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STAFF NOTE 

Consistent with Public Resources Code Sections 30512 and 30513, the San Mateo 
County Board of Supervisors has chosen to respond to the Commission's denial 
of certification by revising its LCP in a manner other than suggested by the 
Commission. Because the Board transmitted the revised text within 6 months of 
the Commission adopting suggested modifications, the Board's action is 
considered a "resubmittal'' of the Amendment. Pursuant to section 13541 of the 
Commission's regulations, resubmittal of a LCP in response to the Commission's 
denial of Certification causes the Commission's prior Certification with 
suggested modifications to expire. Finally, also consistent with Sections 
30512(b) and 30513, the San Mateo County Board of Supervisors requested that 
the Commission not recommend or suggest modifications to the resubmittal. 

SYNOPSIS 

Amendment Description 

The County of San Mateo has resubmitted proposed amendments to its Land Use 
Plan and corresponding Zoning Ordinance related to the Coastal Protection 
Initiative of 1994. The original amendments were considered by the Commission 
as Amendment 1-97-C. The Coastal Commission acted on Amendment 1-97-C at its 
meeting of August 14, 1997. By a series of 9-0 votes, the Commission denied 
the proposed Amendment as submitted, but certified the Amendment if the 18 
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modifications suggested by the Commission were made by the County. The San 
Mateo County Board of Supervisors considered the Commission's modifications • 
and adopted 9 exactly as suggested, 5 with wording, grammatical, or technical 
revisions that do not change the substance of the suggested modification, and 
4 with alternative text to comply with Coastal Act requirements. On 
November 18, 1997 and February 10, 1998, the Board adopted resolutions and 
ordinances resubmitting these modifications together with the LCP amendments 
the Commission approved in August. 

The resubmitted amendments would: 

(1) Amend LCP policy 1.5 to clarify that the densities of rural land 
designated in the urban mid-coast are the same as the densities of 
rural designated land elsewhere in the coastal zone; 

(2) Amend LCP policy *1.8 and Table 1.3, and add Table 1.5, to change 
the permitted level of non-agricultural development in the rural 
coastal zone; 

(3) Amend policy 1.23 to provide a flexible limit on overnight 
accommodations in the rural area. 

(4) Amend LCP policy 3.24 to prohibit second dwelling units on 
residential parcels less than 5,000 sq.ft. in the urban mid-coast; 

(5) Amend LCP policy *5.11 to allow a density bonus for combining 
contiguous parcels in agricultural areas of the rural coastal zone 
only if the merger results in at least one parcel of greater size 
than the largest parcel before consolidation; 

(6) Amend policy *5.22 to limit the number of shared wells; 
(7) Amend LCP policy *8.5 to direct new development to the site least • 

visible from scenic roads in the rural coastal zone; 
(8) Amend LCP policy *8.7 to limit siting and height (to 18 feet) for 

ridgeline development in the rural coastal zone; 
(9) Enact LCP policy 8.13 to reduce the height limit in part of the 

Princeton commercial recreation area, and increase shoreline view 
protection in the urban mid-coast; 

(10) Amend LCP policy *8.15 to make the definition of public viewpoints 
consistent; 

(11) Amend LCP policies *8.17 and *8.18 to strengthen landform alteration 
and development design regulations in the rural coastal zone; 

(12) Amend LCP policy 9.18 to strengthen steep slope development 
regulations in the rural coastal zone; 

(13) Amend LCP policies 11.1, 11.2 and 11.15 to clarify the permitted 
level of visitor-serving development; 

(14) Provide an exemption from compliance with these policies as amended 
for projects which have reached certain stages in the approval 
process on the effective date of these Amendments; and, 

(15) Make corresponding changes in the applicable zoning ordinances. 

Summary of Staff Recommendation 

Staff recommends that the Commission certify the LCP changes contained in 
Amendment 2-97 as resubmitted February 10, 1998. 

The appropriate Motions and Resolutions to adopt the Staff Recommendation are 
found immediately following the Table of Contents on page 1 of this report • • 
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Analysis Criteria 

To approve the amendments to the Land Use Plan (LUP), the Commission must find 
the LUP, as amended, will remain consistent with the policies of Chapter 3 of 
the Coastal Act. To approve the amendments to the zoning ordinance, the 
Commission must find that the Implementation Plan (IP), as amended, will 
conform with and adequately carry out the policies of the LUP, as amended. 

ADDITIONAL INFORMATION 

The proposed findings in this report incorporated by reference the findings 
adopted by the Commission on August 14, 1997 for the originally submitted 
amendment. To receive a copy of the findings previously adopted by the 
Commission, or to obtain additional information about the proposed Amendment, 
please contact Jack Liebster at the North Coast Area office at the above 
address (415) 904-5267. Please mail correspondence to the Commission to the 
same address . 
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I. MOTIONS 

A. STAFF RECOMMENDATION. MOTIONS. AND RESOLUTIONS FOR APPROVAL OF AMENDMENT 
2-97 AS RESUBMITTED 

Staff recommends the Commission adopt the following resolution: 

MQTION: Certification 

"I move that the Commission certify the Land Use Plan Amendment (LUPA) 
as resubmitted by the County of San Mateo. 11 

Staff Recommendation 

Staff recommends a YES vote on the motion. This will result in certification 
of the Land Use Plan Amendment as resubmitted and adoption of the following 
resolution and findings. An affirmative vote of a majority of the 
Commissioners appointed is required to pass the motion. 

B. 

RESOLUTION: To Certify land Use Plan as Resubmitted 

The Commission hereby certifies the Land Use Plan Amendment as 
resubmitted by the County of San Mateo and finds for the reasons 
discussed below that the resubmitted Land Use Plan Amendment meets the 
requirements of and is in conformity with the policies of Chapter 3 of 

. the California Coastal Act to the extent necessary to achieve the basic 
state goals specified in section 30001.5 of the Act, and meets the 
requirements of section 21080.5(d)(2)(A) of the California Environmental 
Quality Act in that there are no further feasible alternatives or 
mitigation measures which could substantially lessen any significant 
adverse effect which the Land Use Plan may have on the environment. 

STAFF RECOMMENDATION. MOTION AND RESOLUTION: APPROVAL OF AMENDMENT No. 
2-97 IMPLEMENTATION PROGRAM AS RESUBMITTED 

Staff recommends that the Commission adopt the following resolution: 

MOTION: Implementationm Plan 

11 I hereby move that the Commission reject Amendment No. 2-97 to the 
Implementation Plan of the County of San Mateo Local Coastal Program as 
resubmitted.~~ 

Staff recommends a NO vote, which would result in certification of the 
Implementation Plan Amendment as resubmitted and the adoption of the following 
resolution and findings. An affirmative vote of a majority of the 
Commissioners present is needed to pass the motion . 



COUNTY OF SAN MATEO LCP AMENDMENT 
NO. 2-97 (RESUBMITfAL) 
Page 2 

RESOLUTION: Implementationm Plan 

The Commission hereby approves certification of Amendment No. 2-97 to 
the Implementation Program of the County of San Mateo Local Coastal 
Program, for the specific reasons discussed in the following findings on 
the grounds that, as resubmitted, the zoning ordinance, zoning map, and 
other implementing materials conform with and are adequate to carry out 
the provisions of the Land Use Plan as certified. Approval of the 
Zoning and Implementation Program as resubmitted would have no 
significant adverse effects on the environment within the meaning of 
CEQA. 

• 

• 

• 
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PART ONE: 

STAFF RECOMMENDATIQN. MOTIONS AND RESOLUTIONS FOR THE lAND USE PlAN 
AMENDMENT RESUBMITTAL 2-97 

I. ANALYSIS CRITERIA 

To approve the Amendments to the Land Use Plan (LUP), the Commission must find 
the LUP, as amended, will remain consistent with the policies of Chapter 3 of 
the Coastal Act. 

II. FINDINGS 

The Commission finds and declares the following for Resubmitted Amendment No. 
2-97: 

A. INQORPORATION OF FINDINGS ON LCP AMENDMENT 1-97-C 

The Commission hereby incorporates by reference the Findings adopted on August 
14, 1997 regarding the LUP Policy portion of San Mateo County LCP Amendment 
1-97-C, as supplemented or modified by the additional findings below • 

8. LUP AMENDMENT DESCRIPTION 

1 . Back.ground 

The resubmitted LUP amendment includes changes to 14 LUP policies and their 
associated Zoning Code sections. These proposed changes generally relate to 
the areas of concern identified in the Coastside Protection Initiative of 
122!. a proposed voter initiative. The County processed a set of amendments 
relating to these concerns from 1995 through 1996. These amendments were 
filed with the Coastal Commission on April 15, 1997 as Amendment No. 1-97-C. 

On August 14, 1997, the Commission denied the Amendment as submitted, but 
certified it if 18 Suggested Modifications were made by the County. On 
November 18, 1997 and February 10, 1998, the San Mateo County Board of 
Supervisors adopted resolutions and ordinances resubmitting the LCP changes 
the Commission approved as submitted in August, adopting most of the 
Commission's suggested modifications, and submitting alternative text to 
comply with the intent of the Commission's suggested modifications on the 
remainder of the proposed amendments. Policy 1.6 to limit house size on 
substandard residential lots was denied by the Commission, and not 
resubmitted, pending a review of the small lot problem by the County Board. 

2. Description of Resubmittal 

The LCP amendments proposed in the Resubmittal are summarized below . 
Exhibit 1 shows the Suggested Modifications approved by the Commission on 
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August 14, 1997. Exhibit 2 shows the County's February 10, 1998 Resolution 
61697 correcting portions of the County's Resubmittal. Exhibit 3 are the 
County's Resolutions and Ordinances transmitting the Resubmittal. 

C. APPRQVAL OF THE AMENDMENT AS RESUBMITTED 

1. Resubmittal of Previously Approved Amendments 

The following amendments are being resubmitted exactly as they were approved 
by the Commission. 

Table 1.3 is amended to clarify that the number of lots a parcel can 
be subdivided into is limited to the number of density credits the 
parcel has. 
Table 1.5 is added to incorporate in a simplified form the pertinent 
parts of Table 7 of the Rural Area Hater Use Study that are the 
basis for determining maximum allowable intensity of development. 
Policy *5.22: Amended to limit the number of shared wells; 
Policy *8.7: Amended to limit siting and height (to 18 feet) for 
ridgeline development in the rural coastal zone; 

.. 

• 

Policy 8.13: Enacted to reduce the height limit in part of the 
Princeton commercial recreation area, and increase shoreline view 
protection in the urban mid-coast; • 
Policy 8.15: Amended to add 11 Coastal roads, roadside rests and 
vista points, recreation areas, and beaches" to the areas from which 
views should be protected; 
Policies *8.17 and *8.18 are amended to strengthen landform 
alteration and development design regulations in the rural coastal 
zone; 
Policy 9.18 is amended to strengthen steep slope development 
regulations in the rural coastal zone; 
Policies 11.1 and 11.2 are amended to clarify what constitutes 
visitor-serving and commercial recreation development; 

Supplemental Findings The above-listed LUP policies are being resubmitted 
exactly as they were approved by the Commission in its action on Amendment 
1-97-C. These policies either were approved as submitted at that time, or 
were revised by the County to incorporate verbatim the Suggested Modification 
adopted by the Commission. The Commission has previously found these policies 
as resubmitted to be in conformity with the Coastal Act, as detailed in the 
adopted Findings on LCP Amendment 1-97-C regarding these policies, and 
incorporates those Findings here by reference. 

2. Amendments Resubmitted with Inconseauential Changes 

The following amendments are being resubmitted in the form approved by the 
Commission, with only inconsequential grammatical or other corrections. 

• 
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Policy 1.5: Amend to clarify that the densities of rural land 
designated in the urban mid-coast are the same as the densities of 
rural designated land elsewhere in the coastal zone; 
Policy 1.23 adds an interim limit of 600 to the number of 
visitor-serving units that could be permitted in the rural area. 
Policy 3.24 is amended to prohibit second dwelling units on 
residential parcels less than 5,000 sq.ft. in the urban mid-coast; 
Policy *5.11 is amended to allow a density bonus for combining 
contiguous parcels in agricultural areas of the rural coastal zone 
only if the merger results in at least one parcel of greater size 
than the largest parcel before consolidation; 
Policy 11.15 is amended to clarify the permitted level of 
visitor-serving development; 

Supplemental Findings: The above-identified policies resubmitted by the 
County with minor grammatical or other changes have no policy consequences. 
The discussion below details how each of these revisions is consistent with 
the intent of the Commission's previous approval or modification to the cited 
policy. The Commission therefore finds that these policies as resubmitted 
also are in conformity with the Coastal Act. and incorporates the adopted 
Findings on LCP Amendment 1-97-C regarding these policies by reference here, 
with the supplemental findings below.: 

Policy 1.5: The County adopted the Commission's Suggested 
Modification No. 6. but added the words "parcels in" to clarify the text. 

Policy 1.23 The County adopted the Commission's Suggested 
Modification No. 4 (adding an interim limit of 600 to the number of 
visitor-serving units that may be permitted in the rural area) with a 
change to correct the Modification's reference to "South Coast" with the 
term ''Rural Area" used consistently elsewhere in the LUP to describe the 
area to which the policy is intended to apply. 

Policy 3.24 The County adopted the Commission's Suggested 
Modification No. a. prohibiting second dwelling units on residential 
parcels less than 5,000 sq.ft. in the urban mid-coast with changes to 
correct the Modification's inadvertent omission of existing subsection 
"3.24c," and replace the reference to Policy 1.5c. which was not adopted 
by the Commission. 

Policy *5.11 The County adopted the Commission's Suggested 
Modification No. 9 with changes to rephrase the requirement for 
recording a deed restriction "prior to issuance" to a requirement 
wherein "the CDP shall not be in effect until the deed restriction is 
recorded by the owner." The County's proposed language more accurately 
fits within the framework of the County's permit process. These changes 
do not materially affect the resubmitted policy's consistency with 
either the Coastal Act or with the intent of the Commission's previous 
action. 
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Policy 11.15 The County adopted the Commission's Suggested 
Modification No.5 with minor changes to Policy 11.15c. that (1) deleted 
a paragraph heading, and (2) charged the wording "prior to issuance 
condition .. to a requirement wherein 11 the COP shall not be in effect 
until the deed restriction is recorded by the owner.•• As stated above, 
the County's proposed language more readily conforms to the County's 
permit process. These changes do not materially affect the resubmitted 
policy's consistency with either the Coastal Act or with the intent of 
the Commission's previous action. 

3. Amendments vith Material Changes Consistent with the coastal Act 

These amendments are being resubmitted in a form different from that approved 
by the Commission, but they will nevertheless remain consistent with the 
policies of Chapter 3 of the Coastal Act. 

(a) The County resubmitted Policy *1.8 to change the permitted level of 
non-agricultural development in the rural coastal zone; 

(b) The County resubmitted LCP policy *8.5 to direct new development to 
the site least visible from scenic roads in the rural coastal zone; 

Supplemental and Modified Findings. 

(a) Policy *1.8: Policy *1.8 allocates allowed non-agricultural uses in the 
rural coastal zone by assigning 11density credits .. to parcels based on 
environmental factors such as presence of agricultural lands, landslide 
susceptibility, degree of slope and other characteristics. The policy 
requires one density credit for each residential unit permitted. For other 
types of uses, one density credit is required for the amount of that use that 
consumes the equivalent of one residential unit's water demand, defined by the 
LCP as 315 gallons per day Cgpd). The existing LCP gives priority to 
commercial and public recreation uses by allowing them twice as much- 630 gpd 
-of water use/development per density credit:. 

The County adopted the Commission's Suggested Modifications related to Policy 
*1.8 (Nos. 1 through 5) with one substantive and two minor changes. 

The substantive change concerned Policy *1.8c.(l). As originally proposed 
this section would have exempted 11 a residential dwelling unit associated with 
a visitor-serving facility that is occupied by the facility owner or operator .. 
from any density credit requirement. The County's intent in this exemption 
was to create an incentive promoting development of visitor-serving uses. 

The Commission's Suggested Modification No. 1 deleted this exemption because 
the development it would permit, when added to development associated with 
other amendments the Commission did approve, would adversely affect limited 
water supplies in the rural area, the recreational travel capacity of 
Highway 1, and visually sensitive areas. 

.. 

• 

• 

• 
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The County's resubmittal does delete the exemption, as suggested, but added a 
provision regarding how the density credit bonus for visitor-serving, 
commercial recreation and public recreation uses may be used. Under Policy 
*1.8c(3)(a) as approved by the Commission and resubmittal by the County, 
priority is given to these uses by allowing up to 945 gpd in water-demand 
equivalent development for the first density credit on a parcel used for these 
priority uses. Under the County amendment as resubmitted, an applicant would 
have a new option of allocating 315 gpd to the development of an onsite 
operator's unit for the visitor-serving facility, and 630 gpd to the visitor 
overnight units themselves. Pursuant to Table 1.5, which translates water 
demand into various types of permitted development and was resubmitted as 
approved by the Commission, the new option provides for 1 operator's unit 
combined with 6 visitor-overnight units for the first density credits as an 
alternative to the already-approved provision for 9 visitor-overnight units. 

The County's proposed option as resubmitted will help promote the economic 
incentive and viability of smaller scale visitor-serving facilities without 
impacting available water resources or Highway One Capacity beyond levels the 
Commission determined consistent with the Coastal Act in its action on 
Amendment 1-97-C. The amount of water demand allowed by either option is 
exactly the same: 945 gpd for the first density credit. The traffic effects 
of the new option, based on the data used by the Commission in the cumulative 
effects analysis on Amendment 1-97-C, will be less than the 9 visitor unit 
option. Specifically, that data indicates that an onsite manager's unit would 
generate only 0.5 vehicle trips during the critical peak recreation hours, 
while, the three hotel units it replaced would generate approximately 2.2 
vehicle trips. Aside from these changes, the previously adopted findings on 
Amendment 1-97-C are applicable to Policy 1.8c.(3) as resubmitted, and are 
incorporated herein by reference. 

The Resubmittal also makes two minor corrections and revisions to the 
Suggested Modification to Policy *1.8: 

In *1.8c(2)(b): The phrase ''Listed in the Kleinfelder Report" was 
consistently deleted from the policy, but inadvertently not deleted 
here. The resubmitted policy corrects this oversight. 

In the second paragraph of *1.8c(3), the words "commercial recreation 
and public recreation" were inadvertently omitted from the Modification, 
and the Resubmittal corrects that omission. 

These changes are entirely consistent with the Commission's Suggested 
Modification. 

The Commission therefore finds that Policy *1.8 as resubmitted is in 
conformity with the Coastal Act. 

(b) Policy *8.5 directs new development to the portion of a site where it 
will least impact scenic views. As resubmitted, the amendment differs from 
Suggested Modification 11 essentially in two ways. 
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First, the resubmitted amendment requires that new parcels have building sites 
that "will not significantly impact views from other public viewpoints rather 
than "building sites that are not visible from other public viewpoints." By 
requiring that significant impacts on such views be taken into account, the 
Policy remains consistent with Coastal Act Section 30251. 

Second, Policy 8.5 as resubmitted adds the phrase "where conflicts in 
complying with this requirement occur, resolve them in a manner which on 
balance most protects significant coastal resources on the parcel, consistent 
with Coastal Act Section 30007.5." This phrase recants the cited Coastal Act 
section. Hith the addition to this Policy as resubmitted, the LCP remains 
consistent with Coastal Act. 

• 

• 

• 
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PART THO: 

STAFF RECQMHENDATION. MOTION. RESOlUTION & FINDINGS: lCP IMPlEMENTATION PRQGRAM 
AMENDMENT RESUBMITTAl 2-97 

I. ANAlYSIS CRITERIA 

To approve the amendments to the Implementation Plan. the Commission must find 
that the Implementation Plan, as resubmitted, will conform with and adequately 
carry out the policies of the LUP, as amended. 

STAFF RECOMMENDATION. MOTION AND RESOlUTION APPROVAl OF AMENDMENT No. 
2-97 IMPlEMENTATION PROGRAM AS RESUBMITTED 

(Please see page 2) 

II. FINDINGS 

The Commission finds and declares the following for the Resubmitted 
Implementation Plan for Amendment No. 2-97: 

A. INQORPQRATION OF FINDINGS ON LCP AMENDMENT 1-97-C 

The Commission hereby incorporates by reference the Findings adopted on August 
14, 1997 regarding the Implementation Plan of San Mateo County lCP Amendment 
1-97-C, as supplemented here. 

B. lCP IMPlEMENTATION PlAN AMENDMENT DESCRIPTION 

The resubmitted LCP Implementation Plan for the most part incorporates the 
Suggested Modifications adopted by the Commission. Variations from the 
Modifications are consistent with the intent of the Commission, as described 
below. Zoning Nonconformities Regulations Section 6133 and Use Permit 
Regulations Section 6503, the implementation provisions for Policy 1.6 (limit 
House Size on Substandard Residential lots>. which all were denied by the 
Commission, were not resubmitted, pending a review of the small lot problem by 
the County Board of Supervisors. 

Five ordinances were adopted and submitted to change various sections of the 
Zoning Ordinance as part of the Resubmittal. In addition, clerical omissions 
in the text of LUP Policy *1.8 and its verbatim incorporation in Sections 
6356, 6906 and 6979 were corrected by San Mateo County Board of Supervisors 
Resolution No. 61697 and made part of the Resubmittal. The resubmitted 
Implementation Plan includes the following: 
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(1) Ordinance No. 03798, amends the Planned agricultural District (PAD) 
regulations to: (a) delete reference to the visitor serving facility 
density calculation 1n the definition of "Density Credits 11 (Section 
6351.J), (b) limit the number of newly subdivided parcels that may share 
a well (Section 6355.8), <c> reduce the permitted level of 
non-agricultural development (Section 6356), and (d) add an 
agriculturally protective requirement before granting a density bonus 
for combining contiguous parcels (Section 6357.A). 

(2) Ordinance No. 03799, amends the RM/CZ District regulations to reduce the 
permitted level of non-agricultural development (Section 6906). 

(3) Ordinance No. 03800, amends the TPZ/CZ District regulations to reduce 
the permitted level of non-agricultural development (Section 6979). 

(4) Ordinance No. 03801, amends Sections 6328.7 and 6328.14 to require 
demonstrated proof of an adequate water source at the time of permit 
application for certain categories of development, and as a condition of 
approval for all other affected development. 

(5) Ordinance No. 03802, amends the CCR District regulations to reduce the 
height limit east of Denniston Creek from 36 to 28 feet (Section 6269) • 

c. GENERAl ADEQUACY Of PROPOSED IMPLEMENTATION PROGRAM <IP> 

To approve the proposed amendments to the Implementation Program (IP), the 
Commission must find that the IP, as amended, will conform with and adequately 
carry out the policies of the LUP, as amended. 

Copies of the individual sections making up the Implementation Plan amendment 
as submitted are included in Exhibit 1, and a version showing the existing 
certified text of these sections text, with the County•s proposed additions 
underlined and deletions crossed out, is included as Exhibit 3. 

D. APPROVAl Of THE AMENDMENT AS RESUBMITTED 

1. IP Amendments Incorporating LUP Text 

Of the package of amendments resubmitted for certification, the following IP 
sections, as resubmitted. either incorporate or reference the text of the 
corresponding LUP Policy. The Commission has previously approved the 
Implementation Plan as providing an adequate framework to carry out these 
sections. Therefore the Commission finds these sections fu·lly consistent with 
and adequate to carry out the noted policies of the Land Use Plan as amended. 

(a) Coastal Development <CD> District Section 6328.20 through 6328.31 <all 
LUP Policies> 

• 

• 

• 

Section 6328 directly refers back to and incorporates by reference all the • 
policies of the various LUP Components to make them the principal standards of 
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review for any Coastal Development Permit (COP). The COP is the fundamental 
means of carrying out the San Mateo County LCP. The LUP policies as 
resubmitted upon approval of the Commission, will automatically become the 
effective COP standard for any development subject to the standards of the 
resubmitted Local Coastal Program Amendment (LCPA). 

(b) Planned Agricultural District <PAD) Section 635l.J. <LCP Policies *1.8 
and 11. 15) 

Section 6351.J is the definition of density credits in the PAD. The 
Commission approved the original amendment to delete specific water use values 
assigned to land uses and instead reference Section 6356 which incorporates 
the text of resubmitted Policy *1.8 verbatim. 

(c) Planned Agricultural District (PAD) Section 6357.A (LCP Policy *5.11) 

Section "A 11 of the Planned Agricultural District (PAD) Section 6357 ( 11 Density 
Bonus and Transfer .. ) references and incorporates exactly the standards of 
Po 1 icy *5. 11 • 

(d) Coastside Commercial Recreation CCCR> District Section 6269 (LCP Policy 
8. 14) 

Coastside Commercial Recreation (CCR) District Section 6269 specifies the 
Development Standards for that district. The amendment previously approved by 
the Commission changed subsection 3 to include the exact change to permissible 
building height as proposed Policy 8.14, for the exact geographic area 
described in that policy. 

(e) Planned Agricultural District (PAD) Section 6356. 
Resource Management/Coastal Zone (RM/CZ) Zoning District Section 6906. 
Timber Production/Coastal Zone (TPZ/CZ) Zoning District Section 6979. 
(LCP Policies *1.8 and 11.15) 

Each of the three sections listed above is the ••Maximum Density of 
Development .. section for the respective District Ordinance, incorporating the 
text of Policy *1.8 and Table 1.3 as resubmitted. 

2. IP Amendments Differing from Suggested Modifications 

(a) Planned Agricultural District (PAD> Section 6355 (LCP Policy *5.22) 

Section 6355 (Substantive Criteria for Issuance of a Planned Agricultural 
Permit) requires that .. each application ... shall be approved if found 
consistent with the following criteria." The resubmitted amendment to Section 
6355 replaces part B. "Hater Supply Criteria" with the verbatim text of Policy 
*5.22, and thus conforms to the LUP. However, in its original action on 
August 14, 1997 the Commission also found this section inadequate to carry out 
the LUP because it failed to require evidence of the availability of water at 
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the permit application stage. Consequently, the Commission suggested 
Modification No. 16 to include such a requirement. 

The County agrees that such a provision had merit. Requiring well water 
demonstration before the permit application would save the applicant a 
needless public review process if adequate ground water cannot be found. On 
the other hand, however, demonstrating well water availability subsequent to 
coastal permit action does allows an applicant to defer drilling costs until 
project approval. 

The County Resubmittal therefore includes a revised approach that focuses on 
those situations where a lack of water resources is the more probable outcome, 
i.e., larger projects located on smaller parcels. For such projects it 
requires that water availability be proven before Coastal Development Permit 
application. Where (1) the proposed development is a single family residence, 
or (2) the parcel on which the development will be located is larger than 40 
acres, (based on the County's Environmental Health staff experience, there is 
a strong probability of locating water on parcels this size), the 
demonstration of water will continue to be required only as a condition of 
approval. 

• 

• 

The Commission finds that, as resubmitted these sections provide all approach • 
that ultimately assures that the availability of a water source will be 
demonstrated, consistent with the requirement of Policy *5.22. The Commission 
therefore finds that Sections 6355, 6328.7 and 6328.14 are consistent with and 
adequate to carry out the provisions of the certified land Use Plan, as 
amended. 

PART IV: APPLICATION OF lCP AMENDMENT 

Both the land Use Plan and Implementation Plan amendments include a set of 
provisions that prevent the application of the amended policies to certain 
projects that have proceeded to a certain stage in the approval process. 
Specifically these provisions state that the amended policies and ordinances 
''shall rurt apply to development that has fulfilled at least one of the 
fo 11 owing requirements before the effective date" of the amendments: 

1. A permit application for each development permit required by the 
County Zoning Regulations applicable to the proposed development, 
including a Coastal Development Permit application, has been 
submitted to the County and determined to be complete, or 

2. With respect to Section 6355, Subsection B of the San Mateo County 
Ordinance, a tentative subdivision map or tentative parcel map 
application has been submitted to the County and determined to be 
complete, or · 

• 



• 

• 

• 

• 
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3 A building permit application has been submitted to the County and 
determined to be complete, if no development permit required by the 
County Zoning Regulations, or 

4. A development agreement has been recorded between the County and the 
owner of the property where the development will occur, and the 
proposed development conforms with the terms of that development 
agreement. 

At its August 12, 1997 hearing, the Commission approved Suggested Modification 
No. 17, 11 Effective Dates of the LCP," to add the specification that the 
proposed amendments shall apply to development that complies with the 
above-referenced criteria as of the date the Board of Supervisors of San Mateo 
County adopted the proposed Amendment: June 4, 1996 rather than the date the 
proposed amendment will become effective. 

In its Resubmittal, the County retained its original language. As such, the 
County proposes to utilize the existing policies and ordinances now certified 
by the Commission to govern approval of any development that meets the 
above-referenced criteria as of the date these amendments become effective 
rather than as of June 4, 1996. In effect, a different set of policies will 
apply to developments that meet these criteria before and after the effective 
date of this resubmittal. However, this proposal is consistent with the 
Coastal Act in that the existing policies of the LCP have been certified as 
consistent with the Coastal Act, and review of development proposals against 
either set of certified policies is adequate to carry out the policies of the 
Act. 

In order to simplify administration of this provision, the County's 
resubmittal provides for an Appendix to the LCP to identify the development 
projects and the specific policies covered by this provision. In this way, 
the applicant, approving entities and prospective appellants will know with 
assurance which LUP policies will govern consistent with the mandates of 
Coastal Act Sections 30603 and 30604. 

PART V. CEOA 

Section 21080.5 of the California Environmental Quality Act (CEQA) exempts 
local governments from the requirements of preparing an environmental impact 
report (EIR) in connection with a local coastal program (LCP). Instead, the 
CEQA responsibilities are assigned to the Coastal Commission. Additionally, 
the Commission's Local Coastal program review and approval procedures have 
been found by the Resources Agency to be functionally equivalent to the 
environmental review process. Thus, under Section 21080.5 of CEQA, the 
Commission is relieved of the responsibility to prepare an environmental 
impact report for each local coastal program submitted for Commission review 
and approval. Nevertheless, the Commission is required when approving a local 
coastal program to find that the local coastal program does conform with the 
provisions of CEQA. The County of San Mateo's Amendment No. 1-97-C consists 
of Land Use Plan and Implementation Plan amendments. 
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The land Use Plan and the Implementation Program amendment as resubmitted is 
adequate to carry out and is in conformity with the policies of Chapter 3 of 
the Coastal Act. The Commission finds that the County of San Mateo's local 
Coastal Program, as resubmitted, will not result in significant adverse 
environmental effects under the meaning of the CEQA. Further, future 
individual projects would require coastal development permits, either issued 
by the County of San Mateo or, in the case of areas of original jurisdiction, 
by the Coastal Commission. Throughout the coastal zone, specific impacts 
associated with individual development projects are assessed through the CEQA 
environmental review process; thus, an individual project's compliance with 
CEQA would be assured. Therefore, the Commission finds that there are no 
feasible alternatives or mitigation measures under the meaning of CEQA which 
would reduce the potential for significant adverse environmental impacts which 
have not been explored. 

9858p 

• 

• 

• 

• 
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APPLICATION NO. 
SAN MATEO COUNTY 
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August 14, 1997 

RESUBMITIAL 2-97 
Suggested Modifica-
tions to Amendment 

Land Use Plan 1-97-C(page 1 of 17) 

SUGGESTED MODIFICATION NO. 1: Policy *1.8 shall be modified as follovs: 

*1.8 Land Uses and Development Densities in Rural Areas 

a. Allow new development Cas defined in Section 30106 of the California 
Coastal Act of 1976) in rural areas only if it is demonstrated that 
it wi'll not: (1) have significant adverse impacts, either 
individually or cumulatively, on coastal resources and (2) diminish 
the ability to keep all prime agricultural land and other land 
suitable for agriculture Cas defined in the Agriculture Component) 
in agricultural production. 

b. Permit in rural areas land uses designated on the Local Coastal 
Program Land Use Plan Maps, and conditional uses it up to the 
densities specified in Tables 1.2 and 1.3. 

c. (1) Require Density Credits for Non-Agricultural Uses 

Require density credits for all new or expanded non-agricultural 
uses in rural areas. including all residential uses, except 1 
tett~entlaiidweiiin~l~nttlatt0ltatedtwltMial~tttt0fJtef~tnd 
taltiitiltMatlttl0~l~~~edl~lltMeltalt11til0wnef10tl0~etat0tl 
affordable housing (to the extent provided in Local Coastal Program 
Policy 3.23) and farm labor housing, as defined in Local Coastal 
Program Policy 3.28, mining in accordance with General Plan Policies 
3.11 and 3.12, and solid waste facilities under the policies in 
General Plan Chapter 13. The existence and number of density 
credits on a parcel shall be determined by applying Table 1.3. 

Expanded or additional non-agricultural uses shall only be permitted 
on a parcel when there are enough density credits available to that 
parcel to meet the density credit requirements of this policy for 
both (a) existing uses. and (b) any expanded or additional uses. and 
only where such development meets all other applicable policies of 
the Local Coastal Program. 

(2) Amount of Development Allowed for Non-agricultural Uses, Except 
Visitor-Serving, Commercial Recreation. and Public Recreation Uses 

For new or expanded non-agricultural uses, except visitor-serving, 
commercial recreation. and oublic recreation uses, one density 
credit shall be required for each 315 gallons, or fraction thereof, 
of average daily water use during the two months of highest water 
use in a year. This requirement applies to water use by or 
resulting from the non-agricultural use. including landscaping, 
swimming pools and all other appurtenant uses. 



(a) Residential Uses 

For new or expanded residential uses, a single-family dwelling • 
unit shall be deemed to use 315 gallons of water per day during 
the two months of highest water use in a year (including 
landscaping, swimming pools and all other appurtenant uses). 

(b) Non-Agricultural Uses Listed in the Kleinfelder Report, Except 
Visitor-Serving Uses 

For fMe~e/ non-agricultural uses, except visitor-serving 
uses, lftfed/fM/TiHJe/7/ef/tMe/KlefnfeJdett/Rifil/Afei/Mifef 
~~e/Zfidj///VlMiJ/Re~ettt the amount of development allowed 
for each density credit in accordance with the requirements of 
this policy shall ·be the amount stated in Table ~/7/ in 
the column headed "Number of Measuring Units Per Density Credit 
Based on Peak Daily Hater Use With Conservation Fixtures." 

(3) Amount of Development Allowed for Visitor-Serving, Commercial 
Recreation. and Public Recreation. Uses (ftfed/IM/fMe 
Klet~feldet!Re~ett 

For new or expanded visitor-serving, commercial and oublic 
recreation uses. one density credit shall be required for the first 
945 gallons, or fraction thereof, of average daily water use during 
the two months of highest water use in a year. One additional 
density credit shall be required for each 630 gallons, or fraction • 
thereof, of average daily water use during the two months of highest 
water use in a year. This requirement applies to water use by or 
resulting from the visitor-serving, Commercial Recreation. and 
Public Recreation uses, including landscaping, swimming pools and 
all other appurtenant uses. The 945-gallon water use allowance for 
one density credit may be applied one time only on a parcel. 

For tMete visitor-serving, Commercial Recreation. and Public 
Recreation uses 11ttedll~l1iM1e/110fltMeiKlelnfeldettiRitil 
Afei/Mitetl~te/Zt~dtli/VInil/Re~ettt the amount of development 
allowed for each density credit in accordance with the requirements 
of this policy shall be: 

(a) For one density credit or the first density credit when multiple 
density credits are available, 1 1/2 times the amount stated in 
Table 1.5/7/ in the column headed "Number of Measuring 
Units Per Density Credit Based on Peak Daily Hater Use With 
Conservation Fixtures." 

(b) For each additional density credit, the amount stated in Table 
1.5/7 in the column headed "Number of Measuring Units Per 
Density Credit Based on Peak Daily Hater Use Hith Conservation 
Fixtures." 
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• 

• 

d. For the purpose of this policy, "visitor serving. commercial recreation. 
and public recreation uses" shall be only those lands and facilities 
listed in LCP Policies 11.1. 11.2 and 11.3. and only if those lands and 
facilities specifically enhance public opportunities for coastal 
recreation. 

e. As an interim limit. no more than 600 visitor serving lodging units may 
be approved in the rural area coastal zone as specified by Policy 1.23 . 

EXHIBIT NO. 1 
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SUGGESTED MODIFICATION NO.2: Table 1.3 of the locating and Planning New 
Development Component of the lUP shall be modified as follows: 

Table 1.3 

MAXIMUM DENSITY CREDITS 

In the rural areas of the Coastal Zone which are zoned Planned 
Agricultural District, Resource Management/Coastal Zone. or Timberland 
Preserve/Coastal Zone, determine the maximum number of density credits 
to which any legal parcel is entitled by using the method of calculation 
shown below, and further defined by the Planned Agriculture, Resource 
Management/Coastal Zone, and Timberland Preserve/Coastal Zone Zoning 
District regulations. All iegal parcels shall accumulate at least one 
density credit. Except at provided in Policy 5.11. the sum of the 
density credits on parcels created by a land division shall not exceed 
the total credits on the original parcels or parcels divfded .... 

SUGGESTED MODIFICATION NO. 3: Table 7 of the Kleinfelder Rural Area Hater 
Use Study: Final Report shall be modified as follows and incorporated into 
The locating and Planning New Development Component of the lUP as Table *1.5: 

The Table shall present two of the columns included in Table 7: 

1. The column headed "Type of Land Use and Water Using Features ... and, 

• 

2. The column headed "Number of Measuring Units Per Density Credit • 
Based on Peak Daily Water Use With Conservation Fixtures." 
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SUGGESTED MODIFICATION NO.4: Policy 1.23 shall be modified as follows: 

• 1.23 Timing of Development in the South Coast and the Rural Area 

• 

• 

(a) South Coast: To insure that South Coast residential buildout 
proceeds at an even rate and does not overburden coastal resources or 
public services, and provides for priority coastal uses (agriculturally 
related development, public/private recreation, affordable housing and 
visitor serving commercial uses consistent with LUP policies) limit the 
building permits granted in any year for the construction of residences 
in rural areas, other than affordable and/or farm labor housing, in each 
watershed as specified in Table 1.4. Exceptions may be made by the 
appropriate County officials for large scale, master planned 
developments, on a case-by-case basis, when a qualified hydrologist 
determines that the cumulative impact of all new development on the 
relevant watershed(s) will not adversely affect coastal resources 
including wetlands. streams, riparian habitats, wildlife and 
agriculture. The hydrological study should include an analysis of the 
geological formation within the watershed(s) and stream flow data for 
both summer and winter flows, and should project expected drought-year 
flows. and should provide data pertaining to riparian and appropriative 
water rights of the property being planned and a correlation of those 
water rights with the agricultural activity proposed on the property. 
Hydrologic data collected by project and/or collectively within 
watersheds for different projects shall be utilized to consider changes 
in the size of any annual increment of development or total amount.~ 

(b) Rural Area: Limit Coastal Development Permits granted for hotel. 
motel and country inn visitor serving uses in the rural area to an 
interim total of 600 lodging units. After that limit is reached. 

'visitor serving development would only be permitted through an LCP 
amendment. The amount of additional visitor serving development allowed 
shall be based on the County demonstrating that additional visitor 
serving development in the rural area would not adversely affect coastal 
resources and public services. 

EXHIBIT NO. 1 
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SUGGESTED MODIFICATION NO. 5: Policy 11.1, 11.2 and 11.15 shall be modified 
as follows: 

11.1 Definition of Visitor Serving Facilities 

Define visitor serving facilities as public and private developments 
that are exclusively available to the general Public and provide 
necessary. basic visitor support services such as lodging. food, water. 
restroom and automobile services. Visitor serving facilities include, 
but are not limited to, hotels, motels, hostels, campground. group 
camps, grocery stores, food concessionaires. auto serving stations. 
public drinking water. restrooms. public parking for coastal recreation 
or access, restaurants, and country inns no more than two stories in 
height:~ · · · 

11.2 Definition of Commercial Recreation Facilities 

Define commercial recreation facilities as developments serving 
primarily a recreation function which are operated by private business 
for profit and are exclusively available to the general public. 
Commercial recreation facilities include, but are not limited to, 
~ffvit~ beaches, stables, golf courses, specialty stores and sporting 
equipment sales and rentals. 

Policy 11.15 shall be modified to add section 11.15c as follows: 

• 

11.15£..:.. Visitor Serving Uses: Any Coastal Development Permit for a visitor • 
serving or commercial recreation use. shall include a prior to 
issuance condition that requires the applicant and owner of the land 
to execute and record a deed restriction over the entire parcel or 
parcels. The deed restriction shall sPecify that : 

ill The development is a visitor serving use exclusively available 
to the general Public and that visitor length of stays are 
limited to no more than 29 consecutive days. and no more than 90 
days per year. The deed restriction shall be recorded with the 
County Recorder to run with the land free and clear of all prior 
liens and encumbrances. 

(2) Conversion of any portion~f the visitor serving or commercial 
recreation facilities to a non-public. private. or member only 
use. or the implementation of any program to allow extended or 
exclusive use or occupancy of such facilities by an individual 
or limited grouP or segment of the Public shall require an 
amendment to the applicable permit. and shall require a 
reduction in project density to the amount prescribed by Policy 
*1.8 for uses which are not visitor serving. 
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.. 

SUGGESTED MODIFICATION NO. 6: Policy 1.5 shall be modified as follows: 

~ 1.5 Land Uses and Development Densities in Urban Areas 

~ 

~ 

a. Incorporate the adopted Montara-Moss Beach-El Granada Community Plan 
into the land use plan for the Mid-Coast, but amend it where necessary 
to meet Local Coastal Program objectives. 

b. Permit in urban areas land uses designated on the Land Use Plan Maps and 
conditional uses if uo to the densities specified in Tables 1.2 
and 1.3. The use and amount of development allowed on a parcel. 
specifically including ll~ areas designated "General Open Space," 
.. Agriculture," or "Public Recreation-Community Park." on the General Plan 
Land Use Map within the urban boundary in the Coastal Zone, fMe/~ie 
ari~/i~0~rif/0f/~eve10~~erif/i110wed/0ri/a/~afte1 shall be limited to the 
uses and to the amount, density and size of development permitted by the 
Local Coastal Program, including the density credit requirements of 
Policy 1.8c. and tMelderitftjllfe~ltleritftle~eritil0f Table 1.3. 

.... 

EXHIBIT NO. 1 
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SUGGESTED MODIFICATION NO. 7: Policy 1.6 as submitted shall be deleted: 

J/6 0~v~I0~minf/ef/Reifd~ntfaJ/Z~~ifanditd/Pitteli/fn/tMe/~tKin 
Mfdl-~0iif 

Req~tfilal~iel~itmltlto!H~tldletlenlafdelalitt~tt~telenlant 
teitdenttalltlzenedl~attillliiiltMan/5(000/iqilttilwltMtnltMelit~in 
MtdJ.~oaitlii1Mtilte~~~tementlde~ilnotli~~~~~telitt~tt~teill01tntMeilet 
Ieii/aHove/fMi/it0~ndt/0t/fentei/and/tetifnfng/wi7li///~onifdetatf0n 
etlal~tel~etmftla;;tttattenltold~vete;Jal~aftellgteitetltManlltl001i~L 
ftl(IH~tlliiiltMin/5(0001i4JiftJiiMill1Kili~KjittltoltMil0~tlonal 
;~~lltiMeattnilpfoted~feilotiZonfndiRed~lattoniiZetttenl65lli111Mel~ie 
~etmttlmatl~elgfantedlanltlttt 

."' . . ' 
a. l.lllitt~ttifeUoftltMtl;att·el t lfntt'ddfnd/dataseuand/att~ttetj/~~ndfndil 

wflllnetltevetlmefeltMin/501/efltMel;attellatealtflalllitt~tt'dteilate 
leiiltMan/16/feet/aHove/tMe/nat~faJ/ef/ffnfiKed/ifidel/wMftMevet/fi 
tewet(letll511efltMel;attellatialtfleneletlmeteletltMelitt~tt~teiltt 
16/fietleflmetelatieieltMelnit~fallitidet 

~~ 1Mi/iggfigitili4~ifilf00tigi/0fla1110fltMilf100fi/0flilitf~tt~fi/0f 
ttt~tt~tii(ltntl~dfnilditidiitindletMeflittitietttitt~tt~tei(lwllltnot 
~it~~d/601/ef/tMe/n'dm~~f/ef/i~~~te/feet/fn/tKet;attill/ind 

tl TKe/ma~tm~m/MefgMt/of/antlitt~tt'df~lwtl11netleiteedl281feettm~ai~ted 
rtemltMelnit~tilleflftnftM~dlgtide(lwKttMevetlttlleweti 

• 

vetl~'df~0ietleflt~Kietttenilti11indlt~1(1wi1Ki(t;attettltnl-dtm'dnd 
twfmmfni/~0eJil/p0eli/fMat/de/n0t/e~t~nd/mote/tMan/l0/fntMei/aK0ve/tKe • 
stodnd(l~nteiefidldetKilindl;ettMeitl0ttntMeilett1etila~eiettKe 
gt0dndttand/eaiei/pt01ettfng/l0/fntMei/ett1eii/ft0mttMete~tetf0t 
titfitelettaiH~tldfndlwa111iMallln0tiHelfnt1~dedllnlta1tilattenlefltKe 
if~ilt0~ifidltillitf~tt~fiiliJfltK~It0ti11t~~~filf00t~gif~f/fl0~fii 
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SUGGESTED MODIFICATION NO. 8: Policy 3.24 shall be modified as follows: 

~ 3.24: Second Dwelling Units in R-1 Zoning Districts 

~ 

~ 

Permit second dwelling units on building sites containing a one-family 
residence in R-1 zoning districts subject to the following restrictions: 

a. Limit the total number of approved second units to 466 in the Coastal 
Zone. 

b. Limit the size of the units to 700 sq.ft. or 351 of the floor area of 
the existing principal residence, whichever is greater. 

~Second dwelling units shall not be permitted on parcels covered by Local 
Coastal Program Policy 1.5c. 

EXHIBIT NO. 1 
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SUGGESTED MODIFICATION NO. 9: Policy *5.11 shall be modified as follows: 

d. A density credit bonus may 2nlY be allowed for the merger of contiguous 
parcels as oart of a Coastal Development Permit. and provided that 1 • 
deed restriction is recorded by the owner of the land prior to issuance 
of any Coastal Development Permit requiring that any subsequent land 
division of the merged property shall be consistent with all other 
applicable policies of the LCP including this Component and shall result 
in at least one agricultural parcel whose area is greater than the 
largest parcel before consolidation. The maximum bonus shall be 
calculated by: 

(1) Determining the total number of density credits on all parcels 
included in a master development plan; and 

(2) Multiplying that total by 251 if the merger is entirely of parcels 
of 40 acres or less. or by lOt if some or all of the parcels 
combined are larger than 40 acres. 

The merged parcel shall be entitled to the number of density credits on 
the separate parcels prior to merger plus the bonus calculated under 
this subsection. The total number of density credits may be used on the 
merged parcel. Once a parcel or portion of a parcel has been part of a 
merger for which bonus density credit has been given under this 
subsection, no bonus credit may be allowed for any subsequent merger 
involving that parcel or portion of a parcel. 

EXHIBIT NO. 1 
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SUGGESTED MODIFICATION NO. 10: Policy *5.22 shall be modified as follows: 

~ *5.22 Protection of Agricultural Water Supplies 

~ 

~ 

Before approving any division or conversion of prime agricultural land or 
other land suitable for agriculture, require that: 

a. A1l/ft0nliifft~1t~fi1/~~e~l~efmltted/0nlil~afte11~em0n~tfiteltMe 
eif~ttns/avafla~flfft/0t/a/~0ta~Ie/an~/a~e~~ate/0n/tffe/weii/watet 
t.0'dttef 

The existing availability of an adequate and potable well water 
source be demonstrated for all non-agricultural uses according to 
the following criteria: (1) each existing parcel developed with 
non-agricultural uses. or parcel legalized in accordance with Local 
Coastal Program Policy 1.29. shall demonstrate a safe and adequate 
well water source located on that parcel. and (2) each new oarcel 
created by a land division shall demonstrate a safe and adequate 
well water source located either <a> on that parcel. or (b) on the 
larger property that was subdivided to create the new parcel, 
providing that a single well source may not serve more than four (4) 
new parcels. 

b. Adequate and s~fficient water supplies needed for agricultural 
production and sensitive habitat protection in the watershed are not 
diminished. 

c. All new non-agricultural parcels are severed from land bordering a 
stream and their deeds prohibit the transfer of riparian rights. 

EXHIBIT NO. 1 
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SUGGESTED MODIFICATION NO. 11: Policies *8.5 and *8.15 shall be modified as 
follows: 

•a.s Location of Development 

a. Require, t~/fMe/e~te~t/~ta~ff~iMle( that new development be located 
on a portion of a parcel where the development (1) is least visible from 
State and County Scenic Roads and other public viewpoints, and (2) 
consistent with fMif all other LCP requirement~. best preserves the 
visual and open space qualities of the parcel overall. 

Public viewpoints include. but are not limited to coastal roads. 
roadside rests and vista Points. recreation areas. trails. coastal 
accesswavs. and beaches. · · · 

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

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

b. Require, including by clustering if necessary, that new parcels have 

• 

building sites that are not visible from State and County Scenic Roads • 
and other public viewooints. If (1) the entire property being 
subdivided is visible from State and County Scenic Roads or other public 
viewpoints. ~fll211~0m~lli~~elwltMitMitl~t0vlt10~1ftl~mt 
~et~lttl~leld~detltMel~e~etal!Pia~li~dl~mtal/[mittil!Ptm~tim( then 
require that new parcels have building sites that minimize visibility 
from those roads and other public viewpoints. 

c. 1Mel~f0iltl0fttl0fltMit/~0lltjld0/~0tli~~lilt0/tMele~t!~tltMitl 
tMela~~lttitlmftlmtltMttl~mlt~tlwmdldldttettldevelm~me~tltmlil 
10titl0ftl~t0MIHfted/MjltMeli~~11titf0~10f/0tMefl~erietil/Pli~l0fl 
~mtall[mittalJPt0itimJ~011tleil 

•a. 15 Coastal Views 

Prevent development (including buildings. structures, fences, un-natural 
obstructions, signs, and landscaping) from substantially blocking views to 
or along the shoreline from coastal roads, roadside rests and vista points. 
recreation areas, trails. coastal accessways. and beaches. 

EXHIBIT NO. 1 

- 12 -
• 



.. 

• 

• 

• 

• 

SUGGESTED MODIFICATION NO. 12: Policy 8.7 shall be modified as follows: 

*8.7 Development on Skylines and Ridgelines 

a. Prohibit the location of development. in whole or in part. on a skyline 
or ridgeline, or where it will project above a skyline or ridgeline, 
unless there is no other developable building site on the parcel. 
This provision does not apply to the extent that the 
ta;plttitt0nl~tltMtil;t~vtit~nlw0~1dldttettlderei0;mentlt01al 
II~tatt~nlteitttttediHiltMela;plttatt0nl0tl0tKetl~eneta11Planl0t 
Jr0ta11~0itta11Pt~gtamlp0ItttetJ 

Consistent with Policy 9. 18. a site of greater than 301 slope may be 
deemed developable if it is the only other building site on the oarcel 
and can be developed consistent with all other applicable LCP policies. 

Prohibit the location of development. in whole or in part. on a skyline. 
or where it will proiect above a skyline. when a developable building 
site exists on a ridgeline. 

A skyline is the line where sky and land masses meet. and ridgelines are 
the tops of hills or hillocks normally viewed against a background of 
other hills, at/deffned/~j!General Plan Policy 4.71. 

b. Where no other developable building site exists on a parcel. limit 
development on a skyline or ridgeline to 18 feet in height from the 
natural or finished grade, whichever is lower . 

c. Prohibit the creation'of new parcels which have no developable building 
site other than on a skyline or ridgeline, extept/t0/tMe 
/extent/tKat/tMe/appJttatf0n/0t/tMtt/pt0vttf0n/w0~7d/dffett/ 
derei0pment/f0/a/I0tatf0n/tettfftted/Mj/tMe/app7Itatf0n/0f/0tMet/ 
~enefal/Plan/0f/~0tal/~0attal/Pt0~ram/p0lftfet/ 
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SUGGESTED MODIFICATIQN NO. 13: Policy 8.14 shall be modified as follows: 

8114 t0i~ti11Vt~wg 

8.13 Special Design Guidelines for Coastal Communities 

a. Montara-Moss Beach-El Granada ... 

i 151 To the extent feasible, design development to minimize the 
blocking of views to or along the ocean shoreline from Highway 
and other Public viewPoints between Highway 1 t0 and the sea, 
t~tlidf~il;i~1ltltl0wned Public viewPoints include coastal 
roads. roadside rests and vista points. recreation areas, 

"trails. coastal acce5sways. and beaches ljfnd/M~fw~en/~fiMwij 
·1 and the sea. This provision shall not apply in areas west of 
Denniston Creek zoned either Coastside Commercial Recreation or 
Waterfront. 

~ iQl In areas east of Denniston Creek zoned Coastside Commercial 
Recreation, the height of development may not exceed 28 feet 
from the natural or finished grade, whichever is lower. 
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SUGGESTED MODIFICATION NO. 14: Policy 9.18 shall be modified as follows: 

9.18 Regulation of Development on 301 or Steeper Slooes 

a. Prohibit development on slopes of 301 or more, unless (1) no alternative 
exists or (2) the only practicable alternative site is on a skyline or 
ridgeline. Parcels mij shall not be created where the only building 
site, in whole or in part, including roads or driveways. is on a slope 
of 301 or more. An engineering geologic report shall be required for 
any development on a slope of 301 or more. TMft/~f0vftf0n/d0~t/n0f 
i~~ljlt01tM~Ie~tentltMitlttlttltnt0ntttt~ntlwttMI~01ttt~tl0fltKe 
~~netiiiPiinl0tl~0ti11~0itti11Pt0~timlwMttMitettftttltMel10titt0nl0f 
deve10~menti 

Development less than 10 feet in height that does not constitute a 
building. road or driveway. or require grading~ shall be exempt from the 
application of this provision. · 

b. Employ the siting and grading criteria of the Design Review Zoning 
Ordinance and the Community Design Manual for Development on Slopes 301 
or Greater . 
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Implementation Program 

FINAL SUGGESTED MODIFICATIONS 
August 14, 1997 

SUGGESTED MODIFICATION NO. 15: MODIFY SECTIONS 6356. 6906 and 6979 OF THE 
SAN MATEO OQUNTY ORDINANCE CODE TO CONFORM TO SUGGESTED MQOIFICATION NO. 1 TO 
POLICY *1.8: The County shall modify sections 6356. 6906 and 6979 to conform 
to the text of Policy *1.8 as included in Suggested Modification No. 1. 

SUGGESTED MODIFICATION NO. 16: Section 6328.7 shall be modified as follovs: 

Section 6328.7 APPLICATION REQUIREMENTS. Application for a Coastal 
Development Permit shall be made to the Planning and Development Division 
on forms provided by the Planning Director. Where required by this 
Chapter, application for a Coastal Development Permit shall be made prior 
to or concurrently with application for any other permit or approvals 
required for the project by the San Mateo County Ordinance Code. The 
application for a Coastal Development Permit shall be accompanied by: .. 

(e) 

• 

ill 

Demonstrated proof of the existing availability of an adequate and 
potable water source for the proposed development. and that use of 
the water source will not impair surface streamflow. the water 
supply of other property owners. agricultural production or 
sensitive habitats. 

Any additional information determined by the Planning Director to be • 
necessary for evaluation of the proposed development. 
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SUGGESTED MODIFICATION NO. 17: EFFECTIVE DATES OF THE LCP The County shall 
modify each reference to the effective date of the proposed amendment as 
follows: 

The provisions of this [Resolution or Ordinance] shall not apply to 
development that has fulfilled at least one of the following requirements 
before June 4. 1997. the date the Board of Suoervisors adopted the 
Resolution and Ordinances amending the Local Coastal Program through LCP 
Amendment 1-97-C tMe/effettfve/date/ef/tMft/tet0Iitf0n/0tdfnante1 

In addition, the County shall: (a) provide the Commission with a definitive 
list of projects that met the following criteria as of June 4, 1996; (b) 
shall include that list in the LCP; (c) shall indicate within the LCP that 
the provision~of LCPA 1-97-C will not apply to the listed projects; and (d) 
shall specify policies that apply to that list of projects. The list shall be 
accompanied by evidence that the development has fulfilled at least one of the 
following requirements before June 4, 1997: 

1. A permit application for each development permit required by the County 
Zoning Regulations applicable to the proposed development. including a 
Coastal Development Permit application, has been submitted to the County 
and determined to be complete, or 

2. Hith respect to Section 6355, Subsection B of the San Mateo County 
Ordinance, a tentative subdivision map or tentative parcel map 
application has been submitted to the County and determined to be 
complete, or 

3 A building permit application has been submitted to the County and 
determined to be complete, if no development permit required by the 

.County Zoning Regulations, or 

4. A development agreement has been recorded between the County and the 
owner of the property where the development will occur, and the proposed 
development conforms with the terms of that development agreement. 

SUGGESTED MODIFICATION NO. lB: The proposed amendments to San Mateo County 
Ordinance Code, Division VI, Part One, Chapter 4, Section 6133, Subsection 3. 
(Development of Non-Conforming Parcels), and San Mateo County Ordinance Code, 
Division VI, Part One, Chapter 24, Section 6503 (Procedure) shall be deleted, 
and the certified text in effect prior to Ordinance No. 03719 of the Board of 
Supervisors of San Mateo County shall be restored. 
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Environmental Services Agency 

Planning and Building Division 

County of San Mateo 
Mail Drop PLN 122 · 590 Hamilton Street • 2nd Floor· Redwood City 
California 94063 • Telephone 650/363-4161 · Fax 650/363-4849 

February 18, 1998 

Jack Liebster 
California Coastal Commission 
45 Fremont Street, Suite 2000 
San Francisco, CA 941 05 

Dear Mr. Liebster: 

Board of Supervisors 
Ruben Barrales 
Richard S. Gordon 
Mary Griffin 
Tom Huening 
Michael D. Nevin 

Director of 
Environmental Services 
Paul M. Koenig 

Planning Administrator 
Terry l. Burnes 

The purpose of this letter is to transmit to the Coastal Commission for certification Resolution 
No. 61697, which was adopted by the San Mateo County Board of Supervisors on February 10, 
1998, and which together with previously adopted Resolution No. 61538 and Ordinances No. 
03798-03802, constitute the resubmittal of Coastal Commission File Number: LCP Amendment 
1-97C (Coastside Protection Initiative). In particular, Resolution No. 61697 shall supersede • 
only those sections of Resolution No. 61538 that are amended by Resolution No. 61697. 

On January 5, 1998, you sent me a letter which identified several corrections to select LCP 
amendments contained Resolution No. 61538 which would reconcile terms, improve clarity, and 
assure overall internal consistency. The amendments included in Resolution No. 61697 contain 
such corrections. 

Pursuant to State Public Resources Code Sections 30512(b) and 30513, the San Mateo County 
Board of Supervisors requests that the Coastal Commission not recommend or suggest modifica
tions to the land use plan or zoning ordinance amendments that comprise the resubmittal of 
Coastal Commission File Number: LCP Amendment t-97C. 

Thank you for your continued assistance over the past l 112 years. Should you have any 
questions, please feel free to call me at 650/363-1851. 

Sincerely, 

~~tA-~--
George Bergman 
Senior Planner EXHIBIT NO. 2 
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RESOLUTION NO. k_,\@l17 

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

* * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * 

RESOLUTION AMENDING THE SAN MATEO COUNTY 
LOCAL COASTAL PROGRAM (LCP) TO IMPROVE 

THE INTERNAL CONSISTENCY AND CLARITY OF SELECT 
AMENDMENTS CONTAINED IN RESOLUTION NO. 61538 

APPROVED ON NOVEMBER 18, 1997 

* * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * 

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

California, that: 

WHEREAS, on November 18, 1997, the San Mateo County Board of Supervisors 

considered modifications suggested by the California Coastal Commission to a set of Local 

Coastal Program (LCP ) amendments ~riginally derived from the Coastside Protection 

Initiative of 1994; and 

WHEREAS, on November 18, 1997, the Board of Supervisors adopted Resolution 

No. 61538 and Ordinances No. 03798-03802, thereby approving a set of LCP amendments 

that: (1) incorporated most of the modifications suggested by the Coastal Commission, and 

(2) established limited alternative language that combined the best elements of the Coastal 

Commission suggested modifications and the Board of Supervisors' original submitted 

amendments; and 

WHEREAS, pursuant to State Public Resources Code Section 30512(b), the Board of 

Supervisors directed staff to resubmit this set of LCP amendments to the Coastal Commission, 

with the request that the Commission not recommend or suggest any further modifications to 

said amendments; and 
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WHEREAS, on January 5, 1998, the Coastal Commission staff identified several 

corrections to select amendments contained in Resolution No. 61538 and Ordinance No. 03801 

which would reconcile terms, improve clarity, and assure overall internal consistency; and 

WHEREAS, on February 10, 1998, the Board of Supervisors held a public hearing to 

consider the corrections identified by the Coastal Commission staff; and 

WHEREAS, public notice was made of this hearing to ensure maximum public 

participation, and all interested parties were afforded the opportunity to be heard; and 

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

Supervisors: 

1. Amend the wording of LCP Policy 1.8 contained in Resolution No. 61538 to 

consistently represent commercial recreation, public recreation, and visitor 

serving facilities as being .regulated equally, as shown in Exhibit A of this 

Resolution. 

2. Amend the wording of LCP Policy 1.8 contained in Resolution No. 61538 to 

consistently delete a clause that limited the rural density calculation requirements 

to only those uses cited in a particular table, as shown in Exhibit A of this 

Resolution. 

3. Amend the wording of LCP Policy 8.5 contained in Resolution No. 61538 to 

reconcile the public viewpoint view protection provisions applicable to new 

development and subdivision design, as shown in Exhibit A of this Resolution. 

4. Amend the wording of LCP Policy 8.5 contained in Resolution No. 61538 to 

reference the Coastal Act section from which the conflict resolution provision was 

derived, as shown in Exhibit A of this Resolution. 

- 2 -
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5. Amend the wording of LCP Policy 11.15 contained in Resolution No. 61538 to 

standardize the time required for deed restriction recordation, as shown in Exhibit 

A of this Resolution. 

6. Amend the wording of LCP Policy 11.15 contained in Resolution No. 61538 to 

clarify the regulatory distinction between visitor serving facilities that are 

available to the general public and those converted to a non-public or private use, 

as shown in Exhibit A of this Resolution. 

7. Amend the effective date of Resolution No. 61538 such that those LCP -

amendments contained in that Resolution shall not have the full force of law until 

thirty (30) days after the Coastal Commission has certified them, without 

modification, as conforming to the Coastal Act. 

AND, BE IT FURTHER RESOLVED, that the provisions of this Resolution and 

Resolution No. 61538 do not apply to development that has fulfilled at least one of the 

following requirements before the effective date of this Resolution and Resolution No. 61538, 

and that for such development, the LCP policies and provisions effectively certified by the 

Coastal Commission prior to the effective date of this Resolution and Resolution No. 61538 

shall remain applicable: 

1. A permit application for each development permit required by the County Zoning 

Regulations applicable to the proposed development, including a Coastal 

Development Permit application, has been submitted to the County and 

determined to be complete, or 

2. A building permit application has been submitted to the County and determined to 

be complete, if no development permit is required by the County Zoning 

Regulations, or 
EXHIBIT NO. 2 
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3. A development agreement has been recorded between the County and the owner 

of the property where the development will occur, and the proposed development 

conforms with the terms of that development agreement. 

AND, BE IT FURTHER RESOLVED, that pursuant to Public Resources Code Section 

30512(b), the San Mateo County Board of Supervisors directs staff to resubmit the Local 

Coastal Program land use plan amendments to the Coastal Commission for certification of 

conformity with the California Coastal Act. 

AND, BE IT FURTHER RESOLVED, that pursuant to Public Resources Code Section 

30512(b), the San Mateo County Board of Supervisors requests that the Coastal Commission 

not recommend or suggest modifications to the Local Coastal Program land use plan 

amendments submitted herewith. 

AND, BE IT FURTHER RESOLVED, that the Local Coastal Program amendments 

contained in this Resolution shall supersede only those sections of Resolution No. 61538 that 

are amended by this Resolution, and that Resolution No. 61538 and this Resolution together 

constitute the resubmittal·of Coastal Commission File Number: LCP Amendment l-97C. 

AND, BE IT FURTHER RESOLVED, that the applicable Local Coastal Program 

amendments contained in Resolution No. 61538, and the LCP amendments contained in this 

Resolution shall not have the full force of law until thirty (30) days after the Coastal 

Commission has certified them, without modification, as conforming ·to the Coastal Act. 

AND, BE IT FURTHER RESOLVED, that the San Mateo County Board of 

Supervisors intends to carry out the Local Coastal Program amendments in a manner fully in 

conformity with the Coastal Act. 
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• XXXX - Original amendment wording 
XXXX - Deleted wording 

• 

• 

XXXX- Added wording 

EXHIBIT A 

*1.8 Land Uses and Development Densities in Rural Areas 

a. Allow new development (as defined in Section 30106 of the California Coastal 

Act of 1976) in rural areas only if it is demonstrated that it will not: (1) have 

significant adverse impacts, either individually or cumulatively, on coastal 

resources and (2) diminish the ability to keep all prime agricultural land and other 

land suitable for agriculture (as defined in the Agriculture Component) in 

agricultural production . 

b .. Permit in rural areas land uses designated on the Local Coastal Program Land Use 

Plan Maps, and conditional uses up to the densities specified in Tables 1.2 and 

1.3. 

c. (1) Require Density Credits for Non-Agricultural Uses 

Require density credits for all new or expanded non-agricultural land uses 

in rural areas, including all residential uses, except affordable housing (to 

the extent provided in Local Coastal Program Policy 3.23) and farm labor 

housing, as defined in Local Coastal Program Policy 3.28, mining in 

accordance with General Plan Policies 3.11 and 3.12, and solid waste 

facilities under the policies in General Plan Chapter 13. The existence and 
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number of density credits on a parcel shall be determined by applying Table 

1.3. 

Expanded or additional non-agricultural uses shall only be permitted on a 

parcel when there are enough density credits available to that parcel to meet 

the density credit requirements of this policy for both (a) existing uses, and 

(b) any expanded or additional uses, and only where such development 

meets all other applicable policies of the Local Coastal Program. 

(2) Amount of Development Allowed for Non-agricultural Uses. Except 

Visitor-Serving. Commercial Recreation. and Public Recreation Uses 

For new or expanded non-agricultt1ral uses, except visitor-serving, 

commercial recreation, and public recreation uses, one density credit shall 

be required for each 315 gallons, or fraction thereof, of average daily water 

ll 

• 

use during the two months of highest water use in a year. This requirement • 

applies to water use by or resulting from the non-agricultural use, including 

landscaping, swimming pools and all other appurtenant uses. 

(a) Residential Uses 

For new or expanded residential uses, a single-family dwelling unit 

shall be deemed to use 315 gallons of water per day during the two 

months of highest water use in a year (including landscaping, 

swimming pools and all other appurtenant uses). 
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.(b) Non-Agricultural Uses Except Visitor-Serving. Commercial 

Recreation. and Public Recreation Uses 

For non-agricultural uses, except visitor-serving. commercial 

recreation. and public recreation uses, the amount of development 

allowed for each density credit in accordance with the requirements of 

this policy shall be the amount stated in Table 1.5 in the column 

headed "Number of Measuring Units Per Density Credit Based on 

Peak Daily Water Use With Conservation Fixtures." 

(3) Amount of Development Allowed for Visitor-Serving. Commercial 

Recreation. and Public Recreation Uses 

For new or expanded visitor-serving, commercial recreation, and public 

recreation uses, one density credit shall be required for the first 945 

gallons, or fractioR thereof, of average daily water use during the two 

months of highest water use in a year. One additional density credit shall 

be required for each 630 gallons, or fraction thereof, of average daily water 

use during the two months of highest water use in a year. 

This requirement applies to water use by or resulting from the visitor

serving. commercial recreation. and public recreation use, including 

landscaping, swimming pools and all other appurtenant uses. The 945-

gallon water use allowance for one density credit may be applied one time 

only on a parcel. 

For visitor-serving, commercial recreation_,_ and public recreation uses tisted 

in Table 1.5, the amount of development allowed for each density credit in 

accordance with the requirements of this policy shall be: 

- 7 -
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(a) For one density credit or the first density credit when multiple density 

credits are available, either 1 112 times the amount stated in Table 1.5 

in the column headed "Number of Measuring Units Per Density 

Credit Based on Peak Daily Water Use With Conservation Fixtures," 

or the amount stated in that column and a residential dwelling unit 

associated with a visitor-serving facility that is occupied by the facility 

owner or operator. 

(b) For each additional density credit, the amount stated in Table 1.5 in 

the column headed "Number of Measuring Units Per Density Credit 

Based on Peak Daily Water Use With Conservation Fixtures." 

d. For the purpose of this policy, "visitor-serving, commercial recreation, and public 

recreation uses" shall be only those lands and facilities listed in LCP Policies 

11.1, 11.2 and 11.3, and only if those lands and facilities specifically enhance 

public opportunities for coastal recreation. 

e. As an interim limit, no more than 600 visitor-serving lodging units may be 

approved in the rural Coastal Zone, as specified by LCP Policy 1.23. 

8.5 Location of Development 

a. Require that new development be located on a portion of a parcel where the 

development (1) is least visible from State and County Scenic Roads, (2) is least 

likely to significantly impact views from public viewpoints, and (3) consistent 

with all other LCP requirements, best preserves the visual and open space 

qualities of the parcel overall. Where conflicts in complying with this 

requirement occur, resolve them in a manner which on balance most protects 

significant coastal resources on the parcel. consistent with Coastal Act Section 

30007.5. 

- 8 -
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Public viewpoints include, but are not limited to coastal roads, roadside rests and 

vista points, recreation areas, trails, coastal accessways, and beaches. 

This provision does not apply to enlargement of existing structures, provided that 

the size of the structure after enlargement does not exceed 150 percent of the pre

existing floor area, or 2,000 sq. ft., whichever is greater. 

This provision does not apply to agricultural development to the extent that 

application of the provision would impair any agricultural use or operation on the 

parcel. In such cases, agricultural development shall use appropriate building 

materials, colors, landscaping and screening to eliminate or minimize the visual 

impact of the development. 

Require, including by clustering if necessary, that new parcels have building sites 

that are not visible from State and County Scenic Roads and will not significantly 

impact views from other public viewpoints. If the entire property being 

subdivided is visible from State and County Scenic Roads or other public 

viewpoints, then require that new parcels have building sites that minimize 

visibility from those roads and other public viewpoints. 

11.15 Private Recreation and Visitor-Serving Facilities 

-IIBITNO. 

a. Require that private recreation and visitorq-serving facilities conform to: (1) the 

development and locational standards included throughout this component and as 

referred in other components, and (2) the design standards of the Visual 

Resources Component. 

b. Require that private recreation and visitor-serving facilities conform to the 

intensities of use appropriate to the rural or urban setting and to the requirements 

of the individual site. In rural areas, visitor-serving uses shall require density 
2 
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credits based ori daily water use in accordance with the requirements set forth in 

Local Coastal Program Policy 1.8. 

c. Any Coastal Development Permit for a visitor-serving or commercial recreation 

use shall include a condition of approval that requires the owner of the land to 

execute and record a deed restriction over the entire parcel or parcels. The 

Coastal Development Permit deed restriction shall not be in effect until the deed 

restriction is recorded by the owner of the land be recorded before a bt1ilding or 

other eonstmetion permit is isst1ed, and shall specify that: 

(1) The development is a visitor-serving use exclusively available to the general 

public and that visitor length of stays are limited to no more than 29 

consecutive days, and no more than 90 days per year. The deed restriction 

shall be recorded with the County Recorder to run with the land free and 

clear of all prior liens and encumbrances. 

(2) Conversion of any portion of the visitor-serving or commercial recreation 

facilities from development allowed under subparagraph (1) above. to a 

non-public, private, or member only use, or the implementation of any 

program to allow extended or exclusive use or occupancy of such facilities 

by an individual or limited group or segment of the public, except as 

permitted tlnder st1bparagraph (1) above, shall require an amendment to the 

applicable permit, and shall require a reduction in project density to the 

amount prescribed by LCP Policy * 1. 8 for uses which are not visitor 

serving. 
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Environmental Services Agency 

Planning and Building Division 

Board of Supervisors 
Ruben Barrales 
Richard S. Gordon 
Mary Griffin 
Tom Huening 
Michael D. Nevin 

County of San Mateo Director of 
Environmental Services 
Paul M. Koenig 

Mail Drop PLN122 . 590 Hamilton Street • 2nd Floor· Redwood City 
California 94063 · Telephone 650/363-4161 • Fax 650/363-4849 

Planning Administrator 
Terry L. Burnes 

November 25, 1997 

Jack Liebster 
California Coastal Commission 
45 Fremont Street, Suite 2000 
San Francisco, CA 94105 

Dear~ :f a.c...k 

NOV 2 6 1997 

CALIFORNIA 
_::QASTAl COMMISSION 

The purpose of this letter is to resubmit to the California Coastal Commission for cer
tification the set of Local Coastal Program (LCP) amendments originally filed as LCP 
Amendment 1-97-C (Coastside Protection Initiative). 

On November 18, 1997, the San Mateo County Board of Supervisors approved by resolution 
and ordinance, a set of Local Coastal Program amendments that incorporate most of the 
modifications suggested by the Coastal Commission in its August 14, 1997 action on these 
amendments. For the few modifications that were not directly incorporated, the Board of 
Supervisors approved alternative policy language that combines the best elements of the 
Coastal Commission modifications and the originally submitted amendment, while increasing 
overall coastal resource protection. 

Attached to this transmittal are the following documents, that when combined with all 
previously submitted materials, conforms with the LCP amendment transmittal requirements 
of California Code of Regulations Sections 13551 and 13552: 

1. The Board of Supervisors' resolution and ordinances approving the amendments, and 
directing staff to resubmit them to the California Coastal Commission for certification. 

2. The Board of Supervisors' November 18, 1997 staff report that describes and analyses 
the proposed amendments, with emphasis the limited wording changes that deviate from 
the suggested Coastal Commission modifications. 

3. The Board of Supervisors' November 18, 1997, minutes identifying the motions and 
wording changes made at that hearing. 

4. A comparative assessment of amendment wording before and after the Board of 
Supervisors' November 18, 1997 action using cross-out and underline technique. 
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Jack Liebster 
November 25, 1997 
Page2 

Pursuant to State Public Resources Code Sections 30512(b) and 30513, the San Mateo County 
Board of Supervisors requests that the Coastal Commission not recommend or suggest modi
fications !.O the land use plan and zoning ordinance amendments that comprise this LCP 
amendment resubmittal. 

Thank you for your continued assistance throughout the past year. Should you have any 
questions, please feel free to call me at 650/363-1851. 

Sincerely, 

~8<--~k"-'--
George Bergman 
Senior Planner 

GB:cdn- GDBH1779.6CN 

Attachments 

EXHIBIT NO. 3 

APPLICATION NO. 

AMEND. RESUBMITI'AL 
2-97 Resolutions 
and Ordinan9es of 
Resubmittal\2 of 70 

• 

• 

• 



• l .. 

• 

• 

• 

RESOLUTION NO. 61S5S 

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

*************************************** 

RESOLUTION AMENDING THE SAN MATEO COUNTY GENERAL 
PLAN -- LOCALS COASTAL PROGRAM (LCP) AS FOLLOWS: 

(1) AMEND LCP POLICY 1.5 TO CLARIFY THE DENSITY OF 
RURAL DESIGNATED LAND IN THE URBAN MID-COAST 

(2) AMEND LCP POLICY 1.8 TO ESTABLISH NEW LIMITS ON 
THE LEVEL OF NON-AGRICULTURAL DEVELOPMENT IN 
THE RURAL COASTAL ZONE 

(3) AMEND LCP POLICY 1.23 TO ESTABLISH AN INTERIM 
LIMIT OF 600 VISITOR-SERVING LODGING UNITS IN THE 
RURAL COASTAL ZONE 

(4) AMEND LCP POLICY 3.24 TO PROHIBIT SECOND DWEL
LING UNITS ON SUBSTANDARD RESIDENTIAL PARCELS 
IN THE URBAN MID-COAST 

(5) AMEND LCP POLICY 5.11 TO ADD AN AGRICULTURALLY 
PROTECTIVE REQUIREMENT BEFORE GRANTING A 
DENSITY BONUS FOR COMBINING CONTIGUOUS 
PARCELS IN AGRICULTURAL AREAS OF THE RURAL 
COASTAL ZONE 

(6) AMEND LCP POLICY 5.22 TO REGULATE THE NUMBER OF 
SHARED WELLS IN THE RURAL COASTAL ZONE 

(7) AMEND LCP POLICY 8.5 TO DIRECT NEW DEVELOPMENT 
TO THE LEAST VISIBLE SITE FROM SCENIC ROADS AND 
CONTROL VIEWS FROM PUBLIC VIEWPOINTS IN THE 
RURAL COASTAL ZONE 

(8) AMEND LCP POLICY 8. 7 TO LIMIT THE HEIGHT OF 
SKYLINE AND RIDGELINE DEVELOPMENT TO 18 FEET IN 
THE RURAL COASTAL ZONE 
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(9) AMEND LCP POLICY 8.13 TO REDUCE THE HEIGHT LIMIT 
IN SELECT COMMERCIAL RECREATION AREAS, AND 
INCREASE SHORELINE VIEW PROTECTION REGULATIONS 
IN THE URBAN MID-COAST 

(10) AMEND LCP POLICY 8.15 TO PROTECT SHORELINE VIEWS 
FROM TRAILS AND COASTAL ACCESSWA YS 

(11) AMEND LCP POLICIES 8.17 AND 8.18 TO STRENGTHEN 
LANDFORM ALTERATION AND DEVELOPMENT DESIGN 
REGULATIONS IN THE RURAL COASTAL ZONE 

(12) AMEND LCP POLICY 9.18 TO STRENGTHEN STEEP SLOPE 
DEVELOPMENT REGULATIONS IN THE RURAL COASTAL 
ZONE 

(13) AMEND LCP POLICIES 11.1 AND 11.2 TO SPECIFY THAT 
VISITOR-SERVING AND COMMERCIAL RECREATION 
FACILITIES ARE TO BE EXCLUSIVELY AVAILABLE TO 
THE GENERAL PUBLIC 

(14) AMEND LCP POLICY 11.15 TO CLARIFY THE PERMITTED 
INTENSITY, OCCUPANCY, AND LENGTH OF STAY OF 
VISITOR-SERVING DEVELOPMENT 

*************************************** 

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

California, that: 

WHEREAS, in February, 1994, two organizations known as Save Our Coast and the 

Sierra Club filed a notice of intention to circulate an initiative petition, entitled Coastside 

Protection Initiative of 1994, with the County Clerk; and 

WHEREAS, the Coastsjde Protection Initiative of 1994 generally included provisions 

that either clarify or further restrict the amount and location of development in the Coastal 

Zone; and 

• 

• 
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• 

• 

WHEREAS, on March 15, 1994, County Planning staff presented the Board of 

Supervisors with a preliminary assessment of the proposed Coastside Protection Initiative of 

~; and 

WHEREAS, on May 23, 1994, the sponsoring organizations filed the proposed 

Coastside Protection Initiative of 1994 petition with the County Clerk; and 

WHEREAS, in November, 1994, the County Clerk determined that the proposed 

Coastside Protection Initiative of 1994 failed to qualify as an initiative petition under the 

applicable provisions of the State Elections Code; and 

WHEREAS, on December 6, 1994, at the request of Save Our Coast and Sierra Club, 

the Board of Supervisors authorized the Planning Commission to begin the legislative process 

to consider the Local Coastal Program amendments contained in the proposed Coastside 

Protection Initiative of 1994; and 

WHEREAS, on May 1, 1995, Planning staff (1) prepared a report that comprehensively 

analyzed the content and implication of the proposed LCP amendments, and (2) distributed the 

report to all interested and key affected parties; and 

WHEREAS, during May, 1995, Planning staff met with the Mid-Coast Community 

Council (MCC), Pescadero Municipal Advisory Council (PMAC), and Agricultural Advisory 

Committee (AAC) to describe the content of the proposed LCP amendments; and 

WHEREAS, on May 17, 1995, Planning staff presented the Planning Commission with 

an overview of major policies contained in the County Local Coastal Program, in preparation 

for consideration of the proposed LCP amendments; and 

- 3 -
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WHEREAS, on June 14, 1995, the Planning Commission held a public hearing to begin 

consideration of the proposed LCP amendments, and Planning staff presented a comprehensive 

analysis of the proposed amendments' content and implication; and 

WHEREAS, between June 14, 1995 and January 24, 1996, the Planning Commission 

held ten public meetings in both Redwood City and the Mid-Coast to consider the proposed 

LCP amendments; and 

WHEREAS, between June 14, 1995 and January 24, 1996, Planning staff provided the 

Planning Commission with studies and illustrations to assess the implication of the proposed 

amendments on Coastal Zone property; and 

WHEREAS, between June 14, 1995 and January 24, 1996, members of the public 

representing many perspectives provided the Planning Commission with substantial testimony 

and numerous letters; and 

WHEREAS, maximum opportunity for public participation in the hearing process was 

provided through: (a) publication of all Planning Commission meeting announcements in the 

San Mateo Times and Half Moon Bay Review newspapers, and (b) direct mailing of meeting 

announcements and staff reports to approximately 200 concerned San Mateo County citizens; 

and 

WHEREAS, on February 14 and 28, 1996, the Planning Commission thoughtfully 

considered the merits of all concerns and issues presented during the public hearing process, 

and on February 28, 1996, approved its recommendation to the Board of Supervisors; and 

WHEREAS, on Apri123, May 7, May 21, and June 4, 1996, the San Mateo County 

Board of Supervisors held public hearings to consider the proposed amendments; and 

• 

• 
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• 
WHEREAS, on August 6, 1997, the California Coastal Commission staff convened a 

public workshop on the Coastside to discuss the proposed amendments; and 

WHEREAS, on August 14, 1997, the California Coastal Commission held a public 

hearing to consider certifying the proposed amendments as conforming with the Coastal Act; 

and 

WHEREAS, on November 18, 1997, the San Mateo County Board of Supervisors held 

a public hearing to consider modifications to the amendments suggested by the Coastal 

Commission; and 

WHEREAS, public notice was made of these hearings to insure maximum public 

participation, and all interested parties were afforded the opportunity to be heard. 

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

• Supervisors: 

• 

1. Amend the San Mateo County Local Coastal Program-Locating and Planning 

New Development Component to: (a) revise Policy 1.5 to clarify the 

development density of rural designated land in the urban Mid-Coast, 

(b) revise Policy 1. 8 to establish new limits on the level of non-agricultural 

development in the rural Coastal Zone, (c) revise Policy 1.23 to establish an 

interim limit on rural area lodging units, (d) revise Table 1.3 to assure that 

the number of available density credits is not exceeded, and (e) establish 

Table 1.5 to incorporate the Kleinfelder Rural Area Water Use Study, as 

shown in Exhibit A of this Resolution. 

2. Amend the San Mateo County Local Coastal Program-Housing Component 

to revise Policy 3.24 to prohibit second dwelling units on substandard 

residential parcels, as shown in Exhibit B of this Resolution. 
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3. Amend the San Mateo County Local Coastal Program-Agriculture 

Component to (a) revise Policy 5.11 to add an agriculturally protective 

requirement before granting a density bonus for combining contiguous 

parcels, and (b) revise Policy 5.22 to regulate the number of shared wells in 

rural agricultural areas, as shown in Exhibit C of this Resolution. 

4. Amend the San Mateo County Local Coastal Program-Visual Resources 

Component to: (a) revise Policies 8.5, 8.7, 8.17, and 8.18 to direct new 

development to the least visible site from designated scenic roads, control 

views from public viewpoints, reduce the height limit for skyline and 

ridgeline development, and strengthen existing landform alteration and 

development design regulations in the rural Coastal Zone, (b) revise Policy 

8.13 to reduce the height limit in select urban commercial recreation areas, 

and strengthen shoreline view protection regulations in the urban Mid-Coast, 

and (c) revise Policy 8.15 to protect shoreline views from trails and coastal 

accessways, as shown in Exhibit D of this Resolution. 

5. Amend the San Mateo County Local Coastal Program-Hazards Component 

to revise Policy 9.18 to strengthen rural steep slope development 

regulations, as shown in Exhibit E of this Resolution. 

6. Amend the San Mateo County Local Coastal Program-Recreation/Visitor

Serving Facilities Component to: (a) re~ise Policies 11.1 and 11.2 to 

specify that visitor-serving and commercial recreation facilities are to be 

exclusively available to the general public, and (b) revise Policy 11.15 to 

clarify the permitted intensity, occupancy, and length of stay of visitor

serving development, as shown in Exhibit F of this Resolution. 

7. Amend the San Mateo County Local Coastal Program to establish an 

Appendix which (1) identifies all development proposals that, in accordance 

• 

• 

• 
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.. 

• with this resolution, are not affected by the policies as amended by this 

resolution, and (2) identifies the LCP policies which apply to such 

development proposals, in lieu of the policies as amended by this resolution. 

This Appendix shall become a part of the Local Coastal Program thirty (30) 

days after the effective date of this resolution, and shall be deemed repealed 

at that time when all of the development proposals identified in (1) above 

becomes final. 

AND, BE lT FURTHER RESOLVED, that the provisions of this resolution do not 

apply to development that has fulfilled at least one of the following requirements before the 

effective date of this resolution: 

1. A permit application for each development permit required by the County 

Zoning Regulations applicable to the proposed development, including a 

Coastal Development Permit application, has been submitted to the County 

• and determined to be COJ!lplete, or 

• 

2. A building permit application has been submitted to the County and 

determined to be complete, if no development permit is required by the 

County Zoning Regulations, or 

3. A development agreement has been recorded between the County and the 

owner of the property where the development will occur, and the proposed 

development conforms with the terms of that development agreement. 

AND, BE IT FURTHER RESOLVED, that the Local Coastal Program amendments 

shall not have the force of law until the California Coastal Commission has certified them, 

without modification, as conforming with the California Coastal Act. 
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AND, BE IT FURTHER RESOLVED, that the San Mateo County Board of 

Supervisors intends to carry out the Local Coastal Program amendments in a manner fully in 

conformity with the Coastal Act. 

AND, BE IT FURTHER RESOLVED, that the San Mateo County Board of 

Supervisors direct staff to: (a) submit the Local Coastal Program amendments to the Coastal 

Commission for certification of conformity with the California Coastal Act, and (b) within 

thirty (30) days of the effective date of this resolution, submit evidence of how the 

development proposals identified in the Local Coastal Program Appendix established by this 

resolution are not affected by the policies as amended by this resolution. 

GB:fc - GDBH1320.6FS 
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-------------------------------------------

XXXX - Original amendment wording 
XXXX - Deleted wording 
XXXX - Added wording 

EXHffiiTA 

1.5 Land Uses and Development Densities in Urban Areas 

a. Incorporate the adopted Montara-Moss Beach-El Granada Community Plan into the 

land use plan for the Mid-Coast, but amend it where necessary to meet Local 

Coastal Program objectives. 

b. Permit in urban areas land uses designated on the Land Use Plan Maps and 

conditional uses at up to the densities specified in Tables 1.2 and 1. 3. The use and 

amount of development allowed on a parcel. includin~ parcels in in areas designated 

"General Open Space," "Agriculture," or "Public Recreation-Community Park" on 

the General Plan Land Use Map within the urban boundary in the Coastal Zone, "the 

use and amount of development allowed on a parcel shall be limited to the uses 

and to the amount, density and size of development permitted by the Local Coastal 

Program, including the density credit requirements of Policy 1.8c. and the density 

credit entitlements of Table 1.3. 

*1.8 Land Uses and Development Densities in Rural Areas 

a. Allow new development (as defined in Section 30106 of the California Coastal Act 

of 1976) in rural areas only if it is demonstrated that it will not: (1) have significant 

adverse impacts, either individually or cumulatively, on coastal resources and 

- 9 -
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(2) diminish the ability to keep all prime agricultural land and other land suitable for 

agriculture (as defined in the Agriculture Component) in agricultural production. 

b. Permit in rural areas land uses designated on the Local Coastal Program Land Use 

Plan Maps, and conditional uses at up to the densities specified in Tables 1.2 and 

1.3. 

c. (1) Require Density Credits for Non-Agricultural Uses 

Require density credits for all new or expanded non-agricultural land uses 

in rural areas, including all residential uses, except a residential dwelling unit 

associated with a visitor•ser Ying facility that is oeeupied by the facility owner 

or operator, affordable housing (to the extent provided in Local Coastal 

Program Policy 3.23) and farm labor housing, as defined in Local Coastal 

Program Policy 3.28, mining in accordance with General Plan Policies 3.11 

• 

and 3.12, and solid waste facilities under the policies in General Plan Chapter • 

13. The existence and number of density credits on a parcel shall be 

determined by applying Table 1.3. 

Expanded or additional non-agricultural uses shall only be permitted on a 

parcel when there are enough density credits available to that parcel to meet 

the density credit requirements of this policy for both (a) existing uses, and 

(b) any expanded or additional uses. and only where such development meets 

all oilier applicable policies of the Local Coastal Program. 

(2) Amount of Develo.pment Allowed for Non-agricultural Uses. Exce.pt Visitor-

Serving. Commercial Recreation. and Public Recreation Uses 

For new or expanded non-agricultural uses, except visitor-serving. commer-

cial recreation. and public recreation uses, one density credit shall be required • 
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• 

• 

• 

for each 315 gallons, or fraction thereof, of average daily water use during 

the two months of highest water use in a year. This requirement applies to 

water use by or resulting from the non-agricultural use, including 

landscaping, swimming pools and all other appurtenant uses. 

(a) Residential Uses 

For new or expanded residential uses, a single-family dwelling unit 

shall be deemed to use 315 gallons of water per day during the two 

months of highest water use in a year (including landscaping, 

swimming pools and all other appurtenant uses). 

(b) Non-Agricultural Uses Listed in the Kleirtfelder Report. Except Visitor

Serving Uses 

For those non-agricultural uses, except visitor-serving uses, listed in 

Table 7 of the Kleinfelder, Rural Area Water Use Stttdy. Final Report, 

the amount of development allowed for each density credit in 

accordance with the requirements of this policy shall be the amount 

stated in Table 7 .1...5 in the column headed "Number of Measuring 

Units Per Density Credit Based on Peak Daily Water Use With 

Conservation Fixtures." 

(3) Amount of Development Allowed for Visitor-Serving. Commercial 

Recreation. and Public Recreation Uses Listed in the Kleinfelder Report 

For new or expanded visitor-serving. commercial and public recreation uses, 

one density credit shall be required for the first 945 gallons, or fraction 

thereof, of average daily water use during the two months of highest water 

use in a year. One additional density credit shall be required for each 630 
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gallons, or fraction thereof, of average daily water use during the two months 

of highest water use in a year. 

This requirement applies to water use by or resulting from the visitor-serving 

use, including landscaping, swimming pools and all other appurtenant uses. 

The 945-gallon water use allowance for one density credit may be applied .one 

time only on a parcel. 

For those visitor-serving. commercial recreation and public recreation uses 

listed in Table q. U of the Kleinfelder, Rural Area Vlater Use Smdy. Final 

Report, the amount of development allowed for each density credit in 

accordance with the requirements of this policy shall be: 

(a) For one density credit or the first density credit when multiple density 

credits are available, either 1 112 times the amount stated in Table .q .L..S 

• 

in the column headed "Number of Measuring Units Per Density Credit • 

Based on Peak Daily Water Use With Conservation Fixtures," .Q[Jhe 

amount stated in that column and a residential dwelling unit associated 

with a visitor-servinll facility that is occupied by the facility owner or 

operator. 

(b) For each additional density credit, the amount stated in Table .q U in 

the column headed "Number ~f Measuring Units Per Density Credit 

Based on Peak Daily Water Use With Conservation Fixtures." 

d.. For the pwose of this policy. "yisitor-sery~. commercial recreation. and public 

recreation uses" shall be only those lands and facilities listed in LCP Policies 11.1. 

11.2 and 11.3. and only if those lands and facilities specifically enhance public 

opportunities for coastal recreation. 
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•' 

~ As an interim limit. no more than 600 visitor-serving lodging units may be 

• approved in the rural Coastal Zone. as specified by LCP Policy 1.23. 

• 

• 

1.23 Timing of Development in the South Coast Rural Area 

a... To insure that Sooth Coast rural area residential buildout proceeds at an even rate 

and does not overburden coastal resources or public services, and provides for 

priority coastal uses (agriculturally related development, public/private recreation, 

affordable housing and visitor serving commercial uses consistent with LUP 

policies) limit the building permits granted in any year for the construction of 

residences in rural areas, other than affordable and/or farm labor housing, in each 

·watershed as specified in Table 1.4. Exceptions may be made by the appropriate 

County officials for large scale, master planned developments, on a case-by-case 

basis, when a qualified hydrologist determines that the cumulative impact of all new 

development on the relevant watershed(s) will not adversely affect coastal resources 

including wetlands, strea.J:ItS, riparian habitats, wildlife and agriculture. The 

hydrological study should include an analysis of the geological formation within the 

watershed(s) and stream flow data for both summer and winter flows, and should 

project ·expected drought-year flows, and should provide data pertaining to riparian 

and appropriative water rights of the property being planned and a correlation of 

those water rights with the agricultural activity proposed on the property. 

Hydrologic data collected by project and/or collectively within watersheds for 

different projects shall be utilized to consider changes in the size of any annual 

increment of development or total amount. 

h.. Limit Coastal Development Permits granted for hotel. motel and country inn 

visitor-serving uses in the rural area to an interim total of 600 lodging units. After 

that limit is reached. visitor-serving development would only be permitted through 

an LCP amendment The amount of additional visitor-serving development allowed 

shall be based on the County demonstrating that additional visitor-serving 
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development in the rural area would not adversely affect coastal resources aruj 

public services. 
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• 

*TABLE 1.3 

MAXIMUM DENSITY CREDITS 

In the rural areas of the Coastal Zone which are zoned Planned Agricultural District, Resource 

Management/Coastal Zone, or Timberland Preserve/Coastal Zone, determine the maximum 

number of density credits to which any legal parcel is entitled by using the method of 

calculation shown below, and further defined by the Planned Agriculture, Resource 

Management/Coastal Zone, and Timberland Preserve/Coastal Zone Zoning District 

regulations. All legal parcels shall accumulate at least one density credit. Except as provided 

in Policy 5 .11. the sum of the density credits on parcels created by a land division shall not 

exceed the total credits on the original parcels or parcels divided. 

A. Prime Agricultural Lands 

One density credit per 160 acres for that portion of a parcel which is prime agricultural 

land as defined in Policy 5.1 (i.e., the number of acres of Prime Agricultural Land 

divided by 160). 

B. Lands With Landslide Susceptibility 

One density credit per 160 acres for that portion of a parcel which lies within any of the 

three least stable categories (Categories V, VI and L) as shown on the U.S. Geological 

Survey Map MF 360, "Landslide Susceptibility in San Mateo County" or its current 

replacement (i.e., the number of acres of land susceptible to landslides divided by 160). 

C. Land With Slope 50% or Greater 

One density credit per 160 acres for that portion of a parcel which has a slope 50% or 

greater (i.e., the number of acres of land with a slope 50% or greater divided by 160) . 
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D. Remote Lands 

One density credit per 160 acres for that portion of a parcel over 112 mile from a public 

road that was an existing, all-weather through public road before the County Local 

Coastal Program was initially certified in November 1980 (i.e., the number of acres of 

remote land divided by 160). 

E. Land With SlQPe 30% But Less Than 50% 

One density credit per 80 acres for that portion of a parcel which has a slope 30% but 

less than 50% (i.e., the number of acres of land with a slope 30%, but less than 50% 

divided by 80). 

F. Land Within Rift Zones or Active Faults 

.. 

• 

One density credit per 80 acres for that portion of a parcel which is located within the rift • 

zone or zone of fractured rock of an active fault as defined by the U.S. Geological Survey 

and mapped on USGS Map MF 355, "Active faults, probably active faults, and 

associated fracture zones in San Mateo County," or its current replacement (i.e., the 

number of acres of land within rift zones or active faults divided by 80). 

G. Lands Within 100-Year Floodplain 

One density credit per 60 acres for that portion of a parcel falling within a 100-year 

floodplain as most recently defined by the Federal Emergency Management Agency, the 

U.S. Geological Survey, or the U.S. Army Corps of Engineers {i.e., the number of acres 

of land within the 100-year floodplain divided by 60). 
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... 

• H. Land With Slope 15% But Less Than 30% 

One density credit per 60 acres for that portion of a parcel with a slope in excess of 15% 

but less than 30% (i.e., the number of acres of land with a slope 15%, but less than 30% 

divided by 60). 

I. Land Within Agricultural Preserves or Exclusive Agricultural Districts 

One density credit per 60 acres for that portion of a parcel within agricultural preserves 

or the exclusive Agricultural Districts as defined in the Resource Conservation Area 

Density Matrix policy on March 25, 1986 (i.e., the number of acres of land within 

Agricultural Preserves or Exclusive Agricultural Districts divided by 60). 

J. All Other Lands 

• One density credit per 40 acres for that portion or portions of a parcel not within the 

above areas (i.e., the number of acres of all other land divided by 40). 

• 

K. Bonus Density Credit for New Water Storage Capacity 

One bonus density credit shall be allowed for each 24.5 acre feet of new water storage 

capacity demonstrated to be needed and developed for agricultural cultivation or 

livestock. Water from this storage may be used only for agricultural purposes. These 

bonus credits may be used on site or transferred to another parcel. However, none of the 

credits may be used on prime agricultural lands or in scenic corridors. Use of the credits 

shall be subject to Planning Commission approval in accordance with the provisions of 

this and other County ordinances . 
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If the same portion of a parcel is covered by two or more of the subsections A. through 

J., the density credit for that portion shall be calculated solely on the basis of the 

subsection which permits the least density credit. 

GB:fc - GDBH1320.6FS 
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• 
I rrjgated Lawns 1 .000 sg. ft. 3.56 

1,000 §Q. ft. 7.13 

Irrigated Land§caping 1,000 §Q. ft. 7.13 
1,00Q §Q. f:t, 14.30 

Irrigated Drought-Tolerant Plantings 1,000 sg. ft. 14.30 
1,000 §Q. ft. 28.50 

Swimming Pools 1 00 sg. ft. of poQI surface 1Q.60 
1 QO sg. ft. Qf pool §yrface 21.20 

Small Hostelrie§ 
Hotel/Motel Rooms Rentable RQQm ~ 
Restaurant Seat ~ 
Irrigated Lawn 1 .ooo sg. ft. L13 
~wimming EoQI 100 sg. f:t. of pool §Urface 21.20 

Large Hostelries 
Hotel/Motel Rooms Rentable RoQm ~ 
Restaurant .s.em 26.8Q 

• Irrigated Lawn 1,000 sg. ft. 7.13 
~wimming PQQI 100 sg. ft. of gool surfac~ 21.20 

Resort Facilities 
HQtei/Motel RQoms Rentable Room 6.33 
Re§tgyrant/Banguet Room§ Seat 26.80 
~pa/G~m (with §hQwers) 1,000 sg. ft. M2. 
~pa/G~m (withQut S:hQw~r§) 1,000 §Q. ft. 2..12 
Laundry Rentable Unit 10.30 
Qonv~ntiQn Facilities/Meeting Rooms 1,000 sg. ft. 21.20 
Live-In Staff Person 12.20 
Irrigated Lawn 1,000 SQ. f:t. 7.13 
Irrigated Landscaping 1,000 sg. ft. 14.30 
Irrigated Drought-Tolerant Plantings 1.000 sg. ft. 28.50 
Swimming Pool 1 DO sg. ft. of pool surf9ce 21.20 

Residential Da~ Care Facilities for Children 
Residents Bed 2.22 
Da¥ U§er§ Per§on 14.60 

R~§id~oti91 Full-Time Care Es~iliti~§ fQr 
Qhildren 

Besidenm Bed ~ 

Foster Family Homes 
R~i!id~Dtii Bed ~ 

Re§identisl Qay Q9re Facilities for Adults 

• Residents Bed 2.22 
Ds¥ U§~rs Person 14.60 
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Residential Full-Time Care Facilities for Adults 
Residents 

Residential Day Care Facilities for the Elderly 
Residents 
Day Users 

Shared Housing Facilities for the Elderly 
Residents 

Restaurants 
Eating Area 
Bar or Cocktail Lounge <additional} 

Food Establishments Specializing in Carry-Out 
or Delivery Service 

Building Area 

Motor Vehicle Sales 
Service Area 
Car Wash (tunnel type) 

Motor Vehicle Service Stations 
Service Area 
Car Wash (tunnel type) 

Religious Facilities 
Meeting Facilities 
Rectory 

Club and Organization Meeting Facilities 
Building Area 

lnteroretive Centers 

Botanical and Zoological Gardens 
Domestic Use 
Animal Use 
Irrigated Lawns 
Irrigated Landscaping 
Irrigated Drought-Tolerant Plantings 

Institutional Day Care Facilities for Children 
Building Area 

Institutional Day Care Facilities for Adults 
Building Area 

Institutional Day Care Facilities for the Elderly 
Building Area 

Skilled Nursing Facilities 
Residents 

Bed 

Bed 
Person 

~ 

~ 
Patron 

1.000 sq. ft. 

Fuel Pump 
1.000 sq. ft. 

Fuel Pump 
1.000 sq. ft. 

1.000 sq. ft. 
Unit 

1.000 sq. ft. 

Visitors 

Visitors 
1.000 sq. ft. 
1.000 sq. ft.-
1.000 sq. ft. 
1.000 sq. ft. 

1.000 sq. ft. 

1.000 sq. ft. 

1.000 sq. ft. 

-2-

2.33 

2.22 
M.§Q 

~ 

2.6..§Q 
~ 

~ 

25.80 

~ 
Q.Ma 

~ 
Q.Ma 

63.00 
4.32 
7.13 

14.30 
28.50 
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Intermediate Care Facilities 
Residents 

Honor Camps 
oust Control 
Cafeteria. Dining Room 
Drinking Water. Sinks. Central Flush 
Toilets. Showers 

Wineries 
Winery 
Tasting Room 

Outdoor Sports Facilities 
Drinking Water Only 
Drinking Water and Flush Toilets 
Prinking Water. Flush Toilets and Showers 
Irrigated Lawn 
Irrigated Landscaping 
Irrigated Drought-Tolerant Plantings 
Swimming Pools 

Golf Courses and Clubs 
Clubhouse. Caddyshack. etc. 
Lawn Irrigation 
Swimming Pool 

Hunting and Fishing Club Facilities 
Clubhouse 

Commercial Stables and Riding Academies 

Parks 
Drinking Water Onlv 
Drinking Water and Flush Toilets 
Drinking Water. Flush Toilets and Showers 

Recreation Areas 
Drinking Water Only 
Drinking Water and Flush Toilets 
Drinking Water. Flush Toilets and Showers 

100 sg. ft. 
Persons Served 
Users 

1.000 sg. ft. 
Visitors 

Users 
~ 
~ 
1.000 sq. ft. 
1.000 sg. ft. 
1.000 sg. ft. 
1 00 sg. ft. of pool surface 

Golfers 
1.000 sg. ft. 
100 sg. ft. of pool surface 

Users 

Horses Boarded 

Users 
Users 
~ 

Users 
Users 
Users 

-3-

21.30 
210.00 

12.90 

u.a 
~ 

12.2:..Q.Q 
49.20 
35.00 

7.13 
14.30 
28.50 
2.l2Q 

38.60 
L.U 

21.20 

203.00 

26.80 

126.00 
~ 
35.00 

12.2:..Q.Q 
~ 
~ 
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Carnes 
Camp. Dust Control 
Camp. Cafeteria. Dining Room 
Camp. Drinking Water Only 
Camp. Drinking Water and Sinks 
Camp. Drinking Water. Sinks. Central 
Flush Toilets 
Camp. Drinking Water. Sinks. Central 
Flush Toilets and Showers 
Camp. Drinking Water. Sinks. Private 
~ 
Swimming Pool 
Irrigated· Lawns 
Irrigated Landscaping 
Irrigated Drought-Tolerant Plants 

Campgrounds 
Camp. Dust Control 
Camp. Cafeteria. Dining Room 
Camp. Drinking Water Only 
Camp. Prinking Water and Sinks 
Camp. Drinking Water. Sinks. Central 
Flush Toilets · 
Camp. Prinking Water. Sinks. Central 
Flush Toilets and Showers 
Camp. Prinking Water. Sinks. Private 
Baths 
R.V. Park. Dust Control 
R.V. park. No Water or Sewer Hookups 
R.V. Park. with Water or Sewer Hookups 
Swimming Pool 
Irrigated Lawns 
Irrigated Landscaping 
Irrigated Drought-Tolerant Plants 

Off-Road Vehicle Recreation Facilities 
Drinking Water Only 
Drinking Water and Flush Toilets 

Boat Launching and Pocking Facilities 
Drinking Water Only 
Drinking Water and Flush Toilets 
Boat Washing 

Marine Related Clubs. Schools and 
Administrative Offices 

Boat Charter Offices. Tour Operator 
Offices 
Boat Clubs 
Sailing and Marine Skill Schools 
Small Craft Marina Administrative Offices 

1.000 SQ. ft. 

JJm 
1.000 SQ. ft. 
1.000 SQ. ft. 

-4-
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Permanent Showgrounds and Exhibition 
Facilities 

Irrigated Lawn 
Irrigated Landscaping 
Irrigated Drought-Tolerant Plantings 
Drinking Water Only 
Drinking Water and Flush Toilets 

Temporary Showgrounds and Exhibition 
Facilities 

Drinking Water Only 

Commercial Dog Kennels 

Medical Treatment Facilities for Small Animals 

Medical Treatment Facilities for Large Animals 

Animal Shelters 

Animal Experimental Research Institutes 

GB:cdn/fc- GDBH1328.6FS 
• (9/10/97) 

• 

1.000 sg. ft. 
1.000 sg. ft. 
1.000 sg. ft. 
Users 
Users 

Attendees 

1. 000 sg. ft. 

1.000 sg. ft. 

1.000 sg. ft. 

1. 000 sg. ft. 

1.000 sg. ft. 
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XXXX - Original amendment wording 
XXXX - Deleted wording 
XXXX - Added wording 

EXHIBITB 

3.24 Second Dwellin~ Units in R-1 Zonin~ Districts 

Permit second dwelling units on building sites containing a one-family residence in R-1 
zoning districts subject to the following restrictions: 

a. Limit the total number of approved second units to 466 in the Coastal Zone. 

b. Limit the size of the units to 700 sq. ft. or 35% of the floor area of the existing 
principal residence, whichever is greater. 

c. Comply with all applicable policies and procedures as required by the LCP. 

d.. Second dwellin~ units shall not be permitted on non-conformin~ parcels less than 
5.000 sq. ft. 

GB:fc - GDBH1320.6FS 
(9/10/97) 
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XXXX - Deleted wording 

• 

• 

XXXX - Added wording 

EXIDBITC 

*5 .11 Maximum Density of Development Per Parcel 

d. A density credit bonus may .Q.Illy be allowed for the merger of contiguous parcels 

provided that (1) the density bonus is granted as part of a Coastal Development 

Permit. (2) a deed restriction is required as a condition of approval of that Coastal 

Development Permit. (3) the deed restriction requires that any subsequent land 

division of the merged property shall be consistent with all other applicable LCP 

policies. including Agriculture Component policies. and shall result in at least one 

agricultural parcel whose area is greater than the largest parcel before 

consolidation. and (4) the Coastal Development Permit is not in effect until the 

deed restriction is recorded by the owner of the land. The maximum bonus shall 

be calculated by: 

(1) Determining the total number of density credits on all parcels included in a 

master development plan; and 

(2) Multiplying that total by 25% if the merger is entirely of parcels of 40 acres 

or less, or by 10% if some or all of the parcels combined are larger than 40 

acres. 

The merged parcel shall be entitled to the number of density credits on the separate 

parcels prior to merger plus the bonus calculated under this subsection. The total 

- 21 -
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number of density credits may be used on the merged parcel. Once a parcel or 

portion of a parcel has been part of a merger for which bonus density credit has 

been given under this subsection, no bonus credit may be allowed for any 

subsequent merger involving that parcel or portion of a parcel. 

*5.22 Protection of Agricultural Water Supplies 

Before approving any division or conversion of prime agricultural land or other land 

suitable for agriculture, require that: 

a. All non-aglieulmral uses permitted on a parcel demonstrate the existing availabili~ 

of a potable and adequate on-site well water source. 

The existing availability of an adequate and potable well water source be 

demonstrated for all non-agricultural uses according to the following criteria: (1) 

each existing parcel developed with non-agricultural uses. or parcel legalized in 

accordance with LCP Policy 1.29. ·shall demonstrate a safe and adequate well 

water source located on that parcel. and (2) each new parcel created by a land 

division shall demonstrate a safe and adequate well water source located either 

(a) on that parcel. or (b) on the larger pro_perty that was subdivided to create the 

new parcel. providing that a single well source may not serve more than four (4) 

new parcels. 

b. Adequate and sufficient water supplies needed for agricultural production and 

sensitive habitat protection in the watershed are not diminished. 

c. All new non-agricultural parcels are severed from land bordering a stream and 

their deeds prohibit the transfer of riparian rights. 

GB:fc- GDBH1320.6FS (9/10/97) 
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• XXXX - Original amendment wording 
XXXX - Deleted wording 

• 

• 

XXXX - Added wording 

EXHIBITD 

8.5 Location of Development 

a. Require, to the extent practicable, that new development be located on a portion of 

a parcel where the development (1) is least visible from State and County Scenic 

Roads, (2) is least likely to significantly impact views from public viewpoints. and 

ffl ill consistent with that all other LCP requirement_s, best preserves the visual 

and open space qualities of the parcel overall. Where conflicts in complying with 

this requirement occur, resolve them in a manner which on balance most protects 

significant coastal resources on the parcel. 

Public viewpoints include, but are not limited to coastal roads, roadside rests and 

vista points, recreation areas. trails. coastal accessways. and beaches. 

This provision does not apply to enlargement of existing structures, provided that 

the size of the structure after enlargement does not exceed 150 percent of the pre

existing floor area, or 2,000 sq. ft., whichever is greater. 

This provision does not apply to agricultural development to the extent that 

application of the provision would impair any agricultural use or operation on the 

parcel. In such cases, agricultural development shall use appropriate building 

materials, colors, landscaping and screening to eliminate or minimize the visual 

impact of the development. 

23-
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b. Require, including by clustering if necessary, that new parcels have building sites 

that are not visible from State and County Scenic Roads. Ifffl the entire property • 

being subdivided is visible from State and County Scenic Roads, or (2) eomplianee 

with this provision is not permissible ttnder the General Plan and Loeal Coastal 

Program, then require that new parcels have building sites that minimize visibility 

from those roads and other public viewpoints. 

e. The provisions of this policy do not apply to the extent that the application of this 

poliey wOttld direet development to a location prohibited by the application of 

other General Plan or Local Coastal Program policies. 

*8. 7 Development on Skylines and Rid2elines 

a. Prohibit the location of development, in whole or in part, on a skyline or ridgeline, 

or where it will project above a skyline or ridgeline, unless there is no other 

developable building site on the parcel. 

Consistent with Policy 9.18. a site of 2reater than 30% slope may be deemed 

developable if it is the only other buildin2 site on the parcel and can be developed 

consistent with all other applicable LCP policies. 

Prohibit the location of development. in whole or in part. on a skyline. or where it 

will project ahove a skyline. when a developable building site exists on a ridgeline. 

A skyline is the line where sky and land masses meet. and rRidgelines are the tops 

of hills or hillocks normally viewed against a background of other hills, as defined 

by {General Plan Policy 4.7). This provision does not apply to the extent that the 

application of this provision WOttld direet development to a location restricted by 

the application of other General Plan or Loeal Coastal Program policies. 

• 
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b. Where no other developable building site exists on a parcel.£ limit development 

on a skyline or ridgeline to 18 feet in height from the natural or finished grade, 

whichever is lower. 

c. Prohibit the creation of new parcels which have no developable building site other 

than on a skyline or ridgeline ... , exeept to the extent that the application of this 

provision would direct de \'elopment to a location restricted by the application of 

other General Plan or Local Coastal Program policies. 

8.13 Special Design Guidelines for Coastal Communities 

The following special design guidelines supplement the design criteria in the 

Community Design Manual: 

a. Montara-Moss Beach-El Granada 

(1) Design structures which fit the topography of the site and do not require 

extensive cutting, grading, or filling for construction. 

(2) Employ the use of natural materials and colors which blend with the 

vegetative cover of the site. 

(3) Use pitched, rather than flat, roofs which are surfaced with non-reflective 

materials except for the employment of solar energy devices. 

(4) Design structures which are in scale with the character of their setting and 

blend rather than dominate or distract from the overall view of the 

urbanscape. 
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8.14 Coastal Views 

a-: .(5} To the extent feasible, design development to minimize the blocking of 

views to or along the ocean shoreline from Highway 1-to and other public 

viewpoints between Highway 1 and the sea; . Public viewpoints includ~ 

coastal roads. roadside rests and vista points, pttbliely owned recreation 

areas, trails. coastal accessways. and beaches lying between Highway 1 and 

the sea. This provision shall.no.t apply in areas west of Denniston Creek 

zoned either Coastside Commercial Recreation or Waterfront. 

b7 .(6} In areas east of Denniston Creek zoned Coastside Commercial Recreation, 

the height of development may not exceed 28 feet from the natural or 

finished grade, whichever is lower. 

b. Princeton-by-the-Sea 

(1) Commercial Development 

Design buildings which reflect the nautical character of the harbor setting, 

are of wood or shingle siding, employ natural or sea colors, and use pitched 

roofs. 

(2) Industrial DevelQPment 

Employ architectural detailing, subdued colors, textured building materials, 

and landscaping to add visual interest and soften the harsh lines of standard 

or stock building forms normally used in industrial districts. 
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*8.15 

c. San Gre~orio 

Encourage new buildings to incorporate traditional design features found in the 

San Gregorio House and other houses in the community, i.e., clean and simple 

lines, steep roof slopes, placement of windows and doors at regular intervals, 

doors and windows of equal proportions, and wood construction. Require 

remodeling of existing buildings to retain and respect their traditional architectural 

features, if any. 

d. Pescadero 

Encourage new buildings to incorporate architectural design features found in the 

historic buildings of the community (see inventory listing), i.e., clean and simple 

lines, precise detailing, steep roof slopes, symmetrical relationship of windows and 

doors, wood construction, white paint, etc. Require remodeling of existing 

buildings to retain and respect their traditional architectural features, if any . .... 

Coastal Views 

Prevent development (including buildings, structures, fences, un-natural obstructions, 

signs, and landscaping) from substantially blocking views to or along the shoreline 

from coastal roads, roadside rests and vista points, recreation areas, trails. coastal 

access ways. and beaches. 

*8.17 Alteration of Landforms: Roads and Gradin~ 

a. Require that development be located and designed to conform with, rather than 

change landforms. Minimize the alteration of landforms as a consequence of 

grading, cutting, excavating, filling or other development . 
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b. To the degree possible, ensure restoration of preexisting topographic contours after 

any alteration by development, except to the extent necessary to comply with the • 

requirements of Policy 8.18. 

c. Control development to avoid the need to construct access roads visible from State 

and County Scenic Roads. Existing private roads shall be shared wherever 

possible. New access roads may be permitted only where it is demonstrated that 

use of existing roads is physically or legally impossible or unsafe. New roads 

shall be (1) located and designed to minimize visibility from State and County 

Scenic Roads and (2) built to fit the natural topography and to minimize alteration 

of existing landforms and natural characteristics. 

This provision does not apply to agricultural development to the extent that 

application of the provision would impair any agricultural use or operation, or 

convert agricultural soils. In such cases, build new access roads to minimize 

alteration of existing landforms and natural characteristics. 

8.18 Development Desiin 

a. Require that development (1) blend with and be subordinate to the environment 

and the character of the area where located, and (2) be as unobtrusive as possible 

and not detract from the natural, open space or visual qualities of the area, 

including but not limited to siting, desigf!., layout, size, height, shape, materials, 

colors, access and landscaping. 

The colors of exterior materials shall harmonize with the predominant earth and 

vegetative colors of the site. Materials and colors shall absorb light and minimize 

reflection. Exterior lighting shall be limited to the minimum necessary for safety. 

All lighting, exterior and interior, must be placed, designed and shielded so as to 

confine direct rays to the parcel where the lighting is located. 
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Except for the requirement to minimize reflection, agricultural development shall 

be exempt from this provision. Greenhouse development shall be designed to 

minimize visual obtrusiveness and avoid detracting from the natural characteristics 

of the site. 

b. Require screening to minimize the visibility of development from scenic roads and 

other public viewpoints. Screening shall be by vegetation or other materials which 

are native to the area or blend with the natural environment and character of the 

site. 

c. Require that all non-agricultural development minimize noise, light, dust, odors 

and other interference with persons and property off the development site. 

GB:fc - GDBH1320.6FS 
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EXHIBITE 

9.18 ReiJ1lation of Development on 30% or Steeper Slopes 

a. Prohibit development on slopes of 30% or more, unless (1) no alternative exists or 

(2) the only practicable alternative site is on a skyline or ridgeline. Parcels -may 

man not be created where the only building site, in whole or in part, includiui 

roads and driveways. is on a slope of 30% or more. An engineering geologic 

report shall be required for any development on a slope of 30% or more. -Blis 

pi ow is ion does not appl' to the extent t:hat it is inconsistent with policies of the 

General Plan ot Local Coastal Program which restt iet the location of development. 

Development less than 10 feet in height that does .llQ.f. constitute a building. road or 

driveway. or require grading shall be exempt from the application of this 

provision. 

b. Employ the siting and grading criteria of the Design Review Zoning Ordinance 

and the Community Design Manual for Development on Slopes 30% or Greater. 

GB:fc - GDBH1320.6FS 
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XXXX - Original amendment wording 
XXXX - Deleted wording 
XXXX - Added wording 

EXHIBITF 

11.1 Definition of Visitor Serving Facilities 

11.2 

Define visitor serving facilities as public and private developments that are exclusively 

available to the general public and provide necessary, basic visitor support services 

such as lodging, food, water, restroom and automobile services. Visitor serving 

facilities include, but are not limited to, hotels, motels, hostels, campgrounds, group 

camps, grocery stores, food concessionaires, auto serving stations, public drinking 

water, restrooms, public parking for coastal recreation or access, restaurants, and 

country inns no more than two stories in height. 

Definition of Commercial Recreation Facilities 

Define commercial recreation facilities as developments serving primarily a recreation 

function which are operated by private business for profit and are exclusively available 

to the general public. Commercial recreation facilities include, but are not limited to, 

private beaches, stables, golf courses, specialty stores and sporting equipment sales 

and rentals. 

11.15 Private Recreation and Visitor-Serving Facilities 

a. Require that private recreation and visitor-serving facilities conform to: (1) the 

development and locational standards included throughout this component and as 
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referred in other components, and (2) the design standards of the Visual 

Resources Component. 

b. Require that private recreation and visitor-serving facilities conform to the 

intensities of use appropriate to the rural or urban setting and to the requirements 

of the individual site. In rural areas, visitor-serving uses shall require density 

credits based on daily water use in accordance with the requirements set forth in 

Local Coastal Program Policy 1.8. 

~ Any Coastal Develo.pment Permit for a visitor-serving or commercial recreation 

use shall include a condition of approval that requires the owner of the land to 

execute and record a deed restriction over the entire parcel or parcels. The deed 

restriction shall be recorded before a building or other construction permit is 

issued. and shall specify that: 

ill The development is a visitor-serving use exclusively available to the general 

public and that visitor length of stays are limited to no more than 29 

consecutive days. and no more than 90 days per year. The deed restriction 

shall be recorded with the County Recorder to run with the land free and 

clear of all prior liens and encumbrances . 

.(2} Conversion of any portion of the visitor-serving or commercial recreation 

facilities to a non-public. private. or member only use. or the implemen

tation of any program to allow extended or exclusive use or occupancy of 

such facilities by an individual or limited group or segment of the public. 

except as permitted under subparagraph (1) above. shall require an 

amendment to the applicable permit. and shall require a reduction in project 

density to the amount prescribed by LCP Policy *1.8 for uses which are not 

visitor serving. 

• 

• 
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ORDINANCE NO. _0_3_7_q_8_ 

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

* * * * * * * * * * *********** 

AN ORDINANCE AMENDING SAN MATEO COUNTY ORDINANCE CODE 
(ZONING ANNEX), DIVISION VI, PART ONE, CHAPTER 21A TO REVISE 

SECTION 6351, SUBSECTION J TO CLARIFY THE DEFINITION OF 
"DENSITY CREDITS"; SECTION 6355, SUBSECTION B, TO LIMIT 
THE NUMBER OF NEWLY SUBDIVIDED PARCELS THAT MAY 
SHARE A WELL; SECTION 6356 TO ESTABLISH NEW LIMITS 
ON THE LEVEL OF NON-AGRICULTURAL DEVELOPMENT; 

AND SECTION 6357, SUBSECTION A TO ADD AN 
AGRICULTURALLY PROTECTIVE REQUIREMENT 

BEFORE GRAN.TING THE DENSITY BONUS FOR 
COMBINING CONTIGUOUS PARCELS IN THE 

PLANNED AGRICULTURAL DISTRICT 

* * * * * * * * * * *********** 

The Board of Supervisors of the County of San Mateo, State of California, ORDAIN as 

follows: 

Section 1. San Mateo County Ordinance Code, Division VI, Part One, Chapter 21A, 

Section 6351, Subsection J be amended to read as follows: 

J. Density Credits 

The maximum number of land divisions permitted for a parcel computed 

in accordance with Section 6356. Credits may be combined for uses on a 

single parcel if the number of land divisions permitted is reduced accordingly; 
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however, only one credit shall be assigned to an agricultural parcel. Only 

one dwelling unit or non-agricultural use shall be permitted per parcel. 

Section 2. San Mateo County Ordinance Code, Division VI, Part One, Chapter 21A, 

Section 6355, Subsection B be amended to read as follows: 

B. Water Suwly Criteria 

1. The existing availability of an adequate and potable well water source 

shall be demonstrated for all non-agricultural uses according to the 

following criteria: (a) each existing parcel developed with non

agricultural uses, or parcel legalized in accordance with Local Coastal 

Program Policy 1.29, shall demonstrate a safe and adequate well water 

source located on that parcel, and (b) each new parcel created by a land 

division shall demonstrate a safe and adequate well water source located 

either (1) on that parcel, or (2) on the larger property that was 

subdivided to create the new parcel, provided that a single well water 

source may not serve more than four (4) new parcels. 

2. Adequate and sufficient water supplies needed for agricultural production 

and sensitive habitat protection in the watershed are not diminished. 

3. All new non-agricultural parcels are_severed from land bordering a 

stream and their needs prohibit the transfer of riparian rights. 

Section 3. San Mateo County Ordinance Code, Division VI, Part One, Chapter 21A, 

Section 6356 be amended to read as follows: 

• 

• 
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SECTION 6356. MAXIMUM DENSITY OF DEVELOPMENT. In the Planned 

Agricultural District, for purposes of determining the maximum total number of density 

credits accumulated on any parcel, the following system shall be used: 

The total parcel shall be compared against the criteria of this section in the order listed. 

Once considered under a criterion, a segment of the parcel shall not be considered 

under subsequent criteria. When the applicable criteria have been determined for each 

of the areas, any portion of the parcel which has not yet been assigned a maximum 

density accumulation shall be assigned a density of one density credit per 40 acres. 

The sum of densities accrued under all applicable categories shall constitute the 

maximum density of development permissible under this section. If the fractional 

portion of the number of density credits allowed is equal to or greater than .5, the total 

number of density credits allowed shall be rounded up to the next whole density credit. 

If the fraction is less than .5, the fractional unit shall be deleted. All legal parcels shall 

accumulate at least one density credit. 

Expanded or additional non-agricultural uses shall only be permitted on a parcel when 

there are enough density credits available to that parcel to meet the density credit 

requirements of this Section for both (a) existing uses, and (b) any expanded or 

additional uses. and only where such development meets all other applicable policies of 

the Local Coastal Pro&ram. 

Amount of Development Allowed for Non-a&ricultural Uses. Except Visitor-Serving.! 

Commercial Recreation. and Public Recreation Uses 

For new or expanded non-agricultural uses, except visitor-serving. commercial 

recreation. and public recreation uses, one density credit shall be required for each 315 

gallons, or fraction thereof, of average daily water use during the two months of 

highest water use in a year. This requirement applies to water use by or resulting from 

3 -
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the non-agricultural use, including landscaping, swimming pools and all other 

appurtenant uses. 

Residential Uses 

For new or expanded residential uses, a single-family dwelling unit shall be 

deemed to use 315 gallons of water per day during the two months of highest 

water use in a year (including landscaping, swimming pools and all other 

appurtenant uses). 

Non-Agricultural Uses Listed in the Kleimelder Report. Except Visitor-Serving 

For those non-agricultural uses, except visitor-serving uses, listed in Table 7 

of the Klein:felder, Rttral Area V{ater Use Stttdy. Final Report, the amount of 

development allowed for each density credit in accordance with the require

ments of this policy shall be the amount stated in Table .q 1...5 in the column 

headed "Number of Measuring Units Per Density Credit Based on Peak Daily 

Water Use With Conservation Fixtures." 

Amount of Development Allowed for Visitor-Serving. Commercial Recreation. and 

Public Recreation Uses Listed in the Kleinfelder Report 

For new or expanded visitor-serving, commercial recreation, and public recreation 

uses, one density credit shall be required for the first 945 gallons, or fraction thereof, 

of average daily water use during the two months of highest water use in a year. One 

additional density credit shall be required for each 630 gallons, or fraction thereof, of 

average daily water use during the two months of highest water use in a year. 

• 

• 
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This requirement applies to water use by or resulting from the visitor-serving use, 

including landscaping, swimming pools and all other appurtenant uses. The 945-gallon 

water use allowance for one density credit may be applied one time only on a parcel. 

For those visitor-serving. commercial recreation. and public recreation uses listed in 

Table :::; U of the Kleinfelder, Rural Area Vlater Use Stu~. Final Report, the amount 

of development allowed for each density credit in accordance with the requirements of 

this policy shall be: 

First Density Credit 

For one density credit or the first density credit when multiple density credits 

are available, ~ 1 112 times the amount stated in Table .q 1...5 in the 

column headed "Number of Measuring Units Per Density Credit Based on 

Peak Daily Water Use With Conservation Fixtures ... " or the amount stated in 

that column and a residential dwelling unit associated with a visitor-serving 

facility that is occupied by the facility owner or operator. 

Additional Density Credits 

For each additional density credit, the amount stated in Table .q 1...5 in the 

column headed "Number of Measuring Units Per Density Credit Based on 

Peak Daily Water Use With Conservation Fixtures." 

For the purpose of this provision. "visitor-serving. commercial recreation. and public 

recreation uses" shall be only those lands and facilities listed in LCP Policies 11.1 , 

11.2 and 11.3. and only if those lands and facilities specifically enhance public 

opportunities for coastal recreation . 
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As an interim limit. no more than 600 visitor-servin~t lodi!in~t units may be approved i;o 

the rural Coastal Zone. as specified by LCP Policy 1.23. 

The provisions of this section will not apply to agriculture, farm labor housing, a 

residential dwelling unit associated with a visitor-serving facility that is occupied by the 

facility owner of operator, or affordable housing to the extent authorized in Policy 3.23 

of the Local Coastal Program on March 25, 1986, or other structures considered to be 

accessory to agriculture under the same ownership. 

A. Prime A~tricultural Lands 

One density credit per 160 acres for that portion of a parcel which is prime 

agricultural land as defmed in Section 6351 (i.e., the number of acres of Prime 

Agricultural Land divided by 160). 

B. Lands With Landslide Susce.ptibility 

One density credit per 160 acres for that portion of a parcel which lies within any 

of the three least stable categories (Categories V, VI and L) as shown on the U.S. 

Geological Survey Map MF 360, "Landslide Susceptibility in San Mateo County" 

or its current replacement (i.e., the number of acres of land susceptible to 

landslides divided by 160). 

C. Land With Slope 50% or Greater 

One density credit per 160 acres for that portion of a parcel which has a slope 50% 

or greater (i.e., the number of acres of land with a slope 50% or greater divided 

by 160). 

-6-
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• D. Remote Lands 

One density credit per 160 acres for that portion of a parcel over 112 mile from a 

public road that was an existing, all-weather through public road before the 

County Local Coastal Program was 'initially certified in November 1980 (i.e., the 

number of acres of remote land divided by 160). 

E. Land With Slope 30% But Less Than 50% 

One density credit per 80 acres for that portion of a parcel which has a slope 30% 

but less than 50% (i.e., the number of acres of land with a slope 30%, but less 

than 50% divided by 80). 

F. Land Within Rift Zones or Active Faults 

• One density credit per 8Q acres for that portion of a parcel which is located within 

the rift zone or zone of fractured rock of an active fault as defined by the U.S. 

Geological Survey and mapped on USGS Map MF 355, "Active faults, probably 

active· faults, and associated fracture zones in San Mateo County," or its current 

replacement (i.e., the number of acres of land within rift zones or active faults 

divided by 80). 

• 

G. Lands Within Flood Hazard Areas 

One density credit per 60 acres for that portion of a parcel falling within a 100-

year floodplain as most recently defined by the Federal Emergency Management 

Agency, the U.S. Geological Survey, or the U.S. Army Corps of Engineers (i.e., 

the number of acres of land within the 100-year floodplain divided by 60). 
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H. Land With Slope 15% But Less Than 30% 

One density credit per 60 acres for that portion of a parcel with a slope in excess 

of 15 % but less than 30% (i.e. , the number of acres of land with a slope 15%, but 

less than 30% divided by 60). 

I. Land Within Airicultural Preserves or Exclusive Airicultural Districts 

One density credit per 60 acres for that portion of a parcel within agricultural 

preserves or the exclusive Agricultural Districts as defined in the Resource 

Conservation Area Density Matrix policy on March 25, 1986 (i.e., the number of 

acres of land within Agricultural Preserves or Exclusive Agricultural Districts 

divided by 60). 

J. All Other Lands 

One density credit per 40 acres for that portion or portions of a parcel not within 

the above areas (i.e., the number of acres of all other land divided by 40). 

If the same portion of a parcel is covered by two or more of the subsections A. and 

J. , the density credit for that portion shall be calculated solely on the basis of the 

subsection which permits the least density credit. 

Section 4. San Mateo County Ordinance Code, Division VI, Part One, Chapter 21A, 

Section 6357, Subsection A be amended to read as follows: 

A. Consolidatin2 Parcels 

In addition to the maximum density of development permitted, bonus densities 

may be granted when contiguous parcels are combined to form a larger 
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parcel, provided that the density bonus is granted in accordance with LCP 

Policy 5. 11. including deed restriction requirements that any subsequent land 

division of the merged property shall result in at least one agricultural parcel 

whose area is greater than the largest parcel before consolidation. The 

bonus~ for a proposed combination shall be calculated by: 

1. determining the total number of density credits on all parcels included in 

a master development plan, and 

2. multiplying that total by 25% if the merger is entirely of parcels of 40 

acres or less, or by 10% if some or all of the parcels combined are larger 

than 40 acres. 

The merged parcel shall be entitled to the number of density credits allowed 

prior to merger. plus the bonus calculated under this subsection. Once a 

parcel or portion of a parcel has been granted bonus density credits as a result 

of a merger under this subsection, no additional bonus credit(s) may be 

granted for subsequent merger activities involving that parcel or a portion of 

that parcel. 

Section 5. The provisions of this Ordinance shall JlQt apply to development thai has 

fulfilled at least one of the following requirements before the effective date of this ordinance: 

1. A permit application for each development permit required by the County 

Zoning Regulations applicable to the proposed development, including a 

Coastal Development Permit application, has been submitted to the County 

and determined to be complete, or 
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2. With respect to Section 6355, Subsection B of the San Mateo County Zoning 

Regulations, a tentative subdivision map or tentative parcel map application 

has been submitted to the County and determined to be complete, or 

3. A building permit application has been submitted to the County and 

determined to be complete, if no development permit is required by the 

County Zoning Regulations, or 

4. A development agreement has been recorded between the County and the 

owner of the property where the development will occur, and the proposed 

development conforms with the terms of that development agreement. 

Section 6. Incorporate into the Appendix established by Resolution ___ , (1) the 

names of all development proposals that, in accordance with this ordinance, are not affected by 

the zoning regulations as amended by this ordinance, and (2) the regulations which apply to 

such development proposals, in lieu of the zoning regulations as amended by this ordinance. 

Section 7. This ordinance shall be in full force and effect thirty (30) days after the 

Coastal Commission has certified it, without modification, as conforming with the California 

Coastal Act. 

GB:fc - GDBH1334.6FQ 
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ORDINANCE NO. 0'3>rct q 

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

* * * * * * * * * * * * 

AN ORDINANCE AMENDING SAN MATEO COUNTY ORDINANCE CODE 
(ZONING ANNEX) DIVISION VI, PART ONE, CHAPTER 36 

TO REVISE SECTION 6906 TO ESTABLISH NEW LIMITS ON THE 
LEVEL OF NON-AGRICULTURAL DEVELOPMENT IN THE 

RESOURCE MANAGEMENT COASTAL ZONE (RM/CZ) DISTRICT 

* * * * * * * * * * * * 

The Board of Supervisors of the County of San Mateo, State of California, ORDAIN as 

follows: · 

Section 1. San Mateo County Ordinance Code, Division VI, Part One, Chapter 36, 

Section 6906 be amended to read as follows: 

SECTION 6906. MAXIMUM DENSITY OF DEVELOPMENT. In the RM/CZ 

District, for purposes of determining the maximum total number of dwelling units 

permissible on any parcel, the following system shall be used: 

The total parcel shall be compared against the criteria of this section in the order listed. 

Once considered under a criterion, a segment of the parcel shall not be considered 

under subsequent criteria. When the applicable criteria have been determined for each 

of the areas, any portion of the parcel which has not yet been assigned a maximum 

density accumulation shall be assigned a density of one density credit per 40 acres. 
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The sum of densities accrued under all applicable categories shall constitute the 

maximum density of development permissible under this section. If the fractional 

portion of the number of dwelling credits allowed is equal to or greater than .5, the 

total number of dwelling credits allowed shall be rounded up to the next whole density 

credit. If the fraction is less than .5, the fractional unit shall be deleted. All legal 

parcels shall accumulate at least one density credit. 

Expanded or additional non-agricultural uses shall only be permitted on a parcel when 

there are enough density credits available to that parcel to meet the density credit 

requirements of this Section for both (a) existing uses, and (b) any expanded or 

additional uses. and only wbere such develQPIU.ent meets all otber awlicable policies of 

the Local Coastal Proifrarn. 

Amount of Development Allowed for Non-Aaricultural Uses, Except Yisitor-Servill.i,. 

Commercial Recreation and Public Recreation Uses 

For new or expanded non-agricultural uses, except visitor-serving. commercial 

recreation. and public recreation uses, one density credit shall be required for each 315 

gallons, or fraction thereof, of average daily water use during the two months of 

highest water use in a year. This requirement applies to water use by or resulting from 

the non-agricultural use, including landscaping, swimming pools and all other 

appurtenant uses. 

Residential Uses 

For new or expanded residential uses, a single-family dwelling unit shall be 

deemed to use 315 gallons of water per day during the two months of highest 

water use in a year (including landscaping, swimming pools and all other 

appurtenant uses). 
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Non-A&ricultural Uses Listed in the Kleinfelder Report, Except Visitor-Servin& 

~ 

For those non-agricultural uses, except visitor-serving uses, listed in Table 7 of 

the Kleinfelder, Rural Area Water Use Smdy . Final Report, the amount of 

development allowed for each density credit in accordance with the requirements 

of this policy shall be the amount stated in Table.!:! U in the column headed 

"Number of Measuring Units Per Density Credit Based on Peak Daily Water 

Use With Conservation Fixtures." 

Amount of Development Allowed for Visitor-Servinf:. Commercial Recreation. and 

Public Recreation Uses, Listed in the Kleinfelder Report 

For new or expanded visitor-serving. commercial recreation and public recreation uses, 

one density credit shall be required for the first 945 gallons, or fraction thereof, of 

average daily water use during the two months of highest water use in a year. One 

additional density credit shall be required for each 630 gallons, or fraction thereof, of 

average daily water use during the two months of highest water use in a year. 

This requirement applies to water use by or resulting from the visitor-serving use, 

including landscaping, swimming pools and all other appurtenant uses. The 945-gallon 

water use allowance for one density credit may be applied one time only on a parcel. 

For those visitor-serving. commercial recreation, and public recreation uses listed in 

Table 7 U of the Kleinfelder, Rural Area Vlater Use Swdy. Final Report, the amount 

of development allowed for each density credit in accordance with the requirements 

of this policy shall be: 
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First Density Credit 

For one density credit or the first density credit when multiple density credits 

are availablet ~ 1 112 times the amount stated in Table -9 l....S in the column 

headed "Number of Measuring Units Per Density Credit Based on Peak Daily 

Water Use With Conservation Fixtures_." or the amount stated in that column 

and a residential dwellin2 unit associated with a visitor-servin2 facility that is 

occupied by the facility owner or operator. 

Additional Density Credits 

For each additional density creditt the amount stated in Table q l....S in the 

column headed "Number of Measuring Units Per Density Credit Based on Peak 

Daily Water Use With Conservation Fixtures." 

• 

For the pu[J)ose of this provision. "yisjtor-serviQ2. commercial recreation. and public • 

recreation uses" shall be only those lands and facilities listed in LCP Policies 11.1. 

11.2 and 11.3. and only if those lands and facilities specifically enhance public 

opportunities for coastal recreation. 

As an interim limit. no more than 600 visitor-servin2 lod~in~ units may be iJt!Proved in 

the rural Coastal Zone. as specified by LCP Policy 1.23. 

The provisions of this section will not apply to farm labor housing, other structures 

considered to be accessory to agriculture under the same ownershipt a residential 

dwelling unit associated with a visitor-serving facility that is occupied by the facility 

owner or operator, or density credits transferred in accordance with the provisions 

established by the Planned Agricultural District Regulations. 
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(a) Prime Agricultural Lands 

One density credit per 160 acres for that portion of a parcel which is prime 

agricultural land as defined in Section 6351 (i.e., the number of acres of Prime 

Agricultural Land divided by 160). 

(b) Lands With Landslide Susceptibility 

One density credit per 160 acres for that portion of a parcel which lies within any 

of the three least stable categories (Categories V, VI and L) as shown on the U.S. 

Geological Survey Map MF 360, "Landslide Susceptibility in San Mateo 

County" or its current replacement (i.e., the number of acres of land susceptible 

to landslides divided by 160). 

(c) Land With Slope 50% or Greater 

One density credit per 160 acres for that portion of a parcel which has a slope 

50% or greater (i.e., the number of acres of land with a slope 50% or greater 

divided by 160). 

(d) Remote Lands 

One density credit per 160 acres for that portion of a parcel over 112 mile from a 

public road that was an existing, all-weather through public road before the 

County Local Coastal Program was initially certified in November 1980 (i.e., the 

number of acres of remote land divided by 160). 
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(e) Land With Slope 30% but Less Than 50% 

One density credit per 80 acres for that portion of a parcel which has a slope 30% 

but less than 50% (i.e., the number of acres of land with a slope 30%, but less 

than 50% divided by 80). 

(f) Lands Within Rift Zones or Active Faults 

One density credit per 80 acres for that portion of a parcel which is located 

within the rift zone or zone of fractured rock of an active fault as defined by the 

U.S. Geological Survey and mapped on USGS Map MF 355, "Active faults, 

probably active faults, and associated fracture zones in San Mateo County," or its 

current replacement (i.e., the number of acres of land within rift zones or active 

faults divided by 80). 

(g) Lands Within Flood Hazard Areas 

One density credit per 60 acres for that portion of a parcel falling within a 100-

year floodplain as most recently defined by the Federal Emergency Management 

Agency, the U.S. Geological Survey, or the U.S. Army Corps of Engineers (i.e., 

the number of acres of land within the 100-year floodplain divided by 60). 

(h) Land With Slope 15% But Less Than 30% 

One density credit per 60 acres for that portion of a parcel with a slope in excess 

of 15% but less than 30% (i.e., the number of acres of land with a slope 15%, 

but less than 30% divided by 60). 
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(i) Land Within Agricultural Preserves or Exclusive Agricultural Districts 

One density credit per 60 acres for that portion of a parcel within agricultural 

preserves or the exclusive Agricultural Districts as defined in the Resource 

Conservation Area Density Matrix policy on March 25, 1986 (i.e., the number of 

acres of land within Agricultural Preserves or Exclusive Agricultural Districts 

divided by 60). 

(j) All Other Lands 

One density credit per 40 acres for that portion or portions of a parcel not within 

the above areas (i.e., the number of acres of all other land divided by 40). 

If the same portion of a parcel is covered by two or more of the subsections (a) and (j), 

the density credit for that portion shall be calculated solely on the basis of the 

subsection which permits the least density credit. 

Section 2. The provisions of this Ordinance shall.llQ.t apply to development that has 

fulfilled at least one of the following requirements before the effective date of this ordinance: 

1. A permit application for each development permit required by the County 

Zoning Regulations applicable to the proposed development, including a 

Coastal Development Permit application, has been submitted to the County and 

determined to be complete, or 

2. A building permit application has been submitted to the County and determined 

to be complete, if no development permit is required by the County Zoning 

Regulations, or 
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3. A development agreement has been recorded between the County and the 

owner of the property where the development will occur, and the proposed 

development conforms with the terms of that development agreement. 

Section 3. Incorporate into the Appendix established by Resolution ___ , (1) the 

names of all development proposals that, in accordance with this ordinance, are not affected by 

the zoning regulations as amended by this ordinance, and (2) the regulations which apply to 

such development proposals, in lieu of the zoning regulations as amended by this ordinance. 

Section 4. This ordinance shall be in full force and effect thirty (30) days after the 

Coastal Commission has certified it, without modification, as conforming with the California 

Coastal Act. 

GB:cdn/fc - GDBH1338.6CQ 
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ORDINANCE NO. Oo~c::>n 

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

* * * * * * * * * * * 

AN ORDINANCE AMENDING SAN MATEO COUNTY ORDINANCE CODE 
(ZONING ANNEX), DIVISION VI, PART ONE, CHAPTER 37 TO REVISE 

SECTION 6979 TO ESTABLISH NEW LIMITS ON THE LEVEL 
OF NON-AGRICULTURAL DEVELOPMENT IN THE TIMBER 

PRESERVE ZONE/COASTAL ZONE (TPZ/CZ) DISTRICT 

* * * * * * * * * * * 

The Board of Supervisors of tpe County of San Mateo, State of California, ORDAIN as 

follows: 

Section 1. San Mateo County Ordinance Code, Division VI, Part One, Chapter 7, 

Section 6979 be amended to read as follows: 

SECTION 6979. MAXIMUM DENSITY OF DEVELOPMENT. In the TPZ/CZ 

District, for purposes of determining the maximum total number of density credits 

accumulated on any parcel, the following system shall be used. 

The total parcel shall be compared against the criteria of this section in the order listed. 

Any segment of a parcel to which a criterion first applies shall be allowed a maximum 

accumulation of that density. Once considered under a criterion, a segment of the 

parcel shall not be considered under subsequent criteria. When the applicable criteria 

have been determined for each of the areas, any portion of the parcel which has not yet 
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been assigned a maximum density accumulation shall be assigned a density of one 

density credit per 40 acres. 

The sum of densities accrued under all applicable categories shall constitute the 

maximum density of development permissible under this section. If the fractional 

portion of the number of density credits allowed is equal to or greater than .5, the total 

number of density credits allowed shall be rounded up to the next whole density credit. 

If the fraction is less than .5, the fractional unit shall be deleted. All legal parcels shall 

accumulate at least one density credit. 

Expanded or additional non-agricultural uses shall only be permitted on a parcel when 

there are enough density credits available to that parcel to meet the density credit 

requirements of this Section for both (a) existing uses, and (b) any expanded or 

additional uses, and only wbere such development meets other applicable policies of the 

Local Coastal ProK"rarn. 

Amount of Development Allowed for Non-Agricultural Uses. Except Yisjtor-Servin~ 

Commercial Recreation. and Public Recreation Uses 

For new or expanded non-agricultural uses, except visitor-serving. commercial 

recreation. and public recreation uses, one density credit shall be required for each 315 

gallons, or fraction thereof, of average daily water use during the two months of 

highest water use in a year. This requirement applies to water use by or resulting from 

the non-agricultural use, including landscaping, swimming pools and all other 

appurtenant uses. 

Residential Uses 

For new or expanded residential uses, a single-family dwelling unit shall be 

deemed to use 315 gallons of water per day during the two months of highest 

- 2 -
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water use in a year (including landscaping, swimming pools and all other 

appurtenant uses). 

Non-Agricultural Uses Listed in the Kleinfelder Report. Except Visitor-Serving 

~ 

For those non-agricultural uses, except visitor-serving uses, listed in Table 7 

of the Kleinfelder, Rural Area 'tVater Use Study. Final Report, the amount of 

development allowed for each density credit in accordance with the 

requirements of this policy shall be the amount stated in Table .!:f U in the 

column headed "Number of Measuring Units Per Density Credit Based on 

Peak Daily Water Use With Conservation Fixtures." 

Amount of Development Allowed for Visitor-Serving. Commercial Recreation. and 

Public Recreation Uses Listed in the Kleinfelder Report 

For new or expanded visitor-serving, commercial recreation. and public recreation 

uses, one density credit shall be required for the first 945 gallons, or fraction thereof, 

of average daily water use during the two months of highest water use in a year. One 

additional density credit shall be required for each 630 gallons, or fraction thereof, of 

average daily water use during the two months of highest water use in a year. 

This requirement applies to water use by or resulting from the visitor-serving use, 

including landscaping, swimming pools and all other appurtenant uses. The 945-gallon 

water use allowance for one density credit may be applied one time only on a parcel. 

For those visitor-serving. commercial recreation, and public recreation uses listed in 

Table 7 U of the Kleinfelder, Rural Area Vlater Use Study. Final Report, the amount 

of development allowed for each density credit in accordance with the requirements of 

this policy shall be: 

- 3-
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First Density Credit 

For one density credit or the first density credit when multiple density credits 

are available, ~ 1 112 times the amount stated in Table q .L.5 in the 

column headed "Number of Measuring Units Per Density Credit Based on 

Peak Daily Water Use With Conservation Fixtures"'"" or the amount stated in 

that column and a residential dwellin2 unit associated with a visitor-servin2 

facility that is occupied by the facility owner or operator. 

Additional Density Credits 

For each additional density credit, the amount stated in Table .q .L.5 in the 

column headed "Number of Measuring Units Per Density Credit Based on 

Peak Daily Water Use With Conservation Fixtures." 

• 

• 

For the pm:pose of this provision. "visitor-serving. commercial recreation. and public • 

recreation uses" shall be only those lands and facilities listed in LCP Policies 11. 1, 

11.2 and 11.3. and only if those lands and facilities specifically enhance public 

opportunities for coastal recreation. 

As an interim limit, no more than 600 visitor-serving lodging units may be approved in 

the rural Coastal Zone. as specified by LCP Policy 1.23. 

The provisions of this section will not apply to farm labor housing, other structures 

considered to be accessory to agriculture under the same ownership, a residential 

dwelling unit associated with a visitor-serving facility that is occupied by the facility 

owner or operator, or density credits transferred in accordance with the provisions 

established by the Planned Agricultural District Regulations. 
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A. Prime Agricultural Lands 

One density credit per 160 acres for that portion of a parcel which is prime 

agricultural land as defined in Section 6351 (i.e., the number of acres of Prime 

Agricultural Land divided by 160). 

B. Lands With Landslide Susga>tibility 

One density credit per 160 acres for that portion of a parcel which lies within any 

of the three least stable categories (categories V, VI and L) as shown on the U.S. 

Geological Survey Map MF 360, "Landslide Susceptibility in San Mateo County" 

or its current replacement (i.e., the number of acres of land susceptible to 

landslides divided by 160). 

C. Land With Slope 50% or Greater 

One density credit per 160 acres for that portion of a parcel which has a slope 50% 

or greater (i.e., the number of acres of land with a slope 50% or greater divided 

by 160). 

D. Remote Lands 

One density credit per 160 acres for that portion of a parcel over 112 mile from a 

public road that was an existing, all-weather through public road before the 

County Local Coastal Program was initially certified in November 1980 (i.e., the 

number of acres of remote land divided by 160) . 

- 5 -
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E. Land With Slope 30% But Less Than 50% 

One density credit per 80 acres for that portion of a parcel which has a slope 30% 

but less than 50% (i.e., the number of acres of land with a slope 30%, but less 

than 50% divided by 80). 

F. Lands Within Rift Zones or Active Faults 

One density credit per 80 acres for that portion of a parcel which is located within 

the rift zone or zone of fractured rock of an active fault as defined by the U.S. 

Geological Survey and mapped on USGS Map MF 355, "Active faults, probably 

active faults, and associated fracture zones in San Mateo County," or its current 

replacement (i.e., the number of acres of land within rift zones or active faults 

divided by 80). 

G. Lands Within Flood Hazard Areas 

One density credit per 60 acres for that portion of a parcel falling within a 100-

year floodplain as most recently defined by the Federal Emergency Management 

Agency, the U.S. Geological Survey, or the U.S. Army Corps of Engineers (i.e., 

the number of acres of land within the 100-year floodplain divided by 60). 

H. Land With SlQPe 15% But Less Than 30% 

One density credit per 60 acres for that portion of a parcel with a slope in excess 

of 15% but less than 30% (i.e., the number of acres of land with a slope 15%, but 

less than 30% divided by 60). 

• 

• 
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I. Land Within Agricultural Preserve or Exclusive Agricultural Districts 

One density credit per 60 acres for that portion of a parcel within agricultural 

preserves or the exclusive Agricultural Districts as defined in the Resource 

Conservation Area Density Matrix policy on March 25, 1986 (i.e., the number of 

acres of land within Agricultural Preserves or Exclusive Agricultural Districts 

divided by 60). 

J. All Other Lands 

One density credit per 40 acres for that portion or portions of a parcel not within 

the above areas (i.e., the number of acres of all other land divided by 40). 

If the same portion of a parcel is covered by two or more of the subsections A. and J., 

the density credit for that portion shall be calculated solely on the basis of the 

subsection which permits the Jeast density credit. 

Section 2. The provisions of this Ordinance shall not apply to development that has 

fulfilled at least one of the following requirements before the effective date of this ordinance: 

1. A permit application for each development permit required by the County 

Zoning Regulations applicable to the proposed development, including a 

Coastal Development Permit application, has been submitted to the County 

and determined to be complete, or 

2. A building permit application has been submitted to the County and 

determined to be complete, if no development permit is required by the 

County Zoning Regulations, or 
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3. A development agreement has been recorded between the County and the 

owner of the property where the development will occur, and the proposed 

development conforms with the terms of that development agreement. 

Section 3. Incorporate into the Appendix established by Resolution ___ , (1) the 

names of all development proposals that, in accordance with this ordinance, are not affected by 

the zoning regulations as amended by this ordinance, and (2) the regulations which apply to 

such development proposals, in lieu of the zoning regulations as amended by this ordinance. 

Section 4. This ordinance shall be in full force and effect thirty (30) days after the 

Coastal Commission has certified it, without modification, as conforming with the California 

Coastal Act. 

GB:fc - GDBH1350.6FQ 

(9/11197) 
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• 

XXXX - Added wording 

ORDINANCE NO. _0_2:>_~_CS_t_ 

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

* * * * * * * * * * * * * * * * * * * * * 

AN ORDINANCE AMENDING SAN MATEO COUNTY ORDINANCE CODE 
(ZONING ANNEX), DIVISION VI, PART ONE, CHAPTER 20B TO REVISE 
SECTIONS 6328.7 AND 6328.14 TO ESTABLISH TIMING REQUIREMENTS 

FOR DEMONSTRATING WELL WATER AVAILABILITY 

* * * * * * * * * * * * * * * * * * * * * 

The Board of Supervisors of the County of San Mateo, State of California, ORDAIN as 

follows: 

Section 1. San Mateo County Ordinance Code, Division VI, Part One, Chapter 20B, 

Section 6328.7 is hereby amended to read as follows: 

SECTION 6328.7. APPLICATION REQUIREMENTS. Application for a Coastal 

Development Permit shall be made to the Planning and Development Building Division 

on forms provided by the Planning Director. Where required by this Chapter, 

application for a Coastal Development Permit shall be made prior to or concurrently 

with application for any other permit or approvals required for the project by the San 

Mateo County Ordinance Code. The application for a Coastal Development Permit 

shall be accompanied by: 

(a) A nominal fee set by resolution of the Board of Supervisors . 
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(b) A location map showing the lot to be developed in relation to nearby lots, streets, 

highways and major natural features such as the ocean, beaches, wetlands and 

major landforms. 

(c) A site plan, to scale, showing: 

1. Existing and proposed property lines of the lot to be developed, including all 

easements over or adjacent to the lot. 

2. Existing and proposed topography, at a contour interval appropriate to the 

size of the site to be developed. 

3. All existing and proposed structures, roads, utility lines, signs, fences and 

other improvements. 

• 

4. Major natural and man-made landscape features, including location, type and • 

size of any trees or other vegetation to be removed or planted. 

5. For projects proposed between the first through public road and the sea, 

indicate on the site plan existing and/or proposed public access to and along 

the shoreline. 

(d) Building elevations showing: 

1. All exterior walls. 

2. Type and color of roof and other exterior materials. 

3. Location and design of roof equipment, trash enclosures, fences, exterior 

lights, signs and other exterior structures and equipment. 
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W For all proposed development requiring a domestic well water source. except 

single-family residences and any permitted use on a parcel of 40 acres or 2reater, 

demonstrated proof of the existing availability of an adequate and potable water 

source for the proposed development, and that use of the water source will not 

impair surface streamflow. the water supply of other property owners. a2ricultural 

production or sensitive habitats. 

UU Any additional information determined by the Planning Director to be necessary 

for evaluation of the proposed development. 

Section 2. San Mateo County Ordinance Code, Division VI, Part One, Chapter 20B, 

Section 6328.14 is hereby amended to read as follows: 

SECTION 6328.14. CONDITIONS. Approval of a Coastal Development Permit 

shall be conditioned as necessary to ensure conformance with and implementation of the 

Local Coastal Program. The approving authority may require modification and 

resubmittal of project plans, drawings and specifications to ensure conformance with 

the Local Coastal Program. When modification and resubmittal of plans is required, 

action shall be deferred for a sufficient period of time to the project. 

For all proposed development requiring a domestic well water source and not subject to 

the provisions of Section 6328.7(e). require as a condition of approval demonstrated 

proof of the existing availability of an adequate and potable water source for the 

proposed development. and that use of the water source will not impair surface 

streamflow, the water supply of other property owners, agricultural production or 

sensitive habitats. 

Section 3. The provisions of this Ordinance shall not apply to development that has 

• fulfilled at least one of the following requirements before the effective date of this ordinance: 
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1. A permit application for each development permit required by the County Zoning 

Regulations applicable to the proposed development, including a Coastal 

Development Permit application, has been submitted to the County and 

determined to be complete, or 

2. A building permit application has been submitted to the County and determined to 

be complete, if no development permit is required by the County Zoning 

Regulations, or 

3. A development agreement has been recorded between the County and the owner 

of the property where the development will occur, and the proposed development 

conforms with the terms of that development agreement. 

Section 4. Incorporate into the Appendix established by Resolution ____ , (1) the 

names of all development proposals that, in accordance with this ordinance, are not affected by 

the zoning regulations as amended by this ordinance, and (2) the regulations which apply to 

such development proposals, in lieu of the zoning regulations as amended by this ordinance. 

Section 5. This ordinance shall be in full force and effect thirty (30) days after the 

Coastal Commission has certified it, without modification, as conforming with the California 

Coastal Act. 

GB:fc- GDBH1323.6FQ 

(9/11197) 
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ATTACHMENT F 

ORDINANCE NO. b38C> z_ 

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

* * * * * * * * * * * 

AN ORDINANCE AMENDING SAN MATEO COUNTY ORDINANCE CODE 
(ZONING ANNEX), DIVISION VI, PART ONE, CHAPTER 16.5 TO 

REVISE SECTION 6269, SUBSECTION 3 TO REDUCE THE HEIGHT 
LIMIT FROM 36 TO 28 FEET IN THE COASTSIDE COMMERCIAL 

RECREATION DISTRICT (EAST OF DENNISTON CREEK) 

* * * * * * * * * * * 

The Board of Supervisors of the County of San Mateo, State of California, ORDAIN as 

follows: 

Section 1. San Mateo County Ordinance Code, Division VI, Part One, Chapter 16.5, 

Section 6269, Subsection 3 is hereby amended to read as follows: 

... 

3. Buildin2 Height Limit. The maximum building height is thirty-six (36) feet, 

except when a lower limit is imposed in accordance with this Chapter, and 

except in areas east of Denniston Creek, where the maximum building height 

shall be twenty-eight (28) feet from the natural or finished grade, whichever 

is lower. Height is measured from finished grade to the highest point of the 

roof. 

Section 2. The provisions of this Ordinance shall not apply to development that has 

fulfilled at least one of the following requirements before the effective date of this ordinance: 

1. A permit application for each development permit required by the County 

Zoning Regulations applicable to the proposed development, including a 

Coastal Development Permit application, has been submitted to the County 
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2. A building permit application has been submitted to the County and 

determined to be complete, if no development permit is required by the 

County Zoning Regulations, or 

3. A development agreement has been recorded between the County and the 

owner of the property where the development will occur, and the proposed 

development conforms with the terms of that development agreement. 

Section 3. Incorporate into the Appendix established by Resolution ___ , (1) the 

names of all development proposals that, in accordance with this ordinance, are not affected by 

the zoning regulations as amended by this ordinance, and (2) the regulations which apply to 

such development proposals, in lieu of the zoning regulations as amended by this ordinance. 

Section 4. This ordinance shall be in full force and effect thirty (30) days after the 

.. -
• 

• 

Coastal Commission has certified it, without modification, as conforming with the California • 

Coastal Act. 

GB:fc- GDBH1325.6FQ 

(9/11197) 
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