
STATE OF CALIFORNIA—NATURAL RESOURCES AGENCY EDMUND G. BROWN, JR., GOVERNOR 

CALIFORNIA COASTAL COMMISSION  
NORTH CENTRAL COAST DISTRICT OFFICE                                                                                                                                                                                                   

45 FREMONT ST, SUITE 2000 
SAN FRANCISCO, CA 94105-2219 
VOICE (415) 904-5260 
FAX (415) 904-5400 
TDD (415) 597-5885 

 

  

 
 

California Coastal Commission 

Th12b
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To: Coastal Commissioners and Interested Persons 
 
From: Charles Lester, Deputy Director 
 Ruby Pap, District Supervisor 
 Roxanna Farshchi, Environmental Services Intern 
 
Subject: STAFF REPORT ADDENDUM for Item Th12b  
 Appeal Number A-2-SMC-11-010 (San Mateo County Parks Dept., Moss Beach, 

San Mateo Co.) 
 
The purpose of this addendum to the staff report is to correct minor errors in the findings and 
respond to concerns raised by the Appellant regarding drainage issues. Staff continues to 
recommend that the Commission approve the permit application with special conditions. 
Additional text is shown in underline and deleted text is shown in strikethrough. 
 

1) Add to page 8, paragraph 3, starting at “this trail connection will be the only means of 
accessing the beach and tide pools at the north and south.”  Although there is a parallel 
trail which runs along the bluff top of the Reserve, this section very narrowly and steeply 
can be connected back to the bridge over San Vincente Creek. Not only is this area not a 
feasible alternative connection to the north end of the reserve for anyone with physical 
difficulties, but it is also not a feasible alternative for school groups, which generally 
consist of 30 or more students. Additionally, as a result of the tsunami events on March 
11, 2011, the extreme erosion along the bluff of the Reserve has resulted in closing the 
bluff top path for school groups, and has made the area completely inaccessible for 
anyone with physical difficulties. 

 
2) Delete the following on page 14 of the staff report: The County, acting as CEQA lead 

agency, found the project to be categorically exempt from environmental review under 
CEQA. Add the following: San Mateo County Parks completed a mitigated negative 
declaration for the project.  

 
3) Add to page 12, at the end of paragraph 4: As seen in Exhibit 3, page 8, the cross-section 

of the trail south of the bridge will be comprised of a fabric filter and subsequent clean 
fill in order to allow drainage to flow properly through the trail at this location. 

 
 

May 2011 Meeting in Sonoma 
 Staff: Roxanna Farshchi  
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STAFF REPORT: REGULAR CALENDAR 
 
 
Application:   A-2-SMC-11-010 
 
Applicant:    San Mateo County Parks 
 
Project Location:  Fitzgerald Marine Reserve, Moss Beach (San Mateo County). 

APNs 037-103-110, 037-111-060, 037-200-130, 037-101-250 
 
Project Description:  Appeal of a San Mateo County decision granting a coastal 

development permit with conditions to San Mateo County 
Department of Parks to improve an existing Dardanelle Trail / 
California Coastal Trail at Fitzgerald Marine Reserve in Moss 
Beach, CA.  

 
Substantive Project Files: (1) San Mateo County File Number PLN 2010-00093; (2) 

Biological Resources Assessment prepared by WRA Consultants in 
February 2010; (3) Biological Assessment prepared by WRA 
Consultants in February 2010; (4) Wetland Delineation prepared 
by WRA Consultants in February 2010; (5) Fitzgerald Mitigation 
and Monitoring Report prepared by WRA Consultants in February 
2010; (6) Notice to Adopt Negative Declaration; (6) Memo from 
John Dixon, Ph.D. to Roxanna Farshchi, dated March 25, 2011 
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SUMMARY OF STAFF RECOMMENDATION DE NOVO: 
 APPROVAL WITH CONDITIONS  
 

Applicant San Mateo County Parks proposes to improve the existing, undeveloped Dardanelle 
Trail at Fitzgerald Marine Reserve in Moss Beach. Improvements include using gravelpave to 
make the trail ADA accessible, as well as construction of a new bridge connecting the trail over 
San Vincente Creek to the north end of the Reserve. Staff recommends that the Commission 
approve with conditions the coastal development permit for the proposed trail project. To support 
the Commision’s de novo review of the originally appealed project, staff biologist John Dixon 
conducted a site visit on March 23, 2011 to determine the presence of wetlands on site (see 
Exhibit 4). Based on this visit, Staff determined that there are no wetland habitats present 
directly adjacent to the trail or that would otherwise be directly impacted by the proposed 
development. There are also no other sensitive habitats or other resource constraints that would 
require an alternative trail alignment or design. The trail is appropriately designed for the 
anticipated uses and demand, including ADA accessibility. Staff therefore recommends that the 
Commission approve the project with special conditions to assure an adequate interpretive 
signage plan, native landscaping, and construction measures to protect water quality, and to 
incorporate local conditions of approval. As conditioned, staff believes that the development is 
consistent with the certified San Mateo County LCP and the public access and recreation policies 
of the Coastal Act.  
 
The Motion to adopt the Staff Recommendation of Approval is found at the top of page 3. 
 
 

Staff Notes: 

1. Procedure 
 
On March 11, 2011, the Coastal Commission found that the appeal of San Mateo County’s 
conditional approval of a coastal development permit (PLN 2010-00093) for the subject 
development raised a substantial issue with respect to the grounds on which the appeal had been 
filed, pursuant to Section 30625 of the Coastal Act and Section 13115 of Title 14 of the 
California Code of Regulations.  As a result, the County’s approval is no longer effective, and 
the Commission must consider the project de novo.  The Commission may approve, approve 
with conditions (including conditions different than those imposed by the County), or deny the 
application.  Since the proposed project is within an area for which the Commission has certified 
a Local Coastal Program and includes area between the first through public road and the sea, the 
applicable standard of review for the Commission to consider is whether the development is 
consistent with San Mateo County’s certified Local Coastal Program (LCP) and the public 
access and recreation policies of the Coastal Act.  Testimony may be taken from all interested 
persons at the de novo hearing. 
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I.  STAFF RECOMMENDATION, MOTION, AND RESOLUTION ON DE NOVO: 

     Motion: 

 I move that the Commission approve Coastal Development Permit No. A-2-SMC-11-010 
subject to conditions. 

 
 
Recommendation of Approval: 
Staff recommends a YES vote.  Passage of this motion will result in approval of the permit as 
conditioned and adoption of the following resolution and findings.  The motion passes only by 
affirmative vote of a majority of the Commissioners present. 
 
Resolution to Approve Permit: 
The Commission hereby approves a coastal development permit for the proposed development 
and adopts the findings set forth below on the grounds that the development as conditioned will 
be in conformity with the certified San Mateo County LCP and the public access policies of the 
Coastal Act.   
 

II. STANDARD CONDITIONS:  

 
1. Notice of Receipt and Acknowledgment.  The permit is not valid and development shall 
not commence until a copy of the permit, signed by the permittee or authorized agent, 
acknowledging receipt of the permit and acceptance of the terms and conditions, is returned 
to the Commission office. 
 
2. Expiration.  If development has not commenced, the permit will expire two years from 
the date on which the Commission voted on the application.  Development shall be pursued 
in a diligent manner and completed in a reasonable period of time.  Application for extension 
of the permit must be made prior to the expiration date. 
 
3. Interpretation.  Any questions of intent or interpretation of any condition will be resolved 
by the Executive Director or the Commission. 
 
4. Assignment.  The permit may be assigned to any qualified person, provided assignee files 
with the Commission an affidavit accepting all terms and conditions of the permit. 
 
5. Terms and Conditions Run with the Land.  These terms and conditions shall be perpetual, 
and it is the intention of the Commission and the permittee to bind all future owners and 
possessors of the subject property to the terms and conditions. 
 

III. SPECIAL CONDITIONS 

 
1. Final Project Plans. Prior to Construction, Permittee shall submit two copies of Final 

Project Plans to the Executive Director for review and approval. The plans shall be 
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substantially in comformance with the plans received by the Coastal Commission 
dated February 1, 2011 except that they shall be revised to address the following 
requirements: 

i. Trail width shall be a maximum of eight (8) feet. 

ii. No developed shoulders shall be provided and areas immediately adjacent to 
the trail shall be replanted with native vegetation following construction. 

iii. Plans shall indicate locations of interpretive signage consistent with the sign 
plan required pursuant to special condition 2 below. 

Permittee shall undertake development in accordance with the approved Final Plans. 

2. Public Access Signs/Materials. Prior to Construction, applicant shall submit a public 
access signage plan to the Executive Director for review and approval. The plan shall 
identify all signs, handouts, brochures, and any other project elements that will be 
used to facilitate, manage, and provide public access to the approved project, 
including identification of all public education/interpretation features that will be 
provided on the site (educational displays, interpretive signage, etc.). Sign details 
showing the location, materials, design, and text of all public access signs shall be 
provided. The signs shall be designed so as to provide clear information without 
impacting public views and site character. At a minimum, public access directional 
signs shall be placed at both ends of the trail segment and at least one interpretive 
display shall be provided along the trail. Public access signage shall include the 
California Coastal Trail marker, and acknowledge the participants in the design and 
provision of the public access components, including the San Mateo County Parks 
and Recreation, California Coastal Conservancy, and the California Coastal 
Commission. 

3. Construction Best Management Practices 

 
a. Erosion control measures shall be placed between all work areas and the creek and 

along the trails to prevent the introduction of material into the waterways, to 
minimize sedimentation and turbidity associated with bridge installation and trail 
construction.  

 
b. Contractor education shall be conducted to inform construction crews of the resources 

of concern and potentially present at the site, measures required to protect them 
(construction boundaries, flagging, and non-disturbance buffers), reporting 
requirements and instructions, project biologist contact information, information 
sheets, and discussion of other permit conditions that must be followed during 
construction.  

 
c. No heavy equipment shall operate in the creek. 
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d. Prior to commencement of construction activities, permittee shall provide evidence 
the Executive Director of review and approval, or that no approval is needed, by the 
Regional Water Quality Control Board and California Department of Fish and Game. 

 
 

4. Local Government Conditions and Project Changes 
 

All local conditions of approval are incorporated into this permit except as they may 
directly conflict with special conditions 1-3 of this authorization. This action has no 
effect on conditions imposed by a local government pursuant to an authority other than 
the Coastal Act. Any proposed changes in the project shall be reported to the Executive 
Director. No changes shall occur without a Commission amendment to this coastal 
development permit unless the Executive Director determines that no amendment is 
legally required. 

 
IV. FINDINGS AND DECLARATIONS 
 
The Commission finds and declares the following: 
 

A. Project Location, Setting, and Description 
 

1.  Location and Purpose 
 
On January 12, 2011, San Mateo County (County) approved a coastal development permit 
(CDP) authorizing San Mateo County Parks (applicant) to construct coastal trail public access 
improvements on an existing .26 mile trail segment located within the Fitzgerald Marine Reserve 
in Moss Beach. The County has proposed the project as a segment of the California Coastal Trail 
(CCT) that would provide ADA compliant multi-use public access, including for bicyclists. The 
improvements include removal of an existing temporary pedestrian bridge across San Vicente 
Creek (to be replaced by a prefabricated 8’ wide, 60’ long fiberglass clear span bridge located 
approximately 30 feet upstream of the current bridge location), and construction of an ADA 
compliant 8’ wide trail in the location of the existing approximately 6’ wide unimproved trail. 
Pursuant to Coastal Act Section 30603 this approval is appealable to the Commission because 
the approved development is located between the first public road and the sea, and within 100 
feet of a wetland and stream areas. 
 
 

2. Project Description 
 
San Mateo County Parks proposes the improvement of a ¼ mile trail known as Dardanelle Trail 
which connects the northern and southern ends of Fitzgerald Marine Reserve, located in Moss 
Beach. The project would convert the existing unpaved pedestrian trail into a gravel-paved 
multiuse trail, open to pedestrian, bicycle, equestrian, and ADA capable use. Improvements 
include expanding the currently 3-6 foot wide trail to 8 feet, comprised of gravelpave (a pervious 
gravel structure). In addition to improvements to the trail, the current, temporary bridge over San 
Vincente Creek, connecting California Street with the Dardanelle Trail, will be replaced with a 
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60 foot, clear span, pre-fabricated fiberglass bridge, which will be located approximately 30 feet 
upstream from the current bridge location. With installation of the bridge, and upgrade of the 
trails, the public will be able to more easily travel the length of the Reserve at this location.  
 
The Dardanelle Trail runs along the inner boundary of the Reserve, over San Vincente Creek and 
it connects the parking area of the reserve through to the southern boundary. Currently, the 
Reserve is not ADA compliant. Additionally, it is currently estimated that there are 
approximately 150,000 visitors annually at the Reserve, including large school groups as well as 
tourists. Part of the rationale for improving the trail, in addition to providing disabled access 
through the Reserve, is to provide better access for such visits. 
 
The improvements of the trail include both widening and improving the path. The trail, which 
currently varies in width to be between 3 and 6 feet, will be made a uniform 8 feet wide the 
entire length of the trail. In addition, gravelpave will be used to develop the trail. Gravelpave is a 
structure which provides heavy load bearing support and true containment of gravel to create a 
porous surface with unlimited traffic volume and/or duration time for parking1. As originally 
approved, the trail would be surfaced with a pervious gravel structure and have unimproved 
shoulders of 2 and 1 foot for a total width of 11 feet (see Exhibit 2 for more detail). Since that 
time, County Parks has clarified that there will be no shoulders and that the trail would have 
native vegetation on either side of its maximum 8’ width. Special Condition 1 requires submittal 
of Final Plans showing and requiring compliance with this change to the project. In accordance 
with County-approved conditions, Parks will mitigate adjacent removed vegetation, including 
native strawberry and ferns, by transplanting the indicated species to another viable location.  
 
The Bridge over San Vincente Creek will be a pre-fabricated clear-span fiberglass bridge, 8 feet 
wide and 60 feet long. The bridge will also be relocated to be 30 feet upstream from the current 
location of the temporary bridge. This relocation is necessary to ensure minimal impact to both 
the bridge and the riparian corridor, which has changed greatly in the last few years. The bridge 
location will allow for more natural ebb and flow of the creek channel, and minimization of 
erosion potential to the bridge supports in the future. 
 
Lastly, the bridge and subsequent end of the Dardanelle Trail will be located in an archaeological 
site. Measures have been approved by both the Native American Heritage Commission and San 
Mateo County to address protection of resources in addition to special conditions during 
construction.  
 
B. Public Access and Trail Design 
 
The proposed project will redevelop and improve an existing trail connection from the north to 
the south of the reserve, and connect the bluff top section of the Reserve to the parking lot area. 
This will also be the only through connection between California Street and Cypress Avenue, 
with the exception of re-routing to Highway 1. The following policies apply to this project. 
 
LCP Public Access Policies 
 
                                                 
1 http://www.invisiblestructures.com/gravelpave2.html. 
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LUP Policy 10.21: 
 
 In all areas where topography permits, provide shoreline access for the disabled by 

building paths and ramps for wheelchairs without altering major landforms.  
 
LUP Policy 10.26 (a): 
 

Provide improvements and management practices in sensitive habitats and their buffer 
zones adequate to protect the resources. Include, but do not limit, improvements and 
management practices to the following: (1) in areas not subject to tidal action, 
interpretive trails posted with educational signs which minimize public intrusions and 
impacts, (2) brochures and educational displays at trailheads leading to areas subject to 
tidal action, (3) organized tours, (4) limited number of persons per visitor tour, (5) 
restricted number of access points which are improved and managed and (6) limit the 
seasons of the year when public access is permitted. 

 
LUP Policy 10.37: 
 
 Continue to provide for the improvement, expansion, and maintenance of access to the 

Fitzgerald Marine Reserve according to table 10.6, Site Specific Recommendations. 
Accept dedications of access easements or fee interests which provide access to or 
expand the size of the reserve.  

 
LUP Table 10.6: 
 
 Develop access along the bluffs and to the beaches of the Fitzgerald.  
 
Coastal Act Public Access Policies 
 
Section 30210 of the Coastal Act: 
 

 In carrying out the requirement of Section 4 of Article X of the California 
Constitution, maximum access, which shall be conspicuously posted, and 
recreational opportunities shall be provided for all the people consistent with 
public safety needs and the need to protect public rights, rights of private 
property owners, and natural resource areas from overuse. 

 
Section 30211 of the Coastal Act:   
 

Development shall not interfere with the public's right of access to the sea where 
acquired through use or legislative authorization, including, but not limited to, 
the use of dry sand and rocky coastal beaches to the first line of terrestrial 
vegetation. 

 
Section 30214 (a) of the Coastal Act: 
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(a) The public access policies of this article shall be implemented in a manner that takes into 
account the need to regulate the time, place, and manner of public access depending on the 
facts and circumstances in each case including, but not limited to, the following: 
 
 (1) Topographic and geologic site characteristics. 
  
 (2) The capacity of the site to sustain use and at what level of intensity. 
  
 (3) The appropriateness of limiting public access to the right to pass and repass 
depending on such factors as the fragility of the natural resources in the area and the 
proximity of the access area to adjacent residential uses. 

 
LCP Visual Resource Policies: 
 
LUP Policy 10.23(c): 
 
 Design and site trail improvements to blend with the natural environment. Prohibit the 

disturbance or alteration of land forms which would cause or contribute to erosion or 
geologic hazards. 

 
Analysis 
 
Development of the Dardanelle Trail will facilitate ADA compliant public access, along the 
reserve, connecting the northern and southern ends. Additionally, during times of high tide and 
seal pupping, this trail connection will be the only means of accessing the beach and tide pools at 
the north and south. School children in groups of 30 or more often participate in guided tours of 
the area. By having an 8 foot wide improved trail with interpretive signage, students will be able 
to more easily remain on the trail at all times, and learn about the Reserve along the way. Also, 
review of colors and materials for both the Bridge and gravelpave are required as conditions 24 
and 25 of the County approval. 
 
Replacing the temporary bridge across San Vincente Creek will increase public safety and access 
by providing a long-term solution to the series of unsuccessful bridges in the past few years. 
Moving the site of the bridge upstream by 30 feet will provide for a safe and secure location for a 
new bridge that will withstand the natural meandering of the riparian corridor.  
 
Lastly, providing for ADA compliant public access is a goal of the San Mateo County LCP, and 
can be appropriately fulfilled at this location. 
 
Therefore, as proposed, the project is generally consistent with the Coastal Act policy to provide 
maximum access, as well as requirements of the LCP. Overall, the proposed trail improvements 
will increase public access and recreational opportunities for the public to enjoy Fitzgerald 
Marine Reserve in a manner consistent with Sections 30210, 30211 and 30214 of the Coastal 
Act. However, to assure that maximum access is provided consistent with the Coastal Act and 
LCP, Special Condition 2 requires a signage plan indicating all interpretive/educational signs and 
materials that will be provided with the project. Only as conditioned can the Commission find 
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that the project is consistent with Coastal Act policies 30210, 30211, 30241 and LCP Policy 
10.26(a). 
 
With respect to the size and design of the trail, the project will result in the conversion of an 
existing informal unpaved trail to a more engineered looking, larger gravel-paved multi-use trail. 
However, the width of the trail, 8 feet, is generally appropriate for the anticipated uses and 
intensities, is only two feet wider than the width of most of the current trail, and will provide for 
optimum access for many different types of users. The trail will also be colored to blend in with 
the surrounding landscape. As required by Condition 1, the trail will not have developed 
shoulders and will have native vegetation immediately adjacent, which should soften and 
minimize the more formal design of the new trail. Therefore, as conditioned, the Commission 
finds that with respect to the size and width of the trail, the project is consistent with LCP 
Policies 10.21, 10.23(c), 10.26, and 10.37 and Coastal Act Policies 30210, 11, and 30214(a).  
 
 
C.  Wetlands and Native Strawberry 
 
LCP Policies 
 
LUP policy 7.18: 
 

Buffer zones shall extend a minimum of 100 feet landward from the outermost line of 
wetland vegetation. This setback may be reduced to no less than 50 feet only where (1) no 
alternative development site or design is possible; and (2) adequacy of the alternative 
setback to protect wetland resources is conclusively demonstrated by a professional 
biologist to the satisfaction of the County and the State Department of Fish and Game. A 
larger setback shall be required as necessary to maintain the functional capacity of the 
wetland ecosystem. 

 
LUP policy 7.19: 
 

Within buffer zones, permit the following uses only: (1) uses allowed within wetlands 
(Policy 7.16) and (2) public trails, scenic overlooks, and agricultural uses that produce 
no impact on the adjacent wetlands 

 
LUP policy 7.49: 
 

Require any development, within one-half mile of the coast, to mitigate against the 
destruction of any California wild strawberry in one of the following ways: 
a. Prevent any development, trampling, or other destructive activity which would 
destroy the plant, or 
b. After determining specifically if the plants involved are of particular value, 
successfully transplant them or have them successfully transplanted to some other 
suitable site. Determination of the importance of the plants can only be made by a 
professional doing work in strawberry breeding. 
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Analysis 
 
The County’s administrative record of wetland issues and potential impacts was not sufficient to 
determine the consistency of the project with the LCP.  On March 23, 2011, staff biologist John 
Dixon conducted a site visit to the Fitzgerald Marine Reserve, and concluded that the areas 
adjacent to the trial were not wetlands, but rather, the soils constituted a clay compound (see 
Exhibit 4). Thus, there will be no direct impacts to wetlands from the trail project. 
 
However, at one point the trail does come within 60 feet of the Dardanelle Pond. 
According to policy 7.18 of the LCP, the trail is thus located within the potentially 
required wetland buffer zone.  

 
Section 7.19 designates permitted uses in buffer zones, including “(1) uses allowed within 
wetlands (Policy 7.16) and (2) public trails, scenic overlooks, and agricultural uses that produce 
no impact on the adjacent wetlands.” 
 
Being a public trail, the improvements constitute an allowable use in a wetland buffer zone. 
Additionally, the improvements will be located 60 feet or more away from the pond and will not 
have significant impacts on it. Therefore, the proposed project is consistent with LCP Policies 
7.18 and 7.19. 
 
Lastly, improvement of the trail will require the removal of Native Strawberry, which is 
categorized as a unique species under the LUP (policy 7.49). However, LUP policy 7.49 (b) 
allows relocation of the strawberry in circumstances such as this; and special condition 20 under 
the County’s approval, which is incorporated into this approval, requires removal and 
transplantation of the Strawberry. Therefore the project is consistent with the LUP Policy 
7.49(b).  
 
D.  Riparian Areas 
 
LCP policies: 
 
LUP policy 7.5: 
 

a. As part of the development review process, require the applicant to demonstrate that 
there will be no significant impact on sensitive habitats. When it is determined that 
significant impacts may occur, require the applicant to provide a report prepared by a 
qualified professional which provides: (1) measures which protect resources and comply 
with the policies of the Shoreline Access, Recreation / Visitor-Serving Facilities and 
Sensitive Habitats Components, and (2) a program for monitoring and evaluating the 
effectiveness of mitigation measures.  

b. When applicable, require as a condition of permit approval the restoration of damaged 
habitat(s) when in the judgment of the Planning Director restoration is partially or 
wholly feasible.  

 
LUP Policy 7.9: 
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a. Within corridors, permit only the following uses: (1) education and research, (2) 
consumptive uses as provided for in the Fish and Game Code and Title 14 of the 
California Administrative Code, (3) fish and wildlife management activities, (4) trails 
and scenic overlooks on public land(s), and (5) necessary water supply projects. 

b.  When no feasible or practicable alternative exists, permit the following uses: (1) stream 
dependent aquaculture, provide that non-stream dependent facilities locate outside of 
corridor, (2) flood control projects, including selective removal of riparian vegetation, 
where no other method for protecting existing structures in the floodplain is feasible and 
where such protection is necessary for public safety or to protect existing development, 
(3) bridges when supports are not in significant conflict with corridor resources, (4) 
pipelines, (5) repair or maintenance of roadways or road crossings, (6) logging 
operations which are limited to temporary skid trails, stream crossings, roads and 
landings in accordance with State and County timber harvesting regulations, and (7) 
agricultural uses, provided that no existing riparian vegetation is removed, and no soil is 
allowed to enter stream channels. (emphasis added) 

 
LUP Policy 7.10: 
 
 Require development permitted in corridors to: (1) minimize removal of vegetation, (2) 

minimize land exposure during construction and use temporary vegetation or mulching to 
protect critical areas, (3)  minimize erosion, sedimentation, and runoff by appropriately 
grading and replanting modified areas, (4) use only adaptive native or non-invasive 
exotic plant species when replanting, (5) provide sufficient passage for native and 
anadromous fish as specified by the State Department of Fish and Game, (6) minimize 
adverse effects of waste water discharges and entrainment, (7) prevent depletion of 
groundwater supplies and substantial interference with surface and subsurface 
waterflows, (8) encourage waste water reclamation, (9) maintain natural vegetation 
buffer areas that protect riparian habitats, and (10) minimize alteration of natural 
streams.  

 
LUP Policy 7.13: 
 
 Require uses permitted in buffer zones to: (1) minimize removal of vegetation, (2) 

conform to natural topography to minimize erosion potential, (3) make provisions (i.e., 
catch basins) to keep runoff and sedimentation from exceeding pre-development levels, 
(4) replant where appropriate with native and non-invasive exotics, (5) prevent discharge 
of toxic substances, such as fertilizers and pesticides, into the riparian corridor, (6) 
remove vegetation in or adjacent to manmade agricultural ponds if the life of the pond is 
endangered, (7) allow dredging in or adjacent to manmade ponds of the San Mateo 
County Resource Conservation District certified that siltation imperils continued use of 
the pond for agricultural water storage and supply, and (8) require motorized machinery 
to be kept to less than 45dBA at any wetland boundary except for farm machinery and 
motorboats.  
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LUP Policy 7.9(a) (4) allows trails in riparian corridors on public lands. Further LUP Policy 7.9 
(b) (3) allows bridges in riparian corridors if no other alternative exists, and where supports are 
not in significant conflict with corridor resources. Pursuant to Policy 7.5, permit requirements 
include determining whether there is a significant impact on the resources, and if there is, a 
mitigation plan must be submitted.  
 
The bridge over San Vincente Creek is a necessary component of the project because there is no 
other means of connecting the Dardanelle Trail with the northern area of the Reserve, which 
includes the parking area. In addition, this project, composed of both the trial and bridge 
components, is the only method of connecting North Lake Street with Cypress Avenue, with the 
exception of re-routing to Highway 1 before returning to the northern end of the reserve. 
 
In regards to the proposed location and size of the bridge, the County staff report notes in section 
(A) (2) (c): 
 

Were a new bridge proposed in the same location as the existing temporary bridge, the 
long-term erosion pattern on the north side of the creek will likely threaten future bridge 
abutments at that location, necessitating the placement of rip-rap within the creek 
channel. It would also likely require the removal of three cypress trees to accommodate 
the bridge abutments as well as additional grading to allow for ADA compliant approach 
to the north end of the bridge. 

 
Commission Staff field observations of the creek channel and potential future erosion and natural 
meandering confirms the location and length of the proposed bridge are appropriate. 
Additionally, a recent temporary bridge replacement underlines the fast erosion of this area, 
necessitating constant replacement of longer temporary bridges.   
 
The project would not significantly impact any resources after mitigation. The applicant has 
submitted a mitigation and monitoring report as a result of the determination of significant 
impacts on the riparian corridor from the proposed bridge. Further, County conditions of 
approval require mitigation measures, which are incorporated into the project pursuant to Special 
Conditions 19, 26, 27, and 28. Mitigation measures include:  
 
County Condition 19: 
 
 The applicant shall compensate for impacts to California wild strawberry by replacing 

ice plant with native strawberry at a 1:1 ratio of planted strawberry habitat to impacted 
area. California wild strawberry will be planted in areas currently dominated by ice 
plant that are adjacent to those locations where impacts to existing strawberry are 
proposed. If no ice plant is found within the areas of the trail improvements, replanting of 
wild strawberry in a 1:1 ratio shall occur in a suitable location as close as possible to the 
area of the removed wild strawberry. Temporary impacted areas of California 
strawberry as a result of project activities will be replanted and returned to pre-
construction conditions. California wild strawberry planting activities will take place 
concurrently with trail improvements. To ensure optimal survival and establishment, 
plantings will be installed in the fall before the onset of the rainy season. This 
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compensation shall be documented through the submittal of mitigation planting plan, 
which shall include final success criteria, implementation measures, maintenance and 
monitoring plan. 

 
County Condition 26: 
 
 No additional trees beyond those notated in this staff report shall be removed. Removal 

of any tree with a diameter equal to or greater than 12 inches as measured 4.5 feet above 
the ground shall require a separate tree removal permit. For each tree removed, the 
applicant shall replant in a 2:1 ratio with native trees2 

 
County Condition 27: 
 
 The disturbance or removal of native vegetation shall not exceed the minimum necessary 

to construct the trail. In particular, the applicant shall minimize disturbance to the area 
of the Western sword fern and rushes to the maximum extent possible. Any Western 
sword fern or rushes that must be removed by trail construction shall be carefully 
removed, save, and replanted as part of the revegetation of this area 

 
County Condition 28: 
 
 The applicant shall remove cape ivy in advance of any disturbance or removal of soil and 

spot treat resprouts with an herbicide. Cape ivy roots or root segments shall be removed 
from any soil being moved during construction.  

 
 
Special condition 4 incorporates these mitigation measures into the project. As conditioned, the 
Commission finds that the proposed bridge is consistent with LCP Policies 7.5, 7.9, 7.10, and 
7.13. 
 
E. Cultural Resources 
 
LCP Policies 
 
LUP policy 1.24: 
 
 Based on County Archaeology / Paleontology Sensitivity Maps, determine whether or not 

sites proposed for new development are located within areas containing potential 
archaeological / paleontological resources. Prior to approval of development proposed 
in sensitive areas, require that a mitigation plan, adequate to protect the resource and 
prepared by a qualified archaeologist / paleontologist be submitted for review and 
approval and implemented as part of the project. 

                                                 
2 The County staff report notes that the project will require the removal of: 
…one 40-inch d.b.h. cypress, three dead cypress (44”, 46” and 58” d.b.h.) and possible removal of four trees (40” 
d.b.h. cypress, 48”, 40” and 40” d.b.h. eucalyptus) based on an in field evaluation following grading activities.  
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LUP policy 10.24: 
 
 Define fragile resources as: (1) exposed rocky cliff faces, steep slopes as defined in the 

Hazards Component, and hilly coastal terraces (e.g., San Pedro Bluff and Devil’s Slide), 
(2) all sensitive habitats defined in the Sensitive Habitats Component, and archaeological 
/ paleontological resources. 

 
LUP policy 11.18(a): 
 
 Conduct studies by a qualified person agreed by the County and the applicant during the 

planning and design phases of facilities located within or near sensitive habitats and 
archaeological / paleontological resources to determine the least disruptive locations for 
improvements and the methods of construction. 

 
 These studies should consider the appropriate intensity of use, improvements and 

management to protect the resources and reduce or mitigate impacts. 
 
The County concluded that the project would not significantly affect the archaeological site, 
stating:  
 

The archaeology site will be preserved with a protective fill cap, minimally sized 3-inch 
“x-strong” galvanized pipe pilings will be used for the installation of the bridge 
abutment within the archaeology site boundary, and the trail will be crown-sloped 
instead of cross-sloped to minimize ground disturbance. 

 
Further, Condition 23 of the County’s Findings and Conditions of Approval requires certain 
measures to be taken to protect archaeological resources including monitoring the site during 
construction (Exhibit 3). The Commission concurs with the County’s findings with respect to the 
protection of cultural resources. With the incorporation of local conditions of approval, the 
project is consistent with LUP Policies 1.24, 10.24, and 11.18(a).  
 
F. California Environmental Quality Act (CEQA) 

 
Section 13096 of the California Code of Regulations requires that a specific finding be made in 
conjunction with coastal development permit applications showing the application to be 
consistent with any applicable requirements of CEQA. Section 21080.5(d)(2)(A) of CEQA 
prohibits a proposed development from being approved if there are feasible alternatives or 
feasible mitigation measures available which would substantially lessen any significant adverse 
effect which the activity may have on the environment.  
 
The County, acting as CEQA lead agency, found the proposed project to be categorically exempt 
from environmental review under CEQA. The Coastal Commission’s review and analysis of land 
use proposals has been certified by the Secretary of Resources as being the functional equivalent 
of environmental review under CEQA. This staff report has discussed the relevant coastal 
resource issues associated with the proposal, including the significant adverse environmental 
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effects expected due to the project, and has recommended appropriate conditions to avoid and/or 
lessen any potential for adverse impacts to said resources. All public comments received to date 
have been addressed in the findings above. All above Coastal Act/LCP findings are incorporated 
herein in their entirety by reference. As such, there are neither additional feasible alternatives nor 
feasible mitigation measures available which would substantially lessen any significant adverse 
environmental effects which approval of the proposed project, as modified, would have on the 
environment within the meaning of CEQA. Thus, if so modified, the proposed project will not 
result in any significant environmental effects for which feasible mitigation measures have not 
been employed consistent with CEQA Section 21080.5(d)(2)(A).  
 
EXHIBITS 
 
Exhibit 1 – Regional Location Map 
Exhibit 2 – Project Plans 
Exhibit 3 – County Findings and Conditions of Approval 
Exhibit 4 – Memo by CCC Staff Biologist John Dixon 
Exhibit 5 – Correspondence  
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