Area by surface quarrying. The envi-
ronmental impacts of quarrying for limestone are similar to those
previously discussed for quarrying for crushed and broken stone.

The dredging of shells from the Bay, now largely discontinued, creates
no visible scars although there are ecological effects. Shells are
suction-dredged from the Bay bottom and washed prior to transfer to
Petaluma for drying, crushing and sizing. The dredging and washing
operation disturbs the ecology by causing siltation and turbidity. When
the shells are used to make cement, a large amount of dust is created,
resulting in air pollution.

B. LAND USE CONFLICTS

In addition to the environmental consequences of the mineral extraction
operation itself, land use conflicts can make mineral resources unavail-
able or render their use undesirable. Major land use conflicts include:
(1) environmental impacts on surrounding lands, (2) competing land uses
and (3) the unsuitability of the land for mineral production.

1. Environmental Impacts of Mineral Extraction on Surrounding Lands

Surrounding land uses can be negatively affected by mineral extraction
operations. In general, the removal of many mineral resources is accom-
panied by noise, dust, earth vibrations from hauling and blasting,
visual blight, etc., which negatively impacts surrounding land uses. In
these cases, surrounding Tand uses may need additional protection from
mineral extraction activities, including requirements for buffer Tands.
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MINERAL RESOURCES EVALUATION OF EXISTING PLANS

ITI.

Competing Land Uses

The pressure to develop lands for a wide variety of uses conflicts with
the potential recovery of mineral resources. Often, lands containing
mineral resources can also accommodate residential, commercial, indus-
trial and recreational uses. It is necessary to weigh the benefits of
protecting sites for mineral extraction against the benefits of
developing these sites for alternative land uses.

Lands Unsuitable for Mineral Production

Some lands may not be suitable for mineral extraction because they
contain irreplaceable resources that will be damaged or destroyed. An
example of lands that may be inappropriate for mineral extraction are
those that contain sensitive habitats such as marshlands and watershed
lands. Land use restrictions may also be necessary in other sensitive
areas to protect valuable environmental resources.

EVALUATION OF EXISTING PLANS, POLICIES AND REGULATIONS AFFECTING MINERAL
RESOURCES

Generally, the adverse environmental impacts unique to certain mineral
extraction activities are regulated through County ordinances. This
includes the regulation of onshore o0il development, surface mining
(quarrying for crushed and broken stone or limestone) and the dredging
for shells. In other cases, such as offshore oil development, regula-
tion occurs through the Local Coastal Program. The most common protec-
tion tools used involve Tand use designations and zoning regulations.
These ensure that significant mineral resource sites as well as sensi-
tive lands unsuitable for mineral extraction can be protected from
preclusive or incompatible land uses.

REGULATING OIL AND GAS EXTRACTION AND SURFACE MINING

Onshore 0i1 and Gas Development

The County's 0il and Gas Well Regulations provide measures adequate to
ensure the protection of above-ground resources. 0il and gas well
policies contained in the LCP reiterate regulations contained in the
Ordinance Code.

Offshore 0il and Gas Development

County control over activity related to offshore oil development in
State and Federal waters is Timited to regulating onshore facilities
used for drilling, processing, storage and the shipment of o0il and gas,
and enforcement of air quality standards for emissions from platforms
and onshore facilities. Existing LCP policies prohibit onshore facili-
ties for offshore o0il and gas, including pipelines. This approach is
consistent with the State Coastal Commission's present position that
offshore oil and gas leasing should not occur in Northern California.
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MINERAL RESOURCES EVALUATION OF EXISTING PLANS

Other LCP policies pertaining to the siting of onshore facilities for
offshore o0il are left open ended awaiting the conclusion of a siting
study. Completion of this study and incorporation of its findings into
the LCP may be important if the County is given limited time to respond
to changing State or Federal policies for offshore o0il and gas develop-
ment or specific leasing or development proposals. If the County wishes
to help shape State and Federal offshore oil policies, it is important
to continue to provide input to State and Federal agencies regarding the
County's position on offshore o0il and gas development.

3. Surface Mining and Dredging for Shells

The County's Surface Mining and Reclamation Ordinance regulates the
quarrying for crushed and broken stone or limestone and the dredging for
shells. In addition to meeting the requirements of State Law as
contained in the Surface Mining and Reclamation Act, this Ordinance
provides safeguards that adequately mitigate environmental impacts
resulting from these mineral extraction activities, including require-
ments for the reclamation of mined Tands once mining has ceased.

B. PROTECTING SIGNIFICANT MINERAL RESOURCE SITES

Existing County policy does not provide protection to significant known
mineral resource sites to ensure the mineral resources will be available
if needed. The existing zoning designations allow these sites to be
developed with land uses other than mineral extraction. Often these
permitted Tand uses are not compatible with mineral extraction,
precluding this use in the future.

Until recently, the County had not developed a clear, detailed and
comprehensive map identifying significant mineral resource areas in San
Mateo County. As a result, the presence of a significant mineral
resource may not have been known and considered when preparing land use
plans and some uses may have been permitted which were incompatible with
future mineral extraction.

C. PROTECTING SENSITIVE HABITATS

The extraction of mineral resources is generally only permitted in the
Resource Management (RM and RM/CZ), Timberland Preserve (TPZ and TPZ/CZ)
and Heavy Industrial (M-2) Zoning Districts. The RM, RM/CZ, TPZ AND
TPZ/CZ district ordinances have extensive performance criteria which
protect sensitive habitats from mineral extraction activities. In
addition, through the requirement for use permits in these zoning
districts, proposed uses are subject to environmental review under the
California Environmental Quality Act (CEQA).

D. BUFFERING SURROUNDING USES FROM IMPACTS OF MINERAL EXTRACTION

Mineral extraction activities can have major environmental impacts on
surrounding land uses. A shortcoming of existing land use plans is the
lack of buffer lands to protect surrounding uses.
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IV.

SUMMARY OF PROBLEMS

1. Known significant mineral resource sites may not be adequately pro-
tected from development that would preclude future mineral
extraction.

2. Surrounding Tand uses may not be adequately buffered from mineral
extraction activities.

ALTERNATIVES

PERTODICALLY UPDATE THE COUNTY INVENTORY AND MAP OF MINERAL RESOURCES

The County may want to periodically update the map identifying signifi-
cant mineral resource areas. Lands where minerals are currently being
extracted and lands classified as Mineral Resource Zone 2 (MRZ-2) by the
State Geologist and classified by the State Mining and Geology Board as
containing mineral deposits of regional or statewide significance would
be 1ikely candidates. This would allow the presence of a significant
mineral resource to be considered when processing development applica-
tions. Any local classification and mapping of mineral resources should
be cgordinated with ongoing efforts of the State Geologist and Geology
Board.

PROTECT KNOWN SIGNIFICANT MINERAL RESOURCE SITES

Once the significant mineral resource sites are identified, the County
could take a number of protective actions provided that resources are
not located in sites where mineral extraction oPerations would conflict
with existing urban uses or sensitive habitats.” The County could
protect known significant mineral resource sites by zoning them exclu-
sively for mineral extraction. In this way, all other uses would be
prohibited. A major drawback of this approach is mineral extraction may
not provide a viable economic use of the land.

Another alternative is to restrict land uses to those inherently compa-
tible with mining. In this way there could be an interim use of the
Tand until needed for mineral extraction. This would assure future
availability of the site for resource extraction. Appropriate Tand uses
would be those that require low public or private investment in struc-
tures and land improvements such as open space uses.

PROVIDE BUFFER ZONES ADJACENT TO MINERAL EXTRACTION OPERATIONS

Mineral extraction activities often negatively impact surrounding lands,
indicating a need to provide a buffer to adjacent land uses. Adjacent
areas need to be buffered from mineral extraction sites by open space
and screening to protect residents from the noise, dust, congestion,
etc. common to heavy industrial activity. Uses in this buffer zone area
could be limited to those clearly compatible with surrounding develop-
ment. This is not a problem unique to mineral extraction activities,
but also relates to other heavy industrial uses. Requirements for
buffer zones could be added to zoning districts which allow mineral
extraction (RM, RM/CZ, TPZ, TPZ/CZ and M-2).
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D. PROVIDE INPUT ON OFFSHORE OIL DEVELOPMENT

Through the local participating requirements built into the Coastal Act
at both the State and national levels, the County has the opportunity to
provide input to State and Federal agencies regarding the County's
position on offshore oil development. The past availability of planning
grants (CEIP Grant and Participation Grant) have enabled the County to
actively participate in commenting on offshore oil and gas development
to help shape State and Federal offshore oil policies. While funding of
similar programs may be greatly Timited in the future, it is important
to continue to provide input to State and Federal agencies.
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' San Mateo County Department of Environmental Management, Environmental
Impact Report, Pilarcitos Plan #138, Lone Star Industries, Inc., June 18,
1973, Introduction.

® "Mineral Resources of the San Francisco Bay Region," Limestone and Shells,
by E. W. Hart, pp. 70-71a.

Y "Mineral Resources of the San Francisco Bay Region," p. 2.
¥ Ihid., p. 9.

¥ San Bruno Mountain - The San Bruno Mountain mineral resource site is located
within an urbanized area. As a result of conflicts from the continued
urbanization of the San Bruno Mountain Area, the San Mateo County Planning
Commission has established a ten-year termination date (December 31, 1991)
for the Guadalupe Valley Quarry which is located on San Bruno Mountain.

It was found that surface mining would not be a compatible use with the
future planned development of San Bruno Mountain Park and the Northeast
Ridge. This latter development includes the planned development of 1,250
housing units across the Guadalupe Valley from the quarry site. There were
additional concerns about the continued negative environmental impacts of
quarrying on the habitat of the Mission Blue butterfly.

Pilarcitos Quarry - The Pilarcitos Quarry is Tocated in the Resource
Management Zone (RM/CZ) which allows quarrying with a use permit and limits
Tand uses to those generally considered compatible with mining (e.g., low
density residential, recreational, agricultural, etc.). The Pilarcitos
Quarry is located in an area which is nonurbanized. As a result, the quarry
is not presently threatened by incompatible Tland uses resulting from
urbanization and the existing zoning designation provides protection from
incompatible land uses. It is projected that this quarry will continue to
operate for an additional 40 to 65 years, subject to changing market
conditions. The continuation of protective zoning may be appropriate to
protect this significant mineral resource site.
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APPENDIX A

SUPPLEMENTAL BACKGROUND INFORMATION

In response to a request from the Department of Conservation, State Mining
and Geology Board, in a lTetter dated November 8, 1984, the following addi-
tional background data was added to the Mineral Resources Chapter.

1.

Value of Mineral Resources

The value of nonfuel mineral production in San Mateo County was
$3,283,000 in 1980 and $4,157,000 in 1981. Values for the most recent
reporting year, 1982, were withheld for proprietary reasons. Minerals
produced in 1982 in the County by order of importance were salt,
stone, and sand and gravel. (Source - California Geology article,
1983 Mining Review" by John L. Burnett, Geologist with California
Department of Conservation, Division of Mines and Geology, October
1984, p. 216.)

Stone, Crushed and Broken

In August, 1984, a report classifying the construction aggregate of
the San Francisco Bay Area, Special Report 146, Parts I and II, as
prepared by the California Department of Conservation, Division of
Mines and Geology, was accepted by the State Mining and Geology Board.
This report provides valuable information on factors such as projected
regional demand, existing per capita consumption rates, and the major
sources of construction aggregate in the South San Francisco Bay
Region. This report also provides additional information about the
Brisbane (Sector X) and Pilarcitos (Sector HH) quarries and Resource
Sector NN which covers the San Bruno Mountain County Park. The cur-
rent version of this report, as well as the final report, once
released, will be available for use by the public at the County's
Planning Division offices.

California Division of Mines and Geology (State Department of Conser-

vation)

The California Division of Mines and Geology collects, develops and

disseminates information on the geology and mineral resources of the
State; inventories the mineral resources of the State; makes County-
wide surveys of mineral resource potential; publishes annual mineral
production statistics by counties and prepares annual reviews of the




mineral industry; encourages the application of geologic information
in making land use decisions and in management of the earth's terrain;
and advises administrative branches of government on geologic and
mineral problems. It is the State Geologist who is required by the
Surface Mining and Reclamation Act to classify mineral areas of the
State. Once a classification report is completed, the reports are
submitted to the State Mining and Geology Board for their review and
approval. Upon acceptance of a classification report to the Board,
the report is transmitted to the appropriate lead agencies for inclu-
sion in the General Plan.

B. As authorized by the Board of Supervisors on October 6, 1986, the
following background data is amended:

1.

The last sentence of paragraph 2 on page 3.2 is deleted because the
classification process has been completed.

The second paragraph of Section 5.a on pages 3.11-3.12 is rewritten,
as follows, to reflect recent action by the State Division of Mines
and Geology:

The State Geologist has finalized maps showing the classification of
various mineral areas for the County as mandated by the Surface Mining
and Reclamation Act.' The County's Mineral Resource Map identifies
areas, countywide, where there is a high Tikelihood that significant
mineral resources are present. Two significant stone deposits are
lTocated in unincorporated areas within the County. An immense deposit
of sandstone lies immediately south of the City of San Francisco on
San Bruno Mountain. A second significant stone deposit is located
approximately 2.5 miles northeast of Half Moon Bay and about 1 mile
north of State Highway 92. This area is underlain by rocks that range
from granite to quartz diorite.

Footnote 19 is deleted from pages 3.28 and 3.31 as it is overly
specific and it contains some inaccuracies.
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APPENDIX B

TOPICS FOR CONSIDERATION DURING FUTURE PLANNING
EFFORTS

During Planning Commission hearings, the following topics were identified
relating to the Mineral Resources Chapter which are most appropriately
addressed during future planning efforts, including area plan development and
ordinance revisions:
1. Consider amending the oil and gas well regulations as follows:

a. Require removal of sumps after drilling phase.

b. Reduce unnecessary costs.

c. Examine the need to require a Ticensed surveyor in addition to a
geotechnical engineer.

d. Allow testing in an area for six months.
e. Allow testing following drilling before requiring a production permit.

f. Simplify processing. Develop a matrix of permits so the processing is
understandable.

g. Reduce processing time.

h. Allow drilling bond to be released after the well is completed instead
of waiting until the well is abandoned.

i. Provide greater flexibility in the requirements, particularly for
temporary drill sites for exploration (e.g., grading and engineering
requirements).

j. Involve local oil operators and Stanford University petroleum engi-
neering staff members when revising regulations so that they are
consistent with current technology and capabilities and so that the
terminology is understandable to oil well operators.

2. Reconsider the issue of whether onshore o0il and gas development is appro-

priate on prime agricultural soils (Class I, II, and III capable of sup-
porting artichokes and Brussels sprouts) within the Coastal Zone (LCP).
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VISUAL QUALITY BACKGROUND

INTRODUCTION

SCOPE AND ROLE

Within San Mateo County, a unique variety of visual resources can be
found. Vast expanses of vegetation, unusual topographic features, scenic
wetlands and rustic communities are visible in the predominantly rural
and unincorporated Coastside. The urbanized Bayside portion provides
scenes of extensively developed communities and neighborhoods, the
majority of which are incorporated areas. Often the visual quality of
these urban areas is heightened by views of the San Francisco Bay or
nearby hills and wooded areas. The visual resources found in both the
urban and rural portions of the County combine to form a vital landscape
that needs protection and preservation from the degrading effects incom-
patible development can cause.

This Chapter of the General Plan describes the visual character of San
Mateo County's topography, natural vegetation, water bodies, developed
areas, scenic roads and corridors; explains existing visual controls;
analyzes relevant issues; and finally, provides statements of policy to
guide decision-makers in managing the preservation and modification of
these resources.

STATE PLANNING LAW

State planning law provides for the development of both mandated and
optional elements of the General Plan which relate to visual resources.
Section 65302(h) of the California Government Code requires the adoption
of a Scenic Roads element as part of the general plan for the purposes of
developing, establishing and protecting scenic highways. This provision
is pursuant to Article 2.5 of Chapter 2 of Division 1 of the Streets and
Highways Code.

Section 65303(k) of the Code allows the inclusion of additional elements
which relate to the physical development of the County. This regulation
permits this Chapter's discussion of visual quality and community design
features.

RELATION TO OTHER GENERAL PLAN DOCUMENTS

Existing Documents

a. Conservation and Open Space Element (1973)

The 1973 Conservation and Open Space Element of the General Plan
provided much of the background information, analysis, and policy
direction included in this chapter. Information on protecting and
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IT.

managing scenic natural resources has been expanded to include infor-
mation on developed rural and urban areas. Issue and policy state-
ments have been augmented by the inclusion of area plan issues rele-
vant countywide. Once adopted, this Chapter will replace the Scenic
Resources section of the Conservation and Open Space Element.

b. Scenic Roads Element (1975)

The 1975 Scenic Roads Element of the General Plan supplied much of
the information contained in the Rural and Urban Roads section of
this Chapter. Background information, goals, and policies have been
incorporated and augmented where necessary to include issues and
policies from current area plans which have relevance to the entire
County. Once adopted, this Chapter will replace the 1975 Scenic
Roads Element.

c. Area Plans

The following area plans, Emerald Lake Hills Community Plan, Local
Coastal Program, Montara-Moss Beach-E1 Granada Community Plan, North
Fair Oaks Community Plan and the Skyline Area General Plan Amendment,
each contain particular visual quality policies applicable to the
specific area. The policies of this Chapter are more generalized and
apply to the entire unincorporated area.

Other Sections of the Updated General Plan

The Visual Quality Chapter of the General Plan provides analysis and
policy direction to aid in the protection and management of visual qual-
ity. Though this Chapter identifies unique examples of landforms and
vegetation and describes their visual character, it does not discuss
their value as a resource (see the Fish, Water, Vegetative, Wildlife
Chapter). Also, while this Chapter discusses the scenic attributes of
roads, it does not consider them as infrastructure (see the Transpor-
tation Chapter).

EXISTING VISUAL QUALITY

INVENTORY OF RURAL VISUAL QUALITY

Visual resources are visible elements of the landscape; namely, Tandforms
(hi11s and mountains), vegetative forms (trees and plant types), bodies
of water (lakes, ocean, streams), and neighborhoods and communities
(developed areas). Many of the visual resources observed are distinct
and unique, such as San Bruno Mountain, while others, less distinct,
impart a particular image and character like the communities of Montara-
Moss Beach-E1 Granada. The following is a routed visual inventory of the
landscape of the rural district observable by people driving or walking
through these areas. It includes areas of outstanding visual quality as
well as areas needing improvement. The inventory was developed from
field observations and an analysis of existing documents.

4.2



VISUAL QUALITY EXISTING RESOURCES

1. General Landscape Description

The landscape character of the rural portion of the County is diverse and
often quite dramatic. Lying south of the City of Pacifica between the
Junipero Serra Highway and the Pacific Ocean, this predominantly rural
area displays a variety of visual resources that combine with one another
to form very exciting and scenic areas. Starting south from Pacifica,
Highway 1 passes along the Coast offering views of some of the most
beautiful scenery in California. The road passes through a steep section
of bluffs known as Devil's Slide. This area is so named because of the
dangerous rock slides caused by the waves undercutting the beach below.
Here, one side of the highway provides magnificent views of the Ocean
while the other side shows scenes of San Pedro Mountain.

Continuing southward, the Highway passes beside long stretches of sandy
beaches, such as Montara State Beach, which outline and highlight the
irregular formation of the coastline. Just before the Half Moon Bay
Airport is the Fitzgerald Marine Reserve. Though not visible from the
road, visitors to this unique area can see tidal pools, dramatic ocean
views and geological formations. Next is the airport where small planes,
radar towers and hangers can be seen. Visible across from the airport
are agricultural operations of crops in production. Continuing south,
Pillar Point Harbor appears. This attractive shelter for commercial and
pleasure craft features an extensive breakwater system and commercial
development. Across from the harbor in El1 Granada are dense stands of
mature eucalyptus trees. Beyond the harbor, Highway 1 passes alongside
more beach area before it swings inland slightly, bringing into view
scenes of greenhouses, residential and commercial development in the City
of Half Moon Bay.

Beyond Half Moon Bay, development disappears and views of broad, flat
coastal terraces emerge. These terraces support agricultural operations,
grazing lands, farmhouses and accessory buildings and small scattered
reservoirs. Continuing south, Highway 1 passes scattered estuaries and
marshes like those at San Gregorio and Pescadero. Here, varied waterfowl
and vegetation can be seen. Continuing south, Highway 1 provides views
of Pigeon Point Light Station. Visible beyond this, at Ano Nuevo Point,
vegetation and geological formations appear. This area also serves as a
breeding ground for elephant seals. Just offshore about a half mile from
the Point is Ano Nuevo Island Reserve, the main breeding ground for the
elephant seal. Beyond this point, San Mateo County ends.

Moving inland from the coast toward the Santa Cruz Mountains, two routes
traverse the hilly terrain: Half Moon Bay Road (92) and Woodside Road
(84). Both roads provide pleasant views of the natural landscape. Route
92 winds and twists its way through the coastal foothills, often passing
alongside steeply sloped, almost vertical embankments. While a sub-
stantial amount of land remains in its natural state, Christmas tree
farms, greenhouses, agricultural operations and Tivestock can be seen.
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Also visible are individual light-colored bungalows, a cemetery and
stands of mature trees. Often visible in the distance are panoramic
views of ridgelines and canyons. The road continues its upward climb to
the top of the Santa Cruz Mountains where it meets Skyline Boulevard.
From this vantage point, magnificent panoramic views of the Ocean and the
Bay can be seen.

As Route 92 begins to wind and curve down the eastern side of the
mountains, the Tandscape remains largely undeveloped and in its natural
state. Dense stands of trees and abundant natural vegetation continue.
Streams and creeks appear here too and flow into lakes such as San
Andreas and Pilarcitos. Continuing eastward, Route 92 passes between
Upper and Lower Crystal Springs, offering magnificent views of this
scenic reservoir. Beyond the Reservoir, the road meets the Junipero
Serra Freeway, signaling an end of the rural area.

Route 84, the other highway providing access from the Coast to the
eastern portion of the County, affords a less direct route; nevertheless,
it still provides very dramatic views of the natural landscape, and rural
settlements. Moving inland from the Coast, Route 84 passes San Gregorio
and La Honda, rural service centers. Beyond these settlements, the road
continues to wind and twist, almost in a serpentine fashion, through
heavily wooded areas featuring 200-foot tall redwoods such as those
preserved in nearby Sam McDonald Park. There are also many examples of
fir, oak and other types of trees growing on nearby slopes. Several
creeks, such as La Honda Creek, flow through these forested areas. The
road also passes through open terrain with chaparral and grass-covered
slopes also displaying random stands of trees.

Continuing on, Route 84 frequently passes almost vertical embankments on
one side and sheer drop-offs on the other. Panoramic views of distant
wooded canyons and grass-covered hillsides appear from several points
along the road. Limited commercial development appears where Route 84
meets Skyline Boulevard. Winding down the eastern side of the mountain,
Route 84 continues its twisted pattern. Still visible are stands of
mature trees and ground cover along with panoramic views of distant hills
and valleys.

Further on, as the road approaches the Town of Woodside, scenes of large-
scale houses, horses and stables, come into view. While the area remains
heavily wooded with extensive ground cover, the closer Route 84 gets to
the Junipero Serra Freeway, the more urban the scenery becomes. Junipero
Serra, the rough dividing line between the urban and rural portions of
the County, provides some of the most magnificent views of the natural
landscape available. Vast expanses of rolling hills, heavily wooded
canyon areas and the Crystal Springs Reservoir can be seen.

2. Rural Structural Development

Throughout the rural area, development often appears as either rela
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tively secluded dwellings, rural subdivisions or rural service centers.
The character of the more isolated dwelling units involves a variety of
architectural styles and exterior colors. The character of rural
subdivisions and rural service centers is shaped by the interrelation
between particular elements or features such as architectural details,
building scale, construction materials and colors. The following section
describes the appearance of individual structures, rural service centers
and rural subdivisions.

a.

Individual Structures

In the rural areas of the County, occasional dwellings, often visible
atop hills or in open grassland or tucked within remote wooded areas,
lend a rustic charm to the Tandscape. Those structures indigenous to
the area include large farmhouses, barns and field fences. Small
cabins and cottages also appear along with surprisingly modern and
Tuxurious dwellings.

Farmhouses tend to be large, sometimes two stories, with pitched
roofs, siding exteriors and painted white. Red or weather-beaten
barns and occasional examples of Tivestock complete the picture.
Small scale, one story cabins and cottages visible have flat roofs
and exterior finishes of various materials colored in earth tones.
The unexpectedly Tuxurious and Targe scale structures observed have
two stories, pitched roofs and frequently display such features as
decks, glass walls, two or three car garages and full driveways.
Often, exterior finishes for these dwellings use natural wood siding
although some stucco exteriors exist.

Rural Service Centers

Rural Service Centers may be described as those small communities
established primarily to provide services to the residents of
sparsely populated rural areas. The visual character of three such
communities, San Gregorio, La Honda, and Pescadero, is described in
the following section.

(1) San Gregorio

Located near the mouth of the San Gregorio Creek is the hamlet of
San Gregorio. This tiny community is situated at the inter-
section of Stage and La Honda Roads. The terrain here is flat,
but gently rolling wooded hills surround the area. Architec-
turally, the styles of the two main buildings, the General Store
and the San Gregorio House, a hotel, are quite different. The
General Store is a one-story, tile roofed, rectangular structure.
The windows are arched and the stucco exterior is finished in
white. The building style is reminiscent of Spanish Colonial.
San Gregorio House is a two-story, pitched roof, wooden structure
best described as Monterey Traditional. The main architectural
feature is a balcony running the full length of the second
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floor. Typical double hung windows appear on both Tevels. The
wood siding exterior of the building is finished in earth tones.

(2) La Honda

Nestled deep within the heavily wooded southern portion of the
rural area is the community of La Honda. Immediately visible
upon entering the area via La Honda Road are several low
rectangular structures which house commercial uses. The rustic
character of these buildings derives from the consistent use of
wooden exteriors and shingled roofs. Residential development
occurs on the surrounding hillsides and reflects no one architec-
tural style, but rather a mix of one-story bungalows and larger
two-story structures. Roads serving these developments are
winding with several dead ends. Also found here is Reflection
Lake, a small pond which adds a pleasant, natural feature.

(3) Pescadero

Beginning as a resort community known for good fishing, the
community of Pescadero has retained much of the architectural
style developed during the prosperous 19th century. This
architectural unity makes Pescadero different from other
villages. The Greek Revival style appears with many variations
throughout the community. Along Stage Road, the repeated use of
scroll work, pierced columns, assorted fenestrations, tall
towers, belfrys and white paint in the remaining residential,
civic and religious structures contributes to a New England
character. In the newer portions of town, a particular
architectural character is not as discernible. Here, no one
style predominates. Buildings continue to be low in height,
however, exterior construction materials vary between masonry
stucco and wood, and colors are not white but earth tones.

c. Rural Subdivisions

Rural subdivisions are those sparsely populated areas zoned for
single family use and subdivided into small lots in the rural
portions of the County. They are lTocated in an area generally west
of Skyline Boulevard. Historically, these districts were developed
for use as vacation areas, however, as access routes improved, these
areas were developed for year-round living. While several subdivided
areas exist, the three described in the following section, Skylonda,
Sky Ranch Estates and Redwood Park, represent the diversity found
among these areas.

(1) Skylonda

This heavily wooded area just off Skyline Boulevard is developed
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with residential structures not readily visible from Skyline
Boulevard. Architecturally diverse, these structures are
generally one-story, small, cottage-type dwellings randomly
situated on sloped terrain amidst lush vegetation. Exteriors are
generally of materials and colors which blend well with the
landscape, such as natural wood or shingled walls, along with
pitched roofs and earth tones. Many properties are enclosed with
vine-covered fences. Vehicular access routes are narrow,
winding, dirt roads. There are no sidewalks and heavy foliage
provides some camouflage for utility wiring Tocated overhead.

(2) Skyranch Estates

Skyranch Estates is a subdivided area unlike the other subdivided
areas because of the scale and opulence of the dwellings and the
width and level of road improvements. This compact area of
dwellings, built as Tuxury year-round residences, are generally
one story in height, although some two-story structures have also
been developed. Architectural styles are diverse, e.g.,
rectangular ranch houses, a wood-shingled round house, etc., and
all dwellings have full driveways, attached garages and sit on
gently sloping terrain. Exterior colors and materials generally
blend well with the rural surroundings. Landscaping, both
natural and cultivated, is profuse and enhances the area. Morse
Lane provides a wide, fully paved and bermed, curving vehicular
access route. Sidewalks are developed and gravel covered.
Utility wires are located underground.

(3) Redwood Park

Redwood Park is a heavily wooded subdivided area just off Skyline
Boulevard north of Route 84. Here the dwellings are small, one-
story cottages. Exterior colors and materials range from white
to earth tones yet they co-exist well with the surrounding
landscape. Fences enclose a number of properties. Access routes
are narrow, curving, winding dirt roads. Situated in close
proximity are a few commercial uses and a fire station.

3. Views from Rural Roads

Several roads and highways provide access to those visual resources found
in the rural portion of the County. While wide-ranging and diverse types
of views are available from Highway Routes 1, 35, and 280, other rural
roads also provide views of interesting scenes. Table 4.1 provides a
Tisting of various travel routes and a description of available scenes.
The Map of Scenic Corridors on page 4.12 illustrates their location.
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ROAD NAME

TABLE 4.1
VIEWS FROM RURAL ROADS*

DESCRIPTION OF VIEWS FROM RURAL ROADS

ALPINE ROAD
(Between Junipero Serra Highway and Portola

Road, 1.5 miles, and between Skyline Boulevard
and Pescadero Road, 3.25 miles)

CABRILLO (COAST) HIGHWAY (STATE ROUTE NO. 1)

(Extending along the coast from the San
Francisco County line to the Santa Cruz County
line -42 miles)

CANADA ROAD

(Between Half Moon Bay and Woodside Road in
Woodside - 6.6 miles)

CLOVERDALE ROAD

(Between Pescadero Road in Pescadero and Gazos
Creek Road - 6.6 miles)

*A11 road mileage figures are approximate.

Two segments of Alpine Road provide scenic views. The first segment travels
along rolling foothills in Portola Valley. The second segment constitutes a
narrow, mountainous road which passes along open ridge tops and through dense
redwood groves on its way from Skyline Boulevard to Pescadero Road. Loop
access back to Skyline Boulevard is provided via Pescadero and La Honda
Roads.

The Cabrillo Highway is along the ocean's edge, providing dramatic sea and
coastal views to the traveler, as well as access to State and County beaches.
A wide range of marine life, ecological systems, geological features, and
historical and architectural Tandmarks are visible from the roadway. This is
one of the most interesting roads in the County and is included in the State
Master Plan for Scenic Highways.

On the east side of the San Andreas Valley, Canada Road traverses the San
Francisco Watershed property and Wildlife Preserve, and offers a quiet bypass
for leisure driving, bicycling, and hiking. There are good views of the
Santa Cruz Mountains, Upper Crystal Springs Reservoir, and the Pulgas Water
Temple.

A rural Coastside road passing by farms, agricultural fields and grazing
cattle in the wooded hills south of Pescadero. Access to Butano State Park
is from this road.
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ROAD NAME

TABLE 4.1 (Continued)
VIEWS FROM RURAL ROADS

DESCRIPTION OF VIEWS FROM RURAL ROADS

GAZOS CREEK ROAD

(Extending from the Cabrillo Highway to
Cloverdale Road - 11 miles)

HALF MOON BAY ROAD (STATE ROUTE NO. 92)

(Between Junipero Serra Freeway and the
Cabrillo Highway in Half Moon Bay - 8.1 miles)

HIGGINS-PURISIMA ROAD

(Between the Cabrillo Highway and Purisima
Creek Road - 4.4 miles)

KINGS MOUNTAIN ROAD

(Between Woodside Road in Woodside and Skyline
Boulevard - 4.8 miles)

LA HONDA ROAD (STATE ROUTE NO. 84)

(Between Woodside Road in Woodside and the
Cabrillo Highway at San Gregorio - 17.3 miles)

This narrow, unpaved road winds its way through a wooded canyon of redwood
and tan oak trees along Gazos Creek. It still retains the character of an
early logging road. The road joins Cloverdale Road to form a Toop back to
Pescadero Road.

The major east-west route across San Mateo County, this segment of Route No.
92 crosses the San Francisco Watershed by passing over the causeway
separating Upper and Lower Crystal Springs Reservoirs. It climbs to the
crest of the Skyline ridge, and then descends into the Pilarcitos Valley
below. Along the narrow valley floor, flowers and fields of pumpkins, when
in season, are visible.

A narrow, rural byway which winds through the coastal hills, it joins
Purisima Creek Road at its terminus to form a scenic loop road back to the
Cabrillo Highway.

This route winds its way up the mountainside through forests of tan oaks and
redwood. A major portion of the roadway lies within the boundaries of
Huddart County Park.

Climbing the eastern flank of the Santa Cruz Mountains from Woodside, La
Honda Road provides a major access route to Skyline Boulevard and the Pacific
Ocean. It is a winding mountain road until it turns westward past the

community of La Honda, where it passes alongside Sam McDonald County Park
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ROAD NAME

TABLE 4.1 (Continued)
VIEWS FROM RURAL ROADS

DESCRIPTION OF VIEWS FROM RURAL ROADS

PESCADERO ROAD

(Between La Honda Road and the Cabrillo
Highway - 15.1 miles)

PORTOLA ROAD

(Between Alpine Road in Portola Valley and
Woodside Road in Woodside - 4.2 miles)

PORTOLA STATE PARK ROAD

(Between Alpine Road and Portola State Park -
2.2 miles)

PURISIMA CREEK ROAD

(Between the Cabrillo Highway and Higgins-
Purisima Road - 3.3 miles)

SAND HILL ROAD

(Between Junipero Serra Freeway and Portola
Road in Portola Valley - 1 mile)

and enters the broad San Gregorio Valley on its way to the ocean.
Interesting views of open and wooded areas can be seen from the roadway.

Pescadero Road travels through redwood forests, open meadows, and seasonal
fields of strawflowers, artichokes and Brussels sprouts. It runs along the
edge of Sam McDonald Park, traverses Memorial Park, passes through the
village of Pescadero, and terminates at Pescadero State Beach. Through
mountains, valleys, and coastal terraces, the roadway offers many visual and
recreational experiences.

Portola Road provides a pleasing drive in a rural setting as it runs through
wooded foothills and passes by attractive homes.

A mountainous road Teading from Alpine Road to the 1,700-acre Portola State
Park.

This narrow coastal road follows along Purisima Creek. It joins Higgins-
Purisima Road at its terminus to form a scenic loop with the Cabrillo
Highway.

This road provides views of open space lands and joins Portola and Alpine
Roads to loop back to the Junipero Serra Freeway.
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ROAD NAME

TABLE 4.1 (Continued)
VIEWS FROM RURAL ROADS

DESCRIPTION OF VIEWS FROM RURAL ROADS

SHARP PARK ROAD

(Between Skyline Boulevard and the Cabrillo
Highway in Pacifica - 2.1 miles)

STAGE ROAD
(Between Cabrillo Highway north of San

Gregorio and Pescadero Road in Pescadero - 8.6
miles)

TUNITAS CREEK ROAD

(Between Skyline Boulevard and the Cabrillo
Highway - 9.5 miles)

WOODSIDE ROAD (STATE ROUTE NO. 84)

(Between the Junipero Serra Freeway and La
Honda Road in Woodside - 5 miles)

From the crest of the ridge at Skyline Boulevard, Sharp Park Road descends
the mountainside to the Cabrillo Highway below. Views of the Pacific Ocean
and Pedro Point are visible to the traveler. A roadside vista point provides
a place to stop and enjoy the surrounding scenery.

Connecting the communities of San Gregorio and Pescadero, this back road
winds over mountainsides, through fields, past farmhouses, and under ancient
eucalyptus trees. It retains, even today, much of the same character as when
it was a stage route between the two villages a hundred years ago.

Tunitas Creek Road is a narrow and winding road as it descends through
redwood forests from its summit at Skyline Boulevard to the Cabrillo Highway
below. It was originally constructed as a toll road to haul lumber from the
mountains to the coast, has changed very little in the 100 years of its
existence, remaining one of the most beautiful rural byways in the County.

While present in both the urban and rural portions of the
County, the segment west of 280 provides views of beautiful homes, stables
and horses. It serves as a major access to Skyline and the coast.
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B.  INVENTORY OF URBAN VISUAL QUALITY

This section continues the routed visual inventory into the urban portion
of the County. Again, the scenes described are observable by walking or
driving through these areas.

1. General Landscape Description

Many of the natural visual resources once found in urban areas have been
significantly altered or removed in order to accommodate intense develop-
ment. Bayside foothills have been reshaped, native ground cover and
extensive wooded areas have frequently been eliminated, and portions of
the San Francisco Bay have been built over. These alterations have
created a decidedly different landscape character from that found in the
rural areas.

While the urban portions of the County, generally located in a region
between the Santa Cruz Mountains and the San Francisco Bay, reflect
extensive development, they still contain a number of visual resources.
Beginning in the northern portion of the County and proceeding south, the
Bayshore Freeway (101) provides magnificent views of San Francisco Bay.
Visible next is San Bruno Mountain which immediately captures the
attention of the observer. Rising to a maximum height of 1,300 feet,
this landform represents a unique example of topography. The mountain
consists of a series of ridges and canyons which ripple across the sloped
sides. While these rippled slopes appear bare from a distance, they
actually support grass and brush vegetation. During certain times of the
year, colorful wildflowers growing here are visible. The base of the
mountain supports extensive development while the upper portions remain
undeveloped. Beyond this point, views of office development predominate
behind the freeway landscaping.

Passing the San Francisco International Airport, arriving and departing
planes may be visible overhead. Also visible in this general area is a
small unexpected lagoon. Just beyond the Airport, scenes of billboards,
hotels and similar development associated with the Airport come into
view. At this point, views of the Bay become visible when the observer
leaves the Freeway and travels along the remaining segment of the 01d
Bayshore Highway, located just east of the freeway.

Rejoining the Freeway and continuing south to the County line, devel-
opment adjacent to the Freeway and on nearby hillsides continues to
predominate but is relieved periodically by scenes of horses exercising
at the Bay Meadows Race Track, small planes on the ground at San Carlos
Airport, open Bayside marshland areas which allow views of distant
mountains in the East Bay, and finally, a unique view of a hill of salt
earmarking the operations of the Leslie Salt Company.

Moving inland to the foothills, a variety of visual resources exist in
the remaining unincorporated neighborhoods. For example, Crystal Springs
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Road and Polhemus Road provide access to the Highlands, a developed area,
containing large expanses of open, sloped terrain supporting extensive
dense growths of chaparral, grass and random stands of trees.

South of the Highlands, Palomar Park and Emerald Lake Hills represent
other unincorporated areas which also contain similar visual resources.
These areas, generally reached by Edgewood Road, display profuse
cultivated vegetation areas which serve to compliment the natural land-
scape. Views of distant ridgelines and nearby hills can also be seen
from these neighborhoods.

Leaving the hillside development and returning to the level Bayside
plains, the presence of visual resources diminishes although some areas
still retain them. Some areas of North Fair Oaks, for example, still
contain mature trees and extensive ground cover while other areas of this
unincorporated district do not. And finally, Menlo Oaks, another nearby
unincorporated area, also contains extensive examples of mature oak trees
and widespread plant cover which creates a densely vegetated atmosphere.

2. Urban Structural Development

Each of the intensely developed unincorporated urban communities and
neighborhoods located on the Bayside has a particular character asso-
ciated with it. The following sections briefly describe the appearance
of these districts.

a. Urban Communities

The areas of Montara-Moss Beach-El Granada and North Fair Oaks can
best be described as urban communities, for they are developed with
several types of land uses and have a population and economic base
large enough to make them relatively self-sufficient. Each of these
communities, however, has a decidedly different appearance.

(1) Montara-Moss Beach-E1 Granada

The character of Montara-Moss Beach and E1 Granada is largely
influenced by its coastal setting. Beautiful views of the
Ocean, rocky hills, dense stands of mature eucalyptus trees and
sloped terrain make this an extremely scenic area.
Architecturally diverse housing styles range from one-story,
single-family ranch and bungalow types with attached garages to
two-story dwellings constructed on hillsides with glass walls
oriented toward the ocean. Exterior construction materials and
colors also vary and include masonry stucco finished in pastel
shades or natural wood and earth tones. Streets here vary in
design from a gridiron to a radial, semi-circular pattern.
These streets may be found unpaved, partially paved or
completely paved.
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(2)

EXISTING RESOURCES

Frequently, agricultural production operations exist in these
areas. Commercial development tends to be scattered in a few
shopping areas. These buildings are small, one-story structures
with masonry stucco exteriors finished in 1light colors.

Industrial development is contained in an area adjacent to the
Half Moon Bay Airport and Pillar Point Harbor. Boat building
repair and storage facilities are the primary uses. Outside
storage is common and usually enclosed with chain 1link fences.
Sidewalks are generally not present.

North Fair Qaks

The district of North Fair Oaks has a very different appearance.
It is a Bayside rather than Coastside community, developed on
uniformly flat terrain and bisected by the Southern Pacific
Railroad. The character of the residential area is shaped by
small single-family bungalows with attached garages which co-
exist in a number of areas with low rise multifamily dwellings.
In these areas, adequate parking seems a problem. Exterior
construction materials of both types of dwellings are generally
masonry stucco and finished in pastel colors. Many areas use
low fences to enclose front yards. Also found are a number of
large oak trees. Street patterns are typically gridiron with a
few curvilinear arrangements and often sidewalks remain undevel-
oped. Some areas of North Fair Oaks contain large amounts of
vegetation, while others have a minimal amount.

Commercial uses in the Middlefield Road area of North Fair Oaks
are intensely developed up to each property line. These uses
range from automobile body shops to restaurants. Each of these
uses has its own business identification sign, a practice which
tends to create visual chaos. Outside storage for some uses is
common and frequently these stored materials are readily
visible. Overhead wiring is present. Parking is on-street, and
there are no street trees or landscaping.

Industrial development is located generally in the Bay Road-
Spring Road area, although there are similar types of uses
located in other portions of the community. Structures tend to
range between one and two stories, and are rectangular stucco
buildings finished in pastel colors. Also present are several
off-premise advertising billboards. Outside storage areas are
generally visible because chain link fencing is frequently used.
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b. Urban Neighborhoods

The second kind of district found in the unincorporated area is the
urban neighborhood. These areas, developed exclusively with residen-
tial uses, are often so similar in appearance to surrounding
incorporated areas that it is impossible to tell where the unincor-
porated portion ends. While there are several such neighborhoods,
the three described in the following sections, represent examples of
the variety that exists. The Highlands represents a very suburban
neighborhood; Emerald Lake Hills represents a rural neighborhood in
an urban setting; and finally, Broadmoor/Colma represents an urban
neighborhood.

(1) The Highlands/Baywood Park

Surrounded by the Town of Hillsborough, the Cities of San Mateo
and Belmont and the Crystal Springs Reservoir, is the urban
neighborhood known as the Highlands/Baywood Park. Polhemus Road
divides these two distinct areas. The Highlands, west of
Polhemus, is developed on gently sloping terrain with small,
uniform one-story, flat roof dwellings with attached garages.
Many of these dwellings have atrium type/courtyard entrances, a
characteristic of these Eichler-style dwellings. Exterior
colors tend to be in earth tones.

The area east of Polhemus Road, Baywood Park, has a different
character. Here dwellings are much larger in size than those in
the Highlands. Developed on sloped terrain are large one-story
dwellings that vary in style from one-story ranch types with
attached two-car garages to two-story dwellings with attached
three-car garages. Exterior materials vary and include brick,
masonry stucco and siding. Exterior colors tend to be pastel
with some earth tones. In both sections of this neighborhood,
street patterns are curvilinear with quite a few cul-de-sacs.
Also present here are large amounts of natural vegetation.
Sidewalks also exist in both areas.

(2) Emerald Lake Hills

The neighborhood of Emerald Lake Hills is bounded by the City of
Redwood City, the Town of Woodside and unincorporated Palomar
Park. Entering from Edgewood Road, Emerald Lake Hills contains
development located on both relatively flat and hilly terrain.
Architecturally diverse, the dwellings have no one predominant
style, rather, there are differing styles, building sizes and
siting arrangements which combine to form an interesting mix.
Exterior colors and construction materials reflect the shadings
of the surrounding natural vegetation, which is extensive, and
consist primarily of earth tones and wooden construction
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materials. The abundant amount of vegetation creates a very
rural atmosphere. Roadways follow the shape of the terrain and
at times become quite steep with frequent hairpin turns and
blind corners. An unusual feature found in this neighborhood
are two small lakes, Upper and Lower Emerald Lake.

(3) Broadmoor Village/Colma

The urban neighborhood of Broadmoor Village is surrounded by the
City of Daly City. Developed on sloped terrain, Broadmoor
contains identical one-story bungalows with attached garages.
Occasionally, there are larger two-story structures. Exterior
construction materials and colors tend to be of masonry stucco
and finished in pastel shades. Roadways are curvilinear with
some streets ending in cul-de-sacs. While some stands of mature
trees exist, generally the presence of vegetation here is
Timited to lawns and other similar types of landscaping.

Unincorporated Colma is surrounded by the Cities of Daly City
and Colma. Portions of Colma are developed on sloped terrain.
Residential structures range from one-story bungalows to two-
story dwellings which sometimes exist side by side. Exterior
construction materials vary between wood and masonry construc-
tion. There is also commercial development including a bowling
alley, a golf driving range, grocery stores, motels, etc. Also
found are several undeveloped parcels of land. Roadways are
linear with some streets ending in cul-de-sacs. Vegetation is
Timited to lawns and cultivated landscaping.

Views from Urban Roads

Access to the variety of Bayside visual resources may be gained from a
series of roads and highways. This section provides a table (Table 4.2)
listing and describing these routes and the Map of Scenic Corridors
illustrates their Tocation.

EXISTING PLANS, POLICIES AND REGULATIONS AFFECTING VISUAL QUALITY

Several plans, policies and regulations control the appearance and/or
alteration of visual resources and community design. This section
briefly describes the types of controls now in effect.

CALTFORNIA SCENIC HIGHWAY PROGRAM

In 1963, the State established the Scenic Highway Protection Program to
develop a system of State roadways whose adjacent corridors contained
scenic resources worthy of protection and enhancement. Procedurally,
before roads can be officially designated, they must first be included in
the Master Plan of State Highways eligible for official scenic highway
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ROAD NAME

TABLE 4.2
VIEWS FROM URBAN ROADS*

DESCRIPTION OF VIEWS FROM URBAN ROADS

ALAMEDA DE LAS PULGAS

(Between Crystal Springs Road in San Mateo and
Woodside Road in Redwood City - 9.1 miles)

ALPINE ROAD

(Between Route 280 and Alameda de las Pulgas -
.75 miles)

BAYSHORE FREEWAY (STATE ROUTE 101)

(Between San Francisco County line and Santa
Clara County Tine - 25 miles)

CANYON ROAD

(Between Easton Drive and Skyline Boulevard,
Interstate Route 280 Frontage Road in Burlingame
-2.1 miles)

CRYSTAL SPRINGS ROAD

(Between E1 Camino Real in San Mateo and Skyline
Boulevard - 3.7 miles)

*A1T road mileage figures are approximate.

An urban street which passes through the Cities of San Mateo, Belmont,
San Carlos and Redwood City. As it crosses through the Bayside
foothills, this roadway provides diverse views of residential areas,
wooded creeks, and finally, panoramic scenes of urban development and
San Francisco Bay.

A road paralleling San Francisquito Creek along the foothills near the
Jasper Ridge Preserve.

A wide four-lane freeway running the length of the County near the San
Francisco Bay. This route primarily provides views of urban development
visible behind the landscaping and on nearby hills. Also visible along
a northern segment of this route are views of the Bay and San Bruno
Mountain.

A narrow, winding, residential street which winds down the Bayside
foothills and passes next to a creek where heavy tree cover screens the
adjacent homes.

Crystal Springs Road passes suburban homes in San Mateo and Hillsborough
and winds alongside San Mateo Creek, under the Eugene A. Doran Memorial
Bridge. It also passes along the scenic San Francisco Watershed
property. Combined with ET Camino Real, Easton Drive, Canyon Road, and
SkyTine Boulevard, a scenic loop is formed through urban and rural
areas.
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ROAD NAME

TABLE 4.2 (Continued)
VIEWS FROM URBAN ROADS*

DESCRIPTION OF VIEWS FROM URBAN ROADS

JOHN DALY BOULEVARD

(Between Skyline Boulevard and Junipero Serra
Freeway in Daly City - 1.4 miles)

EASTON DRIVE

(Between E1 Camino Real and Canyon Drive in
Burlingame - 0.7 miles)

EDGEWOOD ROAD

(Between Alameda de las Pulgas in Redwood City
and Canada Road - 3 miles)

EL CAMINO REAL (STATE ROUTE NO. 82)

(Between Crystal Springs Road in San Mateo
and Easton Drive in Burlingame - 2.8 miles)

GUADALUPE CANYON PARKWAY

(Between Bayshore Boulevard in Brisbane and
Market Street in Daly City - 3.7 miles)

Connecting State Route 35 and Interstate Route 280, John Daly Boulevard
represents a good example of landscaped roadway in an urban setting.

Rows of mature eucalyptus line this residential street which provides an
essential link in a scenic loop via Canyon Road, Skyline Boulevard,
Crystal Springs Road, and E1 Camino Real.

Edgewood Road, which runs through Cordilleras Creek Canyon, is an urban
route providing views of the Bay, the San Francisco Watershed, and the
Santa Cruz Mountains.

E1T Camino Real is the most historic road in the County. This section,
through San Mateo and Burlingame, retains much of its early character,
with huge elms and eucalyptus growing alongside the roadway.

Traversing the saddle of San Bruno Mountain, this road provides the
traveler with a drive through open grassland and meadows that are
colorful with wildflowers in the spring. Frequently, the San Francisco
skyline and the Bay come into view. The Parkway also provides access to
the Regional Park on San Bruno Mountain.
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ROAD NAME

TABLE 4.2 (Continued)
VIEWS FROM URBAN ROADS*

DESCRIPTION OF VIEWS FROM URBAN ROADS

POLHEMUS ROAD

(Between J. Arthur Younger Freeway, Route 92,
and Crystal Springs Road in San Mateo - 2 miles)

RALSTON AVENUE

(Between the Alameda de Tas Pulgas and the
J. Arthur Younger Freeway in Belmont - 2 miles)

WESTBOROUGH BOULEVARD

(Between Skyline Boulevard and the Junipero
Serra Freeway in South San Francisco - 2.2 miles)

J. ARTHUR YOUNGER FREEWAY (STATE ROUTE NO. 92)

(From the Alameda County line to the Junipero
Serra Freeway - 11.4 miles)

Along a steep and wooded valley, including lands of the San Francisco
Watershed property, Polhemus Road connects Crystal Springs Road with
Ralston Avenue. The roadway is in close proximity to adjacent
development and provides a 1ink between open space and urban area.

An urban street, Ralston Avenue ascends the eastern foothills of Belmont
and connects the Alameda de Tas Pulgas with Polhemus Road. Exceptional
views of San Francisco, the Bay, and the Bayside communities are visible
from the roadside.

Westborough Boulevard, a landscaped divided roadway, transverses a
densely developed area. As it descends from Skyline Boulevard it
affords panoramic views of the Bay, East Bay cities, and the Diablo
Mountain Range. Connecting with Sharp Park Road, the road 1inks the
Junipero Serra Freeway to the Cabrillo Highway.

The San Mateo Bridge segment of this freeway provides magnificent
panoramic views of the Bay and the Peninsula cities from San Francisco
to Palo Alto, against the background of the Santa Cruz Mountains. The
freeway segment through San Mateo provides a bird's eye view of urban
development. Continuing beyond the Alameda, the freeway links the
foothill area to open space.
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designation. Then the legislative body having jurisdiction over the
lands adjacent to an eligible highway must request that a corridor study
and highway facility study be made. However, prior to a request for
studies, the Tocal jurisdiction needs to have an adopted Scenic Roads
ETement.

Following the studies, the Tocal jurisdiction must prepare and adopt a
scenic corridor protection program which is then sent to the State
Department of Transportation for review and approval. If the program
is satisfactory, the route then receives official designation.

Table 4.3 describes those routes in San Mateo County which have received
official designation as scenic roads. The rural landscape description
contains full descriptions of these routes.

B.  COUNTY

1. County General Plan Policies

a. Elements

(1) Conservation and Open Space Element (1973)

The 1973 Conservation and Open Space Element of the General Plan
defined viewsheds and assorted elements of the landscape; dis-
cussed the sensitivity of the landscape to alteration; discussed
Skyline scenic corridor controls and alternative measures to
protect State scenic corridors; established a procedure to
designate scenic areas, landscape features and scenic corridors;
and finally, developed general management and primary policies
intended to: protect and enhance scenic resources; incorporate
site design criteria into the zoning and land division code;
establish aesthetic controls over utility structures and protect
shorelines and scenic views.

(2) Scenic Roads Element (1975)

The 1975 Scenic Roads Element of the General Plan established
goals and criteria for the selection of scenic roads; identified
and designated routes for inclusion in the County system of
scenic roads (see Map of Scenic Corridors); developed a series
of policies to guide the design of scenic roads and the devel-
opment within adjacent corridors; designated the scenic road
development criteria within the Resource Management zoning
district as the major device to implement the provisions of

the Element; outlined additional measures for scenic corridors,
specifically: conducting studies to determine the width of
scenic corridors, modifying zoning and subdivision ordinance
regulations and encouraging public participation activities; and
finally, explained, through appendices, the standards and desig-
nation procedures for State scenic roads and corridors.
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TABLE 4.3
STATE DESIGNATED SCENIC ROADS

ROAD NAME DESCRIPTION
Route 1 Route 1 runs the length of the County along
Cabrillo Highway the Pacific Coast, although only that portion

south of Half Moon Bay to the Santa Cruz
County line has State designation. The
remaining northern portion of the route, while
eligible for such designation, has not been

earmarked.
Route 280 Route 280, an award-winning freeway, runs the
Junipero Serra Freeway length of the County through the foothills;

however, only that portion from a point near
the City of San Bruno south to the Santa Clara
County line has State designation. The
remaining portion is listed on the State
Master Plan as an eligible route but has not
been designated.

Route 35 Route 35 traverses the length of the County

Skyline Boulevard and passes through a variety of landscapes;
however, only that portion from the Route 92
intersection south to the Santa Clara County
Tine has been designated by the State. The
remaining portion is listed on the State
Master Plan as an eligible route but has not
been designated.
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b. Area Plans

(1) San Bruno Mountain General Plan Amendment (1976)

The San Bruno Mountain General Plan Amendment contains policies
to guide the formation of specific plans for development of the
area. Generally the policies seek to assure the open space
character of proposed development, retain the visual integrity
of the main ridgeline of San Bruno Mountain, leave the Northeast
Ridge and the Saddle area undisturbed except for planned devel-
opment areas, protect the view of the northeast ridge from
Brisbane by keeping a significant amount of the area in open
space and by blending development with the natural topography
of the site, and establish criteria to guide the design of both
cultivated landscaping and a system of street furniture.

(2) Emerald Lake Hills Community Plan (1977)

The Emerald Lake Hills Community Plan includes a policy which
seeks to locate and design dwellings so that prominent edge-
Tines, hilltops and rock outcroppings remain open.

(3) Montara-Moss Beach-E1 Granada Community Plan (1978)

The Montara-Moss Beach-E1 Granada Community Plan contains poli-
cies which seek to preserve and protect the character and iden-
tity of individual communities, protect scenic vistas, encourage
the planting of street trees, rehabilitate deteriorated portions
of communities, design and locate new development to harmonize
with their surroundings, employ the guidelines of the Community
Design Manual, establish a program for undergrounding utility
lines, and finally, assign program responsibilities to CalTrans.

(4) North Fair Oaks Community Plan (1979)

The North Fair Oaks Community Plan contains a policy which seeks
to improve the appearance of commercial and industrial areas
through use of the Design Review Zoning District.

(5) Coastal Energy Development Component of the Local Coastal
Program (1980)

The Coastal Energy Development Component of the Local Coastal
Program is designed to regulate those facilities used to produce
0oil and gas resources in the Coastal Zone. This Component
addresses the visual impact created by these facilities by
establishing performance standards to protect scenic quality.
These standards address setting, screening, exterior colors and
design, height limitations, and vegetation removal.
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(6) Visual Resources Component of the Local Coastal Program (1980)

The Visual Resources Component of the Local Coastal Program
seeks to protect the scenic and visual qualities of areas within
the Coastal Zone. It enacts policies and regulations that regu-
late the siting and design of permitted development in order to
minimize alteration of the topography, protect coastal views,
ensure that new development is visually compatible with the
character of surrounding areas and, where possible, restore and
enhance the scenic quality of visually degraded areas. The
Component also designates scenic roads, regulates development
within the adjacent corridors, and exempts from architectural
and site plan review all agricultural related development and
all buildings and structures not visible from the roadway
because of terrain and plant cover.

2. 0Other County Plans and Policies

(a) Community Design Manual (1976)

The Community Design Manual graphically illustrates preferred
development techniques and establishes general architectural and
site design policies. The Manual was designed for use while
reviewing development proposals in those areas where the Design
Review Zoning District is combined with the underlying zoning
districts.

(b) Creative Road Design (1978)

The Creative Road Design Guide shows creative application of
County road standards, including when and how the County should
show flexibility in applying its road standards; how to crea-
tively use surplus Tand left over from roadway projects; and how
to make roadways more attractive.

(c) Skyline-Santa Cruz Mountains Area Study (1983)

The Skyline-Santa Cruz Mountains Area Study formed the basis

of the recently adopted Skyline Area General Plan Amendment.
During consideration of the study, the Board of Supervisors
directed that those policies contained therein not adopted for
immediate incorporation be considered during the development of
the General Plan Update. Basically, policies of the Study rele-
vant to visual resources seek to remove redundancy in existing
design regulations and eliminate architectural design standards
for some rural areas. This would be done by removing design
criteria from the Resource Management (RM) and Timber Preserve
Zone (TPZ) zoning districts and consolidating them with design
criteria contained in the Scenic Roads Element and the Skyline
Scenic Corridor design criteria. From this, two new sets of
integrated design standards would regulate development in rural
areas and scenic corridors.
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In rural areas, the proposed Rural Design Review (RDR) overlay
zone would regulate only site design for all development requir-
ing a building permit. Currently, both site and architectural
design are regulated. In scenic corridors, the proposed Scenic
Corridor (SC) overlay zone would regulate both site and archi-
tectural design for all development requiring a building permit.
The SC district would also contain administrative procedures.

(d) Scenic Corridor Controls

Other County controls affecting the appearance of development
are resolutions and policy standards applicable to Scenic Cor-
ridors. Resolution 36046, applicable to the Cabrillo Highway,
establishes a scenic corridor for portions of the route; em-
powers the Planning Commission or its representative to act as a
Design Review Committee pursuant to applicable provisions of the
Resource Management Ordinance; delineates what development with-
in the corridor will receive design review, and finally, estab-
lishes building setback for structures within the corridor.

Resolution 22365, applicable to the Skyline Highway, approves in
principal the Skyline Boulevard Study; establishes a minimum and
maximum width for the scenic corridor, and finally, requests the
State to officially designate Skyline as a Scenic Highway. Also
applicable to the Skyline Scenic Highway are the Standards for
Architectural and Site Control within the Skyline Scenic Cor-
ridor. These standards, implemented as policy direction, are
designed to protect the rural character of the Skyline area by
controlling the design and appearance of structures and equip-
ment Tocated within the scenic corridor. These guidelines
indicate what information the architectural, site and building
design plans of proposed development must contain; what archi-
tectural styles, building materials and exterior colors are
preferable; and finally, that Planning Commission review is
necessary.

Resolution 040015, applicable to the Junipero Serra Freeway,
establishes a scenic corridor for portions of the route, desig-
nates the Planning Commission as a Design Review Committee
pursuant to the provisions of the Ordinance Code, the Resource
Management Zoning District and the Scenic Roads Element; and
finally, indicates the type of development to be regulated.

3. County Ordinances

a. Zoning Ordinances

Currently in effect are a wide variety of zoning ordinances designed
to regulate the appearance of development. This section describes
those zoning regulations used most frequently to control visual qual-
ity. A summary of these ordinances is provided in Table 4.4.
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(1)

(2)

(3)

EXISTING PLANS

Design Review Qverlay District

The Design Review District Zoning Ordinance is an overlay zone
that establishes design standards for all new exterior construc-
tion or remodeling of residential, commercial, or industrial
structures. This zone is currently in effect in Montara, Moss
Beach, E1 Granada, Pescadero, San Gregorio, Emerald Lake Hills,
and one area of North Fair Oaks. All applications for building
or grading permits in these areas must be approved by the Design
Review Administrator. Approval of these permits is subject to
guidelines and standards designed to minimize the visual impact
of development upon the natural features present at the building
site along with reducing the impact upon the established charac-
ter of existing development.

Resource Management and Resource Management/Coastal Zone
Districts

The Resource Management Zoning Districts within and outside the
Coastal Zone contain provisions which address structural design
in rural areas. These development review criteria primarily
seek to reduce the disruptive impact of development upon the
natural features of the landscape present at the building site.
In addition to requiring that development be subordinate to the
pre-existing natural character of the site, the RM and RM/CZ
District development criteria also address the visual impact of
three architectural features; namely, building heights, con-
struction materials and exterior colors. These zoning districts
also contain supplemental criteria applicable to development
within scenic corridors and other areas determined to possess
those natural features which can be considered scenic. For such
areas, these additional provisions address public views, vege-
tation removal, access routes, screening, and finally, the Tloca-
tion of development either in grass or brushland areas or upon
landscape features which have unusual scientific, historic or
scenic value.

Timberland Preserve Zone and Timberland Preserve/Coastal Zone
Districts

The Timberland Preserve Zoning Districts within and outside the
Coastal Zone contain general and specific criteria applicable to
the visual impact of development in timberland areas. Site and
building design criteria seek to: make development subordinate
to the surroundings, 1imit adverse environmental consequences
created by alterations, limit the size and visual impact of
parking Tots, minimize the impact of new development upon adja-
cent views, reduce the adverse visual impact of utilities and
finally, 1imit building heights and identify suitable exterior
construction materials and colors. In addition, these zoning
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TYPE OF REGULATION

TABLE 4.4

ZONING ORDINANCES WHICH ADDRESS VISUAL QUALITY

TYPE AND LOCATION OF
DEVELOPMENT REGULATED

DESIGN FEATURES REGULATED

COMMENTS

DESIGN REVIEW ZONING DISTRICT (DR)

RESOURCE MANAGEMENT & RESOURCE
MANAGEMENT /COASTAL ZONE
(RM & RM/CZ) ZONING DISTRICTS

Section 6324.2)
Site Design Criteria
Section 6912.3)

Section 6324.3)
UtiTities
Section 6912.3)

Section 6325.1) Primary Scenic
Section 6913.1) Resources Areas

New exterior construction or
remodeling of residential,
commercial or industrial
structures where the underlying
zoning district is combined
with this overlay district.

A11 development proposed for
location on Tands zoned RM or
RM/CZ (including scenic
corridors).

A11 development proposed for
location on Tands zoned RM or
RM/CZ (including scenic
corridors).

A11 development within scenic
corridors and other primary
scenic resources areas on lands
zoned RM or RM/CZ.

Architectural Features: A, B, C,

Site Features:

M

,G,
L

o o

M
.
.
= =
-
= =
-

Architectural Features: A, B, D.
Site Features: I, L, O.

Site Features: J.

Architectural Features: A.

Site Features: G, H, I, K, M, N, Q.

Prohibits Damage to Primary
Designated Landscape
Features.

Prohibits development on
primary designated landscape
feature. Permits A, G
operations in grass and/or
brush-Tand in scenic view
areas to be unscreened.
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TABLE 4.4 (Continued)
ZONING ORDINANCES WHICH ADDRESS VISUAL QUALITY

TYPE AND LOCATION OF

TYPE OF REGULATION DEVELOPMENT REGULATED DESIGN FEATURES REGULATED COMMENTS
TIMBERLAND PRESERVE AND TIMBERLAND A11 Development on Land zoned Architectural Features: A, B, D. Requires small screened
PRESERVE/COASTAL ZONE (TPZ & TPZ/CZ TPZ or TPZ/CZ. Site Features: F, I, J, K, L, O. parking lots.
ZONING DISTRICTS)
A11 Development in Primary Site Features: H, K, M. Prohibits any use of a

Section 6761) Building and Util-
Section 6974) ity Design Criteria

Section 6762.1) Primary Resource

Area Design Criteria

FORESTRY & CONSERVATION ZONING
DISTRICT

PARKING ZONING DISTRICT

LIMITED HIGHWAY FRONTAGE ZONING
DISTRICT

NEIGHBORHOOD BUSINESS ZONING
DISTRICT

GENERAL COMMERCIAL ZONING DISTRICT

LIGHT INDUSTRIAL DISTRICT

HEAVY INDUSTRIAL DISTRICT

Resource Areas and Scenic
Corridors on Lands Zoned TPZ.

Site Features: N.

Qutdoor advertising, signs,
billboards and sign areas in
the F-1, P, H-1, C-1, C-2, M-1
and M-2 Zoning Districts.

designated primary landscape
feature.
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b.

(4)

EXISTING PLANS

districts provide supplemental design criteria applicable to
scenic corridors and scenic resource areas. In scenic cor-
ridors, public views, screening of access roads and parking
areas, and the appropriate type of screening materials, are
addressed. In scenic resource areas, the additional provisions
prohibit the use of those features deemed to possess unusual,
scientific, historic, or scenic value.

Sign Regqulations

The County Zoning Regulations include sign controls in individ-
ual districts. Specific requirements concerning the size and
placement of signs are included in the F-1, P, H-1, C-1, C-2,
M-1, and M-2 district regulations. In addition, signs are per-
mitted in residential districts when advertising the sale or
lease of the property on which they are displayed, advertising a
non-conforming business, serving as an announcement for public
charitable or religious institutions, and personal name plates.

Other Ordinances and Guidelines

(1)

(2)

County CEQA Guidelines

Environmental evaluations of development requests include an
assessment of aesthetic impacts. To determine whether signi-
ficant impacts will result from a project, County California
Environmental Quality Act guidelines call for determining if a
project will be adjacent or within a scenic corridor, obstruct
views or intrude into areas with natural scenic qualities.

In addition, other County Ordinances also contain provisions
which address the appearance of development. These are: the
Significant Tree Ordinance, the Timber Harvesting Ordinance, the
Grading and Excavating Ordinance, the compilation of Sign Regu-
lations, the Subdivision Ordinance, and finally, the Surface
Mining and Reclamation Ordinance. Table 4.5 provides a summary
of these regulations.
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TABLE 4.5
OTHER COUNTY ORDINANCES WHICH ADDRESS VISUAL QUALITY

0€" v

TYPE AND LOCATION OF DESIGN FEATURES

TYPE OF REGULATION DEVELOPMENT REGULATED REGULATED COMMENTS

GRADING AND EXCAVATING

ORDINANCE

Section 8602.2 Land clearing operations Site Features: I Requires a permit when vegeta-
in scenic corridors. tion removal exceeds 1,000 sq.

ft. within any 2 yr. period.

Section 8604.3 Land clearing and Site Features: I, L Gives Planning Commission

grading operations in permit granting authority.

scenic corridors.

Land clearing and Site Feature: I, L Gives Planning Director permit
grading operations (1,000 cubic yds or granting authority.
outside of scenic Tess)

corridors.
SIGNIFICANT TREE ORDINANCE

Section 12,030 Significant Trees within Site Feature: I Requires permit to cut, remove
Scenic Corridors. or destroy trees within 100'
from R-0-W of any scenic road.

Requires Planning Commission
approval to substantially alter
vegetation within a scenic

corridor.
SUBDIVISION ORDINANCE Development within all Establishes street and alley
new subdivisions. widths, block lengths, parcel

size and shape and finally
requires placement of signifi-
cant trees.
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TYPE OF REGULATION

TABLE 4.5 (Continued)

OTHER COUNTY ORDINANCES WHICH ADDRESS VISUAL QUALITY

TYPE AND LOCATION OF
DEVELOPMENT REGULATED

DESIGN FEATURES

REGULATED

COMMENTS

SURFACE MINING AND
RECLAMATION ORDINANCE

TIMBER HARVESTING ORDINANCE

Section 10,351--Special
rules for east side of
Skyline Boulevard.

Section 10,451.1--Scenic
Corridor specifications.

Section 10,451.2--Roadside
Corridor specifications.

Quarry operations on
lands zoned M-Z, RM,
RM/CZ, TPZ and TPZ/CZ.

Timber Harvesting on
east side of Skyline
Boulevard.

Timber Harvesting in
Skyline Scenic Corridor.

Timber Harvesting in
Roadside Corridors.

Site Feature:

Site Feature:

Site Feature:

Requires a reclamation plan
specifying how the scenic
quality of an area, to the
extent feasible, will be
restored.

Allows special supplemental
guidelines to be established
over and above those contained
in the Ordinance.

Restricts the removal of timber
in the scenic corridor.
Location of truck roads and
trails subject to Planning
Commission approval prior to
construction.

Limits timber harvesting within
first 100' of roadside corri-
dors; allows the establishment
of a visual impact area where
harvesting is limited.



Notes to Tables 4.4 and 4.5

KEY TO ARCHITECTURAL FEATURES

- Colors

- Construction Materials

Architectural Scale and Design

- Building Height

- Accessory Exterior Features (Antennas, Lights, etc.)

mooO W=
1

KEY TO SITE FEATURES

- Location of Main and Accessory Buildings

- Location of Roads, Driveways, etc.

- Restriction on Number of Access Roads

- Removal of Vegetation and Trees

- Location of Utilities

Location and Type of Screening

- Alteration to Topography (Grading, Fill, etc.)
- Protection of Public Views, Particularly Ridgeline Silhouettes
- Location and Type of Signage

- Minimize Visual Impact of Development

- Color of Pathway Pavements

OOoO=Z=ETrrRaa—=IToO™mM
1
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VISUAL QUALITY ISSUES

IMPORTANCE OF PRESERVING VISUAL QUALITY

San Mateo County is in the unique position of having two discrete, en-
vironments: the predominantly rural Coastside and the highly urbanized
Bayside. The rural area is characterized by a wide variety of colorful
vegetation, richly textured rolling hills, soaring mountains and many
dramatic, often magnificent views. The urbanized portion is character-
ized by a series of well-maintained, attractive neighborhoods and com-
munities. The scenic diversity of the rural environment and the attrac-
tive appearance of the man-made environment make important contributions
to the County's visual quality; protecting their individual aesthetic
characters provides important benefits.

The appearance of rural areas provides important psychological, social
and physical benefits. Quiet, pristine rural settings relieve the ten-
sion and stress of hectic urban Tiving. They provide opportunities for
recreational pursuits, an awareness and appreciation for the beauty of
nature, and a distinct contrast to the concrete and masonry of developed
cities.

The image of communities also provides significant psychological, social
and economic benefits. Communities which are orderly, planned and de-
veloped with attractive buildings and structures, represent pleasant
areas to live and work, create a sense of well-being, and stimulate and
heighten aesthetic sensibilities. Attractive communities also affect
social behavior by stimulating increased community affiliation and par-
ticipation along with creating a sense of place and identity. Finally,
well-maintained and attractively developed areas stimulate economic in-
vestments, increase property values and strengthen the tax base. There
are, however, areas that are less attractive because of poor planning,
neglected design standards, and the construction of buildings out of
scale and harmony with their surroundings. While it is important to
protect the appearance of attractive areas, it is also necessary to
improve the image of those Tess attractive areas.

The appearance of both rural and developed areas make important contri-
butions to the quality of Tife in San Mateo County and need to be pro-
tected. A necessary task in accomplishing this is to identify those
operations and uses which have the ability to degrade the visual quality
of these environments and then develop appropriate regulations and pro-
grams to lessen or eliminate their negative effect.
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IT.

OPPORTUNITIES AND CONSTRAINTS AFFECTING VISUAL QUALITY

RURAL LANDSCAPES

Site Planning

The aesthetic character established by the natural Tandscape can be
adversely affected by improper siting techniques. Particularly vulner-
able Tandscape features include skylines, ridge tops and open grasslands.
Because of the high visibility of skylines and hilltops, structures which
don't relate to the shape of these landforms or fail to blend with the
existing silhouette attract attention and detract from visual quality.
Visual impacts can be lessened by siting structures down the slope in
order to blend more with these landforms. Similarly, impacts upon visual
quality of structures in open grassland areas can be lessened by locating
them in or close to nearby forested areas.

Insensitive grading and vegetation removal also detract from the estab-
lished character of the Tandscape. Harsh cutting, filling, padding or
terracing of building sites can disturb the natural form of the terrain
and remove all tree cover and vegetation. This disruption can be mini-
mized through contour grading techniques which blend and harmonize with
adjacent landforms. Similarly, preservation of natural vegetation or

replacement with comparable plant types helps to retain visual quality.

The edges of water bodies are another landscape feature vulnerable to
alteration. Locating structures too close to shorelines, streams, or
drainage areas increases their visibility and creates a solid, imposing
edge disrupting an otherwise open and varied border.

Finally, the placement of utilities also impacts visual quality. Utility
poles and overhead wires can introduce shapes totally dissimilar to fea-
tures usually found in natural Tandscapes. To lessen the impact upon
visual quality when viewed from nearby travel routes, utility wires could
be placed underground. There are, however, situations where underground-
ing can create environmental damage that outweighs the benefits. 1In
these cases, utility fixtures need designs with an uncluttered appearance
which blend with the natural setting.

Exterior Appearance

a. Construction Materials and Colors

Another aesthetic consideration of development in rural areas in-
volves construction materials and colors. Ideally, to ensure visual
harmony with adjacent surroundings, building materials should reflect
the textures of the natural setting. However, the diverse physical
and environmental characteristics of the rural area make it difficult
to dictate one set of standards for materials. Therefore, it seems
appropriate to prohibit the use of construction materials so dis-
similar to their surroundings that they detract from the visual
quality of any natural setting. This includes building materials
with highly reflective surfaces such as shiny metal siding.
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And finally, use of color represents an important aesthetic consid-
eration. Because the natural landscape reflects greens, browns,
rusts and similar earth tones, structures which do not use these
colors tend to stand out from the pre-existing range of hues. How-
ever, it is possible for structures to use colors other than earth
tones and still be compatible with natural surroundings. A white
farmhouse, a red barn, or a white lighthouse can be attractive focal
points in natural settings. Colors other than earth tones can en-
hance rural development when it can be assured that their use will
complement the other essential elements of good site design, namely,
appropriate building styles and siting techniques.

b. Building Size and Scale

Structures out of scale with the size of the 1ot can overpower the
existing landscape, particularly on parcels five acres or less in
size. Blending large structures with existing terrain, trees and
plant cover so that development remains subordinate to the natural
setting becomes difficult on this size lot. To compensate, it seems
appropriate to develop specific site coverage requirements for
structures on small parcels to preclude out-of-scale development.

3. Resource Production Operations

In addition to the visual impacts that development imposes upon the
rural landscape, operations to recover resources such as minerals,
timber, and oil can also disrupt the visual quality of the landscape.
Mineral extraction, for instance, creates unsightly visual impacts.

This operation significantly alters the shape of natural landforms, re-
moves vegetation, thus effectively eliminating color and texture, and
lastly, scars the Tandscape. Further, these changes in landscape char-
acter will be evident from the onset of operations through the reclama-
tion process. Sensitive planning to determine which portions of the
proposed operations will have the most impact upon visual quality when
viewed from adjacent access routes and nearby dwellings could reduce the
disruptive impact. Techniques might include limiting the amount of land
disturbed, controlling the location of haul routes, locating equipment
in obscured places and completing restoration of disturbed areas so they
blend with their surroundings.

Timber harvesting operations also affect the aesthetic quality of rural
landscapes. Unattractive skid roads, stumps, burned and/or clear cut
patches can significantly affect the visual quality of forested areas.
These phases of timber operations need screening from nearby travel
routes and scenic roads. Visual quality in forested areas may be main-
tained by selective harvesting and controlling the amount of open area
viewed from the road.’

Finally, offshore oil and gas facilities also affect the visual quality
of shoreline areas. Although prohibited in the Coastal Zone, the open
character of these areas could be impacted by the construction of on-
shore facilities to service off-shore rigs and platforms. Generally,
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these on-shore areas require the construction of processing facilities,
temporary housing for labor, boat storage areas, and loading and unload-
ing space.? The impact to visual quality these on-shore industries
create could be Tessened by modifying the architectural design and
placement of structures upon a given site, taking advantage of naturally
obscured areas or fully screening the operations from view. For addi-
tional information on the recovery of this resource, please see the
Mineral Resources Chapter.

B. RURAL COMMUNITIES

1. Rural Service Centers

a. San Gregorio

The few remaining structures in San Gregorio lack a consistent
architectural style, making it difficult to determine what visual
standards need to be established for new development. Two buildings
dominate the community and they represent different styles of
design. The General Store reflects a strong Spanish Colonial influ-
ence illustrated through the use of a red roof tile, arched windows
and stark white stucco exterior. The San Gregorio House, a much
older structure, is Monterey Traditional and displays a restrained
use of Greek Revival ornamentation with a gabled roof, a veranda
with balcony and a wooden exterior. The few scattered dwellings
nearby also have no dominant architectural theme.

Since it is doubtful that any significant growth will occur in San
Gregorio, creating a visually unified area would be difficult. How-
ever, any new buildings will need to feature architectural elements
similar to those found in the San Gregorio House and other houses in
the community.

b. La Honda

The structures in the commercial portion of La Honda display a dis-
tinctive development character conveyed through the consistent use
of lTow scale, rectangular structures with similarly shaped roofs,
porches, overhangs, and natural color wooden exteriors. Overall,
the physical character of development here is quite compatible with
the surrounding wooded areas and a strong sense of visual harmony
has been established. Using these particular elements of design and
architectural detail in future development would ensure the contin-
uation of this visually pleasing district.

The appearance of residential development in the surrounding hill-
sides, the Cuesta La Honda area, suffers from a lack of visual
harmony among existing dwellings. There is no readily discernible
architectural style since structures range from cottage-like bunga-
lTows to two-story dwellings and different construction materials and
colors are used. As the design of future development really has no
theme or style to conform or blend with, it seems best to focus on
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ensuring a visually pleasing relationship between the structure and
the existing features of the building site.

c. Pescadero

The rural service center of Pescadero established its development
character along the Tines of wooden Greek Revival. This is illus-
trated through the consistent use of particular architectural
details and colors such as symmetrical positioning of windows and
doors, steep roof lines and the color white. The structures also
illustrate a restrained but effective us of such ornamentation as
pierced columns, scroll work, wood shingles, porches, and picket
fences. These embellishments contribute to a certain community
composition and harmony.

While new development in Pescadero continues low in scale, it does
not incorporate the design features found in the historic community
buildings and colors tend to be earth tones rather than white. The
disruption to visual quality that development of this type creates
could be reduced by requiring future construction to use those
architectural details and colors which will blend and harmonize with
earlier structures.

2. Rural Subdivisions

The character of development in the two case study rural subdivisions,
Skylonda and Redwood Park, is quite similar. Both areas use low, small-
scale cottage type dwellings clearly illustrative of their origins as
vacation structures. Similarly, narrow dirt access routes and profuse
natural vegetation also contribute to the country atmosphere. It seems
a very appropriate development style for heavily wooded settings.

Sky Ranch Estates, however, developed a much different physical char-
acter. Dwellings here are much larger and luxurious than those in Sky-
londa or Redwood Park. Paved access routes with curbs, gravel-covered
sidewalks and lots of cultivated landscaping combine to give a suburban
character. While all these subdivided districts display two distinct
development characters, both types work well and need to be continued.

C. URBAN AREAS

As in rural areas, the visual character of development in urban areas
and districts can also be affected by architectural elements and site
layouts which either enhance or interfere with the established and
desired character of the surrounding development. Different areas
throughout the County such as urban communities and urban neighborhoods
project different types of development character. For ease of
discussion, each will be presented individually.
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1. Urban Communities

a.

Montara/Moss Beach/E1 Granada

The development character of Montara-Moss Beach-El Granada was
established through the repeated use of similarly sized bungalow
type dwellings, similar roof styles, building heights, construction
materials and pastel exterior colors. The presence of wooded areas,
rolling hills, distant mountains and the Ocean greatly enhances the
visual quality of the area. However, many homes built in recent
years disrupted the established visual character of this community.
This occurred through the construction of dwellings which ignore
established building heights and architectural styles, Tot coverage
dimensions, and natural landscape features. Often, new development
reached three stories, too large for the Tot size and totally out of
scale with neighboring structures. Natural vegetation and land form
contours were often destroyed in an attempt to mold hillside Tots to
fit structures designed for flat terrain. The disruptive visual
impacts created by this type of development could be lessened
through the use of consistent, though not necessarily identical
architectural styles, consistent Tot coverages, and conservation of
the natural features present on the building site.

Another factor which impacts the visual character of this area is
the appearance of roadways. Many partially or totally unimproved
roads with similarly unimproved adjacent rights-of-way present a
disorderly image. It is common to discover roads where only one
side of the block is paved, creating an unfinished look. This
appearance is reinforced by the presence of quite a few totally
unpaved roads. The appearance of these heavily used travel routes
is often degraded by potholes, dust in the dry season and mud during
the wet season. The adjacent unimproved right-of-way currently
providing drainage fails to give any definition to the roadway.
Rather than cleanly delineating the property line from the roadway,
the two blur and run together in the right-of-way. A more clearly
defined road system would improve the visual quality of the area.

Princeton-by-the Sea

The design of commercial and industrial areas of Princeton presents
a problem. In the commercial area, a predominant archi tectural
theme has yet to be established. Because of this district's
proximity to Pillar Point Harbor, a nautical theme seems the most
appropriate development character. In the industrial area,
Princeton suffers from an established yet blighted development
character more reminiscent of a junk yard than a boat yard. Outside
storage areas are unattractive, there are no sidewalks, and land
uses are mixed with some residential development. These factors
create visual chaos. Again, the establishment of a nautical
development theme seems suitable for future development.
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North Fair Qaks

Small, one story, pastel-colored bungalows with attached garages,
mixed in some areas with three-story low rise, multi-family
apartment buildings, establish the character of residential
development in North Fair Oaks. The visual harmony, however, of
these areas is disrupted by oversized multi-family structures
squeezed on small lots and the lack of adequate parking areas.
These buildings, constructed on the same size lots as neighboring
single-family dwellings, appear quite out of scale and dimension
because building heights and bulk overshadow lower buildings, thus
creating a discordant mix of structures. The parking of vehicles in
asphalt covered front yards also contributes to a cluttered image.

The development character of the commercial area is established by
the presence of a diverse mix of uses. These include auto body
shops, discount warehouses, hardware stores and restaurants. The
appearance of these uses is marred by incompatible mixes of
buildings, unscreened outside storage areas, overhead utility wires,
large business identification signs competing for the attention of
motorists, off-site billboards and no Tandscaping or setbacks. As a
result, this area has a very cluttered and chaotic appearance. A
carefully designed program to modify or eliminate these disruptive
features seems necessary.

2. Urban Neighborhoods

Two of the three urban neighborhood case studies, Highlands/Baywood Park
and Emerald Lake Hills, represent areas where the existing pattern of
development is orderly, attractive, and needs conservation. The Colma
neighborhood, however, illustrates an area where an opportunity exists
to improve upon and upgrade the appearance of development.

a.

The Highlands/Baywood Park

The Highlands/Baywood Park subdivisions have developed with visually
pleasing architectural styles that respect the integrity of the
terrain while permitting views of nearby natural areas. Care must
be taken to ensure that new development is consistent with both the
architectural quality of existing development and sensitive to the
constraints imposed by sloped terrain and natural vegetation.

Emerald Lake Hills

The siting arrangements and the appearance of structures in Emerald
Lake Hills conforms well to the sloped terrain and heavy concentra-
tions of natural vegetation. New development needs to be compatible
with this rustic development character and continue to be
subordinate to the natural landscape features present on the
building site.
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ITI.

c. Colma

While many areas of Colma have pleasing, orderly residential and
commercial development, there are some problem areas. Generally,
these areas appear visually chaotic because of dissimilar land use
groupings. For example, two-story dwellings often appear next to
one-story dwellings on similar sized Tots; commercial uses appear
next to residential uses; or residential uses appear next to
institutional uses. Large commercial parking lots also impair
visual quality. Often these large expanses of paved areas have no
landscaping or screening. Future development needs to avoid the
visual chaos caused by mixing dissimilar uses. Further, large
parking Tots need to use landscaping to Tessen their adverse affect
upon visual quality.

VISUAL CORRIDORS ALONG ROADS

The strip of land immediately adjacent to County roads and highways is
highly visible to a number of people, as many of these travel routes
carry high volumes of traffic. Generally, this band of land or visual
corridor contains a variety of features. In rural areas, visual corri-
dors are likely to contain such natural Tandscape features as stands of
mature trees, abundant plant cover, sloped terrain, man-made structures,
agriculture operations and bodies of water. In urban areas, visual
corridors can contain structures of historic and civic significance,
vegetation and residential, commercial and industrial land uses. Often,
these corridors, in both rural and urban areas, contain features of out-
standing scenic quality. Examples include the natural scenery of the
watershed lands adjacent to the Junipero Serra Highway, agricultural
operations adjacent to the Cabrillo Highway, the Ocean, or the scenes
of urban development adjacent to the Alameda de Tas Pulgas.

When visual corridors contain such scenic features, they need special
protection from the adverse impacts of development. A preliminary task
in developing a protection program is deciding how much Tand requires
special protection. Ideally, each designated travel route needs to be
inspected and the view from the roadway of the proposed corridor
recorded upon topographic maps. The width of these corridors will vary
depending upon the amount of development present, topography, and vege-
tation viewable from the road. Once boundaries are established for
these visual corridors their scenic and Tandscape features then need

to be inventoried. After the corridor widths are established and fea-
tures inventoried, specific corridor management techniques can then be
developed.

EVALUATION OF EXISTING PLANS, POLICIES AND REGULATIONS AFFECTING VISUAL
QUALITY

Presently a number of plans, policies and regulations control the
appearance of development. How well these implementation measures
eliminate or reduce previously identified factors which affect visual
quality in rural and urban areas will be discussed in this section.
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A. RURAL LANDSCAPES

1. Site Planning

The issue of improper site planning techniques which can adversely
affect the aesthetic character of the rural Tandscape is well addressed
by provisions in a number of zoning districts and ordinances. In the
Coastal Zone, the RM/CZ, PAD, TPZ/CZ Districts, and the LCP Visual
Resources Component of the Coastal Development District combine to pro-
vide protection for the visual quality of the rural Tandscape. These
provisions also protect those features especially vulnerable to alter-
ation such as landforms, ridgelines and edges of water. In addition,
these provisions adequately guard against insensitive grading techniques
and vegetation removal. These provisions also address the placement of
utilities so their appearance remains subordinate to the setting.
Qutside of the Coastal Zone, the impact of improper development
techniques is mitigated through the identical provisions of the RM and
TPZ Zoning Districts and the Grading and Excavating Ordinance.

In addition to the above described regulations which address siting,
there are additional provisions regulating siting and appearance for
development in the scenic corridors. These regulations will be
discussed Tater in the Scenic Corridor section.

2. Exterior Appearance

a. Construction Materials and Colors

Exterior construction materials and colors used in development in
rural areas is an issue addressed in the Coastal Zone by the RM/CZ
and TPZ/CZ Zoning Districts and the LCP Visual Resources Component
of the Coastal Development District. Basically, the provisions of
these districts seek to encourage the use of materials and colors
which blend rather than contrast with the colors of surrounding
natural resources. OQutside of the Coastal Zone, the provisions of
the RM and the TPZ are identical to their Coastal Zone counterparts.

Both the RM and RM/CZ Zoning Districts, however, effectively
preclude anything other than textured materials finished in earth
and vegetative colors in rural areas. Current language requires
building materials and colors to be rough-textured and of deep earth
hues in forested areas and in grassland areas materials and colors
must reflect hues similar to the predominate colors of the site.
This ordinance could be Tess restrictive by permitting colors and
materials other than those specified when it can be demonstrated
that they will not be visually disruptive to the rural Tandscape.

b. Building Size and Scale

The issue of out-of-scale development on small Tots overpowering
existing landscape features is somewhat addressed by Coastal Zone
zoning districts and ordinances, namely the RM/CZ, TPZ/CZ and the
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LCP Visual Resources Component of the Coastal Development District.
Qutside the Coastal Zone, the RM and TPZ Zoning Districts contain
identical provisions. All the zoning ordinance requirements seek to
1imit building elevations in wooded areas so they do not exceed the
height of the forest canopy. None of the ordinance provisions, how-
ever, address the related issue of lot coverage. The amount of land
covered by a building on a small lot in rural areas needs regulating
to restrict the intensity of the development and protect the visual
quality of the rural landscape.

3. Duplication of Structural Development Regqulations

While all these regulations, the RM, RM/CZ, TPZ, TPZ/CZ and the CD
Districts adequately address the protection of visual quality in rural
areas, they tend to be repetitive. With few exceptions, each ordinance
addresses similar aspects of siting, grading, vegetation removal, and
building materials and colors. Protecting the aesthetic quality of
rural areas from the disruptive impacts of structural development could
be accomplished more effectively by eliminating this duplication. This
could occur by consolidating and synthesizing all the architectural and
site design provisions into one concise set of regulations.

4, Resource Production Operations

a. Surface Mining Operations

The issue of minimizing the negative visual impacts upon the rural
landscape created by surface mining operations is adequately
addressed through the Surface Mining and Reclamation Ordinance.
Provisions of this ordinance require the submission of long range
plans indicating how adverse impacts upon visual quality will be
minimized, how the mining activities will be phased and, finally,
how the area will be reclaimed one year from date of completion.

b. Timber Harvesting Operations

The Timber Harvesting Ordinance addresses the impact upon visual
quality in rural areas created by timber harvesting operations.
While the ordinance allows the harvesting of 60% of old growth
stands, prior cut stands and hardwood stands of trees in eligible
areas, the provisions reduce the allowed harvested amount to 50% in
areas adjacent to roadsides in general and the Skyline Scenic Cor-
ridor in particular. Further, the provisions prohibit the accum-
ulation of slash material along roadsides and require the Planning
Commission to approve the locations of truck roads, trails and/or
landings, additional elements of timber operations which also affect
the aesthetic quality of wooded areas. The increased regulation of
operations readily visible from travel routes seems appropriate to
reduce impacts upon the aesthetic quality of forested areas.
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c. 0il and Gas Facilities

The impact upon the visual quality of the rural landscape caused by
0oil and gas recovery operations seems adequately addressed by pro-
visions of the LCP Energy Component in the Coastal Zone and the 0il
and Gas Well Ordinance outside the Coastal Zone. The provisions
require screening, revegetating, painting and finally, limiting
facility heights.

B. RURAL COMMUNITIES

1. Rural Service Centers

a. San Gregorio

Correcting the lack of an established development character for
existing structures in San Gregorio is beyond the scope of current
County regulations. However, establishing design guidelines for new
structures and alterations is adequately addressed by the provisions
of the DR Zoning District in conjunction with the supplemental
guidelines of the LCP Visual Resources Component. These provisions
call for new development to use clean lines, steeply-sloped roofs,
similarly portioned windows and doors and wood construction.

b. La Honda

The residential area of La Honda also suffers from a lack of a con-
sistent development character. However, here, as in San Gregorio,
it is beyond the ability of the DR Zoning District to reshape the
visual character of existing development. If the residents of La
Honda should decide that the appearance of future development needs
more stringent control, then the DR Zoning District can be an effec-
tive tool to control the design of new development.

c. Pescadero

Since the enactment of the LCP, the issue of new development being
dissimilar in appearance to the historic buildings in the community
is adequately addressed by the special design guidelines of the
Visual Resources Component. These guidelines seek to preserve the
historical development character of the district by encouraging the
use of architectural elements similar to those found in older
portions of the community, i.e., wood construction, white paint, and
steep roof lines.

2. Rural Subdivisions

While the development character of Redwood Park and Skylonda is decidedly
different than that of Skyranch Estates, each seems to work equally well

in their respective surroundings. To ensure that the appearance of these
areas is maintained, new development needs to use architectural features,
elements and colors similar to those found in a given district. However,
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it is difficult to say whether Design Review is the best tool to use to
accomplish this.

C. Urban Areas

1. Urban Communities

The issue of overscaled development, dissimilar architectural styles and
poor site planning in Montara-Moss Beach-E1 Granada seems adequately
addressed through the provisions of the S-17 Combining District and the
special design guidelines of the Visual Resources Component of the Local
Coastal Program. The S-17 Combining District addresses building heights
by Timiting it to two stories, and reducing the amount of land the build-
ing can cover from 50% to 35 % on 5,000 square foot lots, and from 40% to
30% on 7,500 square foot Tots. The concern raised by dissimilar archi-
tectural styles is addressed by special design guidelines which outline
preferred elements of architectural design for these areas. Further,
these special guidelines also encourage proper site planning.

The issue of unimproved roadways is not readily addressed by current
regulations, as their improvement is entirely dependent upon available
funding. The cost of these improvements is usually borne by the resi-
dents and many have been unable to afford them. For additional infor-
mation on this issue, see the Transportation Chapter.

Establishing a design theme for future commercial and industrial uses in
Princeton-by-the Sea appear adequately addressed by the special design
guidelines of the LCP Visual Resources Component. These guidelines
encourage a nautical development theme for commercial uses along with
pitched roofs, wood siding and sea or natural colors. For industrial
uses, the guidelines also encourage the use of subdued colors, textured
building materials and landscaping to soften the harsh Tines created by
the use of stock or standard designs for industrial buildings.

The issue in North Fair Oaks of inappropriately scaled development in
residential areas of mixed densities is not adequately addressed by the
North Fair Oaks Community Plan. While the plan recognizes and addresses
some of the impacts associated with mixed densities, it does not address
the issue of overscale development.

The issue of visually chaotic commercial development in North Fair Oaks
is not adequately addressed by the Community Plan. While the plan recog-
nizes the need for well-designed commercial areas, the remedy of revising
the zoning requirements related to commercial land uses to include stan-
dards of architecture and site control in order to assure attractive
development seems appropriate to impact future development, it is less
than adequate to resolve the design problems of existing development.

Finally, the adverse impact created by unattractive business signs is not
adequately addressed by current regulations. Ordinance provisions limit-
ing sign size, a significant visual factor, only specify a maximum size
rather than Timiting size in proportion to building scale. Theoreti-
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cally, a building 20 ft. wide can have the same size sign as a building
50 ft. wide. Sign illumination, another factor, is only prohibited for
signs advertising property sales or non-conforming uses, personal name
plates, or announcement signs. This allows commercial business signs to
use constant and/or flashing illumination. Lastly, current regulations
fail to address sign colors. A business sign could have ten different
colors and still be allowed.

Because North Fair Oaks contains a myriad of design problems, it seems
appropriate to initiate extensive study resulting in comprehensive sol-
utions to improve the appearance of the district.

2. Urban Neighborhoods

The issue of conserving the established development character of the
Highlands/Baywood Park seems partially addressed by current zoning
district standards. While the various zoning districts in effect,
R-1/S-8, RE/SS-107 and RM, assure quality site planning, they do less
well in assuring the architectural quality of subsequent development.

The issue of regulating development in order to preserve the aesthetic
quality of the Emerald Lake Hills area is addressed by the Emerald Lake
Hi1ls Community Plan, the Residential Hillside (RH) District and the
Design Review (DR) District. Together, these regulatory measures address
site planning and architectural considerations and seem suitable to
maintain the visual quality of the area.

Correcting the inappropriate mix of development in portions of Colma

is an issue not readily addressed by current visual quality controls.
Although various zoning provisions or architectural reviews could affect
future development, these tools are not designed to improve the appear-
ance of existing development. In order to correct existing design prob-
lems, it seems appropriate to encourage an in-depth study of the problem
areas and determine design alternatives.

The issue of large unlandscaped parking lots is addressed by general
zoning provisions. Section 6121 requires all parking lots to landscape
those areas adjacent to street rights-of-way with live Tandscaping. It
also requires parking areas with more than ten spaces to have lTandscaped
areas, including those areas adjacent to the street, equal to at least 5%
of the total parking lot area.

D. ADEQUACY OF DESIGN REVIEW ZONING DISTRICT

Because the Design Review Overlay District is a widely used tool to con-
trol the appearance of development, an evaluation of its effectiveness is
necessary. In the Mid-Coastside, an area acknowledged as important to
conserve because of the visual quality of the rural Tandscape features,
the DR standards for review of development do a good job. These guide-
Tines ensure that new development respects the visual and environmental
characteristics of streams and other natural drainage areas, landforms,
trees and vegetative ground cover, and finally, protects views.
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In addition, the DR standards also contain a limited number of standards
which address architectural concerns. For example, the standards seek
architectural styles, construction materials, colors and building bulk
compatible with the natural setting and/or surrounding community. In
addition, a guideline encourages signs to be compatible with the struc-
tures they identify. In brief, the DR standards of review emphasize site
planning in order to preserve the natural environment.

The ordinance, however, could be more effective if the standards for
review were expanded to include guidance for design problems found in the
predominantly urban bayside. Areas of concern often involve parking
lots, Tandscaping, strip commercial development, multi-family development
and industrial areas.

As a final word, it is important to acknowledge that the Design Review
District by itself is not an effective tool to transform blighted areas.
Rather, the Design Review District was conceived and implemented to con-
trol the appearance of new development. This tool is most effective when
there is widespread community support for it.

E. VISUAL CORRIDORS

With the exception of Route 101, the views from those rural and urban
travel routes described in Tables 4.1 and 4.2 meet current County Scenic
Road criteria. These criteria encourage the inclusion of roads that are
convenient to large population centers, provide access to public recrea-
tion areas and places of historic interest, provide scenic views, and are
representative of a variety of road types. While Route 101 provides
views of some attractive areas such as San Bruno Mountain and portions of
the San Francisco Bay, the majority of areas visible do not represent
examples of scenic urban development.

The next issue of determining how much land adjacent to selected travel
routes needs protection seems adequately addressed by the approach taken
in the Coastal Zone. In this region, viewsheds from select routes were
identified and mapped on USGS Topographic maps as permanent scenic cor-
ridors. Outside the Coastal Zone, permanent scenic corridors have yet to
be defined. In these areas, temporary corridors have been established
until permanent ones can be developed. While the concept of temporary
corridors seems appropriate, the mechanism used is inconsistent. Tempor-
ary corridors in lands zoned RM can be 1,000 feet in width, yet for all
lands zoned other than RM, the corridor is as wide as those parcels
immediately adjacent to the particular roadway. This can create situa-
tions where, not only do corridor boundaries fluctuate drastically
between zoning districts, but it allows resources worthy of protection

to be excluded if they appear just beyond a parcel immediately adjacent
to the travel route. Temporary corridor boundaries of consistent widths
need to be established until such time as permanent corridor boundaries
are developed.
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The issue of preserving the scenic quality of visual corridors in rural
areas by regulating the appearance of development is well addressed
through a multiplicity of regulations, policies and ordinances. The RM,
RM/CZ, TPZ, TPZ/CZ and CD Zoning Districts, the Grading and Excavating
Ordinance, the Significant Tree Ordinance, the Timber Harvesting Ordi-
nance, specific regulations for the State-designated Scenic Corridors of
Skyline, Cabrillo and Junipero Serra and the policies of the Scenic Roads
Element all contain adequate provisions . However, the duplication and
multiplicity of these regulations makes implementation difficult and
confusion results as to where and how these regulations should be
applied. The effectiveness of these measures would improve greatly by
consolidating all the regulations applicable to the location and appear-
ance of development into one concise set of regulations. While these
regulations address issues associated with rural visual corridors, they
do not regulate development in urban visual corridors. This is because
many of these corridors lie within incorporated areas and each city must
adopt regulations for the protection of visual corridors within its
jurisdictional Tlimits.

Although the County has no regulatory authority over many of the roads
described in Table 4.2, they are included not only because of their
scenic value but also because they form part of a network of City, County
and State scenic roads. In this manner, the city's scenic road system
supplements the County's system which in turn supplements the State's
system, thus forming a network of travel routes.

F. SUMMARY OF PROBLEMS

The following Tist is a summary of those problems discussed in the
evaluation of current design controls.

1. The provisions of the RM Ordinance to allow colors other than earth
tones for development in rural areas need to be relaxed.

2. The amount of lot coverage for small lots in rural areas should be
Timited.

3. The multiplicity of similar provisions which control the appearance
of development in rural areas should be eliminated.

4. An in-depth examination of residential and commercial design problems
in North Fair Oaks and Colma is needed.

5. The Design Review development standards should be broadened to
incorporate guidelines for predominantly urban design problems.

6. Consistent techniques for defining temporary visual corridors should
be developed until permanent corridors are developed.

7. The multiplicity of standards regulating development in visual
corridors should be eliminated.
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IV.

ALTERNATIVES

The following are alternative approaches to addressing the inadequacies
in current implementation measures designed to regulate the appearance
of development.

Consolidation of Measures Regulating Rural Development

The multiplicity of architectural and site design regulations currently
in effect in rural areas of the County all focus primarily on preserving
and protecting existing natural landscape features. Not only because of
their aesthetic quality but also because development constructed in
harmony with the natural characteristics of the land creates less
environmental problems in the future. In order to simplify the
regulation of development in rural areas, the consolidation of all site
and architectural provisions contained in current ordinances could prove
an effective solution. These consolidated design regulations could
function most efficiently as an overlay district used exclusively in
rural areas. These consolidated regulations could supplement existing
zoning ordinance provisions and function much Tike the Design Review
Ordinance.

Consolidation of Measures Requlating Visual Corridors

An alternative to the current duplication found in the assortment of
regulations governing architectural and site design within visual
corridors is the consolidation of all these measures into a concise set
of guidelines. A comprehensive Visual Corridor Ordinance would be much
easier to administer and enforce and could function as an overlay zone.
Such as ordinance could contain standards applicable to development in
rural visual corridors.

Special Studies in North Fair Oaks and Colma

In order to develop solutions to design problems in particular areas of
North Fair Oaks and Colma, special studies could be conducted which
would identify techniques and programs to improve the appearance of
development in these areas.

Broadening the Scope of Design Review

The scope of the Design Review District could be broadened to
incorporate provisions that address design problems common to urban
areas. Such provisions could address the design problems of multi-
family development that occur when constructed in predominantly single-
family areas or the design problems associated with neighborhood and
strip commercial development. Design problems of industrial areas
adjacent to conflicting land uses could also be addressed. By including
development review standards that address more of the visual quality
problems associated with predominantly urban areas, the effectiveness of
the Design Review District would increase. To accomplish this, a new
urban design review overlay district could be developed.
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5. When to Implement Design Review

Design Review works best when implemented in response to a request by a
Tocal community. When a community recognizes that new development is
disrupting the visual quality of that neighborhood or community and
wants to correct the problem, DR can be an appropriate solution. This
approach of initiating the need for design control at the community
lTevel can have important benefits. First, it permits Tocal development
of design objectives tailored to meet the specific needs of the
community. Second, this approach creates public awareness, acceptance
and support for the design program. These benefits, local development
of and support for design control, go a Tong way toward the success of
any design program.
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' T. Daniel, H. Schroeder, Scenic Beauty Estimation Model: Predicting the
Perceived Beauty of Forest Landscapes, p. 516.

2P. Marcus, E. Smith, Managing the Visual Effects of Quter Continental Shelf
and Other Petroleum-Related Coastal Development, P. 628.

> San Mateo County Planning and Development Division, Coastside Cultural
Resources of San Mateo County, p. 26.
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APPENDIX A

SCENIC CORRIDOR AND VIEWSHED DESIGNATION PROCEDURE

The views seen from select transportation routes should be identified and
mapped to ensure their preservation. The boundary determination processes

and inventory techniques to be used by the County are outlined below:

1. Topographic Platting
The 1imited visibility from each roadway is platted on a United States
Geological Survey topographic map. All land areas, including distinct
hilltops and hillocks visible from the existing or proposed corridors,
will be considered during the topographical scenic definition of the
corridor.

2. Scenic and Landscape Inventory

The scenic and landscape features of each corridor are determined through
on-site investigations. Landscape notation and photographic techniques
similar to those developed by the United States Forest Service may be used
in addition to other County criteria. After the scenic and landscape
features and areas within the corridor boundaries have been determined,
specific scenic corridor management measures should be prescribed and
applied. Temporary scenic corridor boundaries should be applied while

the topographic and landscape inventory processes are underway.
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APPENDIX B

SUPPLEMENTAL ISSUE STATEMENT

In response to requests by the San Mateo County Planning Commission on Decem-
ber 12, 1984, the following statement was added to the Issues section of the
Visual Quality Chapter.

GREENHOUSE STRUCTURES

Greenhouses, glass one-story structures used to grow flowers, present a unique
problem in managing the visual quality of the Tandscape. The architectural
features, construction materials, colors and siting requirements for these
buildings are often perceived as visually unattractive. Typically, green-
houses are rectangular or cylindrical in shape, Tong, one story in height and
have glass walls and roofs that are painted white. Greenhouses are usually
developed in uniformly aligned groupings in sunny, open areas. Because the
appearance and siting of these structures tends to be totally dissimilar to
surrounding natural landscape features, the visual effect is often obtrusive.

To mitigate the impact upon the visual quality of the landscape, the following
siting techniques should be considered: staggered rather than uniform place-
ment to lessen the massiveness; vegetative or bermed screening and imaginative
painting.

4.2A



APPENDIX C

TOPICS FOR CONSIDERATION DURING FUTURE
PLANNING EFFORTS

During Planning Commission hearings, the following topics were identified
relating to the Visual Quality Chapter which are most appropriately addressed
during future planning efforts, including area plan development and ordinance
revisions:

1. Examine the appropriateness of design regulations for Montara.

2. Consider developing different Tocal design standards for each area or
community.
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HISTORICAL AND ARCHAEOLOGICAL
RESOURCES BACKGROUND

INTRODUCTION

SCOPE AND ROLE

From the times of the earliest Indian inhabitants to today's era of high
technology development, San Mateo County has had a legacy rich in
historical, archaeological and architectural resources. Many of these
still remain and must be protected because of their value as physical
links to the County's heritage.

This Chapter of the General Plan discusses the purpose and function of
preserving historical, archaeological and paleontological resources;
examines the benefits of preservation; describes methods for protecting
these resources; analyzes preservation issues and provides policies to
guide the implementation of resource preservation. The Chapter also
provides inventories of architectural styles found in San Mateo County
and important historical resources that are a product of the County's
heritage.

STATE PLANNING LAW

The California Government Code allows the development of optional
general plan elements. Section 65303(J) of the Code permits the inclu-
sion of "a historical preservation element for the identification,
establishment and protection of sites and structures of architectural,
historical, archaeological or cultural significance, including signifi-
cant trees . . . , and other plant materials." The Code states that a
program to implement policies will be part of the element.

RELATION TO OTHER GENERAL PLAN DOCUMENTS

Elements

a. 1981 Historic Resources Element

The 1981 Historic Resources Element of the General Plan was divided
into two sections. Section I, The Historical Setting, presented the
historical background of the County from the time of the Coastanoan
Indians onward. Section II, The Protection Program, discussed the
purpose of historic preservation, issues and implementation tech-
niques and developed policies to guide the implementation of the
program.

This new chapter does not provide a history of the County from the
times of the earliest inhabitants of the Peninsula to the present
day. Readers interested in this subject are referred to the illus-
trated historical overview, San Mateo County . . . Its History and
Heritage. This document expands the historical summary presented in

5.1
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Section I to include recent occurrences of historical significance.
San Mateo County . . . Its History and Heritage was prepared by the
San Mateo County Historic Resources Advisory Board in cooperation
with the Planning Division of the Department of Environmental
Management, and it is available at the offices of the Planning
Division.

In preparing this new chapter, Section II of the 1981 Historic
Resources Element provided the majority of the information, and

was updated to include a report on the implementation of the 1981
Element, specifically, the Historic Preservation Ordinance. Section
IT was further expanded to incorporate the archaeological/paleon-
tological information of the Conservation and Open Space Element.

Issue statements and policies of the prior document have also been
examined. As a whole, these issues and policies have been included.
They have been augmented, where necessary, to incorporate additional
issues and policies from current area plans which are relevant to
the entire County.

The goals contained in the 1981 Historic Resources Element have been
reviewed and combined with policies to produce collective statements
to guide actions. Each policy statement has been titled and num-
bered, and unnecessary duplication has been eliminated. This re-
vised Historical and Archaeological Resources Chapter of the General
Plan reflects the achievements made to date and, once adopted, will
replace the 1981 Historic Resources Element.

b. 1973 Conservation and Open Space Element

The 1973 Conservation and Open Space Element of the General Plan
also discussed preservation. This document addressed archaeolog-
ical/paleontological resources in the County, discussed issues
concerning the preservation of these sites and developed policies to
assist with their protection. As with the 1981 Historical Resources
Element, relevant background information, issue statements and poli-
cies have been reviewed, modified where necessary, and included in
this document.

2. Area Plans

The County has adopted as part of the General Plan the following area
plans for unincorporated areas: North Fair Oaks Community Plan, Emerald
Lake Hills Community Plan, Montara-Moss Beach-E1 Granada Community Plan,
Local Coastal Program, the San Bruno Mountain General Plan Amendment and
the Skyline Area General Plan Amendment. Four of these area plans
contain particular historic and archaeological policies which apply to
the specific area. The policies of this chapter are more generalized
and apply to the entire unincorporated area.
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IT.

PAST PRESERVATION EFFORTS IN THE COUNTY

In 1965, the Historic Sites Subcommittee of the Regional Planning Com-
mittee published a report identifying historic sites and landmarks in
the County along with recommendations for their protection. Portions of
this report were included in the County's 1968 Parks and Open Space
Element. This initial effort to address the issue of historic preser-
vation was later renewed and expanded to include the issue of protecting
archaeological/paleontological sites. These concerns were discussed in
the 1973 Conservation and Open Space Element, and policies were
developed to aid in their preservation.

Further work on the issue of preservation was conducted in 1974, when
an appointed Historic Sites Committee produced an inventory of historic
Tandmarks and sites. This inventory provided a broad base which was
useful in developing the preliminary inventory found in Appendix B.

It was determined, however, that a comprehensive approach to the subject
was needed to bring the separate studies together in a plan that would
represent official County policy. Therefore, on recommendation of the
Historic Sites Committee, the Board of Supervisors requested that the
Planning Division prepare a Historic Resources Element to the County
General Plan.

To further assist the effort, in 1978 the Board of Supervisors appointed
a County Historic Resources Advisory Board. Composed of an archaeolo-
gist, architect, archivist, attorney, historian, Director of the County
Historical Association, and five members at large who have an interest
in historic preservation, the Board assisted County staff in the
preparation of the 1981 Element.

EXISTING HISTORICAL AND ARCHAEOLOGICAL RESOURCES

HISTORICAL RESOURCE INVENTORIES

Categories of Historic Resources

The State Office of Planning and Research has defined six types of
historic resources which can be included in an inventory. These
categories are:

a. Architectural History

Examples of the diverse styles and variations of residential and
commercial architecture, whether vernacular or works of identifiable
artisans, master craftsmen, builders, or architects. A good repre-
sentation of a particular period or style might mean an entire
street of such structures, each of minor importance individually,
but of great importance in a grouping. Appendix A is a preliminary
inventory of architectural styles found throughout San Mateo County.
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b. Community Design and Aesthetic Features

Objects or relationships of design and aesthetic interest. This
category includes such items as street lights, light fixtures,
street graphics, street furniture, local or unusual building
materials, interesting or pleasant design components, or landscape
features that contribute to the "look and feel" of a community.

c. Cultural History

Sites and structures important to the history of the community.
These include places associated with early development; continuing
cultural events such as yearly festivals, parades or theater; places
associated with Titerary or political figures and events; and places
associated with educational, religious, or ethnic groups, and with
individuals important to the community.

d. Development History and Industrial Archaeology

Surviving sites, routes, or structures important to the early
settlement, economic origins, or technological development of the
locale. This category might include evidences of the Spanish
colonial or Mexican period, early agriculture or industry, town plat
or subdivision history, and transportation routes from paths and
trails to waterways, railroads, and more recent highways.

e. Historic Districts

Groups of structures, historic sites, natural features, landscape
architecture, and/or other interesting design details which together
create an exceptionally rich historic or cultural ambiance. Clus-
ters of significant historic, cultural or aesthetic elements will
normally justify designation as a historic district.

f. Paleontological and Archaeological Sites

Sites which yield information or evidences of earlier historic
cultures; areas of cultural, social or economic importance to
earlier people's daily lives or spiritual traditions (e.g.,
petroglyphs, ritual sites, hunting or gathering areas); grounds
potentially rich in fossils.

2. Existing Inventories of Historic Resources

Included in the appendices of this report are the two existing inven-
tories of County historical resources. Appendix B is a preliminary
inventory of significant historic structures and sites located through-
out the County. It was first published in 1981 in the Historic
Resources Element of the General Plan. Appendix C is a comprehensive
inventory of historic resources found in the Coastal zone. It was
published in the Coastside Cultural Resources of San Mateo County in
1980.
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ITI.

INFORMATION ON ARCHAEOLOGICAL/PALEONTOLOGICAL RESOURCES

It is thought that the first known inhabitants of the Bay Area were
members of an American Indian tribe identified by the Spanish name
Coastanoan. By 1770, this tribe had grown to about 50 different groups
and spoke a language consisting of approximately eight dialects. The
presence of fresh water, fire wood, protection from the wind and easy
access to food sources encouraged the Coastanoans to settle primarily on
the Bayside. Some Indians, however, did live on the Coastside despite
the climate and remains have been discovered in excavated middens and
village sites.

Evidence of the Coastanoan culture has been discovered from excavated
middens or shell mounds along the San Mateo Coast and from scattered
sites inland. These middens are deposits of refuse often made up of
shells, soil, ash, charcoal lenses, rock clusters, bones, skeletons and
artifacts. Shell mounds range in size at the base from about 30 to 600
feet in diameter and in height from a few inches to about 30 feet. 1In
age, many Bay Area middens range from 3,000 to 4,000 years.

A number of archaeological sites have been discovered throughout San
Mateo County. In 1970, through the support of the Treganza Anthropology
Museum at San Francisco State, several archaeologically significant
areas were located and mapped. These maps are kept on file with the
Planning Division of the County Department of Environmental Management.
The exact locations, however, of these sites have been kept confidential
in an effort to protect the areas from both vandalism and artifact
hunters.

Paleontological resources or prehistoric fossils have also been dis-
covered in the County. Examples of these limited resources have been
discovered in exposed bluffs above the ocean bench along the coast.
These sites contained molluscan fossils from the Pleistocene Period.

EXISTING PLANS, POLICIES AND REGULATIONS AFFECTING HISTORICAL AND
ARCHAEOLOGICAL RESOURCES

The following sections describe the various regulations, policies and
programs currently being used in the County to protect historic
resources.

FEDERAL

National Register of Historic Places and Historic Preservation Act of
1966

The National Register of Historic Places is the official inventory of
the Nation's historic resources. The National Historic Preservation Act
of 1966 expanded this register to include places deemed to be of
regional, state or Tocal historical, architectural or cultural interest.
Eligible resources may be nominated and placed in the National Register
upon approval of the Secretary of the Interior.
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Although obtaining listing in the National Register is often difficult
and a time-consuming process, it has several advantages: (1) it makes
private property owners eligible for state administered Federal grants-
in-aid for historic preservation programs; (2) it requires the National
Advisory Council on Historic Preservation to comment on the effect
federally assisted projects will have on Tisted resources; and (3) it
makes owners who rehabilitate certified historic properties eligible for
Federal tax benefits.

The County has several significant resources listed in the National
Register of Historic Places. Appendix B describes which historic
resources in San Mateo County are included on the National Register.

2. Tax Reform Act of 1976

Signed into Taw on October 4, 1976, Section 2124 of the Tax Reform Act
amended the Federal Income Tax Code to: (1) allow favorable tax treat-
ments of historic commercial and income producing structures, and

(2) reduce tax incentives both for the demolition of historic commercial
and income-producing structures and for new construction on the site of
demolished historic buildings.

Specifically, the Act permits owners of certain depreciable properties
to amortize the costs of rehabilitation over a five year period or to
depreciate the costs of a rehabilitated structure at an accelerated
rate. The tax incentives are available for any project which the
Secretary of the Interior certifies as conforming to the standards

and guidelines for rehabilitation of historic structures.

B. STATE

1. State Historical Building Code

Created under the provisions of Section 18950 et. seq. of the State
Code, the State Historical Building Code allows a more sensitive
approach to restoring structures that were built prior to the develop-
ment of modern construction techniques and the implementation of current
building codes. The legislation provides local jurisdictions with
alternative building regulations for the rehabilitation, preservation,
restoration, or relocation of designated historical buildings or struc-
tures. This bill allows the building code regulations, alternative
building code regulations, or any combination thereof, to be used to
permit repairs, alterations, and additions to historical buildings or
structures.

2. Office of Historic Preservation of the California Department of Parks
and Recreation

In accordance with the National Historic Preservation Act of 1966, the

Office of Historic Preservation is responsible for preparing a statewide
Tong range historic preservation plan, conducting a statewide survey of
historic sites, nominating and overseeing the protection of sites eligi-
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ble for the National Register of Historic Places, and administering a
matching grants program. This office also serves as staff for the Cali-
fornia Historical Resources Commission. Appendix B describes which
historic resources in San Mateo County are included in the State
Inventory of Historic Resources.

C. COUNTY

1. County General Plan Policies

a. Elements

(1)

(2)

1981 Historical Resources Element

The 1981 Historical Resources Element of the General Plan
developed a comprehensive set of policies to aid in the pro-
tection of significant historical, cultural and architectural
resources. These policies set forth a course of action and
provide a framework for historic preservation planning in the
County. The policies have been included in this revised
Historical and Archaeological Resources Chapter.

1973 Conservation and Open Space Element

The 1973 Conservation and Open Space Element of the General
Plan included a discussion of County archaeological and paleon-
tological resources and addressed issues affecting their
preservation. Policy statements were developed to aid in the
protection of these resources through continued identification,
study and management of excavation sites.

Plans

(1)

(2)

(3)

San Bruno Mountain General Plan Amendment

The San Bruno Mountain General Plan Amendment contains policies
to protect archaeological and historical resources and continue
protection programs during the preparation of specific plans.

Montara-Moss Beach-E1 Granada Community Plan

The Montara-Moss Beach-E1 Granada Community Plan contains a
policy to obtain historic designation for the Montara Light
Station. This resource is included in the State Inventory of
Historic Resources.

Local Coastal Program

The Visual Resources Component of the 1980 Local Coastal
Program of San Mateo County identified several structural
features within the Coastal Zone of historical, architectural
or cultural significance. Policies were developed to aid in
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their preservation and special supplemental design policies
were set forth to guide the appearance of structures in iden-
tified coastal communities.

Archaeological/paleontological resources are also addressed in
the Locating and Planning New Development Component of the LCP.
This policy requires that sites proposed for development be re-
viewed, based upon sensitivity maps, to determine if they are
within resource sensitive areas. If so, a mitigation plan pre-
pared by a qualified professional is to be submitted, reviewed,
and implemented as part of the project.

2. Other County Policies and Programs

a.

Inventories

An inventory of historical resources provides the basis for the
preservation plan and is the first step in developing a protection
program.

There are two levels of inventory work--preliminary and comprehen-
sive. The preliminary inventory is a first attempt to compile a
1ist of well known and easily recognized historic resources. This
lTist is usually compiled by citizens knowledgeable in the history of
the County. It is by no means a final list; rather, it represents
the beginnings of a County inventory and provides a basis for the
second or comprehensive level of inventory work.

A preliminary inventory of the County's resources has been prepared
by the County Historic Resources Advisory Board and is included in
this report in Appendix B.

The comprehensive identification of resources through a second, in-
depth inventory of resources is the next step toward developing a
preservation plan. This second inventory goes a step further than
the initial identification of obvious resources documented by the
preliminary inventory. A comprehensive inventory investigates in
depth cultural, historic or aesthetic aspects of the community that
make it an interesting or pleasant place to Tive and work. This may
include structures of historic or archaeological value, archaeologi-
cal/paleontological sites, or design features of special interest.

A comprehensive inventory is also normally conducted by a profes-
sional survey team or by a team of well-trained nonprofessionals
under the supervision of a professional historian. A comprehensive
inventory may entail a block by block study of the community. Such
an inventory of resources located within the County's Coastal Zone
has been completed (see Appendix C) and covers a major portion of
the unincorporated area.
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C.

Historic Resources Advisory Board

In 1978, a County Historical Resources Advisory Board was appointed
by the Board of Supervisors to insure implementation of the goals,
policies, and programs set forth in the Historic Preservation Plan.
This body advises the Planning Commission, Parks and Recreation
Commission, and the Board of Supervisors on matters relating to the
protection and preservation of man-made resources of historical,
cultural and architectural significance.

Acquisition
(1) Public

Public acquisition of significant historic structures is a
preservation technique which has been used on a very limited
basis in the County. To date, the Woodside Store, Sanchez
Adobe, the Lathrup House, and the Folger Stables in Wunderlich
Park are examples of historic structures in County ownership.

(2) Private

Acquisition of significant structures through the private
sector remains a feasible approach to protecting historic re-
sources. The Johnston House and the Filoli Estate are examples
of Tocal historic structures which have been privately acquired
and renovated.

3. County Ordinances

a.

Zoning Ordinances

(1) Coastal Development District

Sections 6328.19 and 6328.26 of the Coastal Development
District implement the policies set forth in the Local Coastal
Program by establishing them as standards for review for
proposed development in the Coastal Zone.

(2) Resource Management District

Section 6324.5 of the Resource Management District implements
the policies of the 1973 Conservation and Open Space Element.
This section requires a survey by a qualified professional to
be performed whenever there is substantial indication that an
archaeological or paleontological site may exist within a
project area. Further, when such a site is discovered during
construction work which could damage the site, work is to be
suspended pending an investigation by qualified professionals
in accordance with certain procedures. This section also
prohibits the destruction of primary sites and requires the
professional excavation of other sites prior to development.
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b. Other Ordinances

(1)

(2)

Historic Preservation Ordinance

A Historic Preservation Ordinance has been prepared to provide
the County with the authority to protect eligible resources
listed in the various inventories included in the appendices
of this report. This ordinance: (1) provides criteria and
procedures for the designation of County historic landmarks

and historic districts; (2) requires permits to be obtained to
demolish, alter, or relocate designated landmarks or districts,
and to construct, place, alter or relocate signs, exterior
lighting, fences or other features within historic districts or
on landmarks or landmark sites; and (3) when approved by the
Secretary of the Interior, allows owners of structures or
buildings within designated historic districts to qualify for
favorable tax treatments for approved rehabilitation work.

Modification of Reqgulated Uses Within Historic Structures

A second ordinance relative to historic preservation has also
been prepared. This ordinance amends the zoning regulations to
permit uses not allowed by the underlying zoning district
regulations to locate in eligible historic structures provided
certain criteria are met.



HISTORICAL AND ARCHAEOLOGICAL
RESOURCES ISSUES

IMPORTANCE OF HISTORICAL PRESERVATION

The preservation of historical resources returns a variety of benefits
to a community. Some benefits, for example, social and cultural
rewards, are less clear-cut and identifiable than the more tangible
economic benefits resulting from preservation. They are, however, no
less valid. Each of these benefits is discussed below.

CULTURAL BENEFITS

The cultural benefits realized from preservation are varied and most
often linked to the subtle influences that surviving historical re-
sources have on people.

Remaining historical landmarks psychologically benefit a community by
imparting a sense of attachment to a place and a sense of comfort from
"feeling at home" in familiar surroundings. Such resources verify that
a community has had a past and help to establish a sense of self-iden-
tity and permanence for present-day inhabitants.

Historical resources also serve as tangible examples of a community's

architectural legacy. Past building styles, materials and methods of

construction lend an appreciation of styles of craftsmanship no longer
practiced.

ECONOMIC BENEFITS

Although cultural benefits are crucial to any historical preservation
program, the economic benefits make preservation planning more attrac-
tive. Economic benefits are:

Property Values

Rehabilitated and protected historical sites and districts acquire
prestige and distinction, resulting in higher property values.

Retail Sales and Commercial Rents

Commercial use of historic structures, i.e., Ghirardelli Square, the
Cannery, and Jackson Square in San Francisco, has been successful. In
these and other older commercial areas, shoppers, business people, and
professionals are attracted by the feel of older structures and the
distinctive quality of design. Commercial space has become more
valuable and retail sales have increased after the areas were rehabili-
tated for commercial use.
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IT.

Replacement Costs

In a period of diminishing resources, expensive building materials, and
rising construction costs, recycling older structures becomes more cost-
effective. Despite heavier code compliance requirements and new seismic
safety standards, the reuse, rehabilitation, and restoration of existing
structures often cost less per square foot than new construction.

Tax Revenue

When rehabilitation and restoration of historical structures raise prop-
erty values, then tax revenues correspondingly increase. Communities
concerned about declining revenues in central areas or in older resi-
dential sections should consider these benefits.

SOCTAL BENEFITS

Historical preservation is also community conservation. Preservation of
structures in areas undergoing varying stages of decline can provide the
residents with a renewed sense of well-being. By demonstrating that the
area is worthy of improvement efforts, the residents may have more posi-
tive feelings about the neighborhood and participate more in its upkeep.
The resultant removal of blight and other undesirable influences can do

much for increasing community pride.

Preservation of historic resources can also be a positive and realistic
approach to countering i1l effects of urban sprawl by reducing the need
to consume more natural resources. In communities that are completely
developed, preservation may be the best way of maintaining or reviving
the area.

OPPORTUNITIES AND CONSTRAINTS AFFECTING HISTORICAL AND ARCHAEOLOGICAL
RESOURCES

Many of San Mateo County's historical and archaeological/paleontological
resources are threatened either by destruction or by alteration.

Several factors threaten to destroy these resources: namely, demolition
for redevelopment; ruin of archaeological/paleontological sites; diffi-
culty in finding an economic use, and lack of maintenance funds.
Improper rehabilitation and the impact of infill development can also
negatively alter these resources.

DESTRUCTION OF RESOURCES

Demolition for Redevelopment

As Tand suitable for development in the County becomes scarcer, older
urban areas are being redeveloped. Many of these older areas contain
excellent examples of structures that are part of the County's heritage.
An example is the Twelve Mile House in South San Francisco that was
destroyed in 1977 to make way for a store and parking lot. The
structure, built in 1851, served for many years as a stage coach stop
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for travelers going to and from San Francisco, and it was the last
remaining building of its kind in the County. This was just one of many
structures whose contribution to the development of the County is now
gone and can never be replaced because of redevelopment.

2. Ruin of Archaeological/Paleontological Resources

A number of archaeological/paleontological sites throughout the County
have been destroyed because of vandalism, urban development, agricul-
tural production, new roadway construction, water resource projects and
similar kinds of activities. As urbanization spreads, the vulnerability
of sites to disturbance also increases. Unfortunately, archaeological-
paleontological sites are not renewable resources.

Protecting archaeological resources often provides the benefit of know-
ing how past cultures developed as well as how man was able to adapt to
the environment. This educational reward is considered to be signifi-

cant, because it forms the basis from which the present day activities

of mankind can be compared and judged.

3. Difficulty of Finding an Economic Use

In some cases, historical resources in low density areas can no longer
be economically used for the purpose for which they were built. If they
could be redeveloped for more intensified uses, i.e., commercial, office
or multiple family, it may be feasible to restore them. These uses,
however, often are not compatible with the zoning or consistent with the
General Plan for the area. An example of this is the Johnston House
south of Half Moon Bay. In order to make the project a more viable
endeavor and functional part of the community, the house was proposed to
be used as a community center for senior citizens. Since the structure
is Tocated outside the urban area, conversion to a community center
would result in a more intensive use of rural land and a need for urban
services.

The Local Coastal Program, however, prohibits the extension of urban
services, since they could be used to expand urban development into a
rural area. Because of these factors, the project was denied by the
Coastal Commission. To help protect and maintain historic buildings,
such as the Johnston House, a process could be developed that would
allow a reasonable economic use of historically significant structures
which otherwise would be in conflict with zoning and general plan
requirements.

4, Lack of Maintenance Funds

It is becoming increasingly difficult to obtain funds to maintain his-
toric structures. Two County historic properties, the Woodside Store
and the Folger Stables, are in need of repair and may not be saved
unless corrective action is taken soon. Since the passage of Proposi-
tion 13, local governmental funds are severely limited for preservation
purposes. In the past, most funding for historical preservation came
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from the Federal government through grants coordinated by the State
Office of Historic Preservation. This funding, however, is being
severely curtailed as part of the Nation's new economic program.
Private funding may be the only source for preservation work in the
foreseeable future.

B. ALTERATION OF RESOURCES

1. Improper Rehabilitation

In order to protect the market value of a building as well as preserving
its architectural and historical integrity, rehabilitation must be done
properly. Older structures can lose historical character when owners
decide to rehabilitate their buildings and do not have adequate informa-
tion or expertise on how to preserve its original design.

Many well-intentioned homeowners spend a lot of time and money on in-
appropriate improvements when rehabilitating older homes. Important
architectural detailing is often stripped away or covered over with
layers of asphalt shingles or stucco, and aluminum windows are often
used to replace wooden ones.

Correct rehabilitation can be accomplished when compatible structural
elements are used which are suitable in both material and design to the
original architectural concept of the building.

2. Inconsistent Character of New Development

Land use planning for the County now emphasizes encouraging new
development on vacant land in urban areas in order to protect rural
areas from urbanization. The Local Coastal Program, for example,
encourages new development in the Coastal Zone to locate in already
developed areas.

Because of this infill strategy, the character of such communities as
Pescadero and San Gregorio may be endangered from new development which
does not conform to the established design character. To address this
concern, the Local Coastal Program has developed design criteria for
coastal communities to ensure that new construction blends within the
context of the historical setting. These criteria, however, address
only the resources of the Coastal Zone and similar guidelines may be
necessary for other historic areas countywide.
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ITI.

EVALUATION OF EXISTING PLANS, POLICIES AND REGULATIONS AFFECTING
HISTORICAL AND ARCHAEOLOGICAL RESOURCES

Various programs, policies and regulations are currently used by the
County to protect resources of historical, archaeological/paleonto-
logical, architectural or cultural significance. An assessment of these
protection techniques is discussed in this section.

PROTECTION TECHNIQUES

Preservation Plan Inventories

The cornerstone of any historic preservation plan is the identification
of all significant resources. Two levels of inventory work, preliminary
and comprehensive, are required. The County has already developed a
preliminary inventory of significant sites, structures and architectural
styles.

The inventories, however, have not included an updated assessment of
archaeological/paleontological resources. Since 1970, no attempts have
been made to update the inventory prepared under the sponsorship of the
Treganza Anthropology Museum at San Francisco State University. An
updated preliminary identification of these resources is necessary to
develop a thorough countywide protection program.

In 1980, the County made a start developing a comprehensive inventory of
significant sites, structures and architecture in the Coastal Zone.
Through a matching grant from the National Endowment of the Arts, the
County identified buildings, structures and sites of importance to the
Coastside. This survey, however, was limited to the Coastal Zone and
needs to be expanded to include countywide resources.

Historic Resources Advisory Board (HRAB)

To date, the HRAB has proven itself to be a capable body whose continued
work is necessary for the implementation of the preservation plan. The
Historical Resources Advisory Board, however, only has jurisdiction over
the unincorporated area of the County. The Board, as a lead agency,
could work toward organizing a unified approach to historic preservation
for the entire County through the coordination of their activities with
local city historical societies, the County Historical Association, and
schools and colleges in the County.

Acquisition

a. Public
Public ownership is a preservation technique to be considered when a
significant structure becomes available in a Tocation appropriate to

the performance of a particular public function or when this is the
only chance remaining to save a truly out-standing building.
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Possible uses for significant historic buildings might include city
or county offices, branch libraries, office space for special
agencies, an art school annex or rental gallery affiliated with an
art museum, a community center for the provision of various
government services, etc.

A Tack of funding, however, is cited as the reason this preservation
approach has not been used on a widespread basis. In light of
recent national fiscal policy which has restricted Tocal government
spending, the prospect of public agencies earmarking funds for
projects of this type does not appear likely in the near future.

b. Private

Private ownership is an approach to protection which could be
promoted for those significant structures whose future is
threatened. Acquisition of structures converted to new and
economically viable uses such as offices, restaurants and the like
would generate revenue and, more importantly, ensure the
preservation of a valued resource.

Private sources can assist in finding and funding appropriate reuses
for historic and cultural structures permitted by existing zoning
and land use regulations. There are numerous examples throughout
the country where private organizations or individuals have
purchased and restored historic buildings for their own use.
Ghirardelli Square and the Cannery in San Francisco are excellent
examples of the conversion of historic buildings into successful
commercial centers, a trend which has been copied in numerous cities
throughout the country.

B. COUNTY ORDINANCES

1. Coastal Development District

The policies and regulations of this overlay district protect and
preserve significant historic, architectural, archaeological and
paleontological resources lTocated within the Coastal Zone.

The guidelines, however, developed to protect archaeological/pa-
lTeontological sites require the use of location maps to determine the
proximity of new development to a site. These maps are quite out of
date. To ensure that the presence of these resources is considered when
new development proposals are reviewed, these maps need to be updated.

The remaining guidelines which focus on eligible historic structures

and sites protect these resources through both the Historic Preservation
Ordinance, and supplemental design guidelines for particular coastal
communities. Though the adequacy of the ordinance has yet to be proven,
the supplemental guidelines afford protection from improper rehabilita-
tion and the potentially inconsistent character of new development.
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2. Resource Management District

The provisions of the Resource Management District to protect
archaeological/paleontological resources by requiring site surveys,
cessation of construction work and excavation by qualified professionals
are suitable protection techniques. These methods, however, apply only
to lands zoned Resource Management and Planned Agricultural District.

In order to protect resources located countywide, these techniques need
to be expanded.

3. Preservation Regulations

Since the two new regulations to implement the 1981 Historic Resources
Element have just been adopted, their effectiveness has yet to be
proven. The first regulation, the Historic Preservation Ordinance,
addresses the issue of resource protection through establishing criteria
and procedures to designate historic landmarks and districts. Further,
this ordinance protects resources from demolition and alteration by
requiring permits to demolish, alter or relocate either the structure or
accompanying features.

The second ordinance is designed to address the issue of a viable
economic reuse of historic structures. By permitting uses normally not
allowed in certain zoning districts to occupy eligible structures, these
resources can continue to function as productive modern day reminders of
the County's cultural heritage.

C. SUMMARY OF PROBLEMS

1. Lack of updated inventory of archaeological/paleontological
resources.

2. Lack of comprehensive countywide inventory of significant historical
resources.

3. Insufficient funding to acquire historic resources for public owner-
ship.

4. Lack of updated archaeology/paleontology resource location maps and
the need for these to be stored in a more convenient location.

5. Insufficient protection provisions for archaeological/paleonto-
logical resources.
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IV.

ALTERNATIVE PRESERVATION TECHNIQUES

The following methods are additional techniques of protection which the
County could consider to help encourage and assist historic
preservation.

DEVELOPING GUIDELINES FOR HISTORIC REHABILITATION

The County could publish guidelines for historic rehabilitation similar
to those developed by the Department of the Interior. Such guidelines
could be used to help owners who are undertaking rehabilitation of older
structures choose compatible products, suitable in both materials and
design to the original concept of the building and the surrounding
neighborhood.

TRANSFER OF DEVELOPMENT RIGHTS

Transfer of development rights (TDR) is a concept which may be used to
protect historic areas or structures. The technique separates develop-
ment rights from a landmark structure and reuses them in other loca-
tions. Many times these transferred development rights appear as zoning
density bonuses on other buildings.

When a local government purchases the development rights for a partic-
ular landmark, they can be sold to interested developers. The transfer
of development rights in this manner shifts preservation costs from the
local government and the landmark owner to the development process
itself.

REVOLVING FUNDS

Basically, in a revolving fund, monies are raised to purchase and
restore historic structures, which are then rented or resold (usually
with deed restrictions to protect the exterior appearance of the struc-
tures--facade easements) with the proceeds returning to the fund to be
applied to other structures. Revolving funds are generally operated by
private historic preservation groups or foundations, although Tlocal
government may contribute.

The revolving fund method minimizes government in historic preservation.
A historic property is thus preserved but remains in private ownership.

FACADE EASEMENTS

The facade easement is a means for public control of the appearance of a
building without substantially affecting the use of the property. Typi-
cally, a public agency or private association acquires through purchase,
or perhaps donation, an easement over the facade of the building by pay-
ing the property owner 10-20% of the actual value of the property. This
prohibits the owner from altering the exterior appearance of the
building without approval of a designated public agency.
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A major advantage of using facade easements is that it preserves the
architectural quality of a structure while placing a minimum limitation
on property use. The acquisition of facade easements is much less ex-
pensive than direct public acquisition of historic properties, while
accomplishing many of the same desired results.

E. RESTRICTIVE COVENANTS

A covenant is a private legal restriction on the use of Tand and binds
the owners and their successors to particular practices with respect to
their property. While restrictive covenants may provide effective con-
trols, they may be virtually impossible to create in historic areas with
many owners. Restrictive covenants are most useful when an individual
owner or foundation purchases or restores numerous old structures.

Restrictive covenants cannot be employed by governmental agencies but,
in certain cases, may be an effective method for a private organization
to protect a group of historic buildings they control.

F. RECOGNITION

A final type of private effort is more an educational technique than a
tool to accomplish historic preservation. Local historical associations
can place a distinctive marker on the structure to signify its impor-
tance to the community if the owner agrees to a certain standard of
maintenance. If the owner fails to meet this standard, the plaque is
removed.

The County Historic Advisory Board could consider recognition techniques
such as this to identify historic structures protected by the County
Historic Preservation Ordinance.
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APPENDIX A
INVENTORY OF ARCHITECTURAL STYLES

INTRODUCTION

The following inventory represents a preliminary survey of architectural
styles found within San Mateo County.

1.

Adobe (1780-1850)

The term adobe refers to a building material and to a construction type
used during the Spanish and Mexican periods in California history. Adobe
structures must, by definition, be built at least partially of adobe:
large, unfired, sun-dried bricks made from clay-type soil mixed with
straw for strength. The architectural style is characterized by long
structures with a covered porch extending along the facade.

Construction consists of adobe walls, usually varying from one and a half
to six feet in thickness, resting on dirt foundations. Roofs are usually
gither brea (natural tar), tile, or shingles supported by heavy wooden
beams. Door and window openings are normally surrounded by heavy timbers
also, and often there are arches and long porches. In the 19th and early
20th centuries, many adobes were covered with wood siding in order to
protect and modernize them.

Pioneer (1850's)

Pioneer buildings are rectangular-shaped cottages which were built by
California's early settlers. Sometimes these houses were sent in
sections from the East Coast and reassembled in California. Usually 1 to
1 1/2 stories, the cottages were frame structures with either hipped or
gable roofs. If gabled, roofs often take on the "salt-box" configuration
typical of New England's Colonial houses. Front porches and shelf
moldings over doors and windows are typical features.

Salt Box (1850's-1900)

This early American house form is of frame construction and has a
symmetrical facade. It was derived from England and brought to
California by New Englanders, mainly in the 1850's. The name comes from
the profile of the gable roof, which comes down lower in the rear (north
elevation) than it does in the front. The typical California version
adds a full front porch with a shed roof whose pitch is lower than that
of the gable.

Greek Revival (1850's-1860's)

The Greek Revival style was one of the most popular in the United States.
Buildings of this style are very straightforward statements, with clean,
simple lines and precise detailing. Facades are usually devoid of
extraneous ornamentation, save perhaps decorated porch posts.
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In its early California stages, Greek Revival is noted for its sharp,
severe lines. Building volumes appear as a simple block, or a juxtaposi-
tion of simple blocks. Roof slopes are steep, and different building
volumes are positioned perpendicularly. Doors and windows are positioned
at very regular intervals, often in a symmetrical relationship. Doors
have the same proportions as windows, both Tong and narrow. Windows are
composed of many small panes with simple architraves at the top. Molding
around windows and doors and at building edges is very precise. The more
articulated examples of Greek Revival have gable returns, i.e., roof
plane framing that returns at the building edges.

5. Gothic Revival (1850's-1860's)

Gothic Revival was an important architectural style for churches, insti-
tutions, and large houses in the Eastern United States during much of the
first half of the 19th century. In form, typically, it has steeply-
pitched central cross-gables or gable ends. Characteristic detail
includes vertical siding, shallow pointed arches on porches and doors,
lancet windows, window tracery, finials, pendants, crenelation and lacy
bargeboards.

During the Victorian period, which lasted from 1860 to 1900, the Gothic
Revival style often took on characteristics of Victorian architecture and
is referred to as Victorian Gothic.

6. Victorian (1860's-1890's)

Literally, the word "Victorian" describes the era when Victoria was Queen
of the British Empire.

California Victorian architecture varies in design and can be divided
into three distinctive styles: Italianate, Stick, and Queen Anne. These
styles are discussed below:

a. Italianate (1860's-1880's)

The Italianate style derives its form and ornament from 15th and 16th
century Italian architecture. It is characterized by cube shaped
construction, tall, narrow windows and doors, angled bay windows, a
small portico with classical columns, and a flat, heavily bracketed
roof Tine. Room heights diminish at upper stories and floor divi-
sions are articulated by horizontal coursing. This style was adapted
from stone structures, translated into native redwood and Douglas
fir. The square groins at the corners of an Italianate house are
decorative imitations of masonry reinforcements, and the Corinthian
columns on the porch are carved from wood in the shape of marble
originals. The windows have a three-dimensional quality that makes
them resemble sculpture more than conventional panes of glass.
Italianate is the most classical in spirit of the Victorian styles.
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b. Stick (1870's-1890's)

The Stick architectural style is characterized by tall proportions,
irregular silhouette, projecting eaves, diagonal "stickwork," and
applied wood (often in strips), suggesting unseen structural framing.
Flat, narrow boards nailed to the outside of the building reinforce
the structural skeleton beneath the clapboard skin. Diagonal braces,
installed parallel to the facade instead of projecting from it, frame
the porch. Its composition of right triangles is ornamented with
spindles, curved brackets, grooved moldings, and incised sunrays and
starbursts which cast shadows on the facade behind. This ornamenta-
tion was easily worked on machinery that was developed and widely
available in the 1880s. Builders of this style were treating wood as
wood, rather than imitating stone as in the Italianate houses.

c. Queen Anne (1880's-1890's)

The Queen Anne style is characterized by rounded corner towers,
shingles, unusual chimneys, and high peaked roofs, mixed with
elements taken from other late 19th century architectural fashions.
It marks a dramatic departure from the rigorously vertical Italianate
and Stick styles. The Queen Anne design is more horizontal in
appearance, but more importantly, it is an absolute concoction of
volumes and textures. Round corner towers with peaked witch's caps
intersect steeply pitched gables with applique sunbursts. Recessed
upstairs balconies with turned balustrades overlook prominent front
porches trimmed with arched Tatticework. The arrangement of forms
often appears haphazard, as the assortment of surfaces is totally
unrestrained. There is no single roofline, but rather a picturesque
composition of merging shapes.

7. Romanesque Revival (1890's)

The Romanesque Revival style became the vogue for business building in
the 1890's. Popularized by the American architect Henry Richardson, who
used it for many of his works in Chicago and the Midwest, this design

is based on French and Spanish Romanesque models of the 10th to 12th
centuries. It is characterized by solid masonry construction, with
semicircular arches and heavy piers.

8. Beaux Arts (1880's-1915)

Les Beaux Arts--the fine arts--refers essentially to the aesthetic
principles enunciated and perpetuated by L'Ecole des Beaux-Arts in Paris.
Numerous American architects trained at the school and were strongly
influenced by the design principles taught there, which emphasized the
study of Greek and Roman structures. Towards the end of the 19th
century, the grandiose styles which prevailed gave way to more sedate
forms, which were used for the townhouses and country estates of the
rich.
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10.

11.

12.

13.

Colonial Revival (1890's-1910)

This late 19th century American architectural style revived Georgian
plans and forms, which were Baroque in general character. The Colonial
Revival style was rich in elements derived from the Greek and Roman
humanistic tradition and stressed symmetrical facades and floor plans and
sensitive architectural proportions.

Mission Revival (1905-1925)

Despite its name, the Mission Revival style has almost no direct connec-
tion with the mission architecture of old California. Instead, it is an
assortment of arts and crafts "simplicity." Materials are not disguised
to appear as something else, and design elements are based on pseudo-
Mexican colonial design elements, with hints of Romanesque heaviness.
Arches and tiled roofs are the most general features of this style.

Other features are low-pitched roofs, white plastered walls, balconies,
and towers on large buildings. This style Tasted up to the 1920's, when
a more sophisticated, formal, and classic Hispanic style came into favor.

Bungalow (1905-1925)

The bungalow style characterized by a rustic exterior and sheltered-
feeling interior, were most successful in the growing suburbs of Southern
California. When built of stucco, the style is referred to as California
Bungalow. When constructed of wood, clapboards or shingles, it is known
as a Craftsman Bungalow. Characteristic of this style are spacious front
porches supported by square, buttressed posts atop river boulder and
brick piers. Windows are often tripartite and may be small-paned, or
divided into a large lower pane and small upper panes. Bungalows often
have broad spreading eaves supported by multiple gables with projecting
beams.

Prairie (1905-1920)

The Prairie house has a predominantly horizontal appearance, with flat or
very low-pitched, hip roofs and overhanging eaves, horizontal composi-
tions with banding of casement windows, and extension of horizontal lines
such as window sills around buildings as courses. Characteristic window
mulTions form geometric designs with smaller panes at the top. The
Prairie style had a strong influence on California architects Bernard
Maybeck and Charles and Henry Green.

Period Revival

During the first third of the century, a broad range of historical styles
was revived in domestic architecture. Called the Period Revival, the
major variations were the Regency Revival, Tudor Revival, Pueblo Revival,
and Colonial Revival. These styles were usually executed by builders who
knew Tittle of their sources, using only decorative details. They are
frequently inaccurate re-creations of earlier styles which at their best
are highly imaginative impressions of an earlier style.
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14.

15.

16.

Spanish Colonial Revival (1915-1935)

The Spanish Colonial Revival style house, also known as Mediterranean,
is identified by red roof tile and stark white stucco, although many of
these houses are painted in various hues today. There was originally
little color, except for the terra cotta of the tile and, frequently,
the burnt sienna paint on the wooden window frames. Ornamentation was
restrained, with wood or wrought iron being used for second-story balcony
railings on larger homes, and window grills on cottages. Arches are
common, either in the front porch, front windows, front door, or all
three. Extending from the side of many Spanish Colonial Revival style
homes is a stucco wing, with another arched opening. Depending on its
size, it may be an entrance to the backyard or to the garage.

Art Deco (1925-1930's)

Also known as Modern or Modernistic, Art Deco was a popular style in the
United States for commercial structures such as hotels, restaurants and
cinemas. Art Deco was essentially a style of decoration, much of it
found inside buildings, and could be applied to crafts as well as archi-
tecture. Its ornamentation consists largely of low relief geometrical
designs, often in the form of parallel straight lines, zigzags, chevrons,
and stylized floral motifs. Concrete, smooth-faced stone and metal were
characteristic exterior architectural coverings, with accents in terra-
cotta, glass, and colored mirrors. Forms were simplified and stream-
lTined, and a futuristic effect was sought.

International (1930-1950)

The International style is based on modern structural principles and
materials. Concrete, glass and steel were the most commonly used
materials. The band window, curtain wall, Tack of ornamentation, and
geometric simplicity all contributed to the honesty the style expresses.
As a set of principles emphasizing functionalism, stark simplicity, and
flexible planning, the International style continues to exert a great
influence on modern architecture. The rejection of nonessential decora-
tion was perhaps the major feature which distinguished the International
style from the Art Deco.

5.5A



APPENDIX B
INVENTORY OF COUNTY HISTORIC RESOURCES

INTRODUCTION

The following inventory is a preliminary survey of historic resources found
in San Mateo County. It represents the County's most important cultural
resources and the ones for which the highest priority should be given for
preservation.

The inventory was compiled by the County Historic Resources Advisory Board

and is based on earlier research done by a previous body, the County Historic
Sites Advisory Committee. The inventory contains all resources that are
designated National or State Historic Landmarks, and are listed in the
National Register of Historic Places, the Historic American Building Survey,
the Historic American Engineering Record, and the State Inventory of Historic
Resources. It is by no means a "final" list. It represents the beginnings of
an inventory in the County and provides a basis for work on a more comprehen-
sive survey to be completed Tater.

EXPLANATION OF ABBREVIATIONS

The abbreviations that follow the name of each resource in the County Inven-
tory indicate State and national inventories in which the resource is listed.
The explanation for these abbreviations is as follows:

NR - National Register of Historic Places

The Secretary of the Interior was authorized by the Historic Site Act of
1935, and expanded by the National Historic Preservation Act of 1966, to
establish the National Register as a list of districts, sites, buildings,
structures and objects of local, State and national significance in
American history, architecture, archaeology and culture. The program is
administered through the National Park Service.

NHL - Historic American Building Survey

This is a related program to the National Register of Historic Places and
is administered by the Secretary of the Interior through the National
Park Service. It is a Tist of buildings, sites, objects or districts of
national significance which possess exceptional value or quality in
illustrating the historical (history and archaeology) heritage of the
United States. A1l properties eligible for National Historic Landmark
Status are also entered in the National Register.

HABS - Historic American Building Survey

A related program to the National Register of Historic Places, it was
established in 1933 and is administered by the National Park Service of
the Department of the Interior, and conducted in cooperation with the
American Institute of Architects and the Library of Congress. The
program's aim is preservation through documentation and historic build-
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ings of architectural significance are recorded by detailed studies which
include measured drawings, photographs, and architectural and historical
data. The material is deposited in the HABS archives in the Library of
Congress.

HAER - Historic American Engineering Record

Establish in 1969, this program is closely related to the Historic
American Building Survey and is administered by the National Park Service
in cooperation with the American Society of Civil Engineers and the
Library of Congress. Its purpose is to record a complete summary of
engineering technology by surveying significant examples of engineering
solutions which demonstrate the accomplishments of all branches of the
engineering profession. Records are deposited in the HAER archives in
the Library of Congress.

SHL - State Historic Landmark

State Historic Landmarks are structures or sites of Statewide signifi-
cance which have anthropological, cultural, military, political, archi-
tectural, economic, scientific or technical, religious, experimental, or
merit(s). State Historic Landmarks are approved by the State Historical
Resources Commission. The number following is the State Landmark Number.
They are numbered in the order they were registered by the State and it
does not represent any order of historical significance.

SI - State Inventory of Historic Resources

The State Inventory of Historic Resources is based on information
gathered through surveys of historic buildings, structures, objects, and
sites in California. It was published by the State in 1976 in response
to the National Historic Preservation Act of 1966 which directs each
state to identify all properties possessing historical, architectural,
archaeological, and cultural value.

INVENTORY

1.

Ano Nuevo--SI

Punta del Ano Nuevo was named by Captain Sebastian Viscaino when he sited
the point and its island from his ship on New Year's Day in 1603 while
exploring for Spain. It was one of the first Tandforms in California to
receive a Spanish name. The first contact between the Portola Expedition
and the Costanoan Indians occurred here in October, 1769. An outpost of
Mission Santa Cruz was Tater established. After the Gold Rush, American
settlers built a wooden railroad for Tumbering and introduced large scale
dairy farming. In 1872, a steam whistle was installed on Ano Nuevo
IsTand to warn mariners. It was replaced by a Tight station in 1890.

The U.S. Coast Guard closed the light station in 1948. 1In 1958, the area
became a State Reserve that is famous for the elephant seals which
migrate here each year.

5.7A



HISTORICAL AND ARCHAEOLOGICAL RESOURCES APPENDIX B

2. Anza Expedition Campsites

Arroyo Court, San Mateo--SHL 47, SI
ET Camino Real near Howard Avenue, Burlingame--SI, SHL 48

In March, 1776, the Anza Expedition, under the command of Lt. Col. Juan
Bautista de Anza, camped at these two locations after exploring the
Peninsula and selecting sites for the Mission and Presidio of San
Francisco. The party of families, soldiers and priests under Lt. Jose
Moraga also camped at the San Mateo Site (SHL 47) in June, 1776, on their
way to establish San Francisco.

3. Bank of San Mateo County--NR, HABS

Broadway and Main Streets, Redwood City

This building was constructed in 1900 as the first commercial bank in San
Mateo County. Designed in a Renaissance Revival style with Neo-Classic
detailing, the building is constructed of brick, faced with stone from
Utah. The structure was damaged during the 1906 earthquake, but was
rebuilt and open for business within two months.

4. Broderick-Terry Duel Site--SHL 19, SI

1100 Lake Merced Boulevard, Daly City

During the first decade of California's Statehood, the political arena
was dominated by two factions of the Democratic Party: the "anti-slavery
Democrats" Ted by former New Yorker David C. Broderick and the "Chivalry
Democrats" were led by former Mississippi Congressman William C. Gwin.

In addition to the slavery issue, control of federal patronage,
personality conflicts and the struggle for California's U.S. Senate seat
all contributed to a growing feud between Broderick and Gwin and the
Gwin's close ally, California Supreme Court Justice David S. Terry.

The hostility erupted into a duel between Broderick and Terry on the
morning of September 13, 1859; the site was a shallow ravine near the
shore of lake Merced. Broderick's pistol misfired, according to numerous
witnesses, and Terry then coolly shot and killed his opponent.

As a result of the duel, public opinion in California swung sharply away
from the divided Democratic Party and toward the newly-formed Republican
Party of Abraham Lincoln and soon-to-be-Governor Leland Stanford.

5. Burlingame Railroad Station--NR, SHL 846, SI

California Drive at Burlingame Avenue, Burlingame
This station, an early example of the Mission Revival style of architec-

ture, was designed by George H. Howard and J. B. Mathison. Opened for
service on October 10, 1894, it was financed by local residents and by
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the Southern Pacific Railroad. The roof is constructed of 18th century
tiles from Mission San Antonio de Padua at Jolon, and the old mission
hospice in San Mateo.

6. California Highway System--SI

E1 Camino Real at San Mateo Drive, San Bruno

On August 7, 1913, ground was broken here for the first California State
highway. Ceremonies took place in front of Uncle Tom's Cabin, a tavern
previously known as 14-Mile House. The first stage of the $18 million
project paved E1 Camino Real from this point south to Millbrae. Here,
California's modern highway system began.

7. Camp Fremont Site--SI

Menlo Park

A small park at the southwest corner of the Santa Cruz Avenue and Univer-
sity Avenue marks the headquarters area of a busy World War I training
camp for thousands of U.S. soldiers and U.S. engineers.

Every method of modern warfare was taught to the 43,000 military inhabi-
tants of the tent city, named after Captain John C. Fremont of early
California prominence. The camp boundaries extended east to west from EI
Camino Real to Alameda de las Pulgas and north to south from Valparaiso
Avenue to San Francisquito Creek.

With the signing of the Armistice in 1918, the camp was closed and Menlo
Park reverted to a quiet village of about 1,200 residents.

8. Carolands--NR, SHL 886, SI
565 Remillard Road, Hillsborough

Named after Francis Carolan, this French Renaissance mansion was
constructed from 1913-1915. It was an effort by Carolan's wife, Harriet
PulTman, heir