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AGENDA

CITY OF HALF MOON BAY
PLANNING COMMISSION MEETING

TUESDAY, AUGUST 24, 2021
7:00 PM 

 
        This agenda contains a brief description of each item to be considered. Those wishing to address the
Planning Commission on any matter not listed on the Agenda, but within the jurisdiction of the Planning
Commission to resolve, may come forward to the podium during the Public Forum portion of the Agenda and
will have a maximum of three minutes to discuss their item. Those wishing to speak on an agenda item are
asked to fill out a speaker card. Speaker(s) will be called forward at the appropriate time during the agenda
item in consideration.

Please Note: Please Provide a Copy of Prepared Presentations to the Clerk

        Copies of written documentation relating to each item of business on the Agenda are on file in the Office of
the City Clerk at City Hall and the Half Moon Bay Library where they are available for public inspection. If
requested, the agenda shall be available in appropriate alternative formats to persons with a disability, as
required by Section 202 of the Americans with Disabilities Act of 1990 (42 U.S.C. Sec. 12132.) Information may
be obtained by calling 650-726-8271.

        In compliance with the Americans with Disabilities Act, special assistance for participation in this meeting
can be obtained by contacting the City Clerk’s Office at 650-726-8271. A 48-hour notification will enable the
City to make reasonable accommodations to ensure accessibility to this meeting (28 CFR 35.102-35.104 ADA
Title II).

http://hmbcity.com/

MEETING WILL CONCLUDE BY 10:30 PM UNLESS OTHERWISE EXTENDED BY SIMPLE MAJORITY VOTE OF THE
PLANNING COMMISSION.
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SPECIAL TELECONFERENCE/REMOTE MEETING PROTOCOLS
In accordance with Governor Newsom’s Executive Order No-29-20, this will be a teleconference meeting without a
physical location to help stop the spread of COVID-19. This meeting will be conducted entirely by remote participation,
in compliance with the Governor's Executive Order N-29-20 allowing for deviation of teleconference rules required by
the Ralph M. Brown Act.

This meeting will be conducted via Zoom Webinar. Members of the public are welcome to login into the webinar as
Attendees. During any public comment portions, attendees may use the “raise your hand” feature and will be called
upon and unmuted when it is their turn to speak. The meeting will also be streamed on Channel 27, on pacificcoast.tv

Please click the link below to join:

Click here to join the Planning Commission Meeting

Webinar ID: 868 8314 3872

Passcode: 94019

Phone: 1-408-638-0968, 86883143872#, *94019# 

 
PLEDGE OF ALLEGIANCE AND ROLL CALL
 
APPROVAL OF MINUTES
  
 DRAFT MINUTES
 

August 10, 2021
 
PUBLIC COMMENT
  
1. PUBLIC HEARING ITEMS
   
 1.A

STUDY SESSION - CITY OF HALF MOON BAY CITY CORPORATION YARD UPGRADE PROJECT

CITY FILE NO.: PDP-21-053
LOCATION: 880 STONE PINE ROAD
APN: 056-260-180
APPLICANT/OWNER: CITY OF HALF MOON BAY

Staff Recommendation: 

Hold a pubic study session, receive a presentation, consider community input and provide
feedback on the conceptual design plans for the City Corporation Yard Upgrade project. No
action will be taken to approve or deny the project at this meeting.
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file:///tmp/pacificcoast.tv
https://us06web.zoom.us/j/86883143872?pwd=Y3ZYZnZyZktyYmFhcWFIT0ZabG42dz09
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1037198/DRAFT_PC_Minutes_08.10.2021.pdf


STAFF REPORT
 

ATTACHMENT 1
 

ATTACHMENT 2
   
 1.B PROJECT: COASTAL DEVELOPMENT PERMIT, ARCHITECTURAL REVIEW, COMBINED SIDE

YARD SETBACK VARIANCE, MAXIMUM BUILDING ENVELOPE VARIANCE AND PARKING
EXCEPTION.
FILE NO.: PDP-19-096
LOCATION: 341 MYRTLE STREET
OWNER/APPLICANT: JOHN CALLAN
PROJECT PLANNER: SCOTT PHILLIPS; SPHILLIPS@HMBCITY.COM

Staff Recommendation: 

Adopt Resolution P-21-__ to approve PDP-19-096 an application for a Coastal Development
Permit, Architectural Review, Combined Side Yard Setback variance, and Parking Exception
to allow the construction of a new two-story 1,195 square-foot, single-family residence on a
2,806 square-foot site at 341 Myrtle Street, as shown in Design A and modified by
conditions of approval, based upon the Findings and Evidence contained in Exhibit A of the
Draft Resolution, and subject to the Conditions of Approval in Exhibit B. Adopt Resolution P-
21-__ to approve PDP-19-096 an application for a Coastal Development Permit,
Architectural Review, Combined Side Yard Setback variance and Parking Exception to allow
the construction of a new two-story 1,195 square-foot, single-family residence on a 2,806
square-foot site at 341 Myrtle Street, as shown in Design A and modified by conditions of
approval, based upon the Findings and Evidence contained in Exhibit A of the Draft
Resolution, and subject to the Conditions of Approval in Exhibit B.

 
STAFF REPORT

 
RESOLUTION

 
ATTACHMENT 2 - DESIGN A

 
ATTACHMENT 3 - DESIGN C

 
ATTACHMENT 4

 
ATTACHMENT 5

 
ATTACHMENT 6

 
DIRECTOR'S REPORT
  
 COURTESY NOTIFICATION OF DIRECTOR'S APPROVAL OF COASTAL DEVELOPMENT PERMIT EXEMPTIONS
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https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1037047/STAFF_REPORT.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1037048/ATTACHMENT_1.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1037049/ATTACHMENT_2.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1037059/STAFF_REPORT_341_Myrtle_Street_JE_WK.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1037065/RESOLUTION_341_Myrtle_Street_WITHOUT_MBE_VAR_WK_final.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1037060/ATTACHMENT_2__Plan_A_Original_8-7-20.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1037061/ATTACHMENT_3_PlanSet_C_6-7-21.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1037062/ATTACHMENT_4_Planning_Commission_Staff_Report_341_Myrtle_Street_SDP_JE.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1037063/ATTACHMENT_5_PC_Minutes_01.12.2021.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1037064/ATTACHMENT_6_Documents_6_11_21.pdf


 
MEMO - CDP EXEMPTIONS

 
PLANNING COMMISSION COMMUNICATIONS
 
ADJOURNMENT
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https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1037136/MEMO_-_CDP_EXEMPTIONS.pdf
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MINUTES 

CITY OF HALF MOON BAY PLANNING COMMISSION  

TUESDAY, AUGUST 10, 2021 

ALL REMOTE/VIRTUAL WEBINAR VIA ZOOM 
 
Chair Ruddock called the hearing to order at 7:04 PM 
 
PRESENT (Planning Commission):  Chair Ruddock, Benjamin, Gorn and Hernandez 
ABSENT: Vice Chair Polgar 
 
PLEDGE OF ALLEGIANCE AND ROLL CALL 

Chair Ruddock led the Pledge of Allegiance.  
 
APPROVAL OF MINUTES 
July 13, 2021 
M/S: Benjamin/Gorn 
Roll Call Vote: 3-0-1 (yes: Ruddock, Benjamin, Gorn; abstained: Hernandez was absent at the 

July 13th meeting) 
 
PUBLIC COMMENT 
Moved to the end of the meeting. 
 
ITEM 1.A. PROJECT DESCRIPTION: Adopt a Mitigated Negative Declaration and associated 

Mitigation Monitoring and Reporting Program (MMRP) (Attachment 3) for the proposed 

project; and an application for a Coastal Development Permit and Architectural 

Review to allow the construction of a new 2,026 square-foot, two-story single-family 

residence and a 672 square foot attached accessory dwelling unit (ADU) on a 5,000 square- 
foot site 
FILE NO.: PDP-19-045 
LOCATION: 909 Grandview Blvd. 
APPLICANT/OWNER: Bruce Stebbins 
PROJECT PLANNERS: Scott Phillips; 650-726-8299; sphillips@hmbcity.com 
 
Staff Presentation: Scott Phillips presented to the Planning Commission. 
Property owner/applicant presented design and offered to reduce the house and ADU to 2,500 

SF and to increase the east side setback. Would eliminate two windows on the west side and 

replace two larger bathroom windows with 2x2 windows using obscure glass.  
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Bill Stagnaro with BioMass - With respect to Area 4, it has not yet been tested for hydric soils 

recently or for the 2008 study; however, a sample 10-12 inches deep was completely dry. No 

wetland plant species during flowering stage were identified within Area 4 during the wetland 

delineation.  Biomass conducted field work and prepared the BRE in spring 2020. 

Commission and Committee Clarifying Questions  

Q:  Where are the road/right-of-way improvements with relative to the wetland buffer? 

Staff clarified that the r-o-w improvements do not extend into the buffer.  
Q:  Asked about memo and if the emails sent to staff from the PC were included.  
Staff confirmed that the emails were not included, but responses were provided to all of the 
questions/comments within the memo.   
Q. Asked about lot coverage and FAR for single-family development and ADUs.  
Staff clarified State law and the pending update to the City’s ADU ordinance.   
Q. With respect to setbacks and FAR for the house, are these relative to the City code absent 
the ADU? 

Staff clarified that the proposed project meets the setbacks for the zoning district and is 
not taking advantage of allowances for substandard lots.   
Q. Could there be a “marker” associated with the wetland buffer?  
Staff clarified that the draft condition of approval maintains the force to impose the buffer 
requirements and a deed restriction or conservation easement is not necessary. Staff will look 
into the concept for a physical marker. 
Q. With respect to utility requirements, are they adequate – specifically sewer and water?  
Staff confirmed  
Q. Asked about the PV solar system as a requirement for the home and ADU.  
Staff confirmed that the PV system was sized to meet code for both residences.   
Q. Maximum FAR is based on lot size, not on buildable portion of the lot area. Seems that about 
15% of the lot is in the buffer.   
Staff confirmed that gross lot area is used as the base for lot coverage and FAR in the zoning 
ordinance.  
Q. Why are wetlands studies allowed to be performed in July and August.  
Staff clarified that each year is different. If there is adequate moisture to evaluate for wetland 
plants, then it can be done later in the year. Other years, when drier, not advisable.   
Q. Clarify the location of the past wetland delineations and the wetland #4 in the 2008 study.  
Staff clarified.  
Q. Building looks much bigger than the houses in the neighborhood. How tall are the other 
buildings in the neighborhood?  
Staff confirmed that no height survey was prepared, and that the house to the west is lower. 
The site grade is also raised above the roadway.   
Q. Will it conform to the newly certified Local Coastal Program?  
Staff confirmed.   
Q. Asked about buffers relative to various drainages.   
Staff confirmed that new LUP is being used.  
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PUBLIC COMMENT 

None 
 
Planning Commission Discussion 

 Include Planning Commission emails in the public record 

 Concerned about green areas shown in the project vicinity. Surmises that the soil must 
be wet because the vegetation is green 

 Missing evidence related to wetlands and the buffer and specifically about hydric soils; 
make sure that soils are confirmed 

 Wants to see the plans revised as presented by the applicant (e.g. reduced lot coverage, 
FAR, changed windows); supportive of changes offered by the applicant to the project 

 Wants feedback on height and scale of other houses in the area 

 Window privacy concerns 

 Architectural Advisory Committee review needed 
 
Motion to continue project PDP-19-045; 909 Grandview Blvd project to a date uncertain; to 
come back with the following information and/or revisions: 

 Design - Applicant revise design  

 Confirm watercourse type, wetlands and associated buffers 

 Consider a permanent monument identifying the wetland buffer edge 
 
M/S: Benjamin/Hernandez 
Vote: 4-0 (yes: Ruddock, Benjamin, Gorn and Hernandez) 
 
PUBLIC COMMENT 

1) Pamela Fisher, Resident – surprised that the Cabrillo Unified School District’s CDP 

project was not on the Planning Commission agenda. Requesting that it be placed on an 

agenda, regarding the project that arose out of the High School CDP for field lights. Now 

the project includes pruning or removing 81 trees. The trees are no longer a buffer, but 

just a screen.  

DIRECTOR REPORT 
 

PLANNING COMMISSION COMMUNICATIONS 
 
ADJOURNMENT 

Motion to adjourn  
M/S: Hernandez/Benjamin 
Roll Call Vote: 4-0 (yes: Ruddock, Benjamin, Gorn, and Hernandez) 
Meeting adjourned at 9:28 PM  
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Respectfully Submitted:    Approved: 
 
 
____________________________   _________________________________ 
Bridget Jett, Planning Analyst                        Steve Ruddock, Chair 
 
Virtual Meeting Attendance List 08/10/2021 
Bridget Jett  Bill Stagnaro Bruce Stebbins 
Steve Ruddock Maz Bozorginia Kristin 
James Benjamin Jill Ekas  Michelle Dragony 
Rick Hernandez PCT Live 14154404267 
David Gorn Scott Phillips  BlueSky Timer 
Juliet Bolding Pamela Fisher  
Winter King  David Gorn  
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BUSINESS OF THE PLANNING COMMISSION 
 OF THE CITY OF HALF MOON BAY 

 
AGENDA REPORT 

 
For meeting of: August 24, 2021  

 
TO:  Honorable Chair and Planning Commissioners  
 
FROM:  John Doughty, Public Works Director 

Douglas Garrison, Senior Planner 
  
TITLE: Study Session—880 Stone Pine, City Corporation Yard Upgrade Project 
______________________________________________________________________________ 
 
RECOMMENDATION 
Hold a study session, receive a presentation, consider community input and provide feedback on 
the conceptual design plans for the City Corporation Yard Upgrade project. No action will be 
taken to approve or deny the project at this meeting.  
 

Summary of Project 

File Number  PDP-21-053 

Requested 
Permits/Approvals 

Coastal Development Permit, Architectural and Site Design Review, 
Environmental Review 

Site Location 880 Stone Pine Road/ APN: 056-260-180 

Applicant/Property 
Owner 

City of Half Moon Bay 

Zoning District P-S Public and Quasi-Public (proposed in updated LUP) U-R Urban 
Reserve (current zoning district) 

LCP Land Use Plan 
Designation 

Public Facilities and Institutions (New Land Use Plan)  

 
PROJECT BACKGROUND 
In 2004, the City purchased the approximately 20-acre former Nurseryman’s Exchange property 
located at 880 Stone Pine Road as a potential site for a community park and corporation 
(maintenance) yard location. The purchase was made in partnership with the Peninsula Open 
Space Trust (POST). Over the next several years, the City’s plans to develop a park were set aside. 
In 2009 POST exercised its right to take possession of the property.  POST allowed the City to 
continue operating its corporation yard in exchange for management of the property and lease 
payments.   
  
In 2018, POST gave the City an opportunity to purchase the land prior to placing the 
property on the open market.   The City Council subsequently authorized the purchase of the 
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property.  In 2020, the City purchased the property for purposes of establishing a permanent 
Corporation Yard.   This decision was made following years of efforts to identify a site suitably 
sized, located and appropriately zoned for a Corporation Yard.    
 
The City obtained financing for acquisition and initial improvements of the Corporation Yard from 
the California Infrastructure Bank (IBank).  The IBank loan requires use of all funds in 2022.  The 
City has applied for a Coastal Development Permit (CDP) to facilitate the phased development of 
the property.     
   
The City Corporation Yard is a critical facility for Half Moon Bay and the 
greater Coastside area.   A permanent, ADA compliant facility is necessary to house maintenance 
staff, vehicles, equipment, and materials which are currently stored outside or in a number of 
temporary shipping containers.   The City demolished unsafe storage buildings recently which 
previously served to house the paint and sign shops.   
 
The City and POST worked together to develop a plan for the City to acquire the site for continued 
use as a corporation yard, while continuing both organizations’ desire to preserve and protect 
the natural habitat on and adjacent to the property. A requirement of the sale was for the City 
to record an approximately 100 foot wide trail /conservation easement along Pilarcitos Creek (in 
anticipation of this linking a more extensive trail east and west in the creek corridor). The project 
does not include any development within the easement. In the future, a trail could be developed 
within the easement area; the exact location, timing and other details are unknown at this time. 
Any future trail would be subject to separate review and permitting. 1 
 
The City has retained an architectural firm, ELS Architecture+Urban Design, to prepare project 
plans. Because the site contains environmentally sensitive habitat areas (ESHAs), the City 
initiated work with a qualified biologist, HT Harvey, prior to purchasing the property during the 
City’s “due diligence” period. HT Harvey prepared a biological resource evaluation (BRE) and 
delineation study, further discussed below. The City has also retained a local environmental 
consulting firm, SWCA, to complete a comprehensive environmental review, pursuant to the 
requirements of the California Environmental Quality Act (CEQA).  SWCA is also conducting a peer 
review of the BRE. The CEQA work is currently in development.  
 
The conceptual plans (Attachment 1) incorporate riparian and wetland buffers based on 
information in the BRE (Attachment 2). Primary ESHA areas include Pilarcitos Creek and an 
abandoned agricultural pond. Existing facilities, consisting of a trash enclosure and miscellaneous 
storage containers that are located within the buffer will be removed as part of the project. Figure 
1 and 2 include an aerial and a photograph of the site as viewed from Highway 92. Surrounding 
uses are also summarized below.  

 
1 The Pilarcitos Creek Trail is acknowledged in the 2019 Bicycle and Pedestrian Master Plan as a future 
project for which alignment is not yet fully defined and requires study due to the sensitive nature of its 
location within or near the Pilarcitos Creek riparian buffer. The Trail is also acknowledged in the certified 
Land Use Plan.  
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Figure 1.  Project Location  

 
 
Figure 2. Proposed Project  

 

11



Planning Commission  PDP-21-053  Page 4 of 8 
August 24, 2021 

 

  

 
Surrounding Properties 

 Use Zoning 

West   Residential: Townhouses 
and Hilltop Mobile Home 
Park 

Planned Unit Development (PUD) 

North  Pedestrian path, Highway 92 
and mostly undeveloped 
land across the highway 

Industrial (IND), Public and Quasi-
public (P-S) and PUD 

East Mixed light industrial, retail, 
residential 

IND  

South Pilarcitos Creek and 
greenhouses beyond 

Open Space Reserve and Open Space 
Conservation 

   
Project Description 
The City of Half Moon Bay is the applicant and is proposing to upgrade the existing City 
Corporation Yard. The project includes three phases:  
 

Phase 1:  Remove existing trash enclosure and miscellaneous shipping containers and trailers;  
construct a new fabric tension warehouse building with restrooms, a covered trash/materials 
enclosure, a paved access road and parking facilities; and install new fencing only around the 
corporation yard area. The project includes utility upgrades, consisting primarily of new 
electrical and water service adequate to support fire hydrants and sprinklers.   
 
Phase 2:  Construct a solar field which would tie into the existing overhead PG&E transmission 
line. 
 
Phase 3:  Establish a community garden, with a visitor parking area for the community garden 
as well as for access to a potential future trailhead parking. Access to the site will continue to 
be from Stone Pine Road.  

 
Initial construction is anticipated to begin in the spring 2022 to meet lender requirements. 
 
DISCUSSION 
The purpose of this study session is to introduce the project to the community and the Planning 
Commission and to provide an opportunity for early feedback on the conceptual plans. The 
following discussion briefly summarizes compliance with key policies, regulations and the 
primary design elements. 
 
General Plan  
The General Plan establishes broad policies that address transportation, housing and other areas 
potentially affected by population growth.  The project consists of improvements to an existing 
facility and will not result in a substantial increase in intensity of use, traffic or noise. The project 
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includes substantial buffers, typically over 100 feet, from ESHA. The property is not currently 
designated for residential growth. Consequently, the project is consistent with General Plan goals 
and policies. This facility is critical for the City’s implementation of public safety and 
infrastructure needs, fulfilling General Plan requirements.  
 
Local Coastal Program Land Use Plan (LUP): 
The LUP provides policies to protect coastal access, recreational opportunities, visual resources 
and environmentally sensitive habitat areas (ESHA). It also considers siting standards for critical 
facilities and hazard avoidance measures. A brief summary of the LUP policies applicable to this 
project are presented in this discussion.  
 
Land Use (LUP Chapter 2). The project site is designated as Public Facilities and Institutions on 
the 2021 updated LUP Land Use Map. The current and proposed future use of the property is 
addressed in the LUP (p 2-71). 
  

The 21-acre site just east of the Cypress Cove condominiums houses the 
City’s corporation yard, as well as an abandoned irrigation impoundment that has 
been identified as a California red-legged frog (CRLF) breeding pond. The City intends 
to improve the corporation yard site to better meet City needs while establishing a 
conservation corridor to support CRLF and protect the Pilarcitos Creek riparian 
corridor on the southern border of the site. Additional uses such as agriculture may 
be appropriate at this site, as it was formerly in agriculture use.   
 

The proposed continued use as the City corporation yard and development of a new community 
garden and solar energy facility is consistent with the land use classification and LCP Policy 2-100. 
 

Policy 2-100. Public Facilities and Institutions Permitted Uses. Permitted uses in the Public 
Facilities and Institutions land use designation include educational, governmental, 
agricultural, and institutional uses such as schools, hospitals, churches, community 
gardens, fire stations, cemeteries, and emergency shelters. 

 
Natural Resources (LUP Chapter 6). Prior to purchase of the property, the City prepared a 
Biological Resource Evaluation (BRE) and a Wetlands Delineation (Attachment 2). The BRE 
identifies sensitive environmental resources on the property and includes measures to avoid 
impacts. The BRE was prepared prior to final adoption of the LUP update. Consequently, the BRE 
assumed that a 50-foot riparian buffer and 100-foot wetland buffer would be required. The new 
LUP includes potentially broader riparian buffer requirements. Under the revised policies, the 
buffer is 50 feet from the edge of riparian vegetation or 100 feet from the creek top of bank, 
whichever is greater.  As shown on the project plans, the conservation easement includes an area 
that is typically over 100 feet wide. The City will confirm that all proposed new development 
meets revised LUP policies as project review progresses. A comprehensive environmental review 
will also be prepared in compliance with the California Environmental Quality Act (CEQA) which 
will include enforceable avoidance and mitigation measures to ensure biological resources, water 
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quality and other resources will not be adversely affected by the construction or operation of the 
facility.  
 
Visual Resources (LUP Chapter 9). The upgraded facilities will be visible from Highway 92. 
Highway 92 is part of the “Town Boulevard” visual resource area designated in the LUP. The most 
relevant LUP policies for this site are 9-12 parts b and c and 9-13 part b.: 

9-12. Town Boulevard Scenic Corridor. Require that new development in close proximity 
to or easily visible from the Town Boulevard scenic corridor, including Highways 1 and 92:  
a. Protects views of visual resource areas as seen from the Town Boulevard, including 
views to the ocean, upland slopes (i.e. minimizes intrusions into the ridgeline), and the 
historic Johnston House;  
b. Incorporates design standards such as screening of commercial parking areas and 
landscaping provisions; and  
c. Is visually compatible with the surrounding land and development.  
… 
 
9-13. Highway 1 and 92 Frontages. Improve the appearance of the Highway 1 and 92 
frontages as properties redevelop through the following means:  
a. Establish build-to lines to frame and define the transportation corridors.  
b. Reduce visual clutter by consolidating utilities, phasing out monument signs, and 
requiring permanent maintenance of frontage landscaping. 
 

Additional visual resource policies relevant to this site and proposed development address 
gateways, significant plant communities, and open space conservation areas.  
 
The proposed new 50 by 135 foot building (6,750 sq. ft.) would be approximately 24 feet tall. It 
will be located approximately 300 feet from the highway. As part of the CDP and CEQA review, 
visual simulations will be prepared to assist in evaluating visual effects. It should also be noted 
that the City granted PG&E a CDP which allows removal of 11 trees located along the property’s 
highway frontage. The CDP requires PG&E to provide funding for 33 new trees on the property. 
PG&E has fulfilled this obligation. These trees will be incorporated into project’s landscape plan. 
 
Coastal Access (LUP Chapter 5).  Numerous LUP policies would be relevant to the future 
alignment of the segment of Pilarcitos Creek Trail on this site. The easement established as a 
condition of the sale of the property from POST provides ample room for the trail’s alignment 
and on-going use to conform to these policies, as well as to the ESHA policies specific to riparian 
corridors.   
 
Environmental Hazards (LUP Chapter 7).  It is of note that the site abuts an extremely high fire 
severity zone and is within the Pilarcitos dam inundation zone. The proposed project will be 
designed to meet fire codes and flood hazard requirements accordingly. Due to the required 
riparian setbacks, creek flooding is not expected to affect the project, although a future trail may 
need to be designed to withstand such occurrences.  
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Agriculture (LUP Chapter 4). The site is characterized by prime and non-prime agricultural soils. 
Although formerly in agricultural use, it has not been farmed in many years. The proposed project 
includes a community garden which is supported by the Public Facilities land use designation 
which allows agricultural uses. The project will therefore restore some use of the site for 
agricultural use for the community’s benefit.  
 
Zoning Code 
The Zoning Code provides more detailed standards for implementing the policies of the LUP. The 
Code is currently being reviewed and updated to ensure consistency with the LUP. 
Implementation of the recently certified LUP puts forth that this site is to be rezoned from Urban 
Reserve (U-R) to Public and Quasi-Public Land Use (P-S). Because the LUP policies take 
precedence over the zoning code during this transition phase of LUP implementation, the zoning 
assessment will be based on the P-S zoning district. It is noted that future standards may be 
updated; however, the project is consistent with all existing P-S standards, which are summarized 
below.   
 
Height, Setbacks and Lot Coverage. Currently, under the P-S zoning standards, the maximum 
allowed building height is 50 feet and not more than four stories.  The proposed building will be 
less than half this height. The highest point of the proposed building would be approximately 24 
feet. A minimum 20-foot front setback is required, there are no side or rear setback 
requirements. The minimum lot size is 5,000 square feet. Due, in part, to the substantial ESHA 
buffers and the large size of the lot, the project is well within the P-S zoning development 
standards, and it is anticipated that it will comply with all standards in the revised zoning code.  
 
DESIGN 
The site plan has been developed to avoid ESHA, and much of the property will remain as open 
space. All vehicle access to the site will continue to be from Stone Pine Road via a reconfigured 
single two-way driveway.  Construction of the new 6,750 sq. ft building will reduce the number 
of shipping containers, materials stockpiles and equipment stored outside, which will give the 
site a less haphazard appearance. The City will retain the existing office (former ranch house) for 
offices and records storage.  The landscape plan is forthcoming and will be developed with future 
phases in mind.  It will also ensure visual effects are minimized.  Landscaping will be drought 
tolerant, emphasizing coastal natives and habitat compatible species, and is anticipated to be 
minimized to reduce water usage. 
 
CEQA 
The City has retained a local environmental consulting firm, SWCA, to complete environmental 
review pursuant to the requirements of the CEQA and to prepare additional technical reports 
that will be required to support the CEQA review.   
 
Conclusion   
Staff seeks Planning Commission and community feedback regarding the preliminary plans 
including the site plan layout, uses, density and intensity of use, parking provisions, architectural 
approach, and landscaping and open space concepts. 
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The next steps for this application include: 

• Refine plans based on Study Session comments 

• Complete CEQA environmental evaluation 

• Planning Commission Public Hearing  
 

 
ATTACHMENTS 
1. Project Plans 
2. Biological Resource Evaluation 
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PROJECT NUMBER: 202005

CITY OF HALF MOON BAY

CORPORATION YARD

NOT FOR CONSTRUCTION
06/09/2021

880 STONE PINE ROAD
CITY OF HALF MOON BAY
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GENERAL NOTES 

SYMBOLS LEGEND 

ABBREVIATIONS PROJECT LOCATION SHEET INDEX

1. The Contractor shall carefully study and compare the Contract Documents with each other and shall at once report to the  
Architect errors, inconsistencies or omissions discovered.  If the Contractor performs any construction activity knowing it 
involves a recognized error, inconsistency or omission in the Contract Documents without such notice to the Architect, the 
Contractor shall assume appropriate responsibility for such performance and shall bear an appropriate amount of the 
attributable costs for correction.

2. Where new construction abuts existing construction to remain, all conditions affecting work progress and conformance to 
plans and specifications shall be verified by Contractor prior to start of work.

3. Written dimensions take precedence over scaled measurements.  Where discrepancies in dimensions occur they shall be 
reported to the Architect for resolution.

4. All work and materials shall be in accord with the latest rules and regulations of all applicable state and/or local codes, laws, 
ordinances, statutes and regulations.  Nothing in the drawings or specifications shall be construed as requiring or  permitting 
work contrary to these rules, regulations, and codes.

5. The drawings indicate locations, dimensions, and typical details of construction.  The drawings do not illustrate every condition; 
work not expressly detailed shall be of construction similar to parts that are detailed.  Where discrepancies occur, they shall be 
reported to the Architect for resolution.

6. Site boundary lines, boundary dimensions, boundary declinations, and existing grades are based upon the survey drawing. The 
Contractor shall be deemed to have inspected the site and satisfied himself as to actual grades, levels, dimensions, and 
declinations and the true conditions under which the work is to be performed.

7. Masonry dimensions are given to the nominal face of masonry.
Dimensions are to be face of finish unless otherwise noted.  Do not scale the drawings.  Lay out work following written 
dimensions.  If written dimensions are lacking, notify the Architect at once.  If no locating dimensions are shown, door openings 
are located by the door details.

8. Dimensions and elevations on these drawings refer to building datum, unless otherwise noted.

9. The Contractor shall visit the site and verify all existing conditions before bidding.
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P1 1 -

1. TENSION FABRIC BUILDING STRUCTURE
2. FIRE SPRINKLER AND ALARM SYSTEM

PROJECT SCOPE

THE PROJECT SCOPE INCLUDES A NEW PUBLIC PARKING AREA AND A NEW PAVED ACCESS ROAD FROM THE WEST 
AT STONE PINE ROAD TO A LOOP ROAD IN THE NEW CORPORATION YARD AT THE EAST END OF THE SITE. ROLLING 
GATES WITH KEYCARD ACCESS ARE TO BE LOCATED ON THE ACCESS ROAD NEAR THE PUBLIC PARKING AREA AND 
AT THE NEW SECURITY FENCE ENCLOSING THE CORPORATION YARD.

A NEW FABRIC TENSIONED BUILDING STRUCTURE IN THE CORPORATION YARD WILL HOUSE WORKSHOPS AND 
STORAGE. A NEW PARTIALLY COVERED CMU ENCLOSURE FOR TRASH, RECYCLING, COMPOST, AND BULK STORAGE 
IS TO BE LOCATED IN THE ISLAND AT THE LOOP ROAD ADJACENT THE WORKSHOP STORAGE BUILDING.

ALL NEW WORK IS TO BE CONSTRUCTED CLEAR OF THE RIPARIAN SETBACK ZONES AND POST EASEMENT 
ILLUSTRATED IN THE SITE PLANS. THE EXISTING HOUSE AND GARAGE ON THE SITE WILL REMAIN AS IS. ANY WORK 
ON THOSE STRUCTURES IS NIC AND WOULD BE DONE UNDER A SEPARATE CONTRACT.

THE DOCUMENTS ILLUSTRATE THREE OPTIONS NOTED BELOW.

OPTION 1: A NEW, PORTABLE RESTROOM/SHOWER BUILDING WOULD BE PURCHASED BY THE OWNERS AND 
INSTALLED ON SITE.  THE SCOPE OF WORK WOULD INCLUDE CONSTRUCTING A LEVEL PAD BELOW THE NEW 
STRUCTURE, AND PROVIDING UTILITY CONNECTIONS FOR POWER, WATER, AND SEWER.

OPTION 2: IN THE SECOND OPTION, THE GENERAL CONTRACTORS SCOPE INCLUDES BUILDING OUT NEW 
RESTROOMS AND A LOCKER ROOM AT THE EAST END OF THE WORKSHOP/STORAGE BUILDING.  NO PORTABLE 
RESTROOM BUILDING IN THIS OPTION.

OPTION 3: IN ADDITION TO BUILDING THE NEW RESTROOMS AND LOCKER ROOM IN THE WORKSHOP/BUILDING, THE 
SCOPE ALSO INCLUDES CONSTRUCTING A NEW KITCHEN/MEETING ROOM AND 2 OFFICES.

FUTURE WORK ON THE EAST HALF OF THE SITE WOULD INCLUDE PROVISION OF A LARGE ARRAY OF ELEVATED 
PHOTOVOLTAIC SOLAR PANELS, A COMMUNITY GARDEN OR OTHER PASSIVE PUBLIC SPACE, AND A TRAILHEAD 
LINKING THE PUBLIC PARKING AREA TO THE CREEKSIDE TRAIL.

PROJECT DATA

A.P.N.: 056-260-180

LOT SIZE: PARCEL ONE - 14.66 ACRES (638,792 SQ. FT.)
PARCEL TWO - 5.67 ACRES (246,792 SQ. FT.)

AREA OF WORK: WORKSHOP / STORAGE BUILDING
6,750 SF
TRASH / MATERIAL STORAGE SHED
1,880 SF

OCCUPANCY: S1 - WORKSHOP / STORAGE BUILDING
U - TRASH / MATERIAL STORAGE ENCLOSURE

NUMBER OF STORIES: 1-STORY

BUILDING CONSTRUCTION: TYPE V: WORKSHOP / STORAGE BUILDING
TYPE V: TRASH / MATERIAL STORAGE SHED SPRINKLERED

SPRINKLERED: [ SPRINKLERED ]

BUILDING HEIGHT: 19' - 0" - WORKSHOP / STORAGE BUILDING

APPLICABLE CODES: AMERICANS WITH DISABILITIES ACT (“ADA”) COMPLIANCE REQUIRED FOR SITE AND STOR. ACCESS;
2019 CALIFORNIA BUILDING CODE (“CBC”).
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PILARCITOS CREEK

LANDS OF HMB CARMEN RANGE HOLDINGS 
(SPANISH TOWN)
IDN 2008-0162491
APN 056-270-080

LANDS OF PENINSULA OPEN SPACE TRUST,
A CALIFORNIA NONPROFIT PUBLIC BENEFITS CORPORATION

APN 056-260-180
(PARCEL TWO)

(DN 2009-131257)
(A PORTION OF PARCEL 2)

(27 LLS 40)
246,792 SQ. FT.

5.67 ACRES

LANDS OF HALF MOON BAY PROPERTIES LLC
(PARCEL 1)

IDN 2013-1526381
APN 056-270-100

LANDS OF INVESTMENT ADREVEND TRUST
DN 2018-092044
APN 056-260-130

LANDS OF 
MULTIPLE OWNERS

LANDS OF 
MULTIPLE OWNERS

LANDS OF PENINSULA OPEN SPACE TRUST,
A CALIFORNIA NONPROFIT PUBLIC BENEFITS CORPORATION

APN 056-260-180
(PARCEL ONE)

(DN 2009-131257)
(A PORTION OF PARCEL 1)

(27 LLS 40)
638,792 SQ. FT.

14.66 ACRES

PILARCITOS CREEK

(E) EX. NO. 13 
CONSERVATION TRAIL 
EASEMENT
(DN 2021-007595)

(E) SANITARY 
SEWER LINE W/ 
10' EASEMENT

(E) DIRT PATH 
SHOWN DASHED TO 
BE ABANDONED

(E) DIRT 
PATH TO BE 
ABANDONED

(E) PROPERTY LINE

50' RIPARIAN SETBACK

(E) TRASH ENCLOSURE 
WITH LOW CMU WALLS 
SHOWN DASHED TO BE 
DEMOLISHED

(E) CONTAINERS 
SHOWN DASHED TO 
BE REMOVED BY 
OTHERS, TYP.

(E) MAIN ELECTRICAL 
SERVICE TRANSIT TO BE 
REPLACED
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(E) SANITARY SEWER LINE
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(E) DIRT PATH TO 
BE ABANDONED

(E) SANITARY SEWER 
MANHOLE, TYP.

(E) DIRT PATH
100' - 0"

THREE (3) (E) TREES 
TO BE REMOVED AND 
REPLACED BY PG&E

STONE PINE ROAD

50' RIPARIAN SETBACK

(E) EX. NO. 13 CONSERVATION 
TRAIL EASEMENT
(DN 2021-007595)
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(E) ENTRY TO SITE

(E) CCWD EASEMENT

(E) WATER LINE

PROPERTY LINE

NINE (9) (E) TREES TO BE REMOVED 
AND REPLACED BY PG&E

FEMA 10-YEAR 
FLOOD LINE

FEMA 10-YEAR 
FLOOD LINE

(E) DIRT PATH TO 
BE ABANDONED

FEMA 10-YEAR 
FLOOD LINE

(E) HOUSE
N.I.C

LEGEND

DEMOLISHED ITEM

RIPARIAN SETBACK

FENCE

PROPERTY LINE

WETLAND BUFFER

SEWER LINE

CCWD EASEMENT

(E) EX. NO. 13 
CONSERVATION TRAIL 
EASEMENT

FLOOD LINE

SHEET NOTES 

1. VERIFY ALL CONDITIONS IN THE FIELD PRIOR TO THE START 
OF CONSTRUCTION.  BRING DISCREPANCIES TO THE 
ATTENTION OF THE ARCHITECT PRIOR TO PROCEEDING 
WITH THE WORK.

2. ALL BUILDING AND SITE FEATURES TO REMAIN UNLESS 
OTHERWISE NOTED.
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255 Shoreline Drive, Suite 200
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P: 650.482.6300
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San Francisco, CA 94103
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A100
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BAY
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CONCEPTUAL DESIGN

CONCEPTUAL DESIGN /
PRICING PACKAGE

06 / 09 / 2021

202005

1" = 50'-0"1 DEMOLITION PLAN - SITE PLAN

PLAN 
NORTH

REVISION

NUMBER DATE DESCRIPTION

21



1026003402.16

1997924.97

72.13

SAN MATEO ROAD

115

11
0

110

100

1
0
5

10
0

100

95

90

9
0

90

9
0

85

85

85

8
5

80

75

7
5

75

75

8
0

8
0

80

75

8
0

70

70

6
5

6
5

7
0

70

70

7
5

7
5

8
0

65

7
0

90

85

85

85

7
5

8
0

120

1
1
0

11
0

1
1
5

115

110

105

115

9
5

95

9
0

90

90

85

90

80

80

80

8
0

7
0

70

7
0

70

70

65

60

6
5

75

8
0

80

8
0

8
5

85

85

7
5

SAN MATEO ROAD

PILA
RCIT

O
S C

REEK

PILARCITOS C
REEK

PILARCITOS CREEK

PILARCITOS CREEK

STONE PINE ROAD

LANDS OF HMB CARMEN RANGE HOLDINGS 
(SPANISH TOWN)
IDN 2008-0162491
APN 056-270-080

LANDS OF INVESTMENT ADREVEND TRUST
DN 2018-092044
APN 056-260-130

LANDS OF 
MULTIPLE OWNERS

LANDS OF 
MULTIPLE OWNERS

PILARCITOS CREEK

FUTURE COMMUNITY RESOURCE AREA
(~2.03 ACRES TOTAL)

(E) EX. NO. 13 
CONSERVATION TRAIL 
EASEMENT
(DN 2021-007595)

(E) SANITARY SEWER LINE 
W 10' EASEMENT

(E) ENTRY TO SITE

(E) PROPERTY LINE

50' RIPARIAN SETBACK

NEW MAIN ELECTRICAL 
SERVICE TRANSIT

(E) HOUSE
N.I.C (E) SANITARY SEWER LINE

(10 FEET EASEMENT)

(E) GAS METER

LANDS OF HALF MOON BAY PROPERTIES LLC
(PARCEL 1)

IDN 2013-1526381
APN 056-270-100

(E) PG&E 
EASEMENT

FUTURE TRAIL WITH 
TRAILHEAD SIGNAGE

FUTURE VISITOR PARKING
9 PARKING STALLS
1 VAN ACCESSIBLE PARKING STALL 
W/ SIDE AISLE ACCESS TO TRAIL

(N) STAFF PARKING
8 PARKING STALLS

(N) SERVICE 
VEHICLE PARKING

12 PARKING 
STALLS (15' X 20')

(N) ASPHALT PAVING 
OVER EXISTING DIRT 
ROAD; 24' TYP.

(N) AUTOMATIC ROLLING GATE 
WITH KEYCARD ENTRY

(N) AUTOMATIC 
ROLLING GATE WITH 
KEYCARD ENTRY

(N) PARKING
1 ACCESSIBLE PARKING STALL
1 VAN-ACCESSIBLE PARKING 
STALL W/ SIDE AISLE

(N) 6 TRASH / STORAGE 
ENCLOSURES

(N) EGRESS TO 
SPANISH TOWN

(N) ASPHALT PAVED LOOP ROAD

(N) RESTROOM TRAILER 
OVER LEVEL PAD
(OPTION 1 ONLY)

(N) PICNIC 
AREA

100' - 0"

(E) TREES TO BE 
REMOVED AND 
REPLACED BY PG&E

WILDLIFE 
CORRIDOR TO 

BE CONFIRMED

WILDLIFE 
CORRIDOR TO 

BE CONFIRMED

WILDLIFE 
CORRIDOR TO 

BE CONFIRMED

WILDLIFE CORRIDOR 
TO BE CONFIRMED BY 
FROG BIOLOGICAL 
SPECIALIST

FUTURE SOLAR ARRAY PROPOSED AREA (2 OF 2)
1.75 ACRE

(~3.25 TOTAL ACRES)

FUTURE SOLAR ARRAY PROPOSED AREA (1 OF 2)
1.50 ACRE

(~3.25 TOTAL ACRES)

FEMA 10-YEAR FLOOD LINE

(E) SANITARY SEWER 
MANHOLE, TYP.

100' WETLAND 
SETBACK

(E) CCWD EASEMENT

(E) WATER LINE

NINE (9) (E) TREES TO BE REMOVED 
AND REPLACED BY PG&E

50' RIPARIAN SETBACK

(E) EX. NO. 13 CONSERVATION 
TRAIL EASEMENT
(DN 2021-007595)

PROPERTY LINE

FEMA 10-YEAR 
FLOOD LINE

WORKSHOP / STORAGE 
BUILDING 

50' x 135' TENSION FABRIC 
BUILDING STRUCTURE

LEGEND

SOLAR ARRAY AREA

COMMUNITY 
RESOURCE AREA

RIPARIAN SETBACK

FENCE

PROPERTY LINE

WETLAND BUFFER

SEWER LINE

CCWD EASEMENT

(E) EX. NO. 13 
CONSERVATION 
TRAIL EASEMENT

ACCESSIBLE PATH 
OF TRAVEL

FLOOD LINE

0' 25' 50' 100' 200'

SHEET NOTES 

1. VERIFY ALL CONDITIONS IN THE FIELD PRIOR TO THE START 
OF CONSTRUCTION.  BRING DISCREPANCIES TO THE 
ATTENTION OF THE ARCHITECT PRIOR TO PROCEEDING 
WITH THE WORK.

2. ALL BUILDING AND SITE FEATURES TO REMAIN UNLESS 
OTHERWISE NOTED.

ARCHITECT:
ELS ARCHITECTURE AND URBAN DESIGN
2040 Addison Street
Berkeley, CA 94704
P: 510.549.2929

CIVIL ENGINEER (SEPARATE CONTRACT):
BKF ENGINEERS
255 Shoreline Drive, Suite 200
Redwood City, CA 94065
P: 650.482.6300

ENVIRONMENTAL CONSULTANT:
SWCA
95 3rd St. 2nd Floor
San Francisco, CA 94103
P: 415.536.2883

ELECTRICAL ENGINEER:
OMM CONSULTING
4340 Redwood Hwy #245
San Rafael, CA 94903

COST ESTIMATOR:
MACK5
1900 Powell St #470
Emeryville, CA 94608
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OF TRAVEL

A101

CITY OF HALF MOON BAY
880 STONE PINE ROAD, HALF

MOON BAY, CA 94019

CITY OF HALF MOON
BAY

CORPORATION YARD

CONCEPTUAL DESIGN

CONCEPTUAL DESIGN /
PRICING PACKAGE
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1" = 50'-0"1 SITE PLAN

PLAN 
NORTH
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15
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15
' -

 0
"

135' - 0"

50
' -
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"

STORAGE 1
220 SF

STORAGE 2
220 SF

STORAGE
6290 SF

10

15' - 0" 15' - 0" 15' - 0" 15' - 0" 15' - 0" 15' - 0" 15' - 0" 15' - 0" 15' - 0"

ROLLING 
SERVICE DOOR 
(14' X 14')

CITY LOGO

CITY LOGO

LOUVERED 
OPENING

LOUVERED 
OPENING

ROLLING 
SERVICE DOOR 
(12' X 12')

STORAGE ROOM PARTITIONS TO BE 
"STICK -BUILT" DRYWALL ON METAL STUD 
FRAMING. CEILING TO BE DRYWALL ON 
METAL FRAMING W/ PLYWOOD SHEATHING

FIXTURES SUPPLIED 
BY TENSION FABRIC 
BUILDING STRUCTURE 
MFR., TYP. FOR 16

50' X 135' TENSION FABRIC BUILDING 
STRUCTURE ON 6" CONCRETE SLAB ON 
GRADE W PERIMETER FOOTING

EXHAUST FAN 
ABOVE, TYP. FOR 2

LOUVERED 
PANEL

11

A

12

B

C

D

E

F

987654321

LANDS OF PENINSULA OPEN SPACE TRUST,
A CALIFORNIA NONPROFIT PUBLIC BENEFITS CORPORATION

(PARCEL TWO)
(DN 2009-131257)

(A PORTION OF PARCEL 2)
(27 LLS 40)

246,792 SQ. FT.
5.67 ACRES

(E) PROPERTY LINE

(E) SANITARY 
SEWER LINE (10 
FEET WIDE)

(E) PG&E 
EASEMENT

(N) STAFF PARKING
8 PARKING STALLS

(N) SERVICE VEHICLE 
PARKING

12 PARKING STALLS (15' X 20')

(N) AUTOMATIC 
ROLLING GATE WITH 
KEYCARD ENTRY

WORKSHOP / STORAGE BUILDING 
50' x 135' TENSION FABRIC BUILDING STRUCTURE

(N) PARKING
1 ACCESSIBLE PARKING STALL
1 VAN-ACCESSIBLE PARKING STALL W/ SIDE AISLE

(N) TRASH / STORAGE 
ENCLOSURES

(N) ASPHALT 
PAVED LOOP 
ROAD

(N) PICNIC AREA

(N) PORTABLE 
RESTROOMS

(OPTION 1 ONLY)

(E) EX. NO. 13 
CONSERVATION TRAIL 
EASEMENT
(DN 2021-007595)

A401
4

A401
3

5' - 0"

(N) 8' STEEL FENCE
5' - 0" FROM 
PROPERTY LINE

PROPERTY LINE

(N) CHAIN LINK FENCE

A401
2

(E) TREES TO BE 
REMOVED AND 
REPLACED BY PG&E

50' RIPARIAN SETBACK

A500 5

A500

6

A5008

A5004

A500

3

A500 1

A500

2

10

(N) CHAIN LINK FENCE

FEMA 10-YEAR 
FLOOD LINE

7

(N) HOUSE
N.I.C.

(E) GARAGE

(E) GAS METER

(N) EMERGENCY 
EGRESS TO 
SPANISH TOWN

NEW MAIN ELECTRICAL 
SERVICE TRANSIT

(E) SANITARY SEWER 
LINE W/ 10' EASEMENT

(N) CONTINUOUS FRENCH DRAIN 
TO (E) SANITARY SEWER

(N) ROOF - STANDING SEAM METAL 
ROOFING O/ PLYWD O/ HSS FRAME 
W CFM METAL FRAMING

WOOD 
STORAGE

GRAVEL 
STORAGE

SAND 
STORAGE

TRASH RECYCLING COMPOST

47' - 0"

15' - 0" 15' - 0" 15' - 0"

20
' -

 0
"

POSTS - GALV. STEEL HSS, 
PAINTED, TYP FOR 8

SLAB ON GRADE, TYP AT MATERIAL STORAGE

SLAB ON GRADE, TYP AT TRASH, RECYCLING AND COMPOST

5'-4" HIGH CMU WALLS, TYP.

20
' -

 0
"

ARCHITECT:
ELS ARCHITECTURE AND URBAN DESIGN
2040 Addison Street
Berkeley, CA 94704
P: 510.549.2929

CIVIL ENGINEER (SEPARATE CONTRACT):
BKF ENGINEERS
255 Shoreline Drive, Suite 200
Redwood City, CA 94065
P: 650.482.6300

ENVIRONMENTAL CONSULTANT:
SWCA
95 3rd St. 2nd Floor
San Francisco, CA 94103
P: 415.536.2883

ELECTRICAL ENGINEER:
OMM CONSULTING
4340 Redwood Hwy #245
San Rafael, CA 94903

COST ESTIMATOR:
MACK5
1900 Powell St #470
Emeryville, CA 94608
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STAMP:

NOT FOR 
CONSTRUCTION

SITE PLAN
ENLARGED -

OPTION 1

A401

CITY OF HALF MOON BAY
880 STONE PINE ROAD, HALF

MOON BAY, CA 94019

CITY OF HALF MOON
BAY

CORPORATION YARD

CONCEPTUAL DESIGN

CONCEPTUAL DESIGN /
PRICING PACKAGE

06 / 09 / 2021

202005

1/8" = 1'-0"4 FLOOR PLAN - WORKSHOP / STORAGE BUILDING - OPTION 1

1" = 30'-0"1 SITE PLAN - ENLARGED - OPTION 1

1/8" = 1'-0"3
FLOOR PLAN - MATERIAL STORAGE AND WASTE ENCLOSURE -
OPTION 1

N.T.S.2 FLOOR PLAN AND ELEVATION - PORTABLE RESTROOM

PLAN 
NORTH

REVISION

NUMBER DATE DESCRIPTION

23



95

90

9
0

85

80

75

85

85

85

9
0

90

90

85

80

85

85

11

A

12

B

C

D

E

F

987654321

LANDS OF PENINSULA OPEN SPACE TRUST,
A CALIFORNIA NONPROFIT PUBLIC BENEFITS CORPORATION

(PARCEL TWO)
(DN 2009-131257)

(A PORTION OF PARCEL 2)
(27 LLS 40)

246,792 SQ. FT.
5.67 ACRES

A402
3

A402
2

5' - 0"

A500 5

A500

6

A5008

A5004

A500

3

A500 1

A500

2

10
7

(E) PROPERTY LINE

NEW MAIN ELECTRICAL 
SERVICE TRANSIT

(E) SANITARY 
SEWER LINE (10 
FEET WIDE)

(E) GAS METER

(E) PG&E 
EASEMENT

(N) STAFF PARKING
8 PARKING STALLS

(N) SERVICE VEHICLE 
PARKING

12 PARKING STALLS (15' X 20')

(N) AUTOMATIC 
ROLLING GATE WITH 
KEYCARD ENTRY

WORKSHOP / STORAGE BUILDING 
50' x 135' TENSION FABRIC BUILDING STRUCTURE

(N) PARKING
1 ACCESSIBLE PARKING STALL
1 VAN-ACCESSIBLE PARKING STALL W/ SIDE AISLE

(N) TRASH / STORAGE 
ENCLOSURES

(N) ASPHALT 
PAVED LOOP 
ROAD

(N) PICNIC AREA

(E) EX. NO. 13 
CONSERVATION TRAIL 
EASEMENT
(DN 2021-007595)

(N) 8' STEEL FENCE
5' - 0" FROM 
PROPERTY LINE

PROPERTY LINE

(N) CHAIN LINK FENCE

(E) TREES TO BE 
REMOVED AND 
REPLACED BY PG&E

50' RIPARIAN SETBACK

(N) CHAIN LINK FENCE

FEMA 10-YEAR 
FLOOD LINE

(N) HOUSE
N.I.C.

(E) GARAGE

(N) EMERGENCY 
EGRESS TO 
SPANISH TOWN

WOOD 
STORAGE

GRAVEL 
STORAGE

SAND 
STORAGE

TRASH RECYCLING COMPOST

47' - 0"

15' - 0" 15' - 0" 15' - 0"

20
' -

 0
"

(E) SANITARY SEWER 
LINE W 10' EASEMENT

(N) CONTINUOUS FRENCH DRAIN 
TO (E) SANITARY SEWER

(N) ROOF - STANDING SEAM METAL 
ROOFING O/ PLYWD O/ HSS FRAME 
W CFM METAL FRAMING

POSTS - GALV. STEEL HSS, 
PAINTED, TYP FOR 8

SLAB ON GRADE, TYP AT MATERIAL STORAGE

SLAB ON GRADE, TYP AT TRASH, RECYCLING AND COMPOST

5'-4" HIGH CMU WALLS, TYP.

20
' -

 0
"

C

D

E

F

987654321

15
' -

 0
"

20
' -

 0
"

15
' -

 0
"

135' - 0"

50
' -

 0
"

STORAGE
5910 SF

10

15' - 0" 15' - 0" 15' - 0" 15' - 0" 15' - 0" 15' - 0" 15' - 0" 15' - 0" 15' - 0"

ACCESSIBLE 
RESTROOM AND 

SHOWER
70 SF

LOCKER ROOM
130 SF

ROLLING 
SERVICE DOOR 
(14' X 14')

CITY LOGO

CITY LOGO

LOUVERED 
OPENING

LOUVERED 
OPENING

ROLLING 
SERVICE DOOR 
(12' X 12')

STORAGE ROOM PARTITIONS TO BE 
"STICK -BUILT" DRYWALL ON METAL STUD 
FRAMING. CEILING TO BE DRYWALL ON 
METAL FRAMING W/ PLYWOOD SHEATHING

FIXTURES SUPPLIED 
BY TENSION FABRIC 
BUILDING STRUCTURE 
MFR., TYP. FOR 16

50' X 135' TENSION FABRIC BUILDING 
STRUCTURE ON 6" CONCRETE SLAB ON 
GRADE W PERIMETER FOOTING

EXHAUST FAN 
ABOVE, TYP. FOR 2

STORAGE 1
220 SF

STORAGE 2
220 SF

RESTROOM AND LOCKER ROOM PARTITIONS 
TO BE "STICK -BUILT" DRYWALL ON METAL 
STUD FRAMING. CEILING TO BE DRYWALL ON 
METAL FRAMING W/ PLYWOOD SHEATHING

ACCESSIBLE 
RESTROOM AND 

SHOWER
70 SF

LOUVERED 
PANEL

ARCHITECT:
ELS ARCHITECTURE AND URBAN DESIGN
2040 Addison Street
Berkeley, CA 94704
P: 510.549.2929

CIVIL ENGINEER (SEPARATE CONTRACT):
BKF ENGINEERS
255 Shoreline Drive, Suite 200
Redwood City, CA 94065
P: 650.482.6300

ENVIRONMENTAL CONSULTANT:
SWCA
95 3rd St. 2nd Floor
San Francisco, CA 94103
P: 415.536.2883

ELECTRICAL ENGINEER:
OMM CONSULTING
4340 Redwood Hwy #245
San Rafael, CA 94903

COST ESTIMATOR:
MACK5
1900 Powell St #470
Emeryville, CA 94608
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SITE PLAN
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OPTION 2

A402

CITY OF HALF MOON BAY
880 STONE PINE ROAD, HALF

MOON BAY, CA 94019

CITY OF HALF MOON
BAY

CORPORATION YARD

CONCEPTUAL DESIGN

CONCEPTUAL DESIGN /
PRICING PACKAGE

06 / 09 / 2021

202005

1" = 30'-0"1 SITE PLAN - ENLARGED - OPTION 2

1/8" = 1'-0"2
FLOOR PLAN - MATERIAL STORAGE AND WASTE ENCLOSURE -
OPTION 2

1/8" = 1'-0"3 STRUCTURE FLOOR PLAN - OPTION 2

PLAN 
NORTH

REVISION

NUMBER DATE DESCRIPTION
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WOOD 
STORAGE

GRAVEL 
STORAGE

SAND 
STORAGE

TRASH RECYCLING COMPOST

47' - 0"

15' - 0" 15' - 0" 15' - 0"

20
' -
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"

(E) SANITARY SEWER 
LINE W 10' EASEMENT

(N) CONTINUOUS FRENCH DRAIN 
TO (E) SANITARY SEWER

(N) ROOF - STANDING SEAM METAL 
ROOFING O/ PLYWD O/ HSS FRAME 
W CFM METAL FRAMING

POSTS - GALV. STEEL HSS, 
PAINTED, TYP FOR 8

SLAB ON GRADE, TYP AT MATERIAL STORAGE

SLAB ON GRADE, TYP AT TRASH, RECYCLING AND COMPOST

5'-4" HIGH CMU WALLS, TYP.

20
' -

 0
"

11

A

12

B

C

D

E

F

987654321

LANDS OF PENINSULA OPEN SPACE TRUST,
A CALIFORNIA NONPROFIT PUBLIC BENEFITS CORPORATION

(PARCEL TWO)
(DN 2009-131257)

(A PORTION OF PARCEL 2)
(27 LLS 40)

246,792 SQ. FT.
5.67 ACRES

A403
3

A403
2

5' - 0"

A500 5

A500

6

A5008

A5004

A500

3

A500 1

A500

2

10
7

(E) PROPERTY LINE

(E) SANITARY 
SEWER LINE (10 
FEET WIDE)

(E) PG&E 
EASEMENT

(N) STAFF PARKING
8 PARKING STALLS

(N) SERVICE VEHICLE 
PARKING

12 PARKING STALLS (15' X 20')

(N) AUTOMATIC 
ROLLING GATE WITH 
KEYCARD ENTRY

WORKSHOP / STORAGE BUILDING 
50' x 135' TENSION FABRIC BUILDING STRUCTURE

(N) PARKING
1 ACCESSIBLE PARKING STALL
1 VAN-ACCESSIBLE PARKING STALL W/ SIDE AISLE

(N) TRASH / STORAGE 
ENCLOSURES

(N) EMERGENCY 
EGRESS TO 
SPANISH TOWN

(N) ASPHALT 
PAVED LOOP 
ROAD

(N) PICNIC AREA

(E) EX. NO. 13 
CONSERVATION TRAIL 
EASEMENT
(DN 2021-007595)

(N) 8' STEEL FENCE
5' - 0" FROM 
PROPERTY LINE

PROPERTY LINE

(N) CHAIN LINK FENCE

(E) TREES TO BE 
REMOVED AND 
REPLACED BY PG&E

50' RIPARIAN SETBACK

(N) CHAIN LINK FENCE

FEMA 10-YEAR 
FLOOD LINE

(N) HOUSE
N.I.C.

(E) GARAGE

(E) GAS METER

NEW MAIN ELECTRICAL 
SERVICE TRANSIT

C

D

E

F

987654321

STORAGE
4990 SF

10

15
' -

 0
"

20
' -

 0
"

15
' -

 0
"

135' - 0"

50
' -

 0
"

15' - 0" 15' - 0" 15' - 0" 15' - 0" 15' - 0" 15' - 0" 15' - 0" 15' - 0" 15' - 0"

LOCKER ROOM
130 SF

MEETING / 
KITCHENETTE

450 SF

STORAGE 1
220 SF

STORAGE 2
220 SF

OFFICE
150 SF

OFFICE
270 SF

ACCESSIBLE 
RESTROOM AND 

SHOWER
70 SF

ROLLING 
SERVICE DOOR 
(14' X 14')

CITY LOGO

CITY LOGO

LOUVERED 
OPENING

LOUVERED 
OPENING

ROLLING 
SERVICE DOOR 
(12' X 12')

STORAGE ROOM PARTITIONS TO BE 
"STICK -BUILT" DRYWALL ON METAL STUD 
FRAMING. CEILING TO BE DRYWALL ON 
METAL FRAMING W/ PLYWOOD SHEATHING

FIXTURES SUPPLIED 
BY TENSION FABRIC 
BUILDING STRUCTURE 
MFR., TYP. FOR 16

50' X 135' TENSION FABRIC BUILDING 
STRUCTURE ON 6" CONCRETE SLAB ON 
GRADE W PERIMETER FOOTING

EXHAUST FAN 
ABOVE, TYP. FOR 2

RESTROOM AND LOCKER ROOM PARTITIONS 
TO BE "STICK -BUILT" DRYWALL ON METAL 
STUD FRAMING. CEILING TO BE DRYWALL ON 
METAL FRAMING W/ PLYWOOD SHEATHING ACCESSIBLE 

RESTROOM AND 
SHOWER

70 SF

LOUVERED 
PANEL

ARCHITECT:
ELS ARCHITECTURE AND URBAN DESIGN
2040 Addison Street
Berkeley, CA 94704
P: 510.549.2929

CIVIL ENGINEER (SEPARATE CONTRACT):
BKF ENGINEERS
255 Shoreline Drive, Suite 200
Redwood City, CA 94065
P: 650.482.6300
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Section 1. Introduction 

This report describes the biological resources present on the site at 880 Stone Pine Road in Half Moon Bay, 
California, where the City of Half Moon Bay (City) is considering future development; the potential biological 
impacts of future development activities; and measures necessary to reduce these impacts to less-than-
significant levels under the California Environmental Quality Act (CEQA).  

1.1 Project Location 

The project site is located at 880 Stone Pine Road in Half Moon Bay, San Mateo County (Figure 1). It is located 
within the Half Moon Bay California 7.5-minute USGS quadrangle. The site is located between State Route (SR) 
92 and Pilarcitos Creek near downtown Half Moon Bay. The site was previously used as a plant nursery and is 
now a public works yard. 

For the purposes of our description of existing biological resources and potential impacts from future 
development, we identified a Biological Study Area (BSA) of approximately 44 acres that included the 21-acre 
project site itself as well as surrounding areas within 200 feet of the project boundary (Figure 2). The purpose 
of providing this BSA was to conform to the City of Half Moon Bay’s Local Coastal Program requirements 
under Policy 6-8. 

1.2 Project Description 

The City is considering developing the public works yard at 880 Stone Pine Road. A specific project description 
has not been proposed for the development, and therefore specific impact locations have not been defined. It 
is conceivable that future development activities may disturb the majority of the site, although the City does 
not intend to disturb Pilarcitos Creek, a perennial marsh in the northwest corner of the site, or any 
Environmentally Sensitive Habitat Area (ESHA) avoidance buffers required by the City’s Local Coastal 
Program. The project could also include limited impacts to riparian habitat and the riparian buffer associated 
with Pilarcitos Creek allowed under the City’s Local Coastal Program, notably the creation of paths, trails, or 
other environmentally related educational uses (J. Doughty, pers. comm.).  
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Section 2. Methods 

2.1 Background Review 

Prior to conducting field work, H. T. Harvey & Associates ecologists reviewed available background 
information pertaining to the biological resources on and in the vicinity of the BSA. Information was compiled 
and subsequently compared against site conditions during field surveys. The following sources were consulted: 

• California Natural Diversity Database (CNDDB) record search for the Half Moon Bay, California U.S. 
Geological Survey (USGS) 7.5-minute quadrangle (where the BSA occurs) and the surrounding five 
quadrangles: Montara Mountain, San Mateo, Woodside, San Gregorio, and La Honda (CNDDB 2021) 

• eBird record search for the Half Moon Bay, California U.S. Geological Survey (USGS) 7.5-minute quadrangle 
(where the BSA occurs) and the surrounding five quadrangles: Montara Mountain, San Mateo, Woodside, San 
Gregorio, and La Honda (Cornell Lab of Ornithology 2021) 

• CNPS Rare Plant Program Inventory of Rare and Endangered Plants of California for the 7-5-minute 
quadrangles listed above (CNPS 2021) for Ranks 1-4 and for San Mateo County for Rank 4 species, for 
which records are not always maintained at the quadrangle level 

• USFWS Information for Planning and Consultation tool (USFWS 2021a) 

• Aerial photographs obtained from Google Earth Pro (Google, Inc. 2021) 

• U.S. Department of Agriculture Natural Resources Conservation Service (NRCS) Web Soil Survey for soil 
types (NRCS 2021) 

• U.S. Fish and Wildlife Service (USFWS) National Wetlands Inventory for any existing aquatic features, 
including wetlands, streams, and sloughs (USFWS 2014) 

• The Jepson Manual: Vascular Plants of California, Second Edition (Baldwin et al. 2012) 

• Half Moon Bay Riparian and Wetland Mitigation Site, Preliminary Mitigation and Monitoring Plan (H. T. 
Harvey & Associates and RMC 2010) 

• Administrative Draft, Half Moon Bay Community Park and Analysis Report, Biological Section (H. T. 
Harvey & Associates 2005) 

For the purposes of this report, the vicinity of the BSA is defined as the area within a 5-mile (mi) radius of the 
BSA. A map of CNDDB records of special-status plants and natural communities of concern, and a map of 
CNDDB records of special-status animals, are included as Figures 3 and 4, respectively. These generalized maps 
show areas where special-status species are known to occur or have occurred historically.  

 
 

37



Serpentine BunchgrassSerpentine Bunchgrass

Northern Coastal Salt MarshNorthern Coastal Salt Marsh
Serpentine BunchgrassSerpentine Bunchgrass

Serpentine BunchgrassSerpentine Bunchgrass

Northern Coastal Salt MarshNorthern Coastal Salt Marsh

Northern Maritime ChaparralNorthern Maritime Chaparral

Serpentine BunchgrassSerpentine Bunchgrass

Northern Maritime ChaparralNorthern Maritime Chaparral

Valley Needlegrass GrasslandValley Needlegrass Grassland

Serpentine BunchgrassSerpentine Bunchgrass

Franciscan onionFranciscan onion

Hall's bush-mallowHall's bush-mallow

western leatherwoodwestern leatherwood

Davidson's bush-mallowDavidson's bush-mallow

woodland woollythreadswoodland woollythreads

saline cloversaline clover
San Francisco campionSan Francisco campion

coastal marsh milk-vetchcoastal marsh milk-vetch

Crystal Springs lessingiaCrystal Springs lessingia

Franciscan onionFranciscan onion

San Francisco Bay spineflowerSan Francisco Bay spineflower

woodland woollythreadswoodland woollythreads

white-rayed pentachaetawhite-rayed pentachaeta

Kings Mountain manzanitaKings Mountain manzanita

San Francisco collinsiaSan Francisco collinsia

woodland woollythreadswoodland woollythreads

rose leptosiphonrose leptosiphon

San Mateo thorn-mintSan Mateo thorn-mint

Hickman's cinquefoilHickman's cinquefoil

western leatherwoodwestern leatherwood

coastal marsh milk-vetchcoastal marsh milk-vetch

Oregon polemoniumOregon polemonium arcuate bush-mallowarcuate bush-mallow

Kings Mountain manzanitaKings Mountain manzanita

Franciscan onionFranciscan onionSan Francisco gumplantSan Francisco gumplant Franciscan onionFranciscan onion

fragrant fritillaryfragrant fritillary

bent-flowered fiddleneckbent-flowered fiddleneck

Anderson's manzanitaAnderson's manzanita

Kings Mountain manzanitaKings Mountain manzanita

short-leaved evaxshort-leaved evax
rose leptosiphonrose leptosiphon

long-beard lichenlong-beard lichen

Crystal Springs lessingiaCrystal Springs lessingia

Crystal Springs lessingiaCrystal Springs lessingia

arcuate bush-mallowarcuate bush-mallow

San Mateo thorn-mintSan Mateo thorn-mint

Anderson's manzanitaAnderson's manzanita

San Francisco collinsiaSan Francisco collinsia

Montara manzanitaMontara manzanita

Anderson's manzanitaAnderson's manzanita

Crystal Springs lessingiaCrystal Springs lessingia

Choris' popcorn-flowerChoris' popcorn-flower

fragrant fritillaryfragrant fritillary

Kings Mountain manzanitaKings Mountain manzanita

San Francisco collinsiaSan Francisco collinsia
San Francisco owl's-cloverSan Francisco owl's-clover

Kings Mountain manzanitaKings Mountain manzanitaChoris' popcorn-flowerChoris' popcorn-flower
Choris' popcorn-flowerChoris' popcorn-flower

Kings Mountain manzanitaKings Mountain manzanita

Crystal Springs lessingiaCrystal Springs lessingia

Marin western flaxMarin western flax

Kings Mountain manzanitaKings Mountain manzanita

Franciscan onionFranciscan onion

Kellogg's horkeliaKellogg's horkelia

Choris' popcorn-flowerChoris' popcorn-flower
fragrant fritillaryfragrant fritillary

Marin western flaxMarin western flax
Marin western flaxMarin western flax

San Mateo woolly sunflowerSan Mateo woolly sunflower

fountain thistlefountain thistle

Kings Mountain manzanitaKings Mountain manzanita

western leatherwoodwestern leatherwood

fountain thistlefountain thistle

Kings Mountain manzanitaKings Mountain manzanita

Franciscan onionFranciscan onion

western leatherwoodwestern leatherwood
arcuate bush-mallowarcuate bush-mallow

San Mateo woolly sunflowerSan Mateo woolly sunflower

San Mateo woolly sunflowerSan Mateo woolly sunflower

Kings Mountain manzanitaKings Mountain manzanita

Kings Mountain manzanitaKings Mountain manzanita

arcuate bush-mallowarcuate bush-mallow

Kings Mountain manzanitaKings Mountain manzanita

coast yellow leptosiphoncoast yellow leptosiphon

arcuate bush-mallowarcuate bush-mallow

Crystal Springs lessingiaCrystal Springs lessingia

Davidson's bush-mallowDavidson's bush-mallow
Hall's bush-mallowHall's bush-mallow Hillsborough chocolate lilyHillsborough chocolate lily

Hillsborough chocolate lilyHillsborough chocolate lily

Indian Valley bush-mallowIndian Valley bush-mallow
Montara manzanitaMontara manzanita

Point Reyes bird's-beakPoint Reyes bird's-beak

San Francisco collinsiaSan Francisco collinsiaSan Francisco campionSan Francisco campion

western leatherwoodwestern leatherwood

white-rayed pentachaetawhite-rayed pentachaetawhite-rayed pentachaetawhite-rayed pentachaeta

Pacific Ocean

Figure 3. Special-Status Plant Species CNDDB Records
June 2021

N:
\P

roj
ec

ts3
00

0\3
12

9-0
1\0

4\R
ep

ort
s\R

ipa
ria

n a
nd

 W
etl

an
d M

itig
ati

on

880 Stone Pine Road Biological Resources Report (4182-03)

1.2 0 1.20.6

Miles

LEGEND
Project Location

5 Mile Buffer

CNDDB Records

Specific Location

General Area

Approximate Location

Plants

General Area

Terrestrial Communities
Approximate Location

38



Santa Cruz kangaroo ratSanta Cruz kangaroo rat

pallid batpallid bat

hoary bathoary bat

western bumble beewestern bumble bee

Alameda song sparrowAlameda song sparrow

pallid batpallid bat

obscure bumble beeobscure bumble bee

obscure bumble beeobscure bumble bee

hoary bathoary bat

Edgewood Park micro-blind harvestmanEdgewood Park micro-blind harvestman

California giant salamanderCalifornia giant salamander

western snowy ploverwestern snowy plover

marbled murreletmarbled murrelet

Bay checkerspot butterflyBay checkerspot butterfly

Townsend's big-eared batTownsend's big-eared bat

California black railCalifornia black rail

saltmarsh common yellowthroatsaltmarsh common yellowthroat

western bumble beewestern bumble bee

marbled murreletmarbled murrelet Santa Cruz black salamanderSanta Cruz black salamander

Alameda song sparrowAlameda song sparrow

monarch butterflymonarch butterfly

Myrtle's silverspot butterflyMyrtle's silverspot butterfly

steelhead - central California coast DPSsteelhead - central California coast DPS

hoary bathoary bat
Ricksecker's water scavenger beetleRicksecker's water scavenger beetle

Bay checkerspot butterflyBay checkerspot butterfly

Bay checkerspot butterflyBay checkerspot butterfly

salt-marsh harvest mousesalt-marsh harvest mouse

California giant salamanderCalifornia giant salamander

Edgewood blind harvestmanEdgewood blind harvestman

Edgewood blind harvestmanEdgewood blind harvestman

saltmarsh common yellowthroatsaltmarsh common yellowthroat

saltmarsh common yellowthroatsaltmarsh common yellowthroat

saltmarsh common yellowthroatsaltmarsh common yellowthroat

saltmarsh common yellowthroatsaltmarsh common yellowthroat
Ricksecker's water scavenger beetleRicksecker's water scavenger beetle

Bay checkerspot butterflyBay checkerspot butterfly

monarch butterflymonarch butterfly

monarch - California overwintering populationmonarch - California overwintering population

monarch - California overwintering populationmonarch - California overwintering population

San Francisco dusky-footed woodratSan Francisco dusky-footed woodrat

San Francisco dusky-footed woodratSan Francisco dusky-footed woodrat

California giant salamanderCalifornia giant salamander

California giant salamanderCalifornia giant salamander California giant salamanderCalifornia giant salamander

saltmarsh common yellowthroatsaltmarsh common yellowthroat

Bay checkerspot butterflyBay checkerspot butterfly

steelhead - central California coast DPSsteelhead - central California coast DPS

western pond turtlewestern pond turtle

western pond turtlewestern pond turtle

western pond turtlewestern pond turtle

western pond turtlewestern pond turtle

western pond turtlewestern pond turtle

western pond turtlewestern pond turtle

western pond turtlewestern pond turtle
western pond turtlewestern pond turtle

western snowy ploverwestern snowy plover

western pond turtlewestern pond turtle

western pond turtlewestern pond turtle

California giant salamanderCalifornia giant salamander

San Francisco dusky-footed woodratSan Francisco dusky-footed woodrat

San Francisco dusky-footed woodratSan Francisco dusky-footed woodrat
San Francisco dusky-footed woodratSan Francisco dusky-footed woodrat

steelhead - central California coast DPSsteelhead - central California coast DPS

saltmarsh common yellowthroatsaltmarsh common yellowthroat

CRLFCRLF

CRLFCRLF

CRLFCRLF

CRLFCRLF

CRLFCRLF

CRLFCRLF

CRLFCRLF

CRLFCRLF

CRLFCRLF

CRLFCRLF

CRLFCRLF

CRLFCRLF

CRLFCRLF
CRLFCRLF

CRLFCRLF

CRLFCRLF

CRLFCRLF

CRLFCRLF

CRLFCRLF

CRLFCRLF

CRLFCRLF

CRLFCRLF

CRLFCRLF

CRLFCRLF

CRLFCRLF

CRLFCRLF

CRLFCRLF

CRLFCRLF

CTSCTS

Pacific Ocean

Figure 4. Special-Status Animal Species CNDDB Records
June 2021

N:
\P

roj
ec

ts3
00

0\3
12

9-0
1\0

4\R
ep

ort
s\R

ipa
ria

n a
nd

 W
etl

an
d M

itig
ati

on

880 Stone Pine Road Biological Resources Report (4182-03)

1.2 0 1.20.6

Miles

LEGEND

Specific Location

General Area

Approximate Location

Project Location

Animals

5 Mile Buffer

CNDDB Records

Note: CTS = California Tiger Salamander,
CRFL = California Red-legged Frog

California Red-legged Frog
Critical Habitat
Steelhead Critical Habitat

39



 

880 Stone Pine Road Project 
Biological Resources Report 

7 H. T. Harvey & Associates 
June 25, 2021 

 

Following our site visits, we also reviewed the City’s Local Coastal Land Use Plan 2020 Comprehensive Update (City 
of Half Moon Bay 2020) for information on biological resources and City land use policies related to coastal 
resources. 

2.2 Site Visit 

A reconnaissance-level field survey of the BSA was conducted by H. T. Harvey & Associates senior wildlife 
ecologist Jeff Wilkinson, Ph.D., and by H. T. Harvey & Associates plant and wetland ecologist David Gallagher, 
M.S., on June 8, 2018. The purpose of this survey was to (1) assess existing biotic habitats and plant and animal 
communities in the BSA, (2) assess the BSA for its potential to support special-status species and their habitats, 
and (3) preliminarily identify potential jurisdictional habitats within the BSA, such as Waters of the U.S./State. 

On June 12, 2020, H. T. Harvey & Associates plant ecologist, Mark Bibbo, M.S., performed a technical 
delineation of wetlands and other waters in the study area, in accordance with the Corps of Engineers 1987 Wetlands 
Delineation Manual (Corps Manual; Environmental Laboratory 1987). Additionally, the Regional Supplement to the 
Corps of Engineers Wetland Delineation Manual: Western Mountains, Valleys, and Coast Region (Version 2.0) (Regional 
Supplement) (USACE 2010) was followed to document site conditions relative to hydrophytic vegetation, 
hydric soils, and wetland hydrology. Mr. Bibbo mapped the extent and distribution of wetlands and other waters 
of the U.S. that may be subject to regulation under Section 404 of the Clean Water Act (CWA) as well as waters 
of the state that may be subject to regulation under the Porter Cologne Water Quality Control Act, which is 
administered by the RWQCB. The study area was also surveyed for areas that meet the physical criteria of a 
wetland according to the California Coastal Commission (CCC), as well as aquatic and riparian habitat that may 
be subject to regulation under Sections 1600-1607 of the California Fish and Game Code, which is administered 
by CDFW. 

H. T. Harvey & Associates mapped biotic habitats within the BSA using a combination of field observations, 
recorded via the Apple iPad geographic information systems (GIS) Kit Pro application and aerial imagery 
signatures. Habitat types were distinguished using natural community descriptions discussed in Holland (1986) 
and Sawyer et al. (2009). Plant species within each habitat were identified using Baldwin et al. (2012). Habitat 
acreages were calculated using GIS and aerial imagery interpretation. 
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Section 3. Regulatory Setting 

Biological resources in the BSA are regulated by a number of federal, state, and local laws and ordinances, as 
described below. 

3.1 Federal 

 Clean Water Act 

As part of its mandate under Section 404 of the CWA, the EPA regulates the discharge of dredged or fill 
material into “waters of the U.S.” Waters of the U.S. include territorial seas, tidal waters, and non-tidal waters 
in addition to wetlands and drainages that support wetland vegetation, exhibit ponding or scouring, show 
obvious signs of channeling, or have discernible banks and high-water marks. Wetlands are defined as those 
areas “that are inundated or saturated by surface or groundwater at a frequency and duration sufficient to 
support, and that under normal circumstances do support, a prevalence of vegetation typically adapted for life 
in saturated soil conditions” (33 CFR 328.3(b)). The discharge of dredged or fill material into waters of the U.S. 
is prohibited under the CWA except when it follows Section 404 of the CWA. Enforcement authority for 
Section 404 was given to the USACE, which it accomplishes under its regulatory branch. The EPA has veto 
authority over the USACE’s administration of the Section 404 program and may override a USACE decision 
with respect to permitting. 

The USACE has specific guidelines for determining the extent of its jurisdiction. The methods of delineating 
USACE jurisdiction are defined in the 1987 Wetlands Delineation Manual (Environmental Laboratory, 1987), 
and the Arid West Manual (USACE 2008). The methods of delineating USACE jurisdiction are defined in the 
manuals and require examination of three parameters (soil, hydrology, and vegetation). 

Substantial impacts to waters of the U.S. may require an Individual Permit. Projects that only minimally affect 
waters of the U.S. may meet the conditions of one of the existing Nationwide Permits, if other conditions of 
the permit are satisfied. A water quality certification or waiver pursuant to Section 401 of the CWA is required 
for Section 404 permit actions. The State Water Resources Control Board (SWRCB) is the state agency (together 
with the Regional Water Quality Control Boards [RWQCBs]) charged with implementing water quality 
certification in California. 

Project Applicability: Field surveys in 2018 and 2020 identified two biotic habitats which may be considered 
waters of the U.S./state and subject to jurisdiction by the USACE. Waters of the U.S./state include perennial 
aquatic riverine within the bed of Pilarcitos Creek, and a perennial freshwater marsh (Figure 5). 
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There are several dilapidated concrete channels and culverts present within the BSA that were excavated in 
uplands and were once part of the irrigation infrastructure from previous plant nursery operations. At the time 
of the site visits, these culverts and channels were vegetated with upland plant species and there was no evidence 
of inundation or water movement; therefore, these culverts and channels likely to do not convey water and 
would not be considered Waters of the U.S./state. 

It is anticipated that any project proposed within the BSA would not involve impacts to Pilarcitos Creek below 
the OHWM, and per direction from the City, no impacts to the perennial freshwater marsh are anticipated. 
Therefore, we do not expect the project to need a USACE Section 404 permit.  

 Federal Endangered Species Act 

The Federal Endangered Species Act (FESA) protects federally listed wildlife species from harm or “take”, 
which is broadly defined as “to harass, harm, pursue, hunt, shoot, wound, kill, trap, capture, collect, or attempt 
to engage in any such conduct.” Take can also include habitat modification or degradation that directly results 
in death or injury of a listed wildlife species. An activity can be defined as “take” even if it is unintentional or 
accidental. Listed plant species are provided less protection than listed wildlife species. Listed plant species are 
legally protected from take under FESA only if they occur on federal lands. 

The U.S. Fish and Wildlife Service (USFWS) and the National Marine Fisheries Service (NMFS) have 
jurisdiction over federally listed, threatened, and endangered species under FESA. The USFWS also maintains 
lists of proposed and candidate species. Species on these lists are not legally protected under FESA, but may 
become listed in the near future and are often included in their review of a project. 

Project Applicability: Pilarcitos Creek is designated as critical habitat for the federally threatened Central 
California Coast steelhead (Oncorhynchus mykiss irideus) Distinct Population Segment (NMFS 2005), and this 
species has been documented in Pilarcitos Creek (CDFW 2013, Center for Ecosystem Management and 
Restoration 2008, NMFS 2015). However, this segment of the creek does not support suitable spawning, 
rearing, or feeding habitat during most of the year due to the lack of channel complexity, appropriately-sized 
gravel, or connectivity with the adjacent floodplain, as well as high stream temperatures. Furthermore, the 
majority of habitat in the Pilarcitos Creek watershed is in poor condition (Phillip Williams & Associates 2008). 
Therefore, steelhead are expected to occur in the reach of Pilarcitos Creek within the BSA very infrequently 
and in low numbers during migration, if they are present at all. The federally endangered Central California 
Coast coho salmon (Oncorhynchus kisutch) may have historically occurred in Pilarcitos Creek, and the creek is 
designated habitat for this species (NMFS 1999). However, recent surveys and monitoring have not detected 
this species in the creek (CDFW 2013, Hager 2011 as cited in NMFS 2015), and this species is not currently 
known or expected to occur here. Because the project is not expected to impact the creek itself, we do not 
expect that FESA consultation with NMFS will be necessary for future project activities. 

The federally threatened California red-legged frog (Rana draytonii) is known to occur in the BSA. California 
red-legged frog adults and juveniles were observed in the perennial freshwater marsh in the BSA in 2005 (H. 
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T. Harvey & Associates and RMC 2010). In addition, adults and larvae have been found in a breeding pond in 
the vicinity of Pilarcitos Creek about 1.3 mi northwest of the BSA as recently as 2016, and California red-legged 
frog adults were observed in Pilarcitos Creek about 0.5 mi west of the BSA in 2006 (CNDDB 2021). The 
federally endangered San Francisco garter snake (Thamnophis sirtalis tetrataenia) has been recorded approximately 
0.5 mi northwest of the BSA in Pilarcitos Creek and adjacent wetland areas (CNDDB 2021). Suitable dispersal 
and foraging habitat for these two species occurs within the BSA. Implementation of avoidance and 
minimization measures will minimize the potential for the project to result in take of these species, though 
impacts to habitat and the possible need for relocation of individual red-legged frogs from the BSA (to avoid 
injury or mortality) could potentially constitute take, thus necessitating FESA consultation with the USFWS. 

Six federally listed plant species are known to occur in the nine-quadrangle area encompassing the BSA (CNPS 
2021, CNDDB 2021): (1) San Mateo thornmint (Acanthomintha duttonii), endangered; (2)  Crystal Springs 
fountain thistle (Cirsium fontinale var. fontinale), endangered; (3) San Mateo woolly sunflower (Eriophyllum 
latilobum), endangered; (4)  Marin western flax (Hesperolinon congestum), threatened; (5) white-rayed pentachaeta 
(Pentachaeta bellidiflora), endangered; and (6) Hickman’s cinquefoil (Potentilla hickmanii), endangered. While 
Hickman’s cinquefoil can occur in perennial freshwater marshes, due to a lack of a suitable vegetation 
associations, the highly restricted range of this species, and it not being observed during surveys by qualified 
botanists in June 2018 and 2020, it is considered absent from the BSA. There is no suitable habitat for the 
remaining five species within the BSA, and therefore these five federally listed plant species are also considered 
absent from the BSA. 

 Magnuson-Stevens Fishery Conservation and Management Act 

The Magnuson-Stevens Fishery Conservation and Management Act governs all fishery management activities 
that occur in federal waters within the United States’ 200-nautical-mile limit. The Act establishes eight Regional 
Fishery Management Councils responsible for the preparation of fishery management plans (FMPs) to achieve 
the optimum yield from U.S. fisheries in their regions. These councils, with assistance from the NMFS, establish 
Essential Fish Habitat (EFH) in FMPs for all managed species. Federal agencies that fund, permit, or implement 
activities that may adversely affect EFH are required to consult with the NMFS regarding potential adverse 
effects of their actions on EFH, and respond in writing to recommendations by the NMFS. 

Project Applicability: The Pacific Fishery Management Council (1999) identified Pilarcitos Creek as providing 
EFH for the coho salmon. However, as noted above, this species has not been recorded in the Pilarcitos Creek 
watershed during recent surveys (CDFW 2013, Hager 2011 as cited in NMFS 2015). As a result, this species is 
not currently known or expected to occur here, though NMFS may consider the creek to represent EFH based 
on the Pacific Fishery Management Council’s description of EFH (1999). 

 Federal Migratory Bird Treaty Act 

The federal Migratory Bird Treaty Act (MBTA), 16 U.S.C. Section703, prohibits killing, possessing, or trading 
of migratory birds except in accordance with regulations prescribed by the Secretary of the Interior. The MBTA 
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protects whole birds, parts of birds, and bird eggs and nests, and prohibits the possession of all nests of 
protected bird species whether they are active or inactive. An active nest is defined as having eggs or young, as 
described in its June 14, 2018 memorandum “Destruction and Relocation of Migratory Bird Nest Contents.” 
Nest starts (nests that are under construction and do not yet contain eggs) and inactive nests are not protected 
from destruction. 

Project Applicability: All native bird species that occur in the BSA are protected under the MBTA. 

3.2 State 

 Clean Water Act Section 401/Porter-Cologne Water Quality Control Act 

The SWRCB works in coordination with the nine RWQCBs to preserve, protect, enhance, and restore water 
quality. Each RWQCB makes decisions related to water quality for its region, and may approve, with or without 
conditions, or deny projects that could affect waters of the State. Their authority comes from the CWA and 
the State’s Porter-Cologne Water Quality Control Act (Porter-Cologne). Porter-Cologne broadly defines waters 
of the State as “any surface water or groundwater, including saline waters, within the boundaries of the state.” 
Because Porter-Cologne applies to any water, whereas the CWA applies only to certain waters, California’s 
jurisdictional reach overlaps and may exceed the boundaries of waters of the U.S. For example, Water Quality 
Order No. 2004-0004-DWQ states that “shallow” waters of the State include headwaters, wetlands, and riparian 
areas. Moreover, the San Francisco Bay Region RWQCB’s Assistant Executive Director, has stated that, in 
practice, the RWQCBs claim jurisdiction over riparian areas. Where riparian habitat is not present, such as may 
be the case at headwaters, jurisdiction is taken to the top of bank. 

On April 2, 2019, the SWRCB adopted the State Wetland Definition and Procedures for Discharges of Dredged 
or Fill Material to Waters of the State. In these new guidelines, riparian habitats are not explicitly described as 
waters of the state but instead as important buffer habitats to streams that conform to the State Wetland 
Definition. The Procedures for Discharges of Dredged or Fill Material to Waters of the State describe riparian 
habitat buffers as important resources that may be included in required mitigation packages for permits for 
impacts to waters of the state, as well as areas requiring permit authorization from the RWQCBs for impacts. 
The RWQCBs may impose mitigation requirements even if the USACE does not, and it should be noted that 
the State of California’s jurisdiction to regulate its water resources is much broader than that of the federal 
government. The SWRCB works in coordination with the RWQCBs to preserve, protect, enhance, and restore 
water quality. Each RWQCB makes decisions related to water quality for its jurisdiction and has the authority 
to approve, with or without conditions, or deny projects that could affect waters of the state under CWA 
Section 401 and Porter-Cologne. 

Pursuant to the CWA, projects that are regulated by the USACE must also obtain a Section 401 Water Quality 
Certification permit from the RWQCB. This certification ensures that the proposed project will uphold state 
water quality standards. Because California’s jurisdiction to regulate its water resources is much broader than 
that of the federal government, proposed impacts on waters of the State require Water Quality Certification 
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even if the area occurs outside of USACE jurisdiction. Moreover, the RWQCB may impose mitigation 
requirements even if the USACE does not. Under the Porter-Cologne, the SWRCB and the nine regional boards 
also have the responsibility of granting CWA National Pollutant Discharge Elimination System (NPDES) 
permits and Waste Discharge Requirements for certain point-source and non-point discharges to waters. These 
regulations limit impacts on aquatic and riparian habitats from a variety of urban sources. 

Project Applicability: Field surveys in 2018 and 2020 identified three biotic habitats which may be considered 
waters of the state and subject to jurisdiction by the RWQCB. Waters of the state include aquatic riverine, 
perennial freshwater marsh, and portions of riparian woodland, where riparian trees are rooted below the tops 
of the banks of Pilarcitos Creek or the perennial freshwater marsh impoundment (Figure 5). Although no 
impacts to Pilarcitos Creek or the perennial freshwater marsh are anticipated, Waste Discharge Requirements 
from the RWQCB would be needed if the project were to impact any riparian trees rooted below the tops of 
the banks of these waterbodies. 

 California Endangered Species Act 

The California Endangered Species Act (CESA; California Fish and Game Code, Chapter 1.5, Sections 2050-
2116) prohibits the take of any plant or animal listed or proposed for listing as rare (plants only), threatened, or 
endangered. In accordance with CESA, the CDFW has jurisdiction over state-listed species (Fish and Game 
Code 2070). The CDFW regulates activities that may result in “take” of individuals (i.e., “hunt, pursue, catch, 
capture, or kill, or attempt to hunt, pursue, catch, capture, or kill”). Habitat degradation or modification is not 
expressly included in the definition of “take” under the California Fish and Game Code. The CDFW, however, 
has interpreted “take” to include the “killing of a member of a species which is the proximate result of habitat 
modification.” 

Project Applicability: As noted previously, the Central California Coast coho salmon, which is state listed as 
endangered, is not expected to occur in the reach of Pilarcitos Creek within the BSA. The state endangered San 
Francisco garter snake is present within the vicinity of the BSA, and suitable habitat is present in the BSA. 
Implementation of avoidance and minimization measures will avoid take of these species as defined by CESA. 

The Santa Cruz Mountains subpopulation of mountain lion (Puma concolor) – recently accepted by the California 
Fish and Game Commission as a candidate species, warranted for listing under CESA (California Fish and 
Game Commission 2020) – is known to occur year-round within the surrounding vicinity of the BSA (Santa 
Cruz Puma Project 2018). Movement records of multiple mountain lions fitted with GPS-enabled wildlife-
tracking collars have shown individual lions moving through the surrounding area of the BSA over the past 10 
years (Santa Cruz Puma Project 2018). The BSA does not provide suitable breeding and denning habitat due 
to the level and frequency of human disturbances that occur within or near the BSA. Thus, individual mountain 
lions are expected to occur within the BSA very infrequently, if at all, and then only as transients as they move 
across their extensive home ranges. As a result, no take of this species (as defined by CESA) will result from 
the project. 

46



 

880 Stone Pine Road Project 
Biological Resources Report 

14 H. T. Harvey & Associates 
June 25, 2021 

 

There are seven state endangered, threatened, or candidate plant species that occur within the project vicinity 
with the potential to occur in the BSA. They include San Mateo thorn-mint, Crystal Springs fountain thistle, 
San Mateo woolly sunflower, white-rayed pentachaeta, Hickman’s cinquefoil, Marin western flax, and coast 
yellow leptosiphon (Leptosiphon croceus). One state rare plant species protected under the California Native Plant 
Protection Act, Dudley’s lousewort (Pedicularis dudleyi), is known to occur in the project region. Of these eight 
state listed or state rare plants, no species are anticipated to occur within the BSA. As mentioned above, suitable 
serpentine and or coastal scrub and prairie habitats are not present for the six species that are also federally 
listed. Coast yellow leptosiphon is found only on coastal bluffs, which are not present in the BSA, and Dudley’s 
lousewort is found in redwood forest and chaparral habitats that are absent from the BSA, while the grasslands 
on site are too disturbed to be able to support the species. Additionally, no individuals of any state listed or rare 
species were observed during the field surveys conducted by qualified botanists in June 2018 and 2020. 
Therefore, state-listed or state-rare plants are considered absent and will not be impacted by the project.  

 California Environmental Quality Act 

CEQA is a state law that requires state and local agencies to document and consider the environmental 
implications of their actions and to refrain from approving projects with significant environmental effects if 
there are feasible alternatives or mitigation measures that can substantially lessen or avoid those effects. CEQA 
requires the full disclosure of the environmental effects of agency actions, such as approval of a general plan 
update or the projects covered by that plan, on resources such as air quality, water quality, cultural resources, 
and biological resources. The State Resources Agency promulgated guidelines for implementing CEQA are 
known as the State CEQA Guidelines. 

Section 15380(b) of the State CEQA Guidelines provides that a species not listed on the federal or state lists 
of protected species may be considered rare if the species can be shown to meet certain specified criteria. These 
criteria have been modeled after the definitions in FESA and CESA and the section of the California Fish and 
Game Code dealing with rare or endangered plants and animals. This section was included in the guidelines 
primarily to deal with situations in which a public agency is reviewing a project that may have a significant effect 
on a species that has not yet been listed by either the USFWS or CDFW or species that are locally or regionally 
rare. 

The CDFW has produced three lists (amphibians and reptiles, birds, and mammals) of “species of special 
concern” that serve as “watch lists”. Species on these lists are of limited distribution or the extent of their 
habitats has been reduced substantially, such that threat to their populations may be imminent. Thus, their 
populations should be monitored. They may receive special attention during environmental review as potential 
rare species, but do not have specific statutory protection. All potentially rare or sensitive species, or habitats 
capable of supporting rare species, are considered for environmental review per the CEQA Section 15380(b). 

The CNPS, a non-governmental conservation organization, has developed CRPRs for plant species of concern 
in California in the Inventory of Rare and Endangered Plants (CNPS 2017). The CRPRs include lichens, 
vascular, and non-vascular plants, and are defined as follows: 
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• CRPR 1A Plants considered extinct. 

• CRPR 1B Plants rare, threatened, or endangered in California and elsewhere. 

• CRPR 2A Plants considered extinct in California but more common elsewhere. 

• CRPR 2B Plants rare, threatened, or endangered in California but more common elsewhere. 

• CRPR 3  Plants about which more information is needed - review list. 

• CRPR 4  Plants of limited distribution-watch list. 
 
The CRPRs are further described by the following threat code extensions: 

• .1—seriously endangered in California; 

• .2—fairly endangered in California; 

• .3—not very endangered in California. 
 
Although the CNPS is not a regulatory agency and plants on these lists have no formal regulatory protection, 
plants appearing as CRPR 1B or 2 are, in general, considered to meet CEQA’s Section 15380 criteria, and 
adverse effects on these species may be considered significant. Impacts on plants that are listed by the CNPS 
as CRPR 3 or 4 are also considered during CEQA review, although because these species are typically not as 
rare as those of CRPR 1B or 2, impacts on them are less frequently considered significant. 

Compliance with CEQA Guidelines Section 15065(a) requires consideration of natural communities of special 
concern, in addition to plant and wildlife species. Vegetation types of “special concern” are tracked in Rarefind 
(CNDDB 2021). Further, the CDFW ranks sensitive vegetation alliances based on their global (G) and state (S) 
rankings analogous to those provided in the CNDDB. Global rankings (G1–G5) of natural communities reflect 
the overall condition (rarity and endangerment) of a habitat throughout its range, whereas S rankings reflect the 
condition of a habitat within California. If an alliance is marked as a G1–G3, all the associations within it would 
also be of high priority. The CDFW provides the Vegetation Classification and Mapping Program’s currently 
accepted list of vegetation alliances and associations (CDFG 2010a). 

Project Applicability: All potential impacts on biological resources will likely be considered during CEQA 
review of any proposed project. This Biological Resources Report assesses these impacts to facilitate project 
planning and CEQA review of a project by the City. Project impacts are discussed in Section 6 below. 

 California Fish and Game Code 

Ephemeral and intermittent streams, rivers, creeks, dry washes, sloughs, blue line streams on USGS maps, and 
watercourses with subsurface flows fall under CDFW jurisdiction. Canals, aqueducts, irrigation ditches, and 
other means of water conveyance may also be considered streams if they support aquatic life, riparian 
vegetation, or stream-dependent terrestrial wildlife. A stream is defined in Title 14, California Code of 
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Regulations Section 1.72, as “a body of water that flows at least periodically or intermittently through a bed or 
channel having banks and that supports fish and other aquatic life. This includes watercourses having surface 
or subsurface flow that supports or has supported riparian vegetation.” Using this definition, the CDFW 
extends its jurisdiction to encompass riparian habitats that function as part of a watercourse. California Fish 
and Game Code Section 2786 defines riparian habitat as “lands which contain habitat which grows close to and 
which depends upon soil moisture from a nearby freshwater source.” The lateral extent of a stream and 
associated riparian habitat that would fall under the jurisdiction of the CDFW can be measured in several ways, 
depending on the particular situation and the type of fish or wildlife at risk. At minimum, the CDFW would 
claim jurisdiction over a stream’s bed and bank. In areas that lack a vegetated riparian corridor, CDFW 
jurisdiction would be the same as USACE jurisdiction. Where riparian habitat is present, the outer edge of 
riparian vegetation is generally used as the line of demarcation between riparian and upland habitats. 

Pursuant to California Fish and Game Code Section 1603, the CDFW regulates any project proposed by any 
person that will “substantially divert or obstruct the natural flow or substantially change the bed, channel, or 
bank of any river, stream, or lake designated by the department, or use any material from the streambeds.” 
California Fish and Game Code Section 1602 requires an entity to notify the CDFW of any proposed activity 
that may modify a river, stream, or lake. If the CDFW determines that proposed activities may substantially 
adversely affect fish and wildlife resources, a Lake and Streambed Alteration Agreement (LSAA) must be 
prepared. The LSAA sets reasonable conditions necessary to protect fish and wildlife, and must comply with 
CEQA. The applicant may then proceed with the activity in accordance with the final LSAA. 

Specific sections of the California Fish and Game Code describe regulations pertaining to protection of certain 
wildlife species. For example, Code Section 2000 prohibits take of any bird, mammal, fish, reptile, or amphibian 
except as provided by other sections of the code. 

The California Fish and Game Code Sections 3503, 3513, and 3800 (and other sections and subsections) protect 
native birds, including their nests and eggs, from all forms of take. Disturbance that causes nest abandonment 
and/or loss of reproductive effort is considered “take” by the CDFW. Raptors (i.e., eagles, hawks, and owls) 
and their nests are specifically protected in California under Code Section 3503.5. Section 3503.5 states that it 
is “unlawful to take, possess, or destroy any birds in the order Falconiformes or Strigiformes (birds of prey) or 
to take, possess, or destroy the nest or eggs of any such bird except as otherwise provided by this code or any 
regulation adopted pursuant thereto.” 

Bats and other non-game mammals are protected by California Fish and Game Code Section 4150, which states 
that all non-game mammals or parts thereof may not be taken or possessed except as provided otherwise in the 
code or in accordance with regulations adopted by the commission. Activities resulting in mortality of non-
game mammals (e.g., destruction of an occupied nonbreeding bat roost, resulting in the death of bats), or 
disturbance that causes the loss of a maternity colony of bats (resulting in the death of young), may be 
considered “take” by the CDFW. 
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Project Applicability: Field surveys in 2018 and 2020 identified two biotic habitats which may be subject to 
CDFW jurisdiction under Sections 1600-1603 of the California Fish and Game Code. The habitats include the 
aquatic riverine habitat within the bed of Pilarcitos Creek, and riparian woodland adjacent to Pilarcitos Creek 
(Figure 5). Most native bird, mammal, and other wildlife species that occur in the BSA and in the immediate 
vicinity are protected by the California Fish and Game Code. 

 State Requirements to Control Construction-Phase and Post-construction Water 
Quality Impacts 

3.2.5.1 Construction Phase 

Projects in California must comply with state requirements to control the discharge of storm water pollutants 
under the National Pollutant Discharge Elimination System (NPDES) Statewide Storm Water Permit (SWRCB 
Order No. 2014-0077-DWQ, as amended) and the Statewide Construction General Permit (SWRCB Order 
No. 2009-0009-DWQ, as amended). Prior to the start of construction/demolition, a Notice of Intent must be 
filed with the SWRCB describing the project. A Storm Water Management Plan (SWMP) must be developed 
and maintained during the project and must include the use of best management practices (BMPs) to protect 
water quality until the site is stabilized. 

Standard permit conditions under these permits require that the applicant utilize various measures, including 
on-site sediment control BMPs, damp street sweeping, temporary cover of disturbed land surfaces to control 
erosion during construction, and utilization of stabilized construction entrances and/or wash racks. 
Additionally, both the Construction General Permit and Statewide Storm Water Permit do not extend coverage 
to projects if stormwater discharge-related activities are likely to jeopardize the continued existence, or result 
in take of any federally listed endangered or threatened species. 

Project Applicability: The project will comply with the NPDES Statewide Storm Water Permit and Statewide 
Construction Permit; thus, construction-phase activities would not result in detrimental water quality effects on 
biological/regulated resources. 

3.2.5.2 Post-construction Phase 

In many Bay Area counties, including San Mateo County, projects must also comply with the San Francisco 
Bay RWQCB’s Municipal Regional Stormwater NPDES Permit (Water Board Order No. R2-2009-0074, as 
amended). These policies, which are in line with the Statewide Storm Water Permit measures, require that all 
projects implement BMPs and incorporate Low Impact Development practices into project design that will 
prevent stormwater runoff pollution, promote infiltration, and hold/slow down the volume of water coming 
from a site. In order to meet these permit and policy requirements, projects must incorporate features such as 
increased pervious surfaces, installing tree planters, grassy swales, and bioretention or detention basins.  
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Project Applicability: The project will comply with the Municipal Regional Stormwater NPDES Permit and the 
NPDES Statewide Storm Water Permit requirements. Therefore, post-construction activities would not result 
in detrimental water quality effects on biological/regulated resources. 

 California Coastal Act 

The California Coastal Act of 1976, administered by the California Coastal Commission, was created to provide 
long-term protection of California’s 1,100-mile coastline for the benefit of future generations. Integral to the 
Coastal Act are its policies which provide for protection and expansion of public access to the shoreline and 
recreational opportunities and resources; protection, enhancement and restoration of environmentally sensitive 
habitats, including intertidal and nearshore waters, wetlands, bays, estuaries, riparian habitat, certain woodlands 
and grasslands, streams, lakes and habitat for rare or endangered plants or animals; protection of productive 
agricultural lands, commercial fisheries and archaeological resources; protection of the scenic beauty of coastal 
landscapes and seascapes; practical establishment of urban-rural boundaries and directing new housing and 
other development into areas with adequate services to avoid wasteful urban sprawl and leapfrog development; 
environmentally sound expansion of existing industrial ports and electricity-generating power plants, as well as 
for the siting of coastal dependent industrial uses; and protection against loss of life and property from coastal 
hazards. 

The following are definitions given for specific ecological features that fall within the purview of the California 
Coastal Act: §30121 defines a wetland as: lands within the coastal zone which may be covered periodically or 
permanently with shallow water and include saltwater marshes, freshwater marshes, open or closed brackish 
water marshes, swamps, mudflats, or fens; Commission Regulation §13577(b) elaborates: wetlands are lands 
where the water table is at near, or above the land surface long enough to promote the formation of hydric 
soils or to support the growth of hydrophytes, and shall also include those types of wetlands where vegetation 
is lacking and soil is poorly developed or absent as a result of frequent or drastic fluctuation of surface water 
levels, wave action, water flow, turbidity or high concentrations of salt or other substance in the substrate. Such 
wetlands can be recognized by the presence of surface water or saturated substrate at some time during each 
year and their location within, or adjacent to, vegetated wetlands or deep-water habitats…; §30107.5 defines an 
Environmentally Sensitive Habitat Area as any area in which plant or animal life or their habitats are either rare 
or especially valuable because of their special nature or role in an ecosystem and which could be easily disturbed 
or degraded by human activities and developments. 

Under the Coastal Act, local governments that lie in whole or in part within the Coastal Zone are required to 
prepare Local Coastal Programs (LCPs; Cal. Pub. Res. Code §30500). LCPs identify the location, type, densities, 
and other ground rules for future development in the coastal zone. Each LCP includes a land-use plan and its 
implementing measures. The Coastal Commission helps shape each LCP and then formally reviews them for 
consistency with Coastal Act standards. Once finalized, coastal permitting authority is transferred to the local 
government, with the exception of proposed development on the immediate shoreline, which stays with the 
Commission. In developing an LCP, a local government may choose to recognize specific botanical or wildlife 
resources as locally rare and that therefore garner protection. 
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Project Applicability: The entire BSA is within the Coastal Zone and subject to the City of Half Moon Bay 
Local Coastal Program. Projects approved by the City of Half Moon Bay under its LCP within Coastal 
Commission Appeals Jurisdiction are appealable to the Coastal Commission. The site is within the CCC Appeals 
Jurisdiction. See below for more details. 

3.3 Local 

 City of Half Moon Bay Local Coastal Program Land Use Plan 

Under the California Coastal Act, the California Coastal Commission (CCC) regulates development in the 
coastal zone, including land and water use. Any activities within the coastal zone that affect aquatic resources, 
including wetlands, require a coastal development permit from either the CCC or a certified Local Coastal 
Program (LCP; Division 20 of the Public Resources Code). The CCC is responsible for protecting coastal 
resources and assessing potential impacts on wetlands and other waters subject to regulation under the 
California Coastal Act (Sections 30330-30344). The BSA is within the jurisdiction of Half Moon Bay’s LCP. 
The City recently updated its LCP (City of Half Moon Bay 2020); it was adopted by the City Council in October 
2020 and certified by the CCC in April 2021. Projects approved by the city of Half Moon Bay under its LCP 
within the Coastal Commission Appeals Jurisdiction are appealable to the Coastal Commission. The site is 
within the CCC Appeals Jurisdiction. 

City of Half Moon Bay Environmentally Sensitive Habitat Areas (ESHAs). The City of Half Moon Bay 
LCP Land Use Plan (2020) includes provisions for protection of Environmentally Sensitive Habitat Areas 
(ESHAs). More specifically, The Half Moon Bay LCP prohibits any land use or development that would have 
significant adverse impact on sensitive habitat areas. Development in areas adjacent to sensitive habitats shall 
be sited and designated to prevent impacts that could significantly degrade the sensitive habitats. Section 18.38 
of the Half Moon Bay Municipal Code (City of Half Moon Bay 2021) defines sensitive habitats as any area in 
which plant or animal life or their habitats are either rare or especially valuable and any area that meets one of 
the following criteria: 

• Habitats containing or supporting rare and endangered species as defined by the State Fish and Game 
Commission. 

• All perennial and intermittent streams and their tributaries. 

• Riparian areas. 

• Wetlands, coastal tidelands and marshes, lakes and ponds and adjacent shore habitats.  

• Coastal and offshore areas containing breeding or nesting sites and coastal areas used by migratory and 
resident water-associated birds for resting areas and feeding, including sea cliff faces. 

• Areas used for scientific study and research concerning fish and wildlife, and existing game or wildlife 
refuges and reserves.  
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• Sand dunes. 

• Marine habitats, including rocky intertidal zones. 

• Sea cliffs. 
 
Wetlands are broadly defined in Section 30121 of the California Coastal Act: “Lands within the coastal zone 
which may be covered periodically or permanently with shallow water and include saltwater marshes, freshwater 
marshes, open or closed brackish water marshes, swamps, mudflats, or fens.” 

The Coastal Commission provides further specificity in their wetlands definitions to guide the process of 
wetland delineation. The CCC’s regulations (California Code of Regulations Title 14 (14 CCR)) establish a one 
parameter definition that only requires evidence of a single parameter (hydrology, hydric soils, or hydophytic 
vegetation) to establish wetland conditions: 

“Wetlands shall be defined as land where the water table is at, near, or above the land surface long enough to 
promote the formation of hydric soils or to support the growth of hydrophytes, and shall also include those 
types of wetlands where vegetation is lacking and soil is poorly developed or absent as a result of frequent or 
drastic fluctuations of surface water levels, wave action, water flow, turbidity or high concentrations of salt or 
other substance in the substrate. Such wetlands can be recognized by the presence of surface water or saturated 
substrate at some time during each year and their location within, or adjacent to, vegetated wetlands or deep-
water habitats.” 

In contrast to the single-parameter definition that requires evidence of only one of three wetland indicators 
(hydrophytic vegetation, hydric soils, or saturated substrate), the USACE uses a three parameter definition that 
requires evidence of all three wetland indicators in order to classify an area as wetland. As a result, more areas 
qualify as wetlands under the Coastal Act than under the federal Clean Water Act. The LCP is consistent with 
the Coastal Act, and therefore uses the single-parameter definition. 

The City of Half Moon Bay LCP defines "Riparian Area and Corridor" as an association of primarily native 
riparian plant and animal species within or adjacent to a watercourse. The boundary of a riparian corridor is 
defined by the limit of riparian vegetation or top of bank, or other confining topography, whichever is greater. 
The limit of riparian vegetation is determined by the drip line of canopy trees or the limit of riparian shrubs or 
herbaceous vegetation. This vegetation is generally interconnected by surface or subsurface flow within the 
watercourse. Within these boundaries, the intent of the LCP is to protect the ecosystem and any wildlife species 
it supports as whole, including the understory and emergent vegetation, the soil microbiology, and the water 
itself. 

The LCP includes many measures to protect riparian habitat in Chapter 6, and defines a buffer of 50 feet 
outward from the limit of riparian vegetation along perennial streams or 100 feet from top of bank, whichever 
is greater (6-17 (a)) (Figure 5).  
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Project Applicability: The BSA is within the jurisdiction of the Half Moon Bay LCP and within the Coastal 
Zone. In accordance with the Coastal Act, many different types of projects including subdivisions, road 
extensions, grading, design review, and conditional use permits may require a Coastal Development Permit 
(CDP) to ensure that development within the Coastal Zone is consistent with all Local Coastal Program policies 
and the public access and public recreation policies of the Coastal Act. Field surveys in 2018 and 2020 identified 
four potential ESHAs which may be subject to jurisdiction under the Half Moon Bay LCP. These potential 
ESHAs include a perennial aquatic riverine habitat in the bed of Pilarcitos Creek, a perennial freshwater marsh, 
riparian woodland associated with Pilarcitos Creek, and riparian woodland (based on species composition, not 
due to being adjacent to a stream) adjacent to the perennial freshwater marsh impoundment.  

 Half Moon Bay Protected Trees 

The City of Half Moon Municipal Code contains regulations protecting heritage trees. According to Chapter 
7.40 a “heritage tree” means: 

• A tree located on public or private property, exclusive of eucalyptus, with a trunk diameter of twelve inches 
or more, or a circumference of at least thirty-eight inches measured at forty-eight inches above ground 
level. 

• A tree or stand of trees so designated by resolution of the city council based on its finding of special 
historical, environmental or aesthetic value, including a resolution adopted under former Chapter 12.16 of 
the City of Half Moon Bay Zoning Code. 

• A tree located within the public right-of-way along the entire length of Main Street or along Kelly Avenue 
between San Benito Street and Highway 1. (Ord. C-2013-02 §1, 2013: Ord. C-2-12 §5, 2012: Ord. C-10-11 
§1(part), 2011) 

 
The removal of one or more heritage trees or major pruning as described in Section 7.40.040 requires a permit 
pursuant to procedures established by the city manager and requires the payment of a fee established by the 
city council. Additionally, the removal of a heritage tree pursuant to a permit issued under this chapter shall be 
replaced on a one-for-one basis with a minimum size twenty-four-inch-box specimen tree of a species and in a 
location approved by the city manager or his or her designee (Ord. C-10-11 §1(part), 2011). 

Project Applicability: The BSA potentially includes heritage trees. Species include planted Monterey cypress 
(Hesperocyparis macrocarpa) and planted Monterey pine (Pinus radiata), mainly along the western edge of the BSA. 
Over 100 trees are present on the site; determining the heritage status of individual trees based on trunk size 
was not within the scope of this report. During detailed design of the project, removal of trees protected by the 
City heritage tree ordinance will be avoided and minimized to the extent feasible. Where removal of trees cannot 
be avoided, the project proponent will comply with the standards of the City heritage tree ordinance, including 
the planting of replacement trees where feasible and approval from the City Manager. 
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Section 4. Environmental Setting 

4.1 General Biological Study Area Description 

The approximately 21-acre (ac) project site is the site of a former plant nursery. A man-made impoundment is 
located in the northwest corner of the site. Additionally, there is infrastructure present from former nursery 
operations, including several unused dilapidated buildings, areas with black ground plastic (adjacent to the 
riparian woodland along Pilarcitos Creek), several vaulted culverts, concrete-lined ditches, and irrigation pumps 
and pipes. During the June 2018 site visit, a large portion of the grassland had been recently mowed. Also, 
sections of the grassland were covered in wood chips. As such, the ground cloths and mulch inhibit vegetation 
growth. The BSA is bounded on the west by high-density development associated with the City of Half Moon 
Bay; on the north by SR 92, a heavily used road between Half Moon Bay and Interstate 280; on the east, between 
SR 92 and Pilarcitos Creek, and on both sides of Pilarcitos Creek, by various small agricultural parcels with 
associated infrastructure and development; and on the south by agricultural parcels along Pilarcitos Creek that 
opens to rural land, with the Miramontes Ridge Open Space Reserve to the southeast. 

The climate at the BSA is coastal Mediterranean, with most rain falling in the winter and spring. Fog and cool 
temperatures are common in the summer. The mean annual precipitation for the Half Moon Bay area is 28.98 
inches with the majority of the rainfall occurring between the months of November and April. 
(WorldClimate.com 2021). Elevations within the BSA range from approximately 60 ft) to 110 ft above sea level 
(WGS84) (Google, Inc. 2021). 

4.2 Hydrology 

Pilarcitos Creek, a 13.5-mile perennial stream that flows from the western slopes of the Santa Cruz Mountains 
through Pilarcitos Canyon and discharges into the Pacific Ocean, meanders through the southern edge of the 
BSA. The creek drains approximately 30 square miles and has numerous tributaries. The BSA is approximately 
1.7 mi upstream from the mouth of the creek. 

A manmade impoundment approximately 200 ft by 110 ft is located in the northwest corner of the BSA. The 
impoundment is a raised earthen embankment design and sits at an elevation of 114 ft (WGS84). Water was 
previously pumped into this impoundment from Pilarcitos Creek to be used by the nursery for its operations 
(H. T. Harvey & Associates and RMC 2010). The pump appears to be currently inactive. However, the 
impoundment continues to hold water and extensive emergent vegetation and is classified as perennial 
freshwater marsh habitat. 
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4.3 Soils 

Based on a review of available soil survey maps for the area including those by the U.S. Department of 
Agriculture’s Natural Resources Conservation Service (NRCS), the BSA is generally comprised of coarse sandy 
loam soils adjacent to Pilarcitos Creek, such as the Farallone soil series, and grade to finer textured clay loams, 
such as the Tierra soil series, upslope to SR 92 (NRCS 2021a). Soils across the BSA are generally greater than 
60 inches in depth with the exception of areas in the northeastern portion of the site containing Gazos (GoF3 
and Gv) soils, which are less than 30 inches to a root-restrictive layer. The Farallone loam, nearly level, Gullied 
land, Gullied land (Gazos-Lobitos soil material), and Tierra clay loam, moderately steep, eroded soil series 
(totaling 12.3 acres) are listed as hydric in San Mateo County on the National Hydric Soils List (NRCS 2021b). 
There are eight major soil series within the BSA and are summarized in Table 1 below: 

Table 1. Soils within the Project Site 

Soil Series Acreage Hydric 

Farallone loam, nearly level (FaA) 8.8 Yes 

Tierra loam, steep, severely eroded (TeE3) 3.1 No 

Farallone coarse sandy loam, moderately steep, eroded (FcD2) 4.5 No 

Gazos and Lobitos soils, steep and very steep, severely eroded(GoF3) 1.3 No 

Gullied land (alluvial soil material; Gu) 1.7 Yes 

Tierra loam, sloping, eroded (TeC2) 1.1 Yes 

Gullied land (Gazos-Lobitos soil material; Gv) 0.7 Yes 

Tierra clay loam, moderately steep, eroded (TcD2) 0.1 No 

4.4 Biotic Habitats 

Reconnaissance-level surveys identified six habitat types/land uses in the BSA/project site (Figure 5): ruderal 
grassland, developed/landscaped, riparian woodland, perennial freshwater marsh, aquatic riverine, and non-
native woodland. These habitat types are depicted in Figure 5, and the acreages of each habitat type within the 
larger BSA and in the project boundaries are provided in Table 2. These habitats are described in detail below, 
and plant species observed during the reconnaissance survey are listed in Appendix A. 

Table 2. Habitat Types/Land Uses in the Biological Study Area and Project Site 

Habitat Type BSA Project Site 

Ruderal Grassland 17.40 14.27 

Developed/Landscaped 17.62 3.44 

Riparian Woodland 6.92 2.61 

Non-native Woodland 1.62 0.00 

Aquatic Riverine 0.48 0.24 

Perennial Freshwater Marsh 0.38 0.38 
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Total 44.42 20.94 

 California Annual Grassland 

Vegetation. Ruderal (i.e., disturbed) annual 
grassland habitat occupies most of the BSA 
(Photo 1). At the time of the reconnaissance 
survey, this habitat was dominated by non-
native grasses and forbs such as wild oat 
(Avena sp.), Italian rye grass (Festuca perennis), 
ripgut brome (Bromus diandrus), Italian thistle 
(Carduus pycnocephalus), bristly ox-tongue 
(Helminthotheca echioides) and Chile tarweed 
(Madia sativa). Of these, Italian rye-grass and 
bristly ox-tongue are technically scored as 
facultative hydrophytes (Lichvar et al. 2016), 
or plants that sometimes occur in wetlands 
and sometimes occur in uplands, and both can potentially indicate moist conditions. However, Italian rye-grass 
often dominates upland areas as well, especially along the coast where frequent fog occurs, without indicating 
wetlands, and bristly ox-tongue is an invasive weed that can simply indicate disturbance and infestation. 
Additionally, there were scattered small patches of other facultative hydrophytic vegetation, including curly 
dock (Rumex crispus), poison hemlock (Conium maculatum), and bird’s foot trefoil (Lotus corniculatus), all occurring 
in upland habitat positions and intermixed with upland grassland species. Similarly, scattered arroyo willow 
(Salix lasiolepis) and red alder (Alnus rubra) occur in the grassland in upland areas, and likely were able to establish 
due to irrigation, as no indicators of hydric soils or wetland hydrology occur in these areas. Many of the non-
native species present on site are ranked as moderately invasive by the California Invasive Plant Council (Cal-
IPC 2021). For example, Italian thistle has substantial and apparent, but not severe ecological impacts on 
physical processes, plant and animal communities, and vegetation structure (Cal-IPC 2021). 

Wildlife. Wildlife use of California annual grasslands in the BSA is limited by frequent human disturbance, an 
abundance of non-native and invasive species, and isolation of the grassland habitat remnants from more 
extensive grasslands. As a result, wildlife species associated with more extensive grasslands, such as the 
grasshopper sparrow (Ammodramus savannarum) and western meadowlark (Sturnella neglecta), are absent from the 
small patches of grassland in the BSA. Most of the bird species using this habitat during the breeding season 
most likely nest in nearby landscaped, freshwater marsh, or riparian areas, using the California annual grassland 
only for foraging. Such species include the mourning dove (Zenaida macroura), lesser goldfinch (Spinus psaltria), 
dark-eyed junco (Junco hyemalis), American crow (Corvus brachyrhynchos), and Brewer's blackbird (Euphagus 
cyanocephalus). Similarly, a few species nesting on nearby buildings, such as the barn swallow (Hirundo rustica), 
rock pigeon (Columba livia), black phoebe (Sayornis nigricans), and European starling (Sturnus vulgaris), also forage 
on or over the California annual grassland habitat. Several other species of birds use the California annual 
grassland during the nonbreeding season. These species, which include the golden-crowned sparrow (Zonotrichia 

Photo 1. Ruderal grassland occurs in most of the BSA.  
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atricapilla), savannah sparrow (Passerculus sandwichensis), and white-crowned sparrow (Zonotrichia leucophrys), forage 
on the ground or in herbaceous vegetation, primarily for seeds. 

Few species of reptiles and amphibians occur in the California annual grassland in the BSA due to its disturbed 
nature and low habitat heterogeneity. Nevertheless, reptiles such as the western fence lizard (Sceloporus 
occidentalis) and gopher snake (Pituophis melanoleucus) occur in this habitat type, and amphibians such as the Pacific 
chorus frog (Hyliola regilla) and western toad (Anaxyrus boreas), which might breed in the perennial freshwater 
marsh in the BSA, might also forage here. Small mammals expected to be present include the native western 
harvest mouse (Reithrodontomys megalotis) and nonnative house mouse (Mus musculus), Norway rat (Rattus 
norvegicus), and black rat (Rattus rattus). Small burrowing mammals, such as the Botta's pocket gopher (Thomomys 
bottae) and California ground squirrel (Spermophilus beecheyi), are likely present, and larger mammals, such as the 
striped skunk (Mephitis mephitis), Virginia opossum (Didelphis virginiana), raccoon (Procyon lotor), and black-tailed 
jackrabbit (Lepus californicus) are also likely to occur here. 

 Developed/Landscaped 

Vegetation. Developed/landscaped habitat 
includes areas where permanent structures 
and/or pavement have been placed along with 
planted landscaping. Such landscaping 
includes native Monterey pine and Monterey 
cypress trees. However, these trees have been 
installed as part of a landscape plan and do not 
naturally occur on site. The 
developed/landscaped habitat type occurs 
along the northeastern edge of the BSA and 
consists of several buildings, Conex storage 
containers, and dirt parking areas. The buildings are in active use by the City of Half Moon Bay (Photo 2). 
Additionally, there are several unused dilapidated structures, including unused concrete channels and culverts 
present within the grassland and adjacent to the riparian habitat. The landscaping occurs along the west, east, 
and north perimeters of the BSA and is dominated by up to 200 planted Monterey cypress and Monterey pine 
trees. 

Wildlife. The wildlife most often associated with developed/landscaped areas are those that are tolerant of 
periodic human disturbances, including introduced species such as the European starling, rock pigeon, house 
mouse, Norway rat, and black rat. Numerous common, native species are also able to utilize these habitats, 
especially the landscaped areas, including the western fence lizard, striped skunk, and a variety of birds, such as 
the American crow, Anna’s hummingbird (Calypte anna), California towhee (Melozone crissalis), bushtit (Psaltriparus 
minimus), and California scrub-jay (Aphelocoma californica). In addition, unused dilapidated structures present 
within the grassland and adjacent to the riparian habitat, may be attractive to other nesting and/or roosting bird 
species in the area, such as the black phoebe. Further, the several Monterey cypress and Monterey pine trees 

Photo 2. Developed/landscaped habitat in the 
northeast corner of the BSA.  
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along the around the west, east, and north perimeters of the BSA may provide suitable nesting habitat for 
raptors, such as red-tailed hawks (Buteo jamaicensis). An examination of trees and structures in the BSA did not 
detect any large cavities that might provide suitable bat roosting habitat. Therefore, large roosting or maternity 
colonies of bats are not expected to occur in the BSA. 

 Riparian Woodland 

Vegetation. Riparian woodland habitat is 
found along Pilarcitos Creek and around the 
perennial freshwater marsh. Trees observed in 
the riparian woodland habitat along Pilarcitos 
Creek include arroyo willow, red willow (Salix 
laevigata), red alder, and blue gum (Euclayptus 
globulus). The understory is an impenetrable 
thicket of Himalayan blackberry (Rubus 
armeniacus), cape ivy (Delairea odorata), poison 
hemlock, common horsetail (Equisetum 
arvense), French broom (Genista monspessulana), 
hoary nettle (Urtica dioica ssp. holosericea), bristly 
ox-tongue, pampass grass (Cortaderia jubata), 
and Italian rye grass (Photo 3). 

The dominant tree in the riparian woodland surrounding the perennial freshwater marsh is arroyo willow (Salix 
lasiolepis). While this area is not adjacent to a flowing watercourse or associated with a bed and banks drainage, 
the species composition is similar to nearby riparian woodland along Pilarcitos Creek and most resembles a 
riparian woodland habitat as described in the City’s LCP (2020). Species observed in the understory include 
poison hemlock, Italian rye grass, Himalayan blackberry, pampass grass, Italian thistle, and common velvetgrass 
(Holcus lanatus). 

Many of these non-native forb species are ranked as highly or moderately invasive by the California Invasive 
Plant Council (Cal-IPC 2021). For example, cape ivy, pampas grass, French broom, and Himalayan blackberry 
are classified as highly invasive and have severe ecological impacts on physical processes, plant and animal 
communities, and vegetation structure. Their reproductive biology and other attributes are conducive to 
moderate to high rates of dispersal and establishment. Species such as poison hemlock, Italian thistle, and 
common velvetgrass are classifies as moderately invasive and have substantial and apparent, but not severe 
ecological impacts on physical processes, plant and animal communities, and vegetation structure (Cal-IPC 
2021). 

Wildlife. The riparian woodland provides suitable nesting habitat for a variety of common, resident bird species 
such as the California scrub-jay, American robin (Turdus migratorius), American crow, lesser goldfinch, and 
bushtit. Numerous species of migratory birds also use this riparian woodland. These include species such as 

Photo 3. Riparian habitat along Pilarcitos Creek 
(in the background), which runs along the entire 
southern edge of the BSA. 
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the black-headed grosbeak (Pheucticus melanocephalus), Wilson’s warbler (Cardellina pusilla), and Swainson’s thrush 
(Catharus ustulatus) that breed in this habitat but migrate south for winter, and the ruby-crowned kinglet (Regulus 
calendula), Townsend’s warbler (Setophaga townsendi), and hermit thrush (Catharus guttatus) that occur here only in 
winter. The red-shouldered hawk (Buteo lineatus) and Cooper’s hawk (Accipiter cooperii) may use larger trees along 
the riparian woodland corridors for nesting. However, no old raptor nests were detected within the riparian 
woodland habitat during the reconnaissance survey.  

Arboreal salamanders (Aneides lugubris), western fence lizards, and western skinks (Eumeces skiltonianus) are 
expected to occur in riparian habitat in the BSA. Additional wildlife species that are common within riparian 
woodland areas in urban settings include the striped skunk and raccoon, and the non-native Virginia opossum 
and eastern gray squirrel (Sciurus carolinensis), all of which may use the trees for roosting, foraging, and nesting 
opportunities. Individual bats may be attracted to riparian areas to roost in trees. However, examination of the 
trees along the banks of Pilarcitos Creek and in the BSA did not detect any large cavities that might provide 
suitable habitat for a large roosting or maternity colony of bats. 

 Perennial Freshwater Marsh 

Vegetation. The perennial freshwater marsh 
occurs within an impoundment in the 
northwest corner of the BSA. The 
impoundment was constructed between 1987 
and 1991 (Google Inc. 2021; NETR 2021), 
used for irrigation purposes, and was filled by 
an on-site water pump (Photo 4). At the time 
of the site visit, the water pump appeared non-
functional and is not likely used to currently 
pump water into the marsh. Thus, the 
hydrology that feeds the marsh is likely a 
combination of a groundwater table and 
surface runoff. The marsh was ponded during 
the site visits at a depth of approximately 2 ft, 
and was dominated by common cattail (Typha 
latifolia). Based on the berms enclosing the impoundment, maximum ponding depth is approximately 4 ft, 
though without water being pumped into the basin it is likely that it does not pond at that depth currently. 
Other species observed include duckweed (Lemna sp.), rabbitsfoot grass (Polypogon monspeliensis), and tall 
flatsedge (Cyperus eragrostis). The marsh is surrounded by riparian woodland (see Section 4.4.3 above), and is 
fenced off from the rest of the parcel. 

Wildlife. Normally, the presence of a perennial freshwater marsh on a site would provide habitat for a diverse 
suite of wetland-associated wildlife species. However, the relatively small size, scarcity of open water, and 
dynamic ponding depth of the perennial freshwater marsh in the BSA preclude many wetland and aquatic 

Photo 4. Dense cattail-dominated perennial 
freshwater marsh in the west side of the BSA. 
Riparian habitat surrounds the marsh. 
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wildlife species from using these features. Waterbirds such as ducks, gulls, and terns are not expected to occur 
in this freshwater perennial marsh. Similarly, passerine birds associated with more extensive wetlands, such as 
the marsh wren (Cistothorus palustris), are not expected to nest here, although the San Francisco common 
yellowthroat (Geothlypis trichas sinuosa) could nest in this marsh. Amphibians such as the Pacific chorus frog, 
western toad, and the federally threatened California red-legged frog may breed here, and the federally and state 
endangered San Francisco garter snake may forage here. Terrestrial species that occur in adjacent habitats, such 
as house finches (Haemorhous mexicanus), bushtits, yellow-rumped warblers (Setophaga coronata), black phoebes, 
and sparrows, will forage occasionally in the freshwater wetland vegetation. 

 Aquatic Riverine 

Vegetation. Within the BSA, Pilarcitos Creek is a perennial freshwater stream with a connection to 
groundwater. It flows overland through the southern portion of the BSA (Photo 5). It originates approximately 
12 mi northeast of the BSA on the eastern flanks of Montara Mountain in the Santa Cruz Mountains, then 
flows south through Pilarcitos Canyon before turning westward to enter the BSA. The creek exits the BSA near 
the southwestern boundary and discharges into the Pacific Ocean approximately 1.7 mi downstream of the 
BSA. Within the BSA, Pilarcitos Creek flows through dense riparian woodland and provides unvegetated 
aquatic habitat. Pilarcitos Creek has been identified as a USGS blue-line stream course as well as a USFWS 
palustrine resource, and as of June of 2018 and 2019, was flowing up to 10 inches (in) deep within a 6-ft wide 
channel. 

Wildlife. The aquatic habitat within Pilarcitos 
Creek supports native fish species such as the 
California roach (Hesperoleucus symmetricus), 
hardhead (Mylopharodon conocephalus), and 
threespine stickleback (Gasterosteus aculeatus). 
In addition, the federally threatened Central 
California Coast steelhead and California red-
legged frog, and federally and state 
endangered San Francisco garter snake have 
been documented within Pilarcitos Creek 
(CDFW 2013, CNDDB 2021). Pacific 
chorus frogs, California newts (Taricha 
torosa), western pond turtles (Actinemys 
marmorata), non-native bullfrogs (Lithobates catesbeianus) and crayfish (Pacifastacus leniusculus) may be present in the 
creek, and birds such as the green heron (Butorides virescens), and belted kingfisher (Ceryle alcyon) likely forage in 
the creek. Bats forage aerially on insects over Pilarcitos Creek. During the reconnaissance survey, two 
unidentified species of bat were observed foraging amongst the trees along the edge of the channel, just 
upstream from the BSA. 

  

Photo 5. Pilarcitos Creek, which runs through the BSA 
along the southern boundary. 
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Section 5. Special-Status Species and Sensitive Habitats 

CEQA requires assessment of the effects of a project on species that are protected by state, federal, or local 
governments as “threatened, rare, or endangered”; such species are typically described as “special-status 
species”. For the purpose of the environmental review of the project, special-status species have been defined 
as described below. Impacts on these species are regulated by some of the federal, state, and local laws and 
ordinances described in Section 3.0 above. 

For purposes of this analysis, “special-status” plants are considered plant species that are: 

• Listed under FESA as threatened, endangered, proposed threatened, proposed endangered, or a candidate 
species. 

• Listed under CESA as threatened, endangered, rare, or a candidate species. 

• Listed by the CNPS as CRPR 1A, 1B, 2, 3, or 4. 

For purposes of this analysis, “special-status” animals are considered animal species that are: 

• Listed under FESA as threatened, endangered, proposed threatened, proposed endangered, or a candidate 
species. 

• Listed under CESA as threatened, endangered, or a candidate threatened or endangered species. 

• Designated by the CDFW as a California species of special concern. 

• Listed in the California Fish and Game Code as fully protected species (fully protected birds are provided 
in Section 3511, mammals in Section 4700, reptiles and amphibians in Section 5050, and fish in Section 
5515). 

Information concerning threatened, endangered, and other special-status species that potentially occur in the 
BSA was collected from several sources and reviewed by H. T. Harvey & Associates biologists as described in 
Section 2.1 above. Figure 3 depicts CNDDB records of special-status plant species in the general vicinity of the 
BSA and Figure 4 depicts CNDDB records of special-status animal species. These generalized maps show areas 
where special-status species are known to occur or have occurred historically.  

5.1 Special-Status Plant Species 

A list of 73 special-status plant species thought to have some potential for occurrence within the BSA was 
compiled using the CNPS rare plant inventory (CNPS 2021) and CNDDB records (CNDDB 2021). Analysis 
of the documented habitat requirements and occurrence records of these plants, and our plant ecologist’s 
knowledge of sensitive species considered, allowed us to reject 72 of the 73 species as not having a reasonable 
potential to occur within the BSA for at least one of the following reasons: (1) lack of suitable habitat types; (2) 
absence of specific microhabitat or edaphic requirements, such as serpentine soils; (3) the species is presumed 
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extirpated or is not expected to occur in the Project vicinity due to range; and/or (4) the site is too disturbed 
to be expected to support the species. As the BSA is largely composed of historically manipulated agricultural 
land, as well as areas with little habitat value (developed land cover), the BSA does not have the capacity to 
support most special-status plants. Additionally, large sections of the BSA appear to be covered with wood 
chips as well as regularly mowed. The CNDDB shows records for the CNPS-ranked species coastal marsh 
milk-vetch (Astragalus pycnostachyus var. pycnostachyus), Kellogg’s horkelia (Horkelia uneate subsp. sericea), Choris’s 
popcorn-flower (Plagiobothrys chorisianus var. chorisianus), Kings Mountain manzanita (Arctostaphylos regismontana), 
Anderson’s manzanita (Arctostaphylos andersonii), Franciscan onion (Allium peninsulare var. franciscanum), western 
leatherwood (Dirca occidentalis), and Crystal Springs lessingia (Lessingia arachnoidea) occurring within 5 miles of 
the BSA. However, no suitable salt marsh habitat (coastal marsh milk-vetch), coastal prairie habitat (Choris’s 
popcorn-flower), scrub or chaparral habitat or sandy soils (manzanita species and Kellogg’s horkelia), or 
serpentine soils (Franciscan onion, Crystal Springs lessingia) occur within the BSA, and the site is too disturbed 
to support western leatherwood, which was also not observed on site during reconnaissance surveys. Therefore, 
despite nearby records, all of these species are considered absent from the BSA. 

Appendix B lists these plants along with the basis for the determination of absence. Suitable habitat and edaphic 
requirements were determined to be present in the BSA for one plant species, Harlequin lotus (Hosackia gracilis), 
which is discussed in detail below. 

Harlequin lotus, CNPS List: 4.2. Harlequin lotus is a perennial rhizomatous herb in the legume (Fabaceae) 
family that occurs in wetlands, wet roadside ditches, and mesic areas in many plant communities (CNPS 2021); 
therefore, this species could occur within the perennial freshwater marsh and surrounding riparian woodland, 
the riparian woodland along Pilarcitos Creek, the ephemeral ditch, and possibly mesic areas within the California 
annual grassland. However, it was not observed during the field-level reconnaissance survey conducted in June 
2018 at the height of its bloom period. It has a CRPR of 4.2 (i.e., watch list for plants of limited distribution or 
are infrequent throughout a broader area in California; moderately threatened in California). It is known mainly 
from coastal areas as far north as Del Norte County and as far south as San Luis Obispo County. It is threatened 
by development, grazing, feral pigs, habitat alteration, and competition. This species is thought to be a larval 
food plant of the federally endangered lotis blue butterfly (Lycaeides argyrognomon ssp. lotis). Within San Mateo 
County, recent recorded occurrences are from coastal prairie and coastal scrub habitats within Año Nuevo State 
Park as well as McNee Ranch State Park., near Montara. The blooming period for this species extends from 
March through July. Although this species was not observed during its blooming period during reconnaissance 
surveys, the dense riparian woodland provides at least marginally suitable habitat on the lower banks. A focused 
survey would be necessary to definitively confirm presence of absence, though such a survey is necessary only 
if an LCP-compatible use is proposed within the riparian corridor.  

5.2 Special-Status Animal Species 

The legal status and likelihood of occurrence in the BSA of special-status animal species known to occur, or 
potentially occurring, in the region of the BSA are presented in Appendix C. Most of the special-status species 
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listed in Appendix C are not expected to occur in the BSA because it lacks suitable habitat, is outside the known 
range of the species, and/or is isolated from the nearest known extant populations by development or otherwise 
unsuitable habitat. Animal species not expected to occur in the BSA for these reasons include the Bay 
checkerspot butterfly (Euphydryas editha bayensis), mission blue butterfly (Plebejus icarioides missionensis), Myrtle's 
silverspot butterfly (Speyeria zerene myrtleae), San Bruno elfin butterfly (Callophrys mossii bayensis), Crotch bumble 
bee (Bombus crotchii), western bumble bee (Bombus occidentalis), Delta smelt (Hypmesus transpacificus), longfin smelt 
(Spirinchus thaleichthys), tidewater goby (Eucyclogobius newberryi), California giant salamander (Dicamptodon ensatus), 
California tiger salamander (Ambystoma californiense), foothill yellow-legged frog (Rana boylii), Santa Cruz black 
salamander (Aneides niger), American badger (Taxidea taxus), salt marsh harvest mouse (Reithrodontomys raviventris), 
Alameda song sparrow (Melospiza melodia pusillula), bank swallow (Riparia riparia), burrowing owl (Athene 
cunicularia), and marbled murrelet (Brachyramphus marmoratus). 

Six special-status animal species have the potential to occur in the BSA only as visitors, migrants, or transients, 
but are not expected to reside or breed, or occur in large numbers, or otherwise make substantial use of the 
BSA. These species include the monarch butterfly (Danaus plexippus), pallid bat (Antrozous pallidus), Townsend's 
big-eared bat (Corynorhinus townsendii), American peregrine falcon (Falco peregrinus anatum), northern harrier (Circus 
cyaneus), and mountain lion.  

Expanded descriptions are provided below for seven species that could potentially breed in the BSA or for 
which additional information is necessary due to the species’ frequency or regularity of occurrence in the BSA. 

 Federal and State Endangered and Threatened Species 

Central California Coast Steelhead (Oncorhynchus mykiss irideus). Federal Listing Status: 
Threatened; State Listing Status: None. The Central California Coast (CCC) steelhead DPS was listed as a 
threatened species on August 18, 1997 (NMFS 1997), and the threatened status was reaffirmed on January 5, 
2006 (NMFS 2006). Critical habitat was designated for the CCC steelhead DPS on September 2, 2005 (NMFS 
2005), and a final recovery plan was published in October 2016. Similar to CCC coho salmon, steelhead 
populations in many areas have declined due to degradation of spawning habitat, introduction of barriers to 
upstream migration, over-harvesting by recreational fisheries, and reduction in winter flows due to damming 
and spring flows due to water diversions (NMFS 1997). In addition, non-native fish species, such as striped 
bass (Morone saxatilis), common carp (Cyprinus carpio), and white catfish (Ameiurus catus), may pose risks to native 
steelhead populations through predation, competition, and habitat modification. Increasing predation pressure 
at river mouths and in the ocean from the growing California sea lion population is also posing significant risk 
to CCC steelhead. 

Steelhead are found along the entire Pacific Coast of the United States. The CCC steelhead DPS includes all 
naturally spawned populations of steelhead in coastal streams from the Russian River (inclusive) to Aptos Creek 
(inclusive), and the drainages of San Francisco, San Pablo, and Suisun Bays eastward to Chipps Island at the 
confluence of the Sacramento and San Joaquin Rivers; and tributary streams to Suisun Marsh including Suisun 
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Creek, Green Valley Creek, and an unnamed tributary to Cordelia Slough (commonly referred to as Red Top 
Creek), exclusive of the Sacramento-San Joaquin River Basin of the California Central Valley. 

Steelhead in the CCC DPS are winter-spawning steelhead, maturing in the ocean and spawning shortly after 
entering freshwater. Winter steelhead enter rivers and streams in the late fall and winter months when higher 
flows and associated lower water temperatures occur. Adult female steelhead will prepare a redd (or nest) in a 
gravel-bottomed, fast-flowing, well-oxygenated rivers and streams. Preferred streams typically support dense 
canopy cover that provides shade, woody debris, and organic matter, and are usually free of rooted or aquatic 
vegetation. The length of the incubation period is dependent on water temperature. Fry emerge from the gravel, 
and rear along the stream margins, moving gradually into pools and riffles as they grow larger. Young juveniles 
feed primarily on aquatic invertebrate drift. 

In California, juveniles usually live in freshwater for 2 years (Barnhart 1986) with a range of one to 3 years 
(Shapovalov and Taft 1954, Busby et al. 1996) then smolt and migrate to the sea; because of this multi-year 
rearing time period, steelhead can only spawn in tributaries that maintain suitable temperature and other water 
quality parameters year-round. Most downstream smolt migration takes place between February and June. 
Fukushima and Lesh (1998) report the peak timing of steelhead smolt outmigration in Central California occurs 
in March, April, and May, while Barnhart (1986) reports most steelhead smolts in California enter the sea in 
March and April. 

In a recent survey of coastal drainages south of San Francisco Bay, steelhead populations were either extinct or 
reduced in size from historical levels in at least half of the 168 surveyed mainstem streams and primary 
tributaries (Titus et al. in prep). In addition, only 14 percent of the streams had steelhead present where there 
was no discernible, significant change from historical production levels. Steelhead in most tributaries to San 
Francisco and San Pablo bays have been virtually extirpated (McEwan and Jackson 1996). 

CCC Steelhead are known to occur in Pilarcitos Creek (CDFW 2013, CNDDB 2021); however, passage 
upstream is impeded at multiple culverts, and the Pilarcitos Creek Watershed Assessment Plan identified the 
majority of habitat in the watershed to be in “poor” condition (Phillip Williams & Associates 2008). 
Opportunities to protect and restore fish passage and habitat connectivity within the watershed, such as road 
crossing improvements, have been developed and are being implemented under the watershed assessment plan. 
This effort could improve habitat conditions and increase the local presence of adult and juvenile CCC 
steelhead. 

Habitat conditions in the BSA are suitable to support freshwater migration of adult and juvenile CCC steelhead. 
The BSA does not support suitable habitat for spawning, rearing, or feeding during most times of the year due 
to the lack of channel complexity, gravels, or connectivity with an adjacent floodplain. As a result, steelhead are 
only present in the section of Pilarcitos Creek in the BSA during upstream and downstream migration, which 
occurs late fall into spring. 
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Designated critical habitat for CCC steelhead includes aquatic habitat within the BSA (NMFS 2005). One of 
the primary constituent elements (PCEs) of critical habitat essential to the conservation of the species is present 
within the BSA. This PCE consists of freshwater migration corridors free of obstruction with water quantity 
and quality conditions and natural cover such as submerged and overhanging large wood, aquatic vegetation, 
large rocks and boulders, side channels, and undercut banks supporting juvenile and adult mobility and survival. 
These features are essential to conservation because without them juveniles cannot use the variety of habitats 
that allow them to avoid high flows, avoid predators, successfully compete, begin the behavioral and 
physiological changes needed for life in the ocean, and reach the ocean in a timely manner. Similarly, these 
features are essential for adults because they allow fish in a nonfeeding condition to successfully swim upstream, 
avoid predators, and reach spawning areas on limited energy stores. PCEs for CCC steelhead that do not occur 
in the BSA include freshwater spawning and rearing, as well as estuarine and marine habitats. 

California Red-legged Frog (Rana draytonii). Federal Listing Status: Threatened; State Listing Status: 
Species of Special Concern. California red-legged frogs inhabit perennial freshwater pools, streams, and 
ponds throughout the Central California Coast Range as well as isolated portions of the western slopes of the 
Sierra Nevada (Fellers 2005). Their preferred breeding habitat consists of deep perennial pools with emergent 
vegetation for attaching egg clusters (Fellers 2005), as well as shallow benches to act as nurseries for juveniles 
(Jennings and Hayes 1994). Nonbreeding frogs may be found adjacent to streams and ponds in grasslands and 
woodlands, and may travel up to 2 mi from their breeding locations across a variety of upland habitats (Bulger 
et al. 2003, Fellers and Kleeman 2007). 

The historical distribution of California red-legged frogs extended from the city of Redding in the Central Valley 
and Point Reyes National Seashore along the coast, south to Baja California, Mexico. The species’ current 
distribution includes isolated locations in the Sierra Nevada and the San Francisco Bay area, and along the 
central coast (USFWS 2002). The California red-legged frog was listed as threatened in June 1996 (USFWS 
1996) based largely on a significant range reduction and continued threats to surviving populations (Miller 
1994). Revised critical habitat was designated in March 2010 (USFWS 2010a). No critical habitat for this species 
overlaps the BSA, but critical habitat Unit SNM-1 (San Mateo) is located approximately 0.08 mi southeast of 
the BSA (Figure 5; USFWS 2010a). 

California red-legged frog adults and larvae have been found in a breeding pond in the vicinity of Pilarcitos 
Creek about 1.3 mi northwest of the BSA as recently as 2016, California red-legged frog adults were observed 
in Pilarcitos Creek about 0.5 mi west of the BSA in 2006, and California red-legged frog adults and juveniles 
were observed in the perennial freshwater marsh in the BSA in 2005 (H. T. Harvey & Associates and RMC 
2010, CNDDB 2021). Due to the presence of juvenile frogs, it is likely there was active breeding in the perennial 
freshwater marsh during the observations. Since these observations, no recent species-specific surveys of this 
species have been conducted in the BSA. 

If still present, California red-legged frog use of the site would be foraging and dispersal in Pilarcitos Creek and 
foraging, dispersal, and possibly breeding in the perennial freshwater marsh. The use of this species of the BSA 
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outside of these habitats would be for upland dispersal in the annual grassland between the perennial freshwater 
marsh and the creek, but they may disperse elsewhere as well. It is therefore possible that California red-legged 
frogs could disperse throughout the entire BSA. Frogs are most likely to disperse in the spring and early summer 
when juveniles would leave the pond, and adults may move to and from the perennial freshwater marsh during 
warm winter rains. During the wet season, frogs may be found in upland areas around the creek and marsh. 
They are generally considered to forage up to 300 feet from aquatic habitat. 

San Francisco Garter Snake (Thamnophis sirtalis tetrataenia). Federal Listing Status: Endangered; 
State Listing Status: Endangered. The historical distribution of the San Francisco garter snake included 
wetland areas on the San Francisco peninsula from the San Francisco County line south along the eastern and 
western foothills of the Santa Cruz Mountains to at least Upper Crystal Springs Reservoir and Año Nuevo 
Point in San Mateo County, and Waddell Creek in Santa Cruz County. Today, the San Francisco garter snake 
is restricted to San Mateo County and has been found in creeks in Half Moon Bay (H. T. Harvey & Associates 
1999). 

The San Francisco garter snake is a medium-sized snake that occurs in a number of aquatic and terrestrial 
habitats throughout their range. Juveniles and adults have been observed in natural lagoons, dune ponds, pools 
in or next to streams, streams, marshlands, sag ponds, and springs, as well as human-created stock ponds, 
canals, golf course ponds, irrigation ponds, sand and gravel pits (containing water), and large reservoirs (USFWS 
1985). The presence of adjacent upland areas with abundant small mammal burrows is also important as 
hibernation sites for snakes during the winter (Larsen 1994). The most abundant populations of snakes are 
found in natural sag ponds or artificial waterways that have been allowed to develop a dense cover of vegetation 
such as willows, bulrushes, cattails, and tules and have dense populations of Pacific tree frogs (Barry 1993, 
1994). 

San Francisco garter snakes are most active from March to September although they can be observed during 
any month of the year (Barry 1994, Larsen 1994). Adults mate during the spring (March-April) and fall 
(September-November), with the latter breeding period characterized by reproductive aggregations of several 
males and one female. Neonates, which are normally 7-8 inches in total length, are usually born alive in litters 
of 1-35 (average 16) during late July to early August, although litters can be born as late as early September.  

The San Francisco garter snake population in San Mateo County has been severely reduced throughout most 
of its range due to habitat loss and development; however, the Project region still supports an extant population 
of the species. San Francisco garter snakes have been documented within the region of the BSA as recently as 
2008. Exact CNDDB locations of San Francisco garter snakes are suppressed because of concern about illegal 
collection of the species. However, there are two CNDDB records for the Half Moon Bay USGS quadrangle, 
both associated with Pilarcitos Creek, the closest one at approximately 0.5 mi downstream of the BSA in 2004 
(CNNDB 2021). Because the primary prey species of the snake is the California red-legged frog, an established 
population of California red-legged frogs in the perennial freshwater marsh would elevate the likelihood that 
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the snake could occur in the BSA. Nevertheless, it is difficult to estimate or determine the likelihood of the 
snake occurring in the BSA in the absence of detailed surveys or further confirmed observations nearby. 

San Francisco garter snakes can move into upland habitats during summer to prey on amphibians aestivating 
in small mammal burrows (Barry 1993). They could potentially forage on amphibians in Pilarcitos Creek and 
the perennial freshwater marsh and disperse and/or aestivate throughout the BSA. The San Francisco garter 
snake is therefore considered potentially present throughout the BSA. 

 California Species of Special Concern 

Western Pond Turtle (Actinemys marmorata). Federal Listing Status: None; State Listing Status: 
Species of Special Concern. The western pond turtle occurs in ponds, streams, and other wetland habitats in 
the Pacific slope drainages of California and northern Baja California, Mexico (Bury and Germano 2008). The 
central California population was historically present in most drainages on the Pacific slope (Jennings and Hayes 
1994), but streambed alterations and other sources of habitat destruction, exacerbated by frequent drought 
events, have caused substantial population declines throughout most of the species’ range (Stebbins 2003). 
Ponds or slack-water pools with suitable basking sites (such as logs) are an important habitat component for 
this species, and western pond turtles do not occur commonly along high-gradient streams. Females lay eggs in 
upland habitats, in clay or silty soils in unshaded (often south-facing) areas up to 0.25 mi from aquatic habitat 
(Jennings and Hayes 1994). Juveniles feed and grow in shallow aquatic habitats (often creeks) with emergent 
vegetation and ample invertebrate prey. Nesting habitat is typically found within 600 ft of aquatic habitat 
(Jennings and Hayes 1994), but if no suitable nesting habitat can be found close by, adults may travel overland 
considerable distances to nest. Threats to the western pond turtle include impacts to nesting habitat from 
agricultural and grazing activities, human development of habitat, and increased predation pressure from native 
and nonnative predators as a result of human-induced landscape changes. 

The reach of Pilarcitos Creek within and adjacent to the BSA is degraded due to surrounding development; 
however, suitable basking and foraging habitat for pond turtles is present in these areas. However, suitable 
nesting habitat for pond turtles is not present in the BSA in upland areas adjacent to Pilarcitos Creek, because 
the riparian habitat is too dense for nest construction and the adjacent upland grassland habitat habitat is 
degraded and frequently disturbed due to the human usage of the area. In addition, the nearest CNDDB 
recorded observations are over 4 mi from the BSA in the area of the Crystal Springs Reservoir (CNDDB 2021). 
Thus, there is some potential for pond turtles to be present in the BSA, though they are likely present in low 
numbers and/or infrequently as dispersers but not as resident turtles prone to breeding and nesting in the 
upland habitats adjacent to the creek. The perennial freshwater marsh is too shallow, with emergent vegetation 
too thick, to be considered suitable aquatic foraging habitat for this species. 

San Francisco Dusky-footed Woodrat (Neotoma fuscipes annectens). Federal Listing Status: None; 
State Listing Status: Species of Special Concern. The San Francisco dusky-footed woodrat occurs in a 
variety of woodland and scrub habitats from the San Francisco Peninsula south to the Pajaro River in Monterey 
County (Hall 1981, Zeiner et al. 1990b). Woodrats prefer riparian and oak woodland forests with dense 
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understory cover, or thick chaparral habitat (Lee and Tietje 2005). Although woodrats are locally common in 
many areas, habitat conversion and increased urbanization, as well as increasing populations of introduced 
predators, such as domestic cats (Felis catus), pose substantial threats to this subspecies (H. T. Harvey & 
Associates 2008). Dusky-footed woodrats build large, complex nests of sticks and other woody debris, which 
may be maintained by a series of occupants for several years (Carraway and Verts 1991). Woodrats also are very 
adept at making use of human-made structures, and can nest in electrical boxes, pipes, wooden pallets, and 
even portable storage containers. Woodrat nest densities increase with canopy density and with the presence 
of poison oak (Carraway and Verts 1991). Although the San Francisco dusky-footed woodrat is described as a 
generalist omnivore, individuals may specialize on local plants that are available for forage (Haynie et al. 2007). 
The breeding season for the dusky-footed woodrat begins in February and sometimes continues through 
September, with females bearing a single brood of one to four young per year (Carraway and Verts 1991). 

A San Francisco dusky-footed woodrat nest was observed near Pilarcitos Creek over 3 mi east-northeast of the 
BSA in 2007 (CNDDB 2021). The riparian forest in the BSA provides suitable habitat for dusky-footed 
woodrats. Although no nests were observed in the riparian woodland habitat in the BSA during the 
reconnaissance survey, this species could potentially nest and forage in, and disperse through, the riparian 
habitat along Pilarcitos Creek and around the freshwater marsh. 

San Francisco Common Yellowthroat (Geothlypis trichas sinuosa). Federal Listing Status: None; State 
Listing Status: Species of Special Concern. The San Francisco common yellowthroat inhabits emergent 
vegetation and nests in fresh and brackish marshes and moist floodplain vegetation around the San Francisco 
Bay. Common yellowthroats will use small and isolated patches of habitat as long as groundwater is close 
enough to the surface to encourage the establishment of dense stands of rushes (Scirpus and Juncus spp.), cattails, 
willows, and other emergent vegetation (Nur et al. 1997, Gardali and Evens 2008). Ideal habitat, however, is 
composed of extensive, thick riparian, marsh, or herbaceous floodplain vegetation in perpetually moist areas, 
where few or no brown-headed cowbirds are present (Menges 1998). San Francisco common yellowthroats 
nest primarily in fresh and brackish marshes, although they will also nest in salt marsh habitats that support tall 
vegetation (Guzy and Ritchison 1999). This subspecies builds open-cup nests low in the vegetation, and nests 
from mid-March through late July (Guzy and Ritchison 1999, Gardali and Evens 2008). 

The San Francisco common yellowthroat is one of approximately 12 subspecies of common yellowthroat 
recognized in North America, two of which occur in the region of the BSA: the California Species of Special 
Concern, G. t. sinuosa, and the widespread subspecies, G. t. arizela. Common yellowthroats nesting in the BSA 
are likely of the special-status sinuosa subspecies, but intergrades between the two subspecies may also occur in 
this area (SFBBO 2012). Because subspecies cannot be reliably distinguished in the field, determination of the 
presence of the San Francisco common yellowthroat can be achieved only by locating birds that are actively 
nesting within the breeding range known for the subspecies. 

Nesting San Francisco common yellowthroats have been recorded in the vicinity of the BSA (Sequoia Audubon 
Society 2001), and observations of individuals have been recorded within the Pilarcitos Creek riparian habitat 

69



 

880 Stone Pine Road Project 
Biological Resources Report 

37 H. T. Harvey & Associates 
June 25, 2021 

 

less than a mile west of the BSA as recently as 2017 (Cornell Lab of Ornithology 2021). The species may nest 
in taller vegetation within the perennial freshwater marsh in the BSA, and possibly in riparian habitat along 
Pilarcitos Creek and around the marsh. 

Yellow Warbler (Setophaga petechia). Federal Listing Status: None; State Listing Status: Species of 
Special Concern. In California, the yellow occupies wooded riparian habitats (Heath 2008). This species 
prefers riparian corridors with an overstory of mature cottonwoods and sycamores, a midstory of box elder 
and willow, and a substantial shrub understory (Bousman 2007), particularly in areas with more open space 
adjacent to the riparian habitat. Yellow warblers construct open-cup nests in upright forks of shrubs or trees in 
dense willow thickets or other dense vegetation (Lowther et al. 1999). 

The yellow warbler is an uncommon to rare breeder in wooded riparian habitats, occurring primarily in 
association with alders and willows, in San Mateo County. Riparian woodlands in the County provide suitable 
nesting and foraging habitat for this species, but the species is scarce and local, being particularly scarce as a 
breeder on the immediate coast (Sequoia Audubon Society 2001). Nevertheless, it is possible that one or two 
pairs could potentially breed in riparian habitat in the BSA along Pilarcitos Creek and around the marsh. 
Otherwise, this species is expected to occur as a common migrant in the BSA during the spring and fall. 

 State Fully Protected Species 

White-tailed Kite (Elanus leucurus). Federal Listing Status: None; State Listing Status: Fully 
Protected. In California, white-tailed kites can be found in the Central Valley and along the coast in grasslands, 
agricultural fields, cismontane woodlands, and other open habitats (Zeiner et al. 1990a, Dunk 1995, Erichsen 
et al. 1996). White-tailed kites are year-round residents of the state, establishing nesting territories that 
encompass open areas with healthy prey populations and snags, shrubs, trees, or other substrates for nesting 
(Dunk 1995). Nonbreeding birds typically remain in the same area over the winter, although some movements 
do occur (Polite 1990). The presence of white-tailed kites is closely tied to the presence of prey species, 
particularly voles, and prey base may be the most important factor in determining habitat quality for white-
tailed kites (Dunk and Cooper 1994, Skonieczny and Dunk 1997). Although the species recovered after 
population declines during the early 20th century, its populations may be exhibiting new declines because of 
recent increases in habitat loss and disturbance (Dunk 1995, Erichsen et al. 1996). 

White-tailed kites are common residents in the vicinity of the BSA where open grassland, ruderal, or agricultural 
habitats are present. Large trees on and adjacent to the BSA provide suitable nesting sites. The open habitats 
(e.g., ruderal grasslands and agricultural areas) on and adjacent to the BSA provide potential foraging 
opportunities for this species. Although the developed nature and high levels of human disturbance within the 
BSA make it less attractive to nesting kites, an individual was observed in the vicinity of the perennial freshwater 
marsh in 2014 (Cornell Lab of Ornithology 2021), and this species could potentially nest and forage in the BSA. 
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5.3 Sensitive Natural Communities, Habitats, and Vegetation 
Alliances 

Natural communities have been considered part of the Natural Heritage Conservation triad, along with plants 
and animals of conservation significance, since the state inception of the Natural Heritage Program in 1979. 
The CDFW determines the level of rarity and imperilment of vegetation types, and tracks sensitive communities 
in its Rarefind database (CNDDB 2021). Global rankings (G) of natural communities reflect the overall 
condition (rarity and endangerment) of a habitat throughout its range, whereas state (S) rankings reflect the 
condition of a habitat within California. Natural communities are defined using NatureServe’s standard heritage 
program methodology as follows (CDFG 2007): 

• G1/S1: Less than 6 viable occurrences or less than 2,000 ac. 

• G2/S2: Between 6 and 20 occurrences or 2,000 to 10,000 ac. 

• G3/S3: Between 21 and 100 occurrences or 10,000 to 50,000 ac. 

• G4/S4: The community is apparently secure, but factors and threats exist to cause some concern. 

• G5/S4: The community is demonstrably secure to ineradicable due to being common throughout the world 
(for global rank) or the state of California (for state rank). 

State rankings are further described by the following threat code extensions: 

• S1.1:  Very threatened 

• S1.2:  Threatened 

• S1.3:  No current threats known 

In addition to tracking sensitive natural communities, the CDFW also ranks vegetation alliances, defined by 
repeating patterns of plants across a landscape that reflect climate, soil, water, disturbance, and other 
environmental factors (Sawyer et al. 2009). If an alliance is marked G1-G3, all the vegetation associations within 
it will also be of high priority (CDFG 2007). The CDFW provides the Vegetation Classification and Mapping 
Program’s (VegCAMP) currently accepted list of vegetation alliances and associations (CDFG 2010a). 

Impacts on CDFW sensitive natural communities, vegetation alliances/associations, or any such community 
identified in local or regional plans, policies, and regulations, must be considered and evaluated under CEQA 
(Title 14, Division 6, Chapter 3, Appendix G of the California Code of Regulations). Furthermore, aquatic, 
wetland and riparian habitats are also protected under applicable federal, state, or local regulations, and are 
generally subject to regulation, protection, or consideration by the USACE, RWQCB, CDFW, USFWS, and/or 
the Half Moon Bay LCP. 
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Sensitive Natural Communities. There are no CDFW-classified sensitive natural communities within the 
BSA, However, there are two sensitive natural communities identified in the CNDDB within five miles of the 
BSA: 

• Northern maritime chaparral. Northern maritime chaparral is characterized by a dense, nearly 
impenetrable shrub cover composed of several species. Characteristic species include chamise (Adenostoma 
fasciculatum), buckbrush (Ceanothus cuneatus) as well as other Ceanothus species, black sage (Salvia mellifera), and 
several species of manzanitas (Manzanita sp.). Northern maritime chaparral is not present within the BSA 
because none of the characteristic plant species that make up this community are present. 

• Northern coastal salt marsh. Northern coastal salt marsh is characterized is wetland community 
dominated by herbaceous to sub-shrub salt-tolerant hydrophytes that typically forms a dense mat of 
vegetation up to three feet high. Characteristic species include pickleweed (Salicornia sp.), cordgrass (Spartina 
sp.), and salt grass (Distichlis spicata). Northern coastal salt marsh is not present within the BSA because 
none of the characteristic plant species that make up this community are present. 

Sensitive Vegetation Alliances. There is one CDFW classified sensitive vegetation alliances within the BSA. 
Impacts to these plant communities may be considered significant under CEQA. Sensitive plant communities 
identified by CDFW within the BSA include the red willow-arroyo willow vegetation alliance, which is found 
within the riparian woodland along Pilarcitos Creek (Figure 3). This plant community has been identified by 
CDFW as “G4 S3”, which means that it is rare and threatened throughout its range in California but is 
apparently secure throughout its range outside of California. This vegetation alliance occurs within the riparian 
woodland in the BSA. 

Waters of the U.S./State. Pilarcitos Creek (aquatic riverine) and the perennial freshwater marsh would be 
considered waters of the U.S./state. Any impacts on verified waters of the U.S./state within the BSA would 
require a Section 404 permit from the USACE and Section 401 Water Quality Certification from the San 
Francisco RWQCB. Additionally, the RWQCB would also consider the riparian woodland above the OHWMs 
of the stream and surrounding the marsh, out to the dripline of all trees rooted within the top of bank, as 
important, regulated buffers to waters of the State (Figure 5). Also, Pilarcitos Creek and the full extent of its 
riparian canopy would be subject to lake and streambed jurisdiction administered by CDFW under Section 
1600 et seq. of State Fish and Game Code (see Section 5.4).  

Environmentally Sensitive Habitat Areas. The BSA contains several ESHAs or sensitive coastal resource 
areas: 

• Perennial freshwater stream. Pilarcitos Creek is a perennial freshwater stream and is classified as a 
sensitive habitat by the Half Moon Bay LCP and is also subject to lake and streambed jurisdiction under 
Section 1600 et seq. of State Fish and Game Code (see Section 5.4). 
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• Riparian woodland. The riparian woodland along Pilarcitos Creek and surrounding the perennial 
freshwater marsh is classified as sensitive habitat by the Half Moon Bay LCP and the riparian canopy along 
Pilarcitos Creek is also subject to riparian jurisdiction under Section 1600 et seq. of State Fish and Game 
Code.  

• Perennial freshwater marsh. The perennial freshwater marsh is classified as a sensitive wetland habitat 
by the Half Moon Bay LCP. 

• Potential one-parameter wetlands. Throughout the California annual grassland habitat there are 
scattered patches of hydrophytic vegetation, including curly dock, poison hemlock, and bird’s foot trefoil. 
Both curly dock and bird’s foot trefoil are classified as facultative species (commonly occurs as either a 
hydrophyte or non-hydrophyte); poison hemlock is classified as a facultative wetland species (usually a 
hydrophyte but occasionally found in uplands) (Lichvar et al. 2016). CCC’s regulations (California Code of 
Regulations Title 14 (14 CCR)) establish a one parameter definition that only requires evidence of a single 
parameter (hydrology, hydric soils, or hydrophytic vegetation) to establish wetland conditions. However, 
these species grow in both wetlands as hydrophytes and uplands as non-hydrophytes; therefore, these 
species may not be reliable indicators of wetlands. A formal delineation and analysis was conducted in in 
June 2020 and determined that none of the areas of scattered hydrophytic vegetation occurred in wetland 
landscape positions, some areas clearly indicated disturbance rather than wetland conditions (e.g., poison 
hemlock), all occurred intermixed with upland species, and none of these areas indicated the presence of a 
hydrophytic vegetation community, hydric soils, or wetland hydrology (H. T. Harvey & Associates 2020). 
Therefore, no one-parameter CCC wetlands outside of the riverine, wetland, or riparian habitats above 
were identified within the BSA.  

• Wild strawberry habitat. Wild strawberry habitat is also included as a sensitive habitat in the Zoning Code 
and Local Coastal Program and is defined as “any undeveloped areas within one half mile of the coast” 
(City of Half Moon Bay 2021). The BSA is approximately 1.2 mi from the coast and therefore does not 
meet the definition of wild strawberry habitat due to its distance from the coast. Additionally, no strawberry 
plants were observed during the reconnaissance-level field survey in June 2018. 

• Bluffs, cliffs, and sea cliffs. As defined in Section 18.38.060 of the City Code, a bluff or cliff is a scarp or 
a steep face of rock, decomposed rock, sediment or soil resulting from erosion, faulting, or folding of the 
land mass with a vertical relief of ten feet or more. A sea cliff is defined as a cliff whose toe is subject to 
marine erosion. There is no bluff, cliff, or sea cliff habitat present within the BSA. 

Critical Habitat. Pilarcitos Creek is designated as critical habitat for the federally Threatened Central California 
Coast steelhead Distinct Population Segment. Critical habitat for the Central California Coast steelhead DPS 
was designated on September 2, 2005 and includes all river reaches and estuarine areas accessible to listed 
steelhead in coastal river basins from the Russian River in Sonoma County to Aptos Creek in Santa Cruz 
County. The San Mateo Hydrologic Unit includes the coastal streams in San Mateo County from San Pedro 
Creek near Pacifica to Butano Creek near Año Nuevo and the Santa Clara Hydrologic Unit includes South Bay 
creeks from San Francisquito Creek in Palo Alto eastward to Coyote Creek (NMFS 2005). 
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5.4 Non-Native and Invasive Species 

Several non-native, invasive plant species occur in the BSA in the California annual grassland and riparian 
woodland habitat. Of these, pampas grass, cape ivy, French broom and Himalayan blackberry have the potential 
to cause the most severe ecological impacts, as these species can invade and degrade the margins of sensitive 
wetland habitat, and are rated high by the Cal-IPC (Cal-IPC 2021). In addition, creeping capeweed (Arctotheca 
prostrata), ripgut brome, Italian thistle, poison hemlock, silverleaf cotoneaster (Cotoneaster pannosus), dogtail grass 
(Cynosurus echinatus), Italian rye grass, bristly ox-tongue, common velvetgrass, Mediterranean hoary mustard 
(Hirschfeldia incana), meadow barley (Hordeum murinum), common sheep sorrel (Rumex acetsosella), and field hedge 
parsley (Torilis arbvensis) were observed in the BSA, are rated as limited to moderate and can have substantial 
and apparent ecological impacts if they spread into native, sensitive habitats (Cal-IPC 2021). 
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Section 6. Impacts and Mitigation Measures 

CEQA and the State CEQA Guidelines provide guidance in evaluating impacts of projects on biological 
resources and determining which impacts will be significant. The Act defines “significant effect on the 
environment” as “a substantial adverse change in the physical conditions which exist in the area affected by the 
proposed project.” 

Appendix G of State CEQA Guidelines provides a checklist of other potential impacts to consider when 
analyzing the significance of project effects. The impacts listed in Appendix G (Chapter IV) may or may not 
be significant, depending on the level of the impact. For biological resources, these impacts include whether 
the project would: 

A. “have a substantial adverse effect, either directly or through habitat modifications, on any species identified 
as a candidate, sensitive, or special status species in local or regional plans, policies, or regulations, or by 
the California Department of Fish and Game or U.S. Fish and Wildlife Service” 

B. “have a substantial adverse effect on any riparian habitat or other sensitive natural community identified in 
local or regional plans, policies, regulations or by the California Department of Fish and Game or U.S. Fish 
and Wildlife Service” 

C. “Have a substantial adverse effect on state or federally protected wetlands (including, but not limited to, 
marsh, vernal pool, coastal, etc.) through direct removal, filling, hydrological interruption, or other means” 

D. “interfere substantially with the movement of any native resident or migratory fish or wildlife species or 
with established native resident or migratory wildlife corridors, or impede the use of native wildlife nursery 
sites” 

E. “conflict with any local policies or ordinances protecting biological resources, such as a tree preservation 
policy or ordinance” 

F. “conflict with the provisions of an adopted Habitat Conservation Plan, Natural Community Conservation 
Plan, or other approved local, regional, or state habitat conservation plan” 

6.1 Approach to the Analysis 

As described in Section 1.1, specific project activities and locations have not been defined. However, no 
disturbance of Pilarcitos Creek or the perennial freshwater marsh in the northwest corner of the BSA, or use 
of the riparian habitat or buffer associated with Pilarcitos Creek beyond existing allowed use under the City’s 
LCP, is anticipated. Allowed uses include 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. Also, when 
no feasible or practicable alternative exists, other uses may include 1) stream-dependent aquaculture provide 
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that non-stream-dependent facilities locate outside of corridor, 2) flood control projects where no other method 
for protecting existing structures in the flood plain 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 and storm water runoff facilities, 5) improvement, repair or maintenance of roadways or 
road crossings, and 6) agricultural uses, provided no existing riparian vegetation is removed, and no soil is 
allowed to enter stream channels. 

The only allowed uses in riparian habitat and the associated buffer being considered by the City for this project 
will be path, trail, or other environmental related educational uses (J. Doughty, pers. comm.). Therefore, the 
following impact analysis was prepared assuming project development could occur in any portion of the BSA, 
except for Pilarcitos Creek and the perennial freshwater marsh in the northwest corner of the BSA, but with 
possible limited disturbance within the riparian habitat/buffers associated with the perennial freshwater marsh 
and/or Pilarcitos Creek from allowed uses. 

6.2 Impacts on Special-Status Species: Have a substantial adverse 
effect, either directly or through habitat modifications, on any 
species identified as a candidate, sensitive, or special-status 
species in local or regional plans, policies, or regulations, or by 
the CDFW or USFWS 

 Impacts on Common Plant and Animal Species (Less than Significant) 

The common (non-special-status) plant and animal species that occur in the BSA could experience a direct loss 
of habitat due to project activities, which could potentially result in the mortality, injury, disturbance, and 
displacement of individuals of some of these species. The plant species observed in the BSA during the 
reconnaissance surveys (Appendix A) are not regulated under state or federal laws or listed species by the CNPS. 
All native plant species found in the BSA are regionally abundant and common in California. As such, impacts 
on these species from project activities do not constitute a significant impact and require no compensatory 
mitigation. 

The common animal species that occur in the BSA are regionally abundant, and can be found in habitats 
throughout the City of Half Moon Bay and San Mateo County. For instance, the common ants, bees, wasps, 
flies, butterflies, and spiders in the BSA are found in abundance in vegetated areas in the region such as yards, 
parks, riparian areas, and grasslands. Non-special-status amphibians, such as western toads and arboreal 
salamanders, are found along streams, ponds, and lakes in the region, and the common reptiles that occur in 
the BSA, such as western fence lizards and western skinks, are abundant in the grasslands of San Mateo County. 

Implementation of the project would result in the loss of a small amount of nesting and foraging habitat for 
common native birds, which would result in a decline in the number of species and pairs of birds that currently 
nest and/or forage in the BSA. However, the terrestrial habitats in the BSA (i.e., California annual grassland, 
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developed, ephemeral drainage, perennial freshwater marsh, and riparian forest) represent a very small 
proportion of the habitats that support these species regionally. For instance, residences, yards, and parks 
throughout the City of Half Moon Bay provide habitat for the common “backyard” species of birds that occur 
in the BSA (e.g., American robin) and riparian-associated birds (e.g., bushtits and lesser goldfinch) inhabit 
riparian habitat adjacent to the numerous streams flowing through the county. Thus, the habitats in the BSA 
represent only a very small proportion of suitable habitats available to these species regionally. Even more 
importantly, because th project would retain all trees associated with Pilarcitos Creek, birds are expected to 
continue to nest and forage there once project construction is completed. Although overall fewer pairs of birds 
might nest and forage in the BSA following project development, the temporary disturbance of habitat does 
not rise to the level of a substantial impact under CEQA for any of these species. 

All of the native terrestrial mammals in the BSA (e.g., striped skunks and raccoons) are also abundant in the 
county, inhabiting grasslands and woodlands throughout the region. Because these species are regionally 
abundant, are present in widely available habitats in the region, and may continue to be present in the BSA 
following construction, any project would impact only a small proportion of their regional populations. Such 
loss of regionally abundant common wildlife species does not achieve the threshold of a substantial reduction in 
the regional habitat of these species, and thus these impacts are less than significant under CEQA. 

Several of the common wildlife species that occur in the BSA are not native to California. These include non-
native mammals such as the Virginia opossum, Norway rat, and house mouse. Many of these non-native species 
have been introduced to the natural areas in the region, or have invaded natural and developed areas because 
they thrive in the presence of humans. These non-native species influence natural ecosystems in many ways, 
such as by competing with native species for food, territories, and other resources; altering habitats; transmitting 
diseases; and preying upon native species. Due to these factors, these non-native species act to reduce the 
abundance and diversity of native species that occur in areas in the region, including the BSA. Therefore, 
impacts on these non-native species resulting from a project do not constitute an adverse effect under CEQA. 

 Impacts on Special-Status Plants (Less than Significant with Mitigation) 

One plant species, harlequin lotus, categorized by the CNPS as a CRPR 4.2, has the potential to occur within 
the more mesic areas of the riparian habitat along Pilarcitos Creek (Figure 5, Section 5.1, Appendix B). If 
present, project development may affect harlequin lotus due to disturbance of individuals within the 
populations and disturbance or destruction of suitable habitat. Direct impacts could include grading or filling 
areas supporting these species, trampling or crushing of plants, and soil compaction. Indirect impacts could 
include increased mobilization of dust onto plants, which can affect their photosynthesis and respiration, or 
changes to hydrology supporting these plants within adjacent wetlands due to grading or construction in nearby 
habitats. 

Harlequin lotus has a limited distribution in California. The statewide population includes at least 357 extant 
occurrences (CNPS 2021), and of these, approximately 37 occur within San Mateo County. Given that San 
Mateo County is at the southern limits of its documented range and Harlequin lotus is threatened by 
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development, grazing, feral pigs, habitat alteration, and competition from non-native species, conservation of 
existing populations of this species could be essential for preserving its genetic resources and ensuring its 
persistence in the County. 

If this species is present and impacts occur to 10% or less of its population (by individuals or occupied area) 
within the BSA, such a low level of impacts would not be expected to cause the extirpation of such a population, 
as long as the remaining plants were avoided and protected by a no-disturbance buffer. However, due to the 
regional rarity of this species, impacts to more than 10% of a population of this species could contribute to a 
reduction in these species’ range or genetic resources, which would be considered significant under CEQA. 
Implementation of the following mitigation measures will reduce impacts on harlequin lotus to a less-than-
significant level. 

Mitigation Measure 1. Pre-Activity Surveys for Harlequin Lotus. Prior to initial ground disturbance within 
any riparian habitat related to the project, and during the appropriate blooming period (March-July), a focused 
survey for harlequin lotus will be conducted within suitable habitat in the impact footprint and a 50-ft buffer 
around the impact footprint. This buffer may be increased by the qualified plant ecologist depending on site-
specific conditions and activities planned in the area (i.e., if the plant ecologist determines that project activities 
could have greater indirect impacts), but must be at least 50 ft wide. Situations for which a greater buffer may 
be required include proximity to proposed activities expected to generate large volumes of dust, such as grading; 
potential for project activities to alter hydrology supporting the habitat for the species in question; or proximity 
to proposed structures that may shade areas farther than 50 ft away. Surveys are to be conducted in a year with 
near-average or above-average precipitation, or a reference population must be assessed to confirm that the 
plant would have been detectable during the survey year. The purpose of the survey will be to assess the 
presence or absence of the harlequin lotus. If this species is not found in the impact area or the identified 
buffer, then no further mitigation will be warranted. If harlequin lotus is found in the impact area or identified 
buffer, then Mitigation Measures 2 and 3 will be implemented. 

Mitigation Measure 2. Avoidance Buffers. To the extent feasible, and in consultation with a qualified plant 
ecologist, the project proponent will design and construct the project to avoid completely impacts on harlequin 
lotus within the project site or within the identified buffer of the impact area. Avoided special-harlequin lotus 
plant populations will be protected by establishing and observing the identified buffer between plant 
populations and the impact area. All such populations located in the impact area or the identified buffer, and 
their associated designated avoidance areas, will be clearly depicted on any construction plans. In addition, prior 
to initial ground disturbance or vegetation removal, the limits of the identified buffer around harlequin lotus to 
be avoided will be flagged or fenced. The flagging will be maintained intact and in good condition throughout 
project-related construction activities. 

If complete avoidance is not feasible and more than 10% of a population (by occupied area or individuals) 
would be impacted as determined by a qualified plant ecologist, Mitigation Measure 3 will be implemented. 
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Mitigation Measure 3. Preserve Off-Site Populations of Special-Status Plant Species. If avoidance of 
harlequin lotus is not feasible and more than 10% of the population would be impacted, compensatory 
mitigation will be provided via the preservation, enhancement, and management of occupied habitat for the 
species, for example avoided portions of the impacted population. If too large of a proportion of an on-site 
population is impacted to provide this mitigation on-site, off-site habitat occupied by the affected species will 
be preserved and managed in perpetuity at a minimum 1:1 mitigation ratio (at least one plant preserved for each 
plant affected, and at least one occupied acre preserved for each occupied acre affected), for any impact over 
the 10% significance threshold. 

Areas proposed to be preserved as compensatory mitigation for special-status plant impacts must contain 
verified extant populations of harlequin lotus that would be impacted. Mitigation areas will be managed in 
perpetuity to encourage persistence and even expansion of the preserved target species. Mitigation lands cannot 
be located on land that is currently held publicly for resource protection unless substantial enhancement of 
habitat quality will be achieved by the mitigation activities. The mitigation habitat will be of equal or greater 
habitat quality compared to the impacted areas, as determined by a qualified plant ecologist, in terms of soil 
features, extent of disturbance, vegetation structure, and dominant species composition, and will contain at 
least as many individuals of the species as are impacted by project activities. The permanent protection and 
management of mitigation lands will be ensured through an appropriate mechanism, such as a conservation 
easement or fee title purchase. A habitat mitigation and monitoring plan (HMMP) will be developed and 
implemented for the mitigation lands. That plan will include, at a minimum, the following information: 

• a summary of habitat impacts and the proposed mitigation; 

• a description of the location and boundaries of the mitigation site and description of existing site 
conditions; 

• a description of measures to be undertaken to enhance (e.g., through focused management that may include 
removal of invasive species in adjacent suitable but currently unoccupied habitat) the mitigation site for the 
focal special-status species; 

• a description of measures to transplant individual plants or seeds from the impact area to the mitigation 
site, if appropriate (which will be determined by a qualified plant or restoration ecologist); 

• proposed management activities to maintain high-quality habitat conditions for the focal species; 

• a description of habitat and species monitoring measures on the mitigation site, including specific, objective 
final and performance criteria, monitoring methods, data analysis, reporting requirements, monitoring 
schedule, etc. At a minimum, performance criteria will include demonstration that any plant population 
fluctuations over the monitoring period do not indicate a downward trajectory in terms of reduction in 
numbers and/or occupied area for the preserved mitigation population that can be attributed to 
management (i.e., that are not the result of local weather patterns, as determined by monitoring of a nearby 
reference population, or other factors unrelated to management); and 
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• contingency measures for mitigation elements that do not meet performance criteria. 

The HMMP will be prepared by a qualified plant or restoration ecologist. Approval of the HMMP by the City 
will be required before the project impact occurs. 

 Impacts on the California Red-legged Frog and San Francisco Garter Snake (Less 
than Significant with Mitigation) 

Individuals of the California red-legged frog are known to have occurred in Pilarcitos Creek, and in the perennial 
freshwater marsh in the BSA. Also, San Francisco garter snake is considered potentially present in Pilarcitos 
Creek, and may disperse to the perennial fresh water marsh in the BSA to forage due to the presence of 
California red-legged frog in the marsh. Therefore, impacts on these species are considered similar and thus 
will be discussed together. Direct impacts on the California red-legged frog and San Francisco garter snake 
could potentially occur due to project development immediately adjacent to the marsh habitat or within the 
riparian habitat associated with Pilarcitos Creek. If individuals of these species are present during construction 
activities, they may be crushed or injured by personnel or equipment. In addition, individuals may be crushed 
in their refugia by the passage of heavy equipment or trapped and suffocated. An increase in native and non-
native predators attracted to the Project site due to trash left on the work site might result in increased mortality 
of individuals of these species. Due to the rarity of both species, project-related impacts on individual California 
red-legged frogs and San Francisco garter snakes would be significant. 

The project may also result in the permanent loss or temporary disturbance of the riparian habitat associated 
with Pilarcitos Creek and buffers along the creek and around the marsh because of development activities. The 
marsh potentially provides breeding habitat for the California red-legged frog and foraging habitat for the San 
Francisco garter snake, and the riparian habitat provides foraging habitat for both species. Due to the potential 
presence of breeding and foraging habitat in the perennial freshwater marsh, and foraging habitat in the riparian 
habitat at the marsh and Pilarcitos Creek, the remaining annual grassland habitat is considered upland dispersal 
habitat for both the frog and snake. Project development of this annual grassland would permanently impact 
this upland dispersal habitat for both the frog and snake and could isolate a breeding population of California 
red-legged frog currently in the perennial freshwater marsh habitat from other nearby habitat for the species, 
such as Pilarcitos Creek. Therefore, the effects of even temporary habitat loss could substantially affect regional 
populations of these species, a significant impact. Implementation of Mitigation Measures 4 through 23 will 
reduce project impacts on both the California red-legged frog and San Francisco garter snake due to habitat 
loss and impacts on individuals to a less-than-significant level. In addition, implementation of these mitigation 
measures will ensure that take of individuals (e.g., handling, injury, or mortality) of the state fully protected San 
Francisco garter snake, which is prohibited by the California Fish and Game Code for construction projects 
such as this, will be avoided. 

Mitigation Measure 4. Avoidance of California Red-legged Frog and San Francisco Garter Snake 
Foraging Habitat, and California Red-legged Frog and San Francisco Garter Snake Dispersal Habitat. 
To the extent feasible, the project proponent will design and construct the project to avoid completely impacts 

80



 

880 Stone Pine Road Project 
Biological Resources Report 

48 H. T. Harvey & Associates 
June 25, 2021 

 

on the marsh, riparian, and annual grassland habitats in the BSA. The avoided California red-legged frog and 
San Francisco garter snake habitat will be protected by establishing and observing an identified buffer between 
the habitat and the impact area following the LCP (City of Half Moon Bay 2020). Specifically, the buffer will 
be fifty ft outward from the limit of riparian vegetation along Pilarcitos Creek and the marsh. The identified 
buffer will be clearly depicted on any construction plans. In addition, prior to initial ground disturbance or 
vegetation removal, the limits of the identified buffer around the marsh, associated riparian habitat, and annual 
grassland to be avoided will be flagged or fenced. The flagging will be maintained intact and in good condition 
throughout project-related construction activities. 

If complete avoidance is not feasible, Mitigation Measure 5 will be implemented. 

Mitigation Measure 5. Preserve Onsite and/or Offsite Breeding, Foraging, and Dispersal Habitat for 
California Red-legged Frog and San Francisco Garter Snake. If avoidance of the marsh, riparian, and/or 
annual grassland habitats and associated buffers in the BSA are not feasible, compensatory mitigation will be 
provided via the preservation, enhancement, and management of potential California red-legged frog breeding 
and foraging habitat and San Francisco garter snake foraging habitat (for impacting the marsh and riparian 
habitats) and upland dispersal habitat (for impacting the upland grassland habitat). To compensate for impacts 
on the California red-legged frog and San Francisco garter snake, onsite and/or offsite habitat occupied by the 
frog and snake will be preserved and managed in perpetuity at a minimum 3:1 mitigation ratio for California 
red-legged frog breeding and foraging habitat and San Francisco garter snake foraging habitat (i.e., marsh and 
riparian habitats), and 1:1 mitigation ratio for upland dispersal habitat (annual grassland habitat and buffers 
associated with riparian habitat) for both species. 

If the marsh habitat and associated riparian habitat are avoided, but the upland grassland between Pilarcitos 
Creek and the marsh is impacted to the extent that the marsh habitat and riparian habitat surrounding the marsh 
becomes isolated from Pilarcitos Creek, and frogs and snakes cannot disperse unencumbered between the creek 
and marsh, then a minimum 3:1 mitigation ratio for the acreage of the entire isolated marsh and riparian habitat 
around the marsh will be provided to compensate for loss of breeding and foraging habitat for California red-
legged frog and foraging habitat for San Francisco garter snake. This higher mitigation ratio is required because 
the marsh and associated riparian habitat will be cut off from, and not available as breeding and foraging habitat 
for, the larger meta-populations of the California red-legged frog and San Francisco garter snake in the region 
that are using Pilarcitos Creek as a dispersal corridor. If, however, a designated portion of the upland habitat 
between Pilarcitos Creek and the marsh at a minimum of 50 ft in width is avoided, or if impacted, landscaped 
so that frogs and snakes can still freely disperse between the creek and marsh, then no mitigation ratio is 
required for the marsh habitat and associated riparian habitat since they will not be isolated. A minimum 1:1 
mitigation ratio for upland dispersal habitat will still be required as compensation for the annual grassland 
within the BSA to be impacted. 

Mitigation Measure 6. Obtain Agency Approval of Qualified Biologist. The qualifications of a biologist(s) 
experienced with the California red-legged frog and San Francisco garter snake, and who will provide 
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preconstruction surveys and monitoring for the project during construction, will be submitted to the USFWS 
and CDFW for review and written approval at least thirty (30) calendar days prior to the start of project 
activities. 

Mitigation Measure 7. Install Wildlife Exclusion Barrier. A temporary wildlife exclusion barrier installation 
plan will be submitted to the USFWS and CDFW for approval. Prior to any ground disturbance in the impact 
area, the agency-approved temporary wildlife exclusion barrier will be installed along the limits of disturbance. 
An agency-approved biologist will inspect the area prior to installation of the barrier. The barrier will be 
designed to allow the California red-legged frog and San Francisco garter snake to leave the impact area and 
prevent them from entering the impact area, and will remain in place until all development activities have been 
completed. This barrier will be inspected daily and maintained and repaired as necessary to ensure that it is 
functional and is not a hazard to California red-legged frogs or San Francisco garter snakes on the outer side 
of the barrier. 

Mitigation Measure 8. Conduct Preconstruction Survey. No more than twenty-four (24) hours prior to the 
date of initial ground disturbance, a preconstruction survey for the California red-legged frog and San Francisco 
garter snake will be conducted by an agency-approved biologist within the impact area. The survey will consist 
of walking the limits of impact to ascertain the possible presence of the species. The agency-approved biologist 
will investigate all potential areas that could be used by the California red-legged frog and San Francisco garter 
snake for feeding, breeding, sheltering, movement, and other essential behaviors. This includes an adequate 
examination of mammal burrows. 

Mitigation Measure 9. Worker Environmental Awareness Program. All construction personnel will 
participate in a worker environmental awareness program. These personnel will be informed about the possible 
presence of all special-status species and habitats associated with the species identified here to be potentially 
present in the BSA and that unlawful take of the animal or destruction of its habitat is a violation of FESA and 
CESA. Prior to construction activities, the agency-approved biologist will instruct all construction personnel 
about (1) the description and status of the species; (2) the importance of their associated habitats; and (3) a list 
of measures being taken to reduce impacts on these species during project construction and implementation. 
A fact sheet conveying this information will be prepared for distribution to the construction crew and anyone 
else who enters the project site. 

Mitigation Measure 10. Construction Monitoring. An agency-approved biologist will be onsite during all 
Project construction activities that may result in take of any special-status species. The agency-approved 
biologist will be given the authority to freely communicate verbally, by telephone, electronic mail, or in writing 
at any time with construction personnel, any other person(s) at the project site, otherwise associated with the 
project, the USFWS, the CDFW, or their designated agents. The agency-approved biologist will have oversight 
over implementation of all the conservation measures and will have the authority and responsibility to stop 
project activities if they determine any of the associated requirements are not being fulfilled. If the agency-
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approved biologist exercises this authority, the USFWS and CDFW will be notified by telephone and electronic 
mail within twenty-four (24) hours. 

Mitigation Measure 11. Vegetation Removal. All riparian vegetation that needs to be removed will be 
removed under the close supervision of an agency-approved biologist, who will survey for California red-legged 
frogs or San Francisco garter snakes immediately prior to and periodically during the vegetation removal. 

Mitigation Measure 12. Prohibition of Firearms and Pets. No firearms will be allowed on the project site, 
except for Federal, state, local law enforcement, or security guards. No pets will be allowed on the project site. 

Mitigation Measure 13. Pipe Inspection. All construction pipes, culverts, or similar structures that are stored 
at a construction site for one or more overnight periods will be either securely capped prior to storage or 
thoroughly inspected by the agency-approved biologist and/or the construction foreman/manager for animals 
before the pipe is subsequently buried, capped, or otherwise used or moved in any way. If a California red-
legged frog or San Francisco garter snake is discovered inside a pipe or culvert by the agency-approved biologist 
or construction foreman/manager, the protocol in Mitigation Measure 15 will be followed. 

Mitigation Measure 14. Steep-walled Holes and Trenches. To prevent inadvertent entrapment of the 
California red-legged frog or San Francisco garter snake during construction, the agency-approved biologist 
and/or construction foreman/manager will ensure that all excavated, steep-walled holes or trenches more than 
one foot deep are completely covered at the close of each working day by plywood or similar materials, or 
provided with one or more escape ramps constructed of earth fill or wooden planks and inspected by the 
agency-approved biologist. Before such holes or trenches are filled, they will be thoroughly inspected for 
trapped animals by the agency-approved biologist and/or construction foreman/manager. If at any time a 
trapped California red-legged frog or San Francisco garter snake is discovered by the agency-approved biologist 
or anyone else, the steps in Mitigation Measure 15 will be followed. 

Mitigation Measure 15. Protocol if California Red-legged Frog or San Francisco Garter Snake is 
Encountered. If a California red-legged frog or San Francisco garter snake, or any animal that construction 
personnel believes may be either of these species, is encountered during project construction, the following will 
be followed: 

• All work that could result in direct injury, disturbance, or harassment of the individual animal shall 
immediately cease. 

• The foreman and agency-approved biologist will be immediately notified. 

• The agency-approved biologist will determine if the animal is a California red-legged frog or San Francisco 
garter snake and if so will follow Mitigation Measure 16 for California red-legged frog or Mitigation 
Measure 17 for San Francisco garter snake. 
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Mitigation Measure 16. Relocation of California Red-legged Frogs. If any California red-legged frogs are 
found during implementation of Mitigation Measures 7, 8, 10-11, or 13-14 the agency-approved biologist will 
contact the USFWS to determine if moving any of the individuals is appropriate. In making this determination 
the USFWS will consider if an appropriate relocation site exists. If the USFWS approves moving animals, the 
project proponent will ensure the agency-approved biologist is given sufficient time to move the animals from 
the impact area before ground disturbance is initiated. Only agency-approved biologists will capture, handle, 
and move the California red-legged frog. The agency-approved biologist will monitor any relocated frog until 
it is determined that it is not imperiled by predators or other dangers. 

Mitigation Measure 17. Monitor San Francisco Garter Snake. The agency-approved biologist will monitor 
any individual of the San Francisco garter snake encountered within the impact area but allow it to leave the 
impact area on its own. If the agency-approved biologist determines that the snake cannot leave on its own 
then the USFWS and CDFW will be consulted to determine if the snake can be captured and relocated to 
appropriate habitat on the outside of the impact area. No San Francisco garter snakes will be handled without 
explicit agency approval. 

Mitigation Measure 18. Speed Limit. Project-related vehicles will observe a 15 mile-per-hour speed limit in 
all project areas, except on City and County roads, and State highways; this is particularly important on rainy 
nights when California red-legged frogs are most active. 

Mitigation Measure 19. Daytime Restriction. Nighttime construction will be avoided. 

Mitigation Measure 20. Food and Trash. To eliminate an attraction for the predators of the California red-
legged frog and San Francisco garter snake, all food-related trash items such as wrappers, cans, bottles, and 
food scraps will be disposed of in solid, closed containers (trash cans) and removed at the end of each working 
day from the entire construction site. 

Mitigation Measure 21. Prohibition of Plastic Mono-filament Netting. Plastic mono-filament netting 
(erosion control matting), rolled erosion control products or similar material will not be used at the project site 
to prevent trapping California red-legged frogs, San Francisco garter snakes, or other species. 

Mitigation Measure 22. Pesticide, Rodenticide, Herbicide Use. The use of pesticides, rodenticides, and 
herbicides in the impact area will be utilized in such a manner to prevent primary or secondary poisoning of 
the California red-legged frog and/or San Francisco garter snake potentially present in the BSA, and the 
depletion of food items on which they depend. All uses of such compounds will observe label and other 
restrictions mandated by the U.S. Environmental Protection agency, California Department of Food and 
Agriculture, and other appropriate State and Federal regulations, as well as additional project-related restrictions 
deemed necessary by the USFWS and CDFW. 
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 Impacts on the Central California Coast Steelhead and the Western Pond Turtle 
(Less than Significant with Mitigation) 

Both Central California Coast steelhead and western pond turtles may be present in Pilarcitos Creek within or 
downstream of the BSA. Because the project will not occur within Pilarcitos Creek in the BSA, direct impacts 
of construction-related activities on these species’ habitat will not occur, and impacts on individuals are not 
expected except that during construction, minor and temporary increases in turbidity may occur. In addition, 
steelhead and western pond turtles might be killed or injured as a result of the spill of petrochemicals, hydraulic 
fluids, or solvents into Pilarcitos Creek. However, implementation of a storm water pollution prevention plan 
(SWPPP) with associated BMPs (see section 6.5.1)  will minimize potential impacts on steelhead and western 
pond turtles as a result of increased turbidity and spills of hazardous materials into Pilarcitos Creek. In addition, 
western pond turtles may disperse from Pilarcitos Creek to the upland in the project site and be injured or killed 
by project related construction activities. However, implementation of Mitigation Measures 7-10 and 12-22 
described above, for western pond turtles in addition to California red-legged frogs and San Francisco garter 
snakes, will reduce potential impacts on western pond turtles to less-than-significant levels. 

 Impacts on the San Francisco Dusky-footed Woodrat (Less than Significant with 
Mitigation) 

San Francisco dusky-footed woodrats may be present, and could potentially nest, in the riparian habitat 
associated with Pilarcitos Creek and the perennial freshwater marsh in the BSA. Although impacts on riparian 
habitat are expected to be limited, if they occur at all, it is possible that limited impacts could occur to riparian 
habitat and the riparian buffer associated with Pilarcitos Creek allowed under the City’s Local Coastal Program, 
notably the creation of paths, trails, or other environmentally related educational uses (J. Doughty, pers. 
comm.). If so, such impacts could result in destruction of nests, injury or mortality of woodrats (especially if 
occupied nests are present), and loss of woodrat habitat. Due to the regional abundance of woodrat habitat and 
the limited nature of impacts to this species’ habitat anticipated to result from the project, impacts to this 
species’ habitat is less than significant. Although San Francisco dusky-footed woodrats are also fairly abundant 
regionally, this species is important ecologically; woodrats serve as prey for a variety of predatory species, and 
woodrat nests provide dens and refugia for a variety of invertebrate, reptile, amphibian, and small mammal 
species. Therefore, impacts to individual woodrats and their nests would be significant. Implementation of 
Mitigation Measure 24 will reduce impacts on San Francisco dusky-footed woodrats to less-than-significant 
levels. 

Mitigation Measure 23. Preconstruction Survey for San Francisco Dusky Footed Woodrat Nests. 
Focused surveys for San Francisco dusky-footed woodrat nests within the riparian habitat associated with 
Pilarcitos Creek and the marsh habitat will be conducted within 7 days of the start of construction. If no nests 
are found, then no further mitigation will be warranted. If nests are found, then Mitigation Measures 24 and 25 
will be implemented. 
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Mitigation Measure 24. Disturbance-Free Buffers. Dusky-footed woodrats are year-round residents. 
Therefore, avoidance mitigation is limited to designing the project to avoid direct impacts on woodrat nests to 
the extent feasible. Ideally, a minimum 10-ft buffer should be maintained between project construction activities 
and each nest to avoid disturbance. In some situations, a smaller buffer may be allowed if in the opinion of the 
qualified biologist removing the nest would be a greater impact than that anticipated due to project activities. 
If nests are observed within riparian habitat and this habitat will be avoided by the project, high-visibility fencing 
will be installed around these woodrat nests to keep workers, construction equipment, and construction 
materials out of the area where the nests are located. 

Mitigation Measure 25. Relocation of Nest Materials. If avoidance of occupied nests is not feasible, the 
woodrats will be evicted from their nests prior to the removal of the nests and onset of ground-disturbing 
activities to avoid injury or mortality of the woodrats. A qualified biologist will disturb the woodrat nest to the 
degree that all woodrats leave the nest and seek refuge outside of the project activity area. Subsequently, the 
nest sticks will be relocated; these materials will be piled at the base of a nearby tree or shrub outside of the 
impact area. The spacing between relocated nests will not be less than 20 ft, unless a qualified biologist has 
determined that the habitat can support higher densities of nests. 

 Impacts on Nonbreeding Special-Status Animals (Less than Significant) 

The monarch butterfly, American peregrine falcon, pallid bat, Townsend’s big-eared bat, northern harrier, and 
mountain lion may occur in the BSA as occasional foragers, visitors, migrants, or transients, but are not 
expected to breed (or roost, in the case of the two bat species) in the BSA due to a lack of suitable habitat, or 
to occur in the BSA frequently or in large numbers. Project construction would permanently alter the extent of 
foraging and dispersal habitat for these species in the BSA. However, the loss or conversion of this habitat 
would affect only a very small proportion of regionally available habitat for these species and would not 
adversely affect local or regional populations of these species. This loss of potential foraging or dispersal habitat 
would not rise to the CEQA standard of having a substantial adverse effect, and this impact would not constitute 
a significant impact on these species or their habitat under CEQA. Individuals of these species could potentially 
be disturbed if present in or adjacent to the project site during construction, but no injury or mortality of these 
species will occur, and disturbance of foraging or dispersing individuals of these species would be a less-than-
significant impact. 

 Impacts on the San Francisco Common Yellowthroat, Yellow Warbler, and Raptors, 
Including the White-tailed Kite (Less than Significant) 

The San Francisco common yellowthroat, yellow warbler, and white-tailed kite, all of which are considered 
special-status species, may nest and forage in the BSA. In addition, other raptors, such as the red-tailed hawk, 
red-shouldered hawk, and Cooper’s hawk, could potentially nest on the project site and are identified as Unique 
Species in the Half Moon Bay Zoning Code. These species are assessed together because the impacts of the 
project on these species would be similar. 
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Heavy ground disturbance, noise, and vibrations caused by project development in the BSA could disturb 
nesting, foraging, or roosting individuals of these species, causing them to move away from impact areas. 
Although adult birds are not expected to be killed or injured, as they could easily fly from the impact area prior 
to such effects occurring, eggs or young in nests could be lost. In addition, construction disturbance during the 
nesting season (February 1 through August 31, for most species) could result in the incidental loss of eggs or 
nestlings, either directly through the destruction or disturbance of active nests or indirectly by causing the 
abandonment of nests.  

Based on the extent of suitable habitat within the BSA and typical territory sizes of these species, no more than 
one or two pairs of raptors (considering all four aforementioned raptor species together) and one to three pairs 
of the San Francisco common yellowthroat and yellow warbler are expected to nest in the BSA. Therefore, the 
loss of suitable habitat and the potential loss of active nests potentially resulting from project activities would 
represent a very small fraction of the regional habitat and populations of these species and would not rise to 
the CEQA standard of having a substantial adverse effect. This type of impact would not be significant under 
CEQA for the species that could potentially nest in the project site due to the local and regional abundances of 
these species and/or the low magnitude of the potential impact of the project on these species (i.e., the project 
is only expected to impact one or two individual pairs of these species, which is not a significant impact to their 
regional populations). However, all native bird species, including San Francisco common yellowthroats, yellow 
warblers, and white-tailed kites, are protected from direct take by the MBTA and California Fish and Game 
Code. In addition, biological resources policies in the updated LCP include Policy 6-64, as follows: 

Active Nest Monitoring. Ensure construction and tree removal during nesting seasons (generally 
from February 1 to August 15) complies with the Migratory Bird Treaty Act, California Fish and Game 
Code, and other applicable regulations by surveying the project vicinity for active nests, avoiding 
disturbance if active nests are found by employing exclusion buffers or other methods recommended 
by a qualified biologist, and monitoring active nests until all young have fledged. 

As a result, we recommend the following measures to avoid impacts to nesting birds and to comply with the 
Migratory Bird Treaty Act (MBTA) and California Fish and Game Code. 

Recommended Measure A. Avoidance. To the extent feasible, construction activities will be scheduled to 
avoid the nesting season. If construction activities are scheduled to take place outside the nesting season, all 
impacts to nesting birds protected under the MBTA and California Fish and Game Code will be avoided. The 
nesting season for most birds in San Mateo County extends from February 1 through August 15. 

Recommended Measure B. Preconstruction Surveys and Nest Buffers. If it is not possible to schedule 
construction activities between August 16 and January 31, then preconstruction surveys for nesting birds will 
be conducted by a qualified ornithologist to ensure that no nests will be disturbed during project 
implementation. These surveys will be conducted no more than seven days prior to the initiation of construction 
activities. During this survey, the ornithologist will inspect all trees and other potential nesting habitats (e.g., 
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shrubs, California annual grasslands, and buildings) in and immediately adjacent to the impact area for nests. If 
an active nest is found sufficiently close to work areas to be disturbed by these activities, the ornithologist will 
determine the extent of a construction-free buffer zone to be established around the nest (typically 300 ft for 
raptors and 100 ft for other species), to ensure that no nests of species protected by the MBTA and California 
Fish and Game Code will be disturbed during project implementation. 

Recommended Measure C. Inhibition of Nesting. If construction activities will not be initiated until after 
the start of the nesting season, all potential nesting substrates (e.g., bushes, trees, grasses, and other vegetation) 
that are scheduled to be removed by the project be removed prior to the start of the nesting season (e.g., prior 
to February 1). This will preclude the initiation of nests in this vegetation, and prevent the potential delay of 
the project due to the presence of active nests in these substrates. 

6.3 Impacts on Sensitive Communities: Have a substantial adverse 
effect on any riparian habitat or other sensitive natural community 
identified in local or regional plans, policies, or regulations, or by 
the CDFW or USFWS  

 Impacts on Riparian Habitat or Other Sensitive Natural Communities (Less than 
Significant with Mitigation) 

Within the BSA, riparian woodland habitat is present along the banks of Pilarcitos Creek and forms a dense, 
wide thicket that extends up to 200 ft from the banks into the BSA. Also, riparian woodland habitat is present 
along the banks of the perennial freshwater marsh. The City’s Zoning Code and Local Coastal Program includes 
riparian area and corridors as sensitive habitats. The City of Half Moon Bay Zoning Code defines the Riparian 
Buffer Zone as being 50 ft from the edge of the riparian canopy or 100 ft from top of bank, whichever is greater 
(shown on Figure 5). Additionally, all ecological systems associated with drainages (i.e., riparian habitat) and 
drainage and pond features with bed and bank topography may be regulated by Sections 1600-1616 of the 
California Fish and Game Code; therefore, the riparian habitat along Pilarcitos Creek and the perennial 
freshwater marsh  may require an LSAA from the CDFW prior to project activities. Also, the riparian habitat 
along Pilarcitos Creek includes the red willow-arroyo willow vegetation alliance, which is classified as a sensitive 
vegetation alliance by CDFW. Project impacts to this habitat type could include riparian tree removal, direct 
loss of habitat around the perennial freshwater marsh, and compaction or understory removal to construct 
trails or other recreational or educational facilities within the Pilarcitos Creek corridor. Due to the ecological 
value of riparian habitats, such impacts would be significant. 

Indirect impacts to these habitats will be minimized and avoided through compliance with the project SWPPP 
and MRP, as well as observance of the 50-foot riparian buffer zone. If project activities occur within the 
Riparian Buffer Zone or in riparian habitat, as allowed by the Half Moon Bay LCP, the project will mitigate 
impacts to riparian habitat and sensitive natural communities by implementing the following mitigation 
measures:  
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Mitigation Measure 26. Avoidance of Riparian Habitat. All riparian habitat and the 50-foot riparian buffer 
area to be avoided will be shown on project design plansets, and prior to project activities, these areas will be 
protected with high-visibility fencing. If a trail or similar facility will be installed within the riparian corridor of 
Pilarcitos Creek, trees to be avoided will be clearly marked for retention. The project will also comply with the 
MRP and General Construction permit to prevent increases in peak flow, erosion, or reduction in water quality 
for downslope waters, which will prevent stream downcutting, riparian bank erosion, or other dowstream 
impacts. If riparian vegetation is impacted, then Mitigation Measure 27 and/or 28 will be implemented. 

Mitigation Measure 27. Pruning of Riparian Trees. If project activities require pruning of riparian trees or 
shrubs, a certified arborist will be retained to perform any necessary pruning to minimize harm to vegetation, 
avoid injury leading to tree death for trees intended to be retained, and ensure rapid regeneration. Pruning will 
be limited to the minimum area necessary.  

Mitigation Measure 28. Riparian Habitat Compensatory Mitigation. If project activities require removal 
of riparian habitat, the project shall compensate for permanent loss of riparian habitat via preservation, 
enhancement, and management. Because all riparian habitat within the BSA provides foraging and dispersal 
habitat for California red-legged frog and San Francisco garter snake, mitigation ratios for impacts will be 3:1 
for San Francisco garter snake foraging habitat, and 1:1 for dispersal habitat for both species (see Section 3.2, 
Mitigation Measure 5). Mitigation can include onsite and/or offsite habitat occupied by the frog and snake, and 
will be preserved and managed in perpetuity (e.g. for loss of riparian habitat surrounding the marsh, the riparian 
corridor along Pilarcitos Creek could have cape ivy removed and be restored with native vegetation, which will 
enhance habitat quality for special-status species). 

Placement of new development within the Riparian Buffer Zone will be offset at a ratio of 1:1 through the 
installation of native riparian plantings within the unaffected portions of the buffer. Tree plantings will be native 
trees, such as arroyo willow, black cottonwood (Populus trichocarpa), or box elder (Acer negundo). Buffer plantings 
will be monitored for 5 years and the criteria for success will be 70% survival and no more than 5% cover of 
Cal-IPC rated moderate and high impact weed species (excluding common annual grasses).  

Temporary impacts to riparian habitat shall be restored in place at a 1:1 ratio through re-establishment of 
original contours along banks, decompaction of compacted soils where necessary, and seeding with a native 
seed mix and native tree plantings, developed by a qualified restoration ecologist. The native seed mix will 
contain grass and forb species that occur in the project vicinity. Tree plantings will be native trees, such as 
arroyo willow, black cottonwood, or box elder. Temporary impact areas will be monitored for 2 years and the 
criteria for success will be 75% vegetation cover or more compared to pre-project conditions and no more than 
5% cover of Cal-IPC-rated moderate and high impact weed species (excluding Cal-IPC-rated annual grasses). 
Any planting for impacts as described above will require the development of a Riparian Restoration Plan (RRP). 
The RRP will clearly enumerate project related impacts to the Riparian buffer and riparian woodland, and will 
be implemented for the mitigation lands. That plan will include, at a minimum, the following information: 
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• a summary of habitat impacts and the proposed mitigation; 

• a description of the location and boundaries of the mitigation site and description of existing site 
conditions; 

• a description of measures to be undertaken to enhance (e.g., through focused management that may include 
removal of invasive species in adjacent suitable but currently unoccupied habitat) the mitigation site for the 
focal special-status species; 

• a description of measures to transplant individual plants or seeds from the impact area to the mitigation 
site, if appropriate (which will be determined by a qualified plant or restoration ecologist); 

• proposed management activities to maintain high-quality habitat conditions for the focal species; 

• a description of habitat and species monitoring measures on the mitigation site, including specific, objective 
final and performance criteria, monitoring methods, data analysis, reporting requirements, monitoring 
schedule, etc. At a minimum, performance criteria will include the survival requirements and restrictions 
on Cal-IPC rated weed infestations described above; and 

• contingency measures for mitigation elements that do not meet performance criteria. 

The RRP will be prepared by a qualified plant or restoration ecologist. Approval of the RRP by the City will be 
required before the project impact occurs. 

 Impacts Caused by Non-Native and Invasive Species (Less than Significant with 
Mitigation) 

Several non-native, invasive plant species occur in the grassland and riparian habitats located throughout the 
BSA. Invasive species can spread quickly and can be difficult to eradicate. Many non-native, invasive plant 
species produce seeds that germinate readily following disturbance. Further, disturbed areas are highly 
susceptible to colonization by non-native, invasive species that occur locally, or whose propagules are 
transported by personnel, vehicles, and other equipment. Activities such as trampling, equipment staging, and 
vegetation removal are all factors that would contribute to disturbance. Areas of disturbance could serve as the 
source for promoting the spread of non-native species, which could degrade the ecological values of riparian 
habitat and adversely affect native plants and wildlife that occur there. Invasive species can have an adverse 
effect on native species and habitats in several ways, including by altering nutrient cycles, fire frequency and/or 
intensity, and hydrologic cycles; by creating changes in sediment deposition and erosion; by dominating habitats 
and displacing native species; by hybridizing with native species; and by promoting non-native animal species 
(Bossard et al. 2000). 

Invasive species, such as French broom, Himalayan blackberry, cape ivy, and poison hemlock are already 
present within and adjacent to riparian habitats. However, project activities near existing riparian habitat could 
cause them to spread further into previously unoccupied areas within the riparian and grassland habitats. 
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Therefore, this impact is considered significant. Implementation of the following mitigation measure will reduce 
potential weed-related impacts on sensitive habitats and the species they support to a less-than-significant level. 

Mitigation Measure 29. Invasive Species Best Management Practices (BMPs). The following BMPs will 
be implemented to limit the spread of invasive species into sensitive habitats: 

• All ground disturbing equipment used adjacent to the riparian habitat will be washed (including weeks, 
tracks, and undercarriages) at a legally operating equipment yard both before and after being used at the 
site. 

• All applicable construction materials used on site, such as straw wattles, mulch, and fill material, will be 
certified weed free. 

• The project will follow a Stormwater Pollution Prevention Plan as per the NPDES General Permit for Storm 
Water Discharges Associated with Construction and Land Disturbance Activities (Construction General Permit; 
Water Board Order No. 2009-0009-DWQ) if applicable. 

• All disturbed soils will be stabilized and planted with a native seed mix from a local source following 
construction. 

• If excavating, soil and vegetation removed from densely weed-infested areas (for example, dense poison 
hemlock infestations or cape ivy infestations) will not be used in general soil stockpiles and will not be 
redistributed as topsoil cover for the newly filled areas. All weed-infested soil will be disposed of off-site at 
a landfill or buried at least 2.5 ft below final grade. 

6.4 Impacts on Wetlands: Have a substantial adverse effect on state 
or federally protected wetlands (including, but not limited to, 
marsh, vernal pool, coastal, etc.) through direct removal, filling, 
hydrological interruption, or other means  

 Impacts on Wetlands and Waters (Less than Significant with Mitigation) 

Both Pilarcitos Creek and the perennial freshwater marsh present in the BSA may be subject to the regulatory 
jurisdiction of the USACE, RWQCB, and CDFW and may require CWA 401/404 permits and a LSAA from 
the CDFW prior to project activities. Additionally, the Zoning Code and Local Coastal Program includes 
wetlands as sensitive habitats. The City of Half Moon Bay Zoning Code defines the Wetland Buffer Zone as 
“one hundred feet, measured from the high water point, except that no buffer is required for man-made ponds 
and reservoirs used for agriculture”. 

Wetlands are relatively scarce regionally, and even small wetland areas make disproportionate contributions to 
water quality, groundwater recharge, watershed function, and wildlife habitat in the region. Thus, any permanent 
loss or temporary disturbance of wetland habitat because of the project would be considered significant under 
CEQA. 
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Project development also has the potential to cause indirect impacts on jurisdictional waters to changes in water 
quality. However, construction projects in California causing land disturbances that are equal to 1 ac or greater 
must comply with State requirements to control the discharge of stormwater pollutants under the NPDES 
General Permit for Storm Water Discharges Associated with Construction and Land Disturbance Activities (Construction 
General Permit; Water Board Order No. 2009-0009-DWQ). Prior to the start of construction/demolition, a 
Notice of Intent must be filed with the State Water Board describing the project. A SWPPP must be developed 
and maintained during the project and it must include the use of BMPs to protect water quality until the site is 
stabilized. Standard permit conditions under the Construction General Permit require that the applicant utilize 
various measures including: on-site sediment control best management practices, damp street sweeping, 
temporary cover of disturbed land surfaces to control erosion during construction, and utilization of stabilized 
construction entrances and/or wash racks, among other factors. 

A list of example BMPs include: 

• Work areas that are temporarily impacted will be restored with respect to pre-existing contours and 
conditions, to the extent feasible, upon completion of work. Restoration work including re-vegetation and 
soil stabilization will be evaluated upon completion of work and performed, as needed. 

• Store, handle, and dispose of construction materials and wastes properly, so as to prevent their contact 
with stormwater. 

• Control and prevent the discharge of all potential pollutants, including solid wastes, paints, concrete, 
petroleum products, chemicals, wash water or sediment and non-stormwater discharges to storm drains 
and water courses. 

• Avoid cleaning, fueling, or maintaining vehicles on site, except in a designated area in which run-off is 
contained and treated. 

• Perform clearing and earth moving activities during dry weather to the maximum extent practical. 

• Remove spoils promptly and avoid stockpiling of fill materials when rain is forecast. Cover soil stockpiles 
and other materials with a tarp or other waterproof material during qualifying rain events. 

• Trash and construction related solid wastes must be deposited into a covered receptacle to prevent 
contamination and dispersal by wind. 

• In the event of rain, all grading work is to cease immediately. 

• Implement an erosion control plan during the wet season (October 15 through April 15), including, at a 
minimum, the following: 

• During the rainy season, all paved areas will be kept clear of earth material and debris. 

• Inlet protection will be installed at open inlets to prevent sediment from entering the storm drain system. 

• Straw rolls will be placed at the toe of slopes, and along the down slope perimeter of the project area. 
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• The integrity and effectiveness of construction fencing and erosion control measures will be inspected on 
a daily basis. Corrective actions and repairs will be carried out immediately for fence breaches and 
ineffective BMPs. 

A hazardous spill plan will be developed prior to construction of any equipment yards or similar development 
on the parcel. The plan will describe what actions will be taken in the event of a spill. The plan will also 
incorporate preventative measures to be implemented, such as vehicle and equipment staging, cleaning, 
maintenance, and refueling; and contaminant (including fuel) management and storage. In the event of a 
contaminant spill, work at the site will immediately cease until the contractor has contained, and mitigated the 
spill. The contractor will immediately prevent further contamination and notify appropriate authorities, and 
mitigate damage as appropriate. Adequate spill containment materials, such as oil diapers and hydrocarbon 
cleanup kits, shall be available on site at all times. Containers for storage, transportation, and disposal of 
contaminated absorbent materials will be provided in the project area. 

In many Bay Area counties, including San Mateo County, projects may also have to comply with the California 
Regional Water Quality Control Board, San Francisco Bay Region, Municipal Regional Stormwater NPDES Permit (MRP) 
(Water Board Order No. R2-2015-0049). This MRP requires that all projects that meet certain criteria must 
implement BMPs and incorporate Low Impact Development practices into the design to prevent stormwater 
runoff pollution, promote infiltration, and hold/slow down the volume of water coming from a site after 
construction has been completed. To meet these permit and policy requirements, projects must incorporate the 
use of green roofs, impervious surfaces, tree planters, grassy swales, bioretention and/or detention basins, 
among other factors. These same features will be used to treat any stormwater that flows to the riverine habitat 
during large storm events. The perennial freshwater marsh wetland is protected from indirect water quality 
impacts by the constructed berms for the impoundment. Thus, impacts on water quality would be reduced to 
a level of less-than-significant. 

The project does not proposed to impact wetlands directly by filling or grading, and there is no vegetation 
removal proposed within the wetlands on-site. Temporary impacts due to construction access or staging are 
also not proposed. However, in the absence of measures to ensure that accidental impacts do not occur, it is 
possible that construction equipment could impact wetlands inadvertently. Implementation of the following 
mitigation measure will ensure that no such impacts occur, reducing impacts due to permanent or temporary 
disturbance of wetlands to a less-than-significant level. 

6.5 Mitigation Measure 29. Avoidance of Wetlands and Waters. All 
wetland habitat within 100 ft of project impact areas will be 
shown on project design plansets, and prior to project activities, 
these areas will be protected with high-visibility ESA fencing. 
Impacts on Wildlife Movement: Interfere substantially with the 
movement of any native resident or migratory fish or wildlife 
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species or with established native resident or migratory wildlife 
corridors, or impede the use of native wildlife nursery sites  

 Impacts on Wildlife Movement: (Less than Significant with Mitigation) 

For many species, the landscape in the BSA is a mosaic of suitable and unsuitable habitat types. Environmental 
corridors are segments of land that provide a link between these different habitats while also providing cover. 
Development that fragments natural habitats (i.e., breaks them into smaller, disjunct pieces) can have a twofold 
impact on wildlife: first, as habitat patches become smaller they are unable to support as many individuals (patch 
size); and second, the area between habitat patches may be unsuitable for wildlife species to traverse 
(connectivity). 

The BSA is situated adjacent to a housing development on its western border, SR 92 on its northern border, 
and a maintenance yard at its eastern end. This adjacent development currently restricts wildlife movement to 
and from habitats to the north, west, and east of the BSA. Thus, the study likely does not function as a high-
quality movement corridor for most species, particularly special-status species. However, because Pilarcitos 
Creek runs along its southern border, wildlife are able to disperse into the BSA along this riparian corridor. 
Wildlife dispersing into or through the BSA are currently able to move between Pilarcitos Creek and the 
perennial freshwater marsh in the northwestern section of the BSA. Thus, any development of the intervening 
annual grassland between Pilarcitos Creek and the perennial freshwater marsh would result in isolating the 
marsh. For example, this isolation would most likely impact any California red-legged frog population currently 
utilizing the marsh as breeding habitat by restricting the species’ ability to disperse to and from the marsh to 
other habitat patches for this species in the region connected by the creek (see Section 6.4.2 above). Therefore, 
any project activity that isolates the perennial marsh from Pilarcitos Creek would be considered significant 
under CEQA. However, implementation of Mitigation Measures 4 and 5 for California red-legged frogs and 
San Francisco garter snakes would reduce impacts on these and other species currently using the perennial 
marsh to a less-than significant level. Because the project does not propose to impact Pilarcitos Creek and will 
have little impact, if any, on the riparian habitat and associated buffer, wildlife will be able to continue moving 
through the site along the creek, and the project will not result in significant impacts to wildlife movement 
along the creek. 

6.6 Impacts due to Conflicts with Local Policies: Conflict with any 
local policies or ordinances protecting biological resources, 
such as a tree preservation policy or ordinance  

 Impacts to Heritage Trees per Municipal Code Section 7.40 (Less than Significant 
with Mitigation) 

Per City of Half Moon Bay Municipal Code Section 7.40, Heritage Trees, a permit from the City Manager or 
his or her designee and payment of a fee are required for the removal of any trees which meets the definition 
of heritage tree, as defined in Section 3.4.2 above. 
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The BSA contains trees that likely meet the definition of a Heritage Tree. Because these trees are protected by 
the City of Half Moon Bay’s heritage tree ordinance, their removal would meet the threshold of having a 
substantial adverse effect, and would be considered potentially significant under CEQA. Implementation of 
the following mitigation measure will reduce this impact to a less-than-significant level. 

Mitigation Measure 30. During detailed design of the project, removal of trees protected by the City heritage 
tree ordinance will be avoided and minimized to the extent feasible. If tree removal is necessary, it is 
recommended that a certified arborist conduct a tree survey to determine the number and health of heritage 
trees within the developed habitat of the BSA. Where removal on trees cannot be avoided, the project 
proponent will comply with the standards of the City heritage tree ordinance, including the planting of 
replacement trees where feasible and approval from the City Manager.  

6.7 Impact due to Conflicts with an Adopted Habitat Conservation 
Plan: Conflict with the provisions of an adopted habitat 
conservation plan, natural community conservation plan, or 
other approved local, regional, or state habitat conservation 
plan (No Impact) 

The BSA is not located within an area covered by an adopted Habitat Conservation Plan, Natural Community 
Conservation Plan, or other approved local, regional, or state habitat conservation plan. Therefore, the project 
would not conflict with any such plans. 
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Appendix A. Plants Observed 

Family Scientific Name Common Name Wetland Indicator 
Status 

Agavaceae Chlorogalum pomeridianum soap plant UPL 

Anacardiaceae Toxicodendron diversilobum poison oak FAC 

Apiaceae Conium maculatum poison hemlock FAC 

 Hydrocotyle verticillata whorled marsh-
pennywort 

OBL 

 
Torilis arvensis field hedge parsley UPL 

Araceae Lemna sp. duckweed OBL 

Araliaceae Hedera helix English ivy FACU 

Asteraceae Arctotheca prostrata  creeping capeweed UPL  
Baccharis pilularis coyote brush UPL  
Carduus pycnocephalus Italian thistle UPL  
Cirsium vulgare bull thistle FACU  
Deinandra corymbosa coastal tarweed UPL  
Delairea odorata cape ivy UPL  
Helminthotheca echioides bristly ox-tongue FAC 

 Lactuca serriola prickly lettuce FACU  
Madia sativa Chile tarweed UPL  
Silybum marinum milk thistle UPL 

Azollaceae Azolla filiculoides mosquito fern OBL 

Betulaceae Alnus rubra red alder FAC 

Brassicaceae Brassica nigra black mustard UPL  
Hirschfeldia incana Mediterranean hoary 

mustard 
UPL 

 
Raphanus sativus wild radish UPL 

Caryophyllaceae Silene gallica windmill pink UPL 

Cupressaceae Sequoia sempervirens coast redwood UPL 

Cyperaceae Carex barbarae Santa Barbara sedge FAC  
Carex densa dense sedge OBL  
Cyperus eragrostis tall flatsedge FACW 

Equisetaceae Equisetum arvense common horsetail FAC 

Fabaceae Acacia dealbata silver wattle UPL  
Genista monspessulana French broom UPL  
Lotus corniculatus bird's foot trefoil FAC 
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Family Scientific Name Common Name Wetland Indicator 
Status  

Lupinus arboreus coastal bush lupine UPL  
Trifolium angustifolium narrow leaved clover UPL  
Vicia villosa hairy vetch UPL 

Fagaceae Quercus agrifolia coast live oak UPL 

Junacaeae Juncus effusus bog rush FACW  
Juncus patens common rush FACW  
Juncus xiphoides iris leaved rush OBL 

Lamiaceae Stachys bullata California hedge 
nettle 

UPL 

Linaceae Linum bienne narrow leaved flax UPL 

Myrtaceae Eucalyptus globulus blue gum UPL 

Pinaceae Hesperocyparis macrocarpa Monterey cypress UPL  
Pinus radiata Monterey pine UPL  
Pseudotsuga menziesii Douglas fir FACU 

Plataginaceae Plantago coronopus cutleaf plantain FAC 

Poaceae Agoseris stolonifera creeping bentgrass FAC  
Aira caryophyllea silvery hairgrass FACU  
Avena sp. wild oats UPL  
Briza maxima rattlesnake grass UPL  
Briza minor little quaking grass FAC  
Bromus diandrus ripgut brome UPL  
Bromus hordeaceus soft chess FACU  
Cortaderia jubata Pampas grass FACU  
Cynosurus echinatus dogtail grass UPL  
Festuca perenne Italian ryegrass FAC  
Holcus lanatus velvet grass FAC  
Hordeum murinum meadow barley FAC  
Polypogon monspeliensis rabbitsfoot grass FACW 

Polygonaceae Rumex acetosella sheep sorrel FACU  
Rumex crispus curly dock FAC 

Primulaceae Lysimachia arvensis scarlet pimpernel FAC 

Rosaceae Cotoneaster pannosus silverleaf cotoneaster UPL  
Rubus armeniacus Himalayan blackberry FAC  
Rubus ursinus California blackberry FACU 

Salicaceae Salix laevigata red willow FACW  
Salix lasiandra Pacific willow FACW 
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Family Scientific Name Common Name Wetland Indicator 
Status  

Salix lasiolepis arroyo willow FACW 

Typhaceae Typha latifolia common cattail OBL 

Urticaceae Urtica dioica ssp. dioica stinging nettle FAC 
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Appendix B. Special-Status Plants Considered for Potential Occurrence 

Name Status1 General Habitat Description Potential for occurrence in the BSA2 

Federal or State Endangered, Threatened, or Candidate Species 

San Mateo thornmint 
(Acanthomintha duttonii) 

FE, SE, 1B.1 Annual herb. Occurs on serpentine 
in chaparral, valley and foothill 
grassland. Blooms April – June. 

Absent. There is no suitable habitat present within the BSA due 
to the absence of serpentine substrate. Also, this species is 
highly restricted in distribution and is known from only two 
extant natural occurrences and one introduced population in 
San Mateo county. Therefore, this species is determined to be 
absent from the BSA.  

Fountain thistle 
(Cirsium fontinale var. fontinale) 

FE, SE, 1B.1 Perennial herb. Occurs in serpentine 
seeps in chaparral openings and 
valley and foothill grassland. Blooms 
June – October. 

Absent. There is no suitable habitat for this species within the 
BSA due to lack of serpentine seeps in the BSA. Known only 
from the Crystal Springs Reservoir area within the Golden Gate 
National Recreation Area. Therefore, this species is determined 
to be absent from the BSA. 

San Mateo woolly sunflower 
(Eriophyllum latilobum) 

FE, SE, 1B.1 Perennial herb. Occurs on 
serpentine in cismontane woodland, 
often on roadcuts. Blooms May – 
June. 

Absent. There is no suitable habitat for this species within the 
BSA due to lack of serpentine substrate. Also, this species is 
highly restricted in distribution and is known only from the 
Crystal Springs Reservoir area within the Golden Gate National 
Recreation Area. Therefore, this species is determined to be 
absent from the BSA. 

Marin western flax 
(Hesperolinon congestum) 

FT, CT, 1B.1 Annual herb. Occurs on serpentine 
substrate in chaparral and valley 
and foothill grassland. Blooms April – 
July. 

Absent. No suitable habitat is present within the BSA due to lack 
of serpentine substrate. Known only from the Crystal Springs 
Reservoir area. Therefore, this species is determined to be 
absent from the BSA. 

Coast yellow leptosiphon 
(Leptosiphon croceus) 

SC; 1B.1 Annual herb. Occurs in coastal bluff 
scrub and coastal prairie. Blooms 
April – May. 

Absent. There is no coastal bluff or scrub habitat present within 
the BSA. Also, this species is highly restricted in distribution and is 
known only from one population in Moss Beach. Therefore, this 
species is determined to be absent from the BSA. 
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Name Status1 General Habitat Description Potential for occurrence in the BSA2 

White-rayed pentachaeta 
(Pentachaeta bellidiflora) 

FE, CE, 
1B.1 

Annual herb. Occurs on serpentine 
substrate on cismontane woodland 
and valley and foothill grassland.  
Blooms March – May. 

Absent. There is no suitable habitat for this species within the 
BSA due to lack of serpentine substrate. Also, this species is 
highly restricted in distribution and is Known only from the 
Crystal Springs Reservoir area and near Edgewood Park and 
Natural Preserve. Therefore, this species is determined to be 
absent from the BSA. 

Hickman’s cinquefoil 
(Potentilla hickmanii) 

FE, SE, 
1B.1, LCP 

Perennial herb. Occurs in marshy 
areas within coastal bluff scrub and 
closed-cone coniferous forest. Also, 
vernally mesic meadows and seeps, 
and freshwater marshes and 
swamps. Blooms April – August 

Absent. There is marginal freshwater marsh habitat for this 
species within the BSA. However, no suitable vegetation 
association is present. Additionally, this species is only known 
locally from Rancho Corral de Tierra area of the Golden Gate 
National Recreation Area. Therefore, this species is determined 
to be absent from the BSA. 

CRPR Species and Locally Rare Species 

Blasdale’s bent grass 
(Agrostis blasdalei) 
 

1B.2 Perennial grass. Occurs in coastal 
scrub, dunes, and prairie. Blooms 
May – July. 

Absent. There is no suitable coastal scrub, dune, or prairie 
habitat for this species within the BSA. Known only from coastal 
sites in southern San Mateo County. Therefore, this species is 
determined to be absent from the BSA. 

Franciscan onion 
(Allium peninsulare var. franciscanum) 

1B.2 Perennial herb. Occurs on hillsides in 
cismontane woodland and valley 
and foothill grassland with 
serpentine, clay, and volcanic soils. 
Blooms May – June. 

Absent. There is no suitable habitat for this species within the 
BSA due to the ack of suitable soils,ck Only known locally from 
the Crystal Springs Reservoir area within the Golden Gate 
National Recreation Area. Therefore, this species is determined 
to be absent from the BSA.  

Bent-flowered fiddleneck 
(Amsinckia lunaris) 

1B.2 Annual herb. Coastal bluff scrub, 
cismontane woodland and valley 
and foothill grassland, often on 
serpentine soils. Blooms March – 
June. 

Absent. There is no suitable habitat for this species within the 
BSA due tolack of serpentine soils. Only known locally from the 
Crystal Springs Reservoir area within the Golden Gate National 
Recreation Area. Additionally, there are no records of coastal 
occurrences. Therefore, this species is determined to be absent 
from the BSA. 

107



 

 

 
B-3 

Name Status1 General Habitat Description Potential for occurrence in the BSA2 

California androsace 
(Androsace elongata ssp. acuta) 

4.2 Annual herb. Occurs on dry grassy 
slopes in chaparral, foothill 
woodland, northern coastal scrub, 
and coastal sage scrub. Blooms 
February – April. 

Absent. There is no suitable chaparral habitat for this species 
within the BSA. Additionally, there are no recent records of 
occurrences in San Mateo County. Therefore, this species is 
determined to be absent from the BSA. 

Coast rock cress 
(Arabis blepharophylla) 

4.3; LCP Perennial herb. Occurs in 
broadleafed upland forest, coastal 
bluff scrub, coastal prairie, and 
coastal scrub. Blooms February – 
May. 

Absent. There is no suitable forest, scrub, or prairie habitat for 
this species within the BSA. Only known locally from a coastal 
site in San Mateo County and from the Rancho Corral de Tierra 
area of the Golden Gate National Recreation Area. Therefore, 
this species is determined to be absent from the BSA. 

Santa Cruz manzanita 
(Arctostaphylos andersonii) 

1B.2 Occurs in openings and edges of 
broadleaved upland forest, 
chaparral, and North Coast 
coniferous forest. Blooms November 
– April.  

Absent. There is no suitable forest or chaparral habitat for this 
species within the BSA. Vegetative material would have been 
detectable during the June 2018 site visit. Therefore, this species 
is determined to be absent from the BSA. 

Montara manzanita 
(Arctostaphylos montarensis) 

1B.2, LCP Evergreen shrub. Occurs in maritime 
chaparral and coastal scrub. Blooms 
January– March. 

Absent. There is no suitable chaparral habitat within the BSA. 
Vegetative material would have been detectable during the 
June 2018 site visit. Only known locally from higher elevations 
within the Golden Gate National Recreation Area. Therefore, 
this species is determined to be absent from the BSA. 

Kings Mountain manzanita 
(Arctostaphylos regismontana) 

1B.2 Evergreen shrub. Occurs on granite 
or sandstone in broadleaved upland 
forest, chaparral, and North Coast 
coniferous forest. Blooms January – 
April. 

Absent. There is no suitable granite or sandstone substrate 
within the BSA. Vegetative material would have been 
detectable during the June 2018 site visit. Only known locally 
from higher elevations within open spaces east of Half Moon 
Bay. Therefore, this species is determined to be absent from the 
BSA. 

Ocean bluff milk-vetch 
(Astragalus nuttallii var. nuttallii) 

4.2 Perennial herb. Occurs in coastal 
bluff scrub and coastal dunes in 
rocky or sandy areas. Blooms all 
year. 

Absent. There is no suitable coastal bluff or dune habitat within 
the BSA. Only known locally from several coastal sites in San 
Mateo County and the Presidio in San Francisco. Therefore, this 
species is determined to be absent from the BSA. 
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Name Status1 General Habitat Description Potential for occurrence in the BSA2 

Coastal marsh milk-vetch 
(Astragalus pycnostachyus var. 
pycnostachyus) 

1B.2 Perennial herb. Occurs in coastal 
salt marshes, seeps and mesic 
coastal dunes. Blooms April – 
October. 

Absent. There is no salt marsh or coastal dune habitat for this 
species within the BSA. Only known locally from several coastal 
sites in San Mateo County. Therefore, this species is determined 
to be absent from the BSA. 

Brewer’s calandrinia 
(Calandrinia breweri) 

4.2 Annual herb. Occurs in chaparral 
and coastal scrub. Blooms January –
June. 

Absent. There is no chaparral or coastal scrub habitat for this 
species within the BSA. Only known locally from the Crystal 
Springs Reservoir area. Therefore, this species is determined to 
be absent from the BSA. 

Oakland star-tulip 
(Calochortus umbellatus) 

4.2 Perennial herb. Occurs in open 
chaparral or woodland, usually on 
serpentine substrate. Blooms March 
– May. 

Absent. There is no suitable chaparral or woodland habitat for 
this species within the BSA. Only known locally from several 
locations in the Santa Cruz Mountains. Therefore, this species is 
determined to be absent from the BSA. 

Johnny-nip 
(Castilleja ambigua var. ambigua) 

4.2 Annual herb. Occurs in mesic areas 
in coastal bluffs, coastal prairie, 
coastal scrub, and valley and foothill 
grassland. Also occurs in marshes 
and vernal pools. Blooms May – 
August. 

Absent. There is marginal mesic grassland habitat present within 
the BSA. However, the grassland habitat is dominated by 
ruderal species. Additionally, no suitable vegetation association 
is present. Known locally from several coastal locations in San 
Mateo County. Therefore, this species is determined to be 
absent from the BSA.  

Pappose tarplant 
(Centromadia parryi ssp. parryi) 

1B.2 Annual herb. Occurs in coastal 
prairie, meadows and seeps coastal 
salt marshes and swamps and 
vernally mesic valley and foothill 
grassland often in alkaline soils. 
Blooms May – November. 

Absent. There is no suitable mesic alkaline habitat present 
within the BSA. Only known locally from the Rancho Corral de 
Tierra area of the Golden Gate National Recreation Area. 
Therefore, this species is determined to be absent from the BSA. 

San Francisco Bay spineflower  
(Chorizanthe 4uspidate var. 
4uspidate) 

1B.2 Annual herb. Occurs on sandy soils 
in coastal bluff scrub, coastal dunes, 
coastal prairie, and coastal scrub. 

Absent. There is no suitable habitat for this species within the 
BSA due to lack of sandy soils. Known from only one recent 
occurrence at Thorton State Beach near San Francisco. 
Therefore, this species is determined to be absent from the BSA. 
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Franciscan thistle 
(Cirsium andrewsii) 

1B.2 Perennial herb. Occurs on mesic 
and sometimes serpentine substrates 
in broadleaved upland forest, 
coastal bluff scrub, coastal prairie, 
and coastal scrub. Blooms March – 
July. 

Absent. There is no suitable habitat for this species within the 
BSA, due to the lack of fserpentinitic bedrock geology. This 
species is presumed extirpated from San Mateo County. 
Therefore, this species is determined to be absent from the BSA. 

San Francisco collinsia 
(Collinsia multicolor) 

1B.2 Annual herb. Occurs in moist, shady 
areas in closed cone coniferous 
forest and coastal scrub. Blooms 
March – May. 

Absent. There is no suitable forest or coastal scrub habitat for 
this species within the BSA. There are no records of occurrences 
along the San Mateo coast. Therefore, this species is 
determined to be absent from the BSA. 

Clustered lady’s slipper  
(Cypripedium fasciculatum) 

4.2 Perennial herb. Occurs in mesic, 
shady areas of conifer forests. 
Blooms March – July. 

Absent. Known from several locations in the Santa Cruz 
Mountains, but there is no suitable habitat for this species within 
the BSA, so this species is considered absent from the BSA. 

Mountain lady’s slipper 
(Cypripedium montanum) 

4.2 Perennial herb. Occurs in moist 
areas and dry slopes in mixed 
evergreen and conifer forests. 
Blooms March – June. 

Absent. Known from one non-specific location near La Honda 
in San Mateo County, but there is no suitable habitat for this 
species within the BSA, so this species is considered absent from 
the BSA. 

Western leatherwood 
(Dirca occidentalis) 

1B.2 Deciduous shrub. Occurs on mesic 
sites in broadleaved upland forest, 
closed-cone coniferous forest, 
chaparral, cismontane woodland, 
North Coast coniferous forest, 
riparian scrub, and riparian 
woodland. Blooms January – April. 

Absent. There is marginal habitat for this species within the BSA, 
and this species is known from higher elevation locations in the 
Santa Cruz Mountains in San Mateo County. Vegetative 
material would have been detectable during the June 2018 
site visit and was not observed, so this species is considered 
absent from the BSA. 

California bottle-brush 
(Elymus californicus) 

4.3 Perennial grass. Occurs in 
broadleaved upland forest, 
cismontane woodland, north coast 
coniferous forest, and riparian 
woodland. Blooms May – 
November. 

Absent. There is marginal habitat for this species within the BSA. 
Known from the Rancho Corral de Tierra area of the Golden 
Gate National Recreation Area. However, there are no records 
of occurrences along the San Mateo coast, so this species is 
considered absent from the BSA. 
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San Francisco wallflower 
(Erysimum franciscanum) 

4.2; LCP Perennial herb. Occurs on 
serpentine and granite substrate in 
coastal strand, northern coastal 
scrub, and valley grassland. Blooms 
March – June. 

Absent. Known from the Crystal Springs Reservoir area. No 
suitable habitat for this species is present within the BSA due to 
lack of bedrock geology, so this species is considered absent 
from the BSA. 

Beach strawberry 
(Fragaria chiloensis) 

LCP Perennial herb. Occurs near the 
coast in sandy soils often in road 
cuts, on coastal bluffs, and on cliffs. 
Blooms February – March. 

Absent. There is no suitable habitat present within the BSA due 
to lack of sandy soils. This species would have been detectable 
during the June 2018 site visit and was not observed, so this 
species is considered absent from the BSA. 

Stinkbells 
(Fritillaria agrestis) 

4.2 Perennial herb. Occurs in clay soils 
on banks, depressions, and slopes in 
chaparral, valley grassland, and 
foothill woodland. Sometimes occurs 
in serpentine soils. Blooms March – 
June.  

Absent. Known only from Año Nuevo State Park in southern San 
Mateo County. There is no suitable habitat present within the 
BSA, so this species is considered absent from the BSA. 

Hillsborough chocolate lily 
(Fritillaria biflora var. Ineziana) 

1B.1 Perennial herb. Occurs on 
serpentine in cismontane woodland 
and valley and foothill grassland. 
Blooms March – April. 

Absent. Known only from the Hillsborough area of San Mateo 
County. There is no suitable habitat for this species in the BSA 
due to lack of serpentine substrate, so this species is considered 
absent from the BSA. 

Marin checker lily 
(Fritillaria lanceolata var. tristulis) 

1B.1 Perennial herb. Occurs in coastal 
prairie, coastal scrub, and coastal 
bluff scrub. Blooms February –May. 

Absent. Known mainly from Marin County. There is one non-
specific occurrence in Rancho Corral de Tierra area of the 
Golden Gate National Recreation Area. There is no suitable 
habitat present within the BSA, so this species is considered 
absent from the BSA. 

Fragrant fritillary 
(Fritillaria liliacea) 

1B.2 Perennial herb. Occurs in 
cismontane woodland, coastal 
prairie, coastal scrub, valley and 
foothill grassland near the coast, on 
heavy clay and serpentine soils. 
Blooms February – April. 

Absent. Known from the Crystal Springs area. There is no 
suitable habitat for this species within the BSA due to a lack of 
bedrock geology, so this species is considered absent from the 
BSA. 
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San Francisco gumplant 
(Grindelia hirsutula var. maritima) 

1B.2 Perennial herb. Occurs on 
serpentine or sandy substrates in 
coastal bluff scrub, coastal scrub, 
and valley and foothill grassland. 
Blooms August – September. 

Absent. Known from Mc Nee State Park area. There is no 
suitable habitat present within the BSA due to lack of sandy or 
serpentine substrates, so this species is absent from the BSA. 

Short-leaved evax 
(Hesperevax sparsiflora var. brevifolia) 

2.2 Annual herb. Occurs on sandy 
substrates in coastal bluff scrub and 
coastal dunes. Blooms March – 
June. 

Absent. There is one non-specific occurrence from Rancho 
Corral de Tierra area of the Golden Gate National Recreation 
Area. There is no suitable habitat within the BSA due to the lack 
of serpentine or sandy substrates, so this species is absent from 
the BSA. 

Kellogg’s horkelia 
 Horkelia 7uneate subsp. sericea) 

1B.1 Annual herb. Occurs on sandy 
substrate in closed-cone coniferous 
forest, chaparral, coastal dunes, old 
sand hills, coastal scrub. Blooms April 
– September. 

Absent. Known from near Rancho Corral de Tierra area of the 
Golden Gate National Recreation Area. There is no suitable 
habitat present within the BSA due to lack of sandy substrate, 
so this species is absent from the BSA. 

Point Reyes horkelia 
(Horkelia marinensis) 

1B.2 Perennial herb. Occurs on sandy 
substrates in coastal dunes, coastal 
prairie, and coastal scrub. Blooms 
May – September. 

Absent. Known mainly from coastal areas in Santa Cruz County. 
There is one non-specific occurrence from Rancho Corral de 
Tierra area of the Golden Gate National Recreation Area. 
There is no suitable habitat present within the BSA due to lack 
of sandy substrate, so this species is absent from the BSA. 

Harlequin lotus 
(Hosackia gracilis) 

4.2  Perennial herb. Occurs in marshes, 
shores, ponds, ditches, wet areas in 
meadows in mixed evergreen forest, 
northern coastal scrub, and closed-
cone pine Forest. Blooms March – 
July. 

Possible. There is suitable habitat present within the BSA. Known 
from several locations along the San Mateo coast and the 
Crystal Springs Reservoir area. Could potentially occur in the 
riparian habitat along Pilarcitos Creek 

Coast iris 
(Iris longipetala) 

4.2  Perennial herb. Occurs in seeps and 
mesic areas in coastal prairie and 
lower montane coniferous forest. 

Absent. Known from the Crystal Springs Reservoir area. There is 
no suitable habitat present within the BSA, so this species is 
absent from the BSA. 
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perennial goldfields 
(Lasthenia californica ssp. Macrantha) 

1B.2 Perennial herb. Occurs in coastal 
dunes, coastal bluff scrub, coastal 
scrub, and grasslands along 
immediate coast. Blooms January – 
November. 

Absent. Known from nearby open spaces along the San Mateo 
County Coast, but there is no suitable habitat present within the 
BSA, so this species is absent from the BSA. 

Bristly leptosiphon 
(Leptosiphon acicularis) 

4.2 Annual herb. Occurs in grassy areas 
in coastal prairie, chaparral, and 
foothill woodland. Blooms April – 
May. 

Absent. Known from the Crystal Springs Reservoir area, but 
there is no suitable habitat present within the BSA, so this 
species is absent from the BSA. 

Serpentine leptosiphon 
(Leptosiphon ambiguous) 

4.2 Annual herb. Occurs in grassy areas 
on serpentine soils. Blooms April – 
May. 

Absent. There is no suitable habitat present within the BSA due 
to lack of serpentine substrate. There are no records of 
occurrences along the San Mateo coast. This species is absent 
from the BSA. 

Large-flowered leptosiphon 
(Leptosiphon grandiflorus) 

4.2 Annual herb. Occurs in open grassy 
flats in coastal strand, foothill 
woodland, northern coastal scrub, 
coastal sage scrub, closed-cone 
pine forest, valley grassland, and 
coastal prairie, generally in sandy 
soil. 

Absent. There is no suitable habitat present within the BSA, and 
there are no recent records occurrences in San Mateo County. 
Mainly known from Henry Coe State Park and the Mt. Hamilton 
area. This species is absent from the BSA. 

Rose linanthus 
(Leptosiphon rosaceus) 

1B.1 Annual herb. Occurs in coastal bluff 
scrub. Blooms April – June. 

Absent. Known from the Pillar Point Bluff area, but there is no 
suitable habitat present within the BSA, so this species is absent 
from the BSA. 

Crystal Springs lessingia 
(Lessingia arachnoidea) 

1B.2 Annual herb. Occurs on serpentine 
in cismontane woodland, coastal 
scrub, and valley and foothill 
grassland. Blooms July – October. 

Absent. Known from the Crystal Springs Reservoir area. There is 
no suitable habitat for this species within the BSA due to lack of 
serpentine substrate, so this species is absent from the BSA. 
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Woolly-headed lessingia 
(Lessingia hololeuca) 

3 Annual herb. Occurs in broadleaved 
upland forest, coastal scrub, lower 
montane coniferous forest and 
valley and foothill grassland on 
clayey and serpentine substrates. 
Blooms June – October. 

Absent. Known from the Crystal Springs Reservoir area. There is 
no suitable habitat for this species within the BSA due to lack of 
serpentine and clayey substrates, so this species is absent from 
the BSA. 

Coast lily 
(Lilium maritimum) 

1B.1 Perennial herb. Occurs in 
broadleaved upland forest, closed-
cone coniferous forest, coastal 
prairie, coastal scrub, and 
freshwater marshes and swamps. 
Blooms May – July. 

Absent. Known from Point Reyes National Seashore in Marin 
County. There is suitable habitat for this species within the BSA. 
However, this species is presumed extirpated from San Mateo 
County, so this species is absent from the BSA.  

Ornduff’s meadowfoam 
(Limnanthes douglasii var. ornduffii) 

1B.2 Annual herb. Occurs in mesic 
meadows and seeps as well as 
agricultural fields in coastal prairie. 
Referred to as yellow meadowfoam 
in the LCP Blooms. March – May. 

Absent. There is marginal habitat present within the BSA. 
However, this species is highly restricted in distribution and is 
known only from the Pillar Point Bluff area, so this species is 
absent from the BSA. 
 

San Mateo tree lupine 
(Lupinus arboreus var. eximius) 

3.2; LCP Evergreen shrub. Occurs in 
chaparral and coastal scrub. 
Referred to as Davy’s Bush Lupine in 
the LCP. Blooms April – July. 

Absent. Known from McNee Ranch State Park and Montara 
mountain. There is no suitable habitat for this species within the 
BSA, so this species is absent from the BSA. 

Indian Valley bush mallow 
(Malacothamnus aboriginum) 

1B.2 Deciduous shrub. Occurs on rocky 
and often burned areas in chaparral 
and cismontane woodland. Blooms 
April – October. 

Absent. There is one non-specific occurrence from Rancho 
Corral de Tierra area of the Golden Gate National Recreation 
Area. Known mainly from San Benito County. There is no 
suitable habitat for this species within the BSA due to lack of 
rocky substrate, so this species is absent from the BSA. 

Arcuate bush mallow 
(Malacothamnus arcuatus) 

1B.2 Evergreen shrub. Occurs in 
chaparral. Blooms April – 
September. 

Absent. Known from the Crystal Springs Reservoir area. There is 
no suitable habitat for this species within the BSA. Vegetative 
material would have been detectable during the June 2018 
site visit but none was seen. Therefore, this species is absent 
from the BSA.  
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Davidson’s bush mallow 
(Malacothamnus davidsonii) 

1B.2 Deciduous shrub. Occurs in 
chaparral, cismontane woodland, 
coastal scrub, and riparian 
woodland. Blooms June – 
January. 

Absent. There is marginal habitat present within the BSA. 
However, this species is known only from locations in the Santa 
Cruz Mountains, so this species is absent from the BSA. 

Hall’s bush mallow 
(Malacothamnus hallii) 

1B.2 Evergreen shrub. Occurs in open 
areas in chaparral and coastal 
scrub. Blooms May – September. 

Absent. There is no suitable chaparral or coastal scrub habitat 
for this species within the BSA. Vegetative material would have 
been detectable during the June 2018 site visit. Additionally, 
this species is only known locally from locations in the Santa 
Cruz Mountains. Therefore, this species is determined to be 
absent from the BSA. 

Marsh microseris 
(Microseris paludosa) 

1B.2 Perennial herb. Occurs in moist 
areas in closed-cone coniferous 
forest, cismontane woodland, 
coastal scrub and valley and foothill 
grassland. Blooms April – June. 

Absent. There is marginal mesic grassland habitat for this 
species within the BSA. However, this species is known only from 
one recent occurrence in San Mateo County, near Pescadero. 
Therefore, this species is determined to be absent from the BSA.  

Elongate copper moss 
(Mielichhoferia elongata) 

4.3 Moss. Occurs in broadleafed upland 
forest, chaparral, cismontane 
woodland, coastal scrub, lower 
montane coniferous forest, 
meadows and seeps, and subalpine 
coniferous forest on vernally mesic, 
acidic metamorphic rock.  

Absent. There is no suitable metamorphic rock habitat for this 
species within the BSA. Known only from one non-specific 
location in southern San Mateo County. Therefore, this species 
is determined to be absent from the BSA. 

Woodland woolythreads 
(Monolopia gracilens) 

1B.2 Annual herb. Occurs on serpentine 
substrate in broadleaved upland 
forest, chaparral, cismontane 
woodland, north coast coniferous 
forest and valley and foothill 
grassland, usually in open areas. 
Blooms February – July 

Absent. There is no suitable habitat for this species within the 
BSA due to lack of serpentine substrate. Only known locally 
from locations in the Santa Cruz Mountains. Therefore, this 
species is determined to be absent from the BSA. 
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Gairdner’s yampah 
(Perideridia gairdneri ssp. gairdneri) 

4.2; LCP Perennial herb. Occurs in moist soils 
within broadleaved upland forest, 
chaparral, coastal prairie, valley 
and foothill grassland, and vernal 
pools. Blooms June – October. 

Absent. There is marginal mesic grassland habitat for this 
species within the BSA. However, only known from the Crystal 
Springs Reservoir area and the Pescadero area. Additionally, 
no suitable vegetation association is present. Therefore, this 
species is determined to be absent from the BSA. 

Dudley’s lousewort 
(Pedicularis dudleyi) 

1B.2 Perennial herb. Occurs in coastal 
chaparral and coniferous 
forest.Blooms April – June. 

Absent. There is no suitable chaparral and forest habitat for this 
species within the BSA. Also, this species is known only from 
several locations in southern San Mateo County. Therefore, this 
species is determined to be absent from the BSA. 

Choris’s popcorn-flower 
(Plagiobothrys chorisianus var. 
chorisianus) 

1B.2 Annual herb. Occurs in moist areas 
within coastal scrub and chaparral, 
Blooms March – June.  

Absent. There is no suitable coastal scrub habitat for this species 
within the BSA. Only known locally from coastal scrub habitats 
along the San Mateo County Coast, including Half Moon Bay. 
Therefore, this species is determined to be absent from the BSA. 

Monterey pine 
(Pinus radiata) 

1B.1, LCP Perennial evergreen tree. Occurs in 
Closed-cone coniferous forest and 
Cismontane woodland. Commonly 
planted as an ornamental 
throughout coastal California. 

Present as an ornamental. The Monterey pines present within 
the BSA were planted as part of landscaping and do not 
naturally occur in the BSA. Only three native stands are known 
in CA, at Año Nuevo, Cambria, and the Monterey Peninsula. 
Therefore, native stands of Monterey pine are determined to 
be absent from the BSA. 

Michael’s rein orchid 
(Piperia michaelii) 

4.2 Perennial herb. Occurs in coastal 
bluff scrub, closed-cone coniferous 
forest, chaparral, cismontane 
woodland, coastal scrub, and lower 
montane coniferous forest. Blooms 
April – June. 

Absent. There is no suitable woodland or chaparral habitat for 
this species within the BSA. Only known from coniferous forest 
locations in San Mateo County. Therefore, this species is 
determined to be absent from the BSA. 

Oregon polemonium 
(Polemonium carneum) 

2.2 Perennial herb. Occurs in coastal 
scrub and lower montane 
coniferous forest. Blooms from April – 
September 

Absent. There is no suitable scrub or forest habitat for this 
species within the BSA. Only known locally from the Rancho 
Corral de Tierra area of the Golden Gate National Recreation 
Area. Therefore, this species is determined to be absent from 
the BSA. 
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Lobb’s aquatic buttercup 
(Ranunculus lobbii) 

4.2 Annual herb. Occurs in freshwater 
ponds, wetlands, and vernal pools. 
Blooms from February – May. 

Absent. There is marginal habitat present within the BSA. 
Additionally, No suitable vegetation association is present. Only 
known locally form the Crystal Springs Reservoir area. Therefore, 
this species is determined to be absent from the BSA. 

Hoffmann’s sanicle 
(Sanicula hoffmannii) 

4.3 Perennial herb. Occurs in 
broadleafed upland forest, coastal 
bluff scrub, chaparral, cismontane 
woodland, coastal scrub, and lower 
montane coniferous forest. Blooms 
March – May. 

Absent. There is suitable chaparral or woodland habitat present 
within the BSA. Only known from several locations in southern 
San Mateo County. Therefore, this species is determined to be 
absent from the BSA. 

Chaparral ragwort 
(Senecio aphanactis) 

2B.2 Annual herb. Occurs in dry, open 
rocky areas in chaparral, 
cismontane woodland, and coastal 
scrub. Also occurs in alkaline flats. 
Blooms February – May. 

Absent. There is no suitable chaparral or woodland habitat for 
this species within the BSA. Locally, there is only one non-
specific occurrence near Purisima Creek Redwoods and Open 
Space Preserve. Therefore, this species is determined to be 
absent from the BSA. 

San Francisco campion 
(Silene verecunda ssp. Verecunda) 

1B.2, LCP Perennial herb. Occurs on sandy 
substrate in coastal bluff scrub, 
chaparral, coastal prairie, coastal 
scrub, and valley and foothill 
grassland. Referred to as Dolores 
campion in the LCP Blooms February 
– August. 

Absent. There is no suitable habitat for this species within the 
BSA due to lack of sandy substrate. Only known locally from the 
higher elevations within the Rancho Corral de Tierra area of the 
Golden Gate National Recreation Area. Therefore, this species 
is determined to be absent from the BSA. 

Marsh zigadenus 
(Toxicoscordion fontanum) 

4.2 Perennial herb. Occurs in vernally 
moist areas, marshes, and wetlands, 
often on serpentine soils in chaparral 
and mixed evergreen forest. Blooms 
April – July. 

Absent. There is no suitable habitat for this species within the 
BSA due to lack of serpentine soils. Known from only one 
location near Crystal Spring Reservoir area. Therefore, this 
species is determined to be absent from the BSA. 

Saline clover 
(Trifolium.hydrophilum) 

1B.2  Annual herb. Occurs in salt marshes, 
mesic sites in valley and foothill 
grassland, and vernal pools on 
alkaline soils. Blooms April – June. 

Absent. There is no suitable habitat for this species within the 
BSA due lack of alkaline soils. Additionally, there is only one 
non-specific occurrence for this species in San Mateo County. 
Therefore, this species is determined to be absent from the BSA. 
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San Francisco owl’s clover 
(Triphysaria floribunda) 

1B.2 Annual herb. Usually occurs on 
serpentine substrate in coastal 
prairie, coastal scrub, valley and 
foothill grassland.  
Blooms April – June. 

Absent. There is no suitable habitat for this species within the 
BSA due to lack of serpentine substrate. Only known from the 
higher elevations within the Rancho Corral de Tierra area of the 
Golden Gate National Recreation Area. Therefore, this species 
is determined to be absent from the BSA. 

Coastal triquetrella  
(Triquetrella californica) 

1B.2 Moss. Occurs on soil in coastal bluff 
scrub and coastal scrub. 

Absent. There is no suitable coastal scrub habitat present within 
the BSA. Only known from near Pilarcitos Lake in San Mateo 
County. Therefore, this species is determined to be absent from 
the BSA. 

Methuselah's beard lichen 
(Usnea longissima) 

4.2 Lichen. Occurs in broadleafed 
upland forest and North Coast 
coniferous forest. 

Absent. There is no suitable forest habitat present within the 
BSA. Known from a single occurrence in the Santa Cruz 
Mountains near Purisima Creek Redwoods Open Space 
Reserve. Therefore, this species is determined to be absent from 
the BSA. 
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1 Status definitions:  
FE = federally listed as endangered. 
FT = federally listed as threatened. 
SE = state listed as endangered. 
ST = state listed as threatened. 
SC = State Candidate for listing 
LCP = Species identified as rare, threatened or endangered and 

are located in the San Mateo County Coastal Zone as 
indicated in the City of Half Moon Bay Local Coastal Plan 
(1993). 

California Rare Plant Rank (CRPR) 
1A = plants presumed extirpated in California and either rare or 

extinct elsewhere. 
1B = plants rare, threatened, or endangered in California and 

elsewhere. 
2A = plants presumed extirpated in California, but common 

elsewhere. 
2B = plants rare, threatened, or endangered in California, but 

more common elsewhere. 
3 = plants about which more information is needed—a review list. 
4 = plants of limited distribution—a watch list. 
Threat code extension 
.1 = seriously threatened in California. 
.2 = fairly endangered in California. 
.3 = not very endangered in California. 

2 Definitions regarding potential occurrence: 
Possible =Species was not observed during the reconnaissance surveys, but suitable habitat is present 

(habitat type, soils, and elevation), and the species is known to occur in the project vicinity. 
Absent = Suitable habitat is not present, or the project site is outside the species’ local distribution or 

elevational range. 
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Appendix C. Special-Status Animals Considered for Potential Occurrence 

Name Status1 General Habitat Description Potential for Occurrence in the BSA2 

Federal or State Endangered, Threatened, or Candidate Species 

Bay checkerspot butterfly 
(Euphydryas editha bayensis) 

FT Native grasslands on serpentine 
soils. Larval host plants are Plantago 
erecta and/or Castilleja sp. 

Absent. No suitable breeding or feeding habitat is present in the 
BSA. Further, suitable habitat for the species larval host plants, 
Plantago erecta and/or Castilleja sp., is not present in the BSA. 
Determined to be absent. 

Mission blue butterfly 
(Plebejus icarioides missionensis) 

FE Coastal chaparral and coastal 
grasslands. Larval host plant are 
Lupinus spp. 

Absent. No suitable breeding or feeding habitat is present in the 
BSA. Further, suitable habitat for the species larval host plants, 
Lupinus spp., is not present in the BSA. Determined to be absent. 

Myrtle's silverspot butterfly 
(Speyeria zerene myrtleae) 

FE Coastal dune and prairie habitat. 
Larval host plants are violets, 
typically Viola adunca. 

Absent. No suitable breeding or feeding habitat is present in the 
BSA. Further, suitable habitat for the species larval host plants, 
violets (typically Viola adunca), is not present in the BSA. 
Determined to be absent. 

Monarch butterfly 
(Danaus plexippus) 

FC Overwintering roosts along the 
California coast from Mendocino 
County south to Baja California. 
Feed and breed exclusively on 
plant species in the subfamily 
Asclepiadoideae. 

Possible. No suitable breeding or feeding habitat is present in 
the BSA due to the absence of milkweeds (Asclepias spp.). No 
overwintering roosts known in the BSA according to the Western 
Monarch Count’s mapping tool – linked to in the Service’s April 
29, 2021 “Western Monarch Butterfly Conservation 
Recommendations” (USFWS 2021b). May occur as an 
occasional migrant, but not expected to breed or occur 
commonly/regularly in the BSA. 

San Bruno elfin butterfly 
(Callophrys mossii bayensis) 

FE Coastal mountains near San 
Francisco Bay in the fog-belt of 
steep, north-facing slopes. Larval 
food plant is Sedum spathulifolium. 

Absent. The San Bruno elfin butterfly is known only from the San 
Bruno Mountain, Milagra Ridge, and Montara Mountain in San 
Mateo County. Further, suitable habitat for the species larval 
host plant, broadleaf stonecrop (Sedum spathulifolium), a low 
growing succulent that grows in rocky outcrops on steep north 
facing slopes, is not present in the BSA. Determined to be 
absent. 

Crotch bumble bee 
Bombus crotchii 

SC Open grassland and scrub habitats. 

Absent. Although the species was historically found throughout 
the southern two-thirds of California, including the project 
vicinity, it is not expected to occur on the site due to recent 
range contractions (The Xerces Society 2018). Therefore, the 
species is determined to be absent. 
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Name Status1 General Habitat Description Potential for Occurrence in the BSA2 

Western bumble bee 
Bombus occidentalis 

SC Meadows and grasslands with 
abundant floral resources. 

Absent. Although the species was historically found throughout 
much of central and northern California, including the project 
vicinity, it is not expected to occur on the site due to recent 
range contractions (The Xerces Society 2018). Therefore, the 
species is determined to be absent. 

Delta smelt 
(Hypmesus transpacificus) 

FT, SE Estuarine systems in the 
Sacramento-San Joaquin Delta. 

Absent. The Delta smelt occurs in estuarine waters in the 
Sacramento/San Joaguin Delta region of San Francisco Bay. 
The reach of Pilarcitos Creek within the BSA is considered a 
freshwater stream. No suitable aquatic habitat is present in the 
BSA. Determined to be absent. 

Longfin smelt 
(Spirinchus thaleichthys) 

FC, ST Spawns in fresh water in the upper 
end of the San Francisco Bay; 
occurs year-round in the South Bay. 

Absent. No suitable aquatic habitat is present in the BSA. The 
BSA is not associated with the San Francisco Bay habitat for the 
species within the county. Determined to be absent. 

Central California Coast steelhead  
(Oncorhynchus mykiss) 

FT Cool streams with suitable 
spawning habitat and conditions 
allowing migration between 
spawning and marine habitats. 

Possible. Adult steelhead migrate upstream in winter months, 
when adequate flows allow passage to upstream areas. This 
typically occurs between December and March. Eggs are laid 
in gravelly sections of the streambed, and hatch in spring. 
Juvenile steelhead remain in the creek system for one to three 
years before migrating to the ocean. Thus, steelhead can occur 
in Pilarcitos Creek year-round. 

Tidewater goby 
(Eucyclogobius newberryi) 

FE, CSSC Brackish water habitats along 
coast, fairly still but not stagnant 
water and high oxygen levels. 

Absent. The tidewater goby occurs in brackish, tidally influenced 
waters. The reach of Pilarcitos Creek within the BSA is 
approximately 1.7 mi upstream of the Pacific Ocean and is 
considered a freshwater stream. Further, the reach within the 
BSA lacks shallow lagoons or pools of still, non-stagnant waters, 
and is subject to flashy flows. These conditions make the BSA 
unsuitable for these and similar tidal species. Determined to be 
absent. 

California red-legged frog 
(Rana draytonii)  

FT, CSSC Streams, freshwater pools, and 
ponds with emergent or 
overhanging vegetation. 

Present. California red-legged frog adults and juveniles were 
observed in the perennial freshwater marsh in the BSA in 2005 
(H. T. Harvey & Associates 2005). California red-legged frog 
adults were observed in Pilarcitos Creek approximately 0.5 mi 
from the BSA in 2006, and California red-legged frogs were 
observed in a pond in the vicinity of Pilarcitos Creek 
approximately 1.3 mi of the BSA in 2016 (CNDDB 2021). 
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Name Status1 General Habitat Description Potential for Occurrence in the BSA2 

Foothill yellow-legged frog 
(Rana boylii) 

SE Partially shaded shallow streams 
and riffles with a rocky substrate. 
Occurs in a variety of habitats in 
coast ranges. 

Absent. Nearest CNDDB record is over 16 mi southeast of the 
BSA (CNDDB 2021). Typical suitable habitat for the foothill 
yellow-legged frog (i.e., boulders and cobbles in open stream 
habitat) is not present. Determined to be absent. 

California tiger salamander 
(Ambystoma californiense) 

FT, ST Vernal or temporary pools in annual 
grasslands or open woodlands. 

Absent. No suitable habitat is present in the BSA. Further, 
populations have largely been extirpated from San Mateo 
County due to habitat loss, and the species is now considered 
absent from most of the project vicinity, including the BSA. The 
closest occurrence in the project vicinity is at Lake Lagunita on 
the Stanford campus, which is approximately 14 mi south of, 
and on the opposite side of the Santa Cruz Mountains from, the 
BSA (CNDDB 2021). Determined to be absent.  

San Francisco garter snake 
(Thamnophis sirtalis tetrataenia) 

FE, SE, SP Prefer densely vegetated 
freshwater habitats. May use 
upland burrows for aestivation. 

Possible. Pilarcitos Creek and the perennial freshwater marsh in 
the BSA provides suitable foraging habitat. An observation of 
the San Francisco garter snake in Pilarcitos Creek approximately 
0.5 mi from the BSA has been recorded in CNDDB in 2004. 

Salt marsh harvest mouse 
(Reithrodontomys raviventris) 

FE, SE, SP Salt marsh habitat dominated by 
common pickleweed or alkali 
bulrush. 

Absent. No suitable habitat is present in the BSA. Outside the 
species’ range. Determined to be absent. 

Bank swallow 
(Riparia riparia) 

ST Colonial nester on vertical banks or 
cliffs with fine textured soils near 
water. 

Absent. No suitable habitat present in the BSA. Determined to 
be absent. 

Marbled murrelet 
(Brachyramphus marmoratus) 

FT, SE 
(nesting) 

Requires dense, mature forests of 
redwood and Douglas-fir for 
breeding. 

Absent. The BSA lacks suitable coastal coniferous forest nesting 
habitat for the marbled murrelet. Determined to be absent. 

Mountain lion 
Puma concolor 

SC 

Occurs in a variety of habitats, such 
as deserts, woodlands, wetlands, 
and high-alpine forests. Preferred 
habitat is strongly correlated with 
densely vegetated areas, higher 
elevations, steep slopes, and 
abundant prey (Murphy 1983, 
Logan and Irwin 1985, Logan and 
Sweanor 2001). 

Possible. Movement records of multiple mountain lions fitted 
with GPS-enabled wildlife-tracking collars, have shown 
individual lions moving through the surrounding area of the BSA 
over the past 10 years (Santa Cruz Puma Project 2018). The BSA 
does not provide suitable breeding and denning habitats, 
which is found far removed from the frequent human 
disturbances that occur within the BSA. Individual mountain lions 
may occur occasionally within the BSA as transients, as they 
move across their extensive home ranges, but they are 
expected to occur very infrequently. 

California Species of Special Concern 
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Name Status1 General Habitat Description Potential for Occurrence in the BSA2 

California giant salamander 
(Dicamptodon ensatus) 

CSSC Usually found in cool, moist, forest 
habitat, associated with rocky 
streams and springs. Water, 
preferably cold and flowing, is 
necessary for egg-laying sites and 
for the aquatic larval and adult 
forms. 

Absent. Nearest CNDDB records are over 3 mi southeast and 5 
mi north of the BSA (CNDDB 2021). The BSA is outside the 
montane/foothill habitat where this species occurs. Determined 
to be absent. 

Santa Cruz black salamander 
(Aneides niger) 

CSSC Primarily found in moist habitats. 
Prefers cool, moist and shaded 
conditions along ravines and water 
courses. 

Absent. Nearest CNDDB record is over 7 mi southeast of the BSA 
(CNDDB 2021). The BSA is outside the montane/foothill habitat 
where this species occurs. Determined to be absent. 

Western pond turtle  
(Actinemys marmorata) 

CSSC Permanent or nearly permanent 
water in a variety of habitats. 

Possible. The reach of Pilarcitos Creek within and adjacent to 
the BSA is degraded due to surrounding development; 
however, suitable basking and foraging habitat for pond turtles 
is present in these areas. In addition, the nearest CNDDB 
recorded observations are over 4 mi from the BSA in the area of 
the Crystal Springs Reservoir (CNDDB 2021). Thus, there is some 
potential for pond turtles to be present in the BSA, though they 
are likely present in low numbers and/or infrequently. The 
perennial freshwater marsh is too shallow, with emergent 
vegetation too thick, to be considered suitable aquatic 
foraging habitat for this species. 

American badger 
(Taxidea taxus) 

CSSC Burrows in grasslands and 
occasionally in infrequently disked 
agricultural areas.  

Absent. Badgers are not expected to occur in the BSA due to 
disturbance, both on the site and in surrounding areas, coupled 
with the absence of nearby records. Determined to be absent. 

Pallid bat  
(Antrozous pallidus) 

CSSC Forages over many habitats; roosts 
in caves, rock outcrops, buildings, 
and hollow trees. 

Possible. No suitable roosting habitat in the BSA. Individuals from 
colonies located within several miles of the BSA could 
potentially forage on the site in low numbers, though nothing 
about the site suggests that it provides particularly important 
foraging habitat for the species. Expected to occur in the BSA 
as an occasional forager, albeit infrequently and in low 
numbers. 

Townsend's big-eared bat 
(Corynorhinus townsendii) 

CSSC Roosts in caves and mine tunnels, 
and occasionally in deep crevices 
in trees such as redwoods or in 
abandoned buildings, in a variety 
of habitats. 

Possible. Roosting habitat does not occur in the BSA but roosts 
do occur along the coastal region near Half Moon Bay, and 
individuals may occasionally occur in the BSA to forage or 
disperse. Expected to occur in the BSA as an occasional forager 
over the site, albeit infrequently and in low numbers. 
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Name Status1 General Habitat Description Potential for Occurrence in the BSA2 

San Francisco dusky-footed woodrat 
(Neotoma fuscipes annectens) 

CSSC Nests in a variety of habitats 
including riparian areas, oak 
woodlands, and scrub. 

Possible. The riparian habitat associated with Pilarcitos Creek 
and around the freshwater marsh in the BSA provides suitable 
nesting habitat. The nearest CNDDB record is near Pilarcitos 
Creek over 3 mi east-northeast of the BSA. No nests were 
observed during the reconnaissance-level survey, but this 
species could potentially nest or forage in, or disperse through, 
the riparian habitat in the BSA. 

Alameda song sparrow 
(Melospiza melodia pusillula) 

CSSC Nests in salt marsh, primarily in 
marsh gumplant and cordgrass 
along channels. 

Absent. The BSA is outside of the area where the species nests in 
San Mateo County, which is along the San Francisco Bay marsh 
habitat of the county. Determined to be absent. 

Burrowing owl 
(Athene cunicularia) 

CSSC Nests and roosts in open grasslands 
and ruderal habitats with suitable 
burrows, usually those made by 
California ground squirrels 
(Spermophilus beecheyi). 

Absent. No nesting burrowing owls are known to occur in the 
surrounding project vicinity (CNDDB 2021). The California annual 
grassland found in the BSA is too limited and surrounded by 
trees and development to provide good burrowing owl habitat. 
Thus, the species is not expected to occur in the BSA. 
Determined to be absent. 

Northern harrier 
(Circus cyaneus) 

CSSC 
(nesting) 

Nests in marshes and moist fields, 
forages over open areas. 

Present. The perennial freshwater marsh in the BSA provides 
suitable habitat. An individual (but not a nest) was observed 
foraging within this perennial freshwater marsh in 2014. Low 
probability of nesting in this marsh due to its limited size, though 
the species forages in low numbers in the marsh and ruderal 
grassland. 

San Francisco common yellowthroat 
(Geothlypis trichas sinuosa) 

CSSC  Nests in herbaceous vegetation, 
usually in wetlands or moist 
floodplains. 

Possible. The riparian habitat associated with Pilarcitos Creek 
and the perennial freshwater marsh in the BSA provide suitable 
nesting and foraging habitat.  

Yellow warbler 
(Setophaga petechia) 

CSSC 
(nesting) 

Nests in riparian woodlands. Possible. The riparian habitat associated with Pilarcitos Creek 
and around the perennial freshwater marsh in the BSA provides 
suitable foraging and nesting habitat. Likely to occur primarily as 
a migrant, but one or two pairs could potentially breed in the 
BSA. 

California Fully Protected Species 
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Name Status1 General Habitat Description Potential for Occurrence in the BSA2 

American peregrine falcon 
(Falco peregrinus anatum) 

SP Forages in many habitats; nests on 
cliffs and tall bridges and buildings. 

Possible. The riparian habitat associated with Pilarcitos Creek at 
the BSA and nearby open space provide suitable foraging 
habitat, but suitable nesting habitat is absent.  

Golden eagle  
(Aquila chrysaetos) 

SP Breeds on cliffs or in large trees 
(rarely on electrical towers), 
forages in open areas. 

Absent. No suitable nesting habitat is present in the BSA, and the 
BSA is not expected to provide suitable prey or sufficiently 
extensive open foraging habitat for this species. 

White-tailed kite 
(Elanus leucurus) 

SP Nests in trees and forages in 
extensive grasslands or marshes. 

Present. The riparian habitat associated with Pilarcitos Creek 
and around the perennial freshwater marsh in the BSA provide 
ostensibly suitable nesting habitat. An individual was observed in 
the vicinity of the perennial freshwater marsh in 2014. 

 
1 Special-status Species Code Designations: 
FE = Federally listed Endangered 
FT = Federally listed Threatened 
FC = Federal Candidate for listing 
SE = State listed Endangered 
ST = State listed Threatened 
SC =  State Candidate for listing 
CSSC = California Species of Special Concern 

2 Definitions regarding potential occurrence: 
Present = Species or sign of its presence was observed on the site, or there are records of the species’ 

occurrence on the site. 
Possible =Species was not observed during the reconnaissance surveys, but suitable habitat is present 

(habitat type, soils, and elevation), and the species is known to occur in the project vicinity. 
Absent = Suitable habitat is not present, or the project site is outside the species’ local distribution or 

elevational range. 
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Executive Summary 

H. T. Harvey & Associates surveyed an approximately 21-acre (ac) study area located in Half Moon Bay in San 
Mateo County that encompasses the public works yard at 880 Stone Pine Road for wetlands and other waters 
potentially subject to regulation under Section 404 of the Clean Water Act as administered by the United States 
Army Corps of Engineers (USACE).  The survey also delineated the extent of waters of the state that may be 
subject to regulation by the Regional Water Quality Control Board (RWQCB) under Section 401 of the Clean 
Water Act and under the Porter Cologne Water Quality Control Act. Lastly, the survey also delineated 
jurisdictional habitats subject to regulation under Sections 1600-1607 of the California Fish and Game Code, 
which is administered by the California Department of Fish and Wildlife (CDFW). Areas were also surveyed 
using the California Coastal Commission (CCC) approach to wetland delineation (i.e. any one of the three 
parameters typically used by USACE present at a sample point is indicative of CCC wetland habitat). 

In total, approximately 0.91 acres of potentially jurisdictional features as defined by the USACE and the 
RWQCB were identified in the study area. These include approximately 0.29 acres of Section 404 and Section 
401 waters situated below the ordinary high water mark (OHWM) line of Pilarcitos Creek, which forms the 
southeastern edge of the property. Sections 404 and 401 wetlands are also present within an abandoned stock 
pond which is perennially inundated and presently occupied by emergent freshwater marsh totaling 0.38 acres. 
Section 401 waters of the state extend farther up to the top of the bank from Pilarcitos Creek, for an additional 
0.24 acres.  

CDFW jurisdictional features as defined by bed and bank topography and riparian habitat were identified in 
the study area, which totaled 3.52 acres and includes riparian habitat beyond the top of bank. Approximately 
2.85 acres of riparian habitat were identified in the project area. Areas that fall with the jurisdiction of the CCC 
include all 3.52 acres that are also considered jurisdictional by CDFW.  
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Summary of Jurisdictional Waters and Habitats within the Project and Study Areas 

Potentially Jurisdictional Habitats 
Study Area 

(Acres)1 

Section 404 Waters of the U.S. Total 0.67 

Perennial Freshwater Marsh 0.38 

Aquatic Riverine 0.29 

Section 401 Waters of the State (Up to Top of Bank) Total 0.91 

Perennial Freshwater Marsh 0.38 

Aquatic Riverine 0.29 

Riparian Woodland (within top of bank) 0.24 

CDFW and CCC Jurisdiction Total 3.52 

Perennial Freshwater Marsh 0.38 

Aquatic Riverine 0.29 

Riparian Woodland 2.85 
1  Note: Values are approximate due to rounding. 
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Section 1. Introduction 

1.1  Study Area Description 

The approximately 21-acre (ac) study area is located in Half Moon Bay in San Mateo County (Figure 1). The 
study area is located between State Route (SR) 92 and Pilarcitos Creek near downtown Half Moon Bay and is 
the site of a former plant nursery (Figure 2). It is located within the Half Moon Bay California 7.5-minute USGS 
quadrangle (Figure 3). A man-made impoundment and several buildings occur in the northwest corner and 
northeast corners of the site, respectively. Additionally, there is still infrastructure present from former nursery 
operations, including several unused dilapidated buildings, areas with black ground plastic (adjacent to the 
riparian woodland along Pilarcitos Creek), several vaulted culverts, concrete channels, and irrigation pumps and 
pipes. During the site visit, a large portion of the grassland had been recently mowed. Also, sections of the 
grassland were covered in wood chips. As such, the ground cloths and mulch inhibit vegetation growth. West 
of the study area is high-density development associated with the City of Half Moon Bay; north of the study 
area is SR 92, a heavily used road between Half Moon Bay and Interstate 280; east of the study area between 
SR 92 and Pilarcitos Creek, and on both sides of Pilarcitos Creek are various small agricultural parcels with 
associated infrastructure and development; south of the study area is agricultural parcels along Pilarcitos Creek 
that opens to rural land, with the Miramontes Ridge Open Space Reserve to the southeast. 

The climate at the study area is coastal Mediterranean, with most rain falling in the winter and spring. Fog and 
cool temperatures are common in the summer. Climate conditions in the study area include a 30-year average 
of approximately 29.16 inches of annual precipitation with an average temperature range from 52ºF to 61ºF 
(PRISM 2020). Relative to the 30-year climate normal, precipitation in the preceding rain year (June 2019–May 
2020; 15.99 inches) was approximately 55% of normal for that time period (PRISM 2020). Elevations within 
the study area range from approximately 60 feet (ft) to 110 ft above sea level (WGS84) (Google 2020). 

Based on a review of available soil survey maps for the area including those by the U.S. Department of 
Agriculture’s Natural Resources Conservation Service (NRCS), the study area is generally comprised of coarse 
sandy loam soils adjacent to Pilarcitos Creek, such as the Farallone soil series, and clay loams, such as the Tierra 
soil series, upslope to SR 92 (NRCS 2020a). Soils across the study area are generally greater than 60 inches in 
depth with the exception of areas in the northeastern portion of the site containing Gazos (GoF3 and Gv) soils, 
which are less than 30 inches to a root-restrictive layer. The Farallone loam, nearly level, Gullied land, Gullied 
land (Gazos-Lobitos soil material), and Tierra clay loam, moderately steep, eroded soil series (totaling 12.3 
acres) are listed as hydric in San Mateo County on the National Hydric Soils List (NRCS 2020b). Eight major 
soil series within the study area are shown on Figure 4 and are summarized in Table 3 below. 
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Table 1.  Soils within the Biological Study Area 

Soil Series Acreage Hydric 

Farallone loam, nearly level (FaA) 8.8 Yes 

Tierra loam, steep, severely eroded (TeE3) 3.1 No 

Farallone coarse sandy loam, moderately steep, eroded (FcD2) 4.5 No 

Gazos and Lobitos soils, steep and very steep, severely eroded (GoF3) 1.3 No 

Gullied land (alluvial soil material; Gu) 1.7 Yes 

Tierra loam, sloping, eroded (TeC2) 1.1 Yes 

Gullied land (Gazos-Lobitos soil material; Gv) 0.7 Yes 

Tierra clay loam, moderately steep, eroded (TcD2) 0.1 No 
 

The U.S. Fish and Wildlife Service’s National Wetlands Inventory (NWI) map of the study area is depicted in 
Figure 5. The NWI identified one feature in the study area, Pilarcitos Creek, which it classified as a palustrine, 
forest, seasonally flooded wetland (FPOC) (NWI 2020). NWI maps are based on interpretation of aerial 
photography, limited verification of mapped units, and/or classification of wetland types using the classification 
system developed by Cowardin et al. (1979). These wetland data are available for general reference purposes 
and do not necessarily correspond to jurisdictional waters. 

1.2  Survey Purpose 

H. T. Harvey & Associates surveyed the study area for features that may meet the physical criteria and regulatory 
definition of “waters of the United States” and waters of the state (jurisdictional waters). The purpose of the 
field survey was to identify the extent and distribution of potentially jurisdictional waters, such as wetlands and 
other waters, occurring within the proposed work area boundaries under conditions existing at the time of the 
June 2020 survey. In addition, we surveyed the study area to determine the extent of areas likely subject to 
regulation by the California Coastal Commission (CCC), and for features that meet the criteria for regulation 
by the California Department of Fish and Wildlife (CDFW) under California Fish and Game Code Section 
1603. 
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Soils
BeC2: Botella loam, sloping, eroded
FaA: Farallone loam, nearly level
FcD2: Farallone coarse sandy loam, moderately steep,
eroded
GoF3: Gazos and Lobitos soils, steep and very steep,
severely eroded
Gu: Gullied land (alluvial soil material)
Gv: Gullied land (gazos-lobitos soil material)
TcD2: Tierra clay loam, moderately steep, eroded
TeC2: Tierra loam, sloping, eroded
TeE3: Tierra loam, steep, severely eroded
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Source: USFWS 2020
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Section 2.  Survey Methods 

Before the delineation survey was conducted, topographic maps and aerial photos of the study area were 
obtained and reviewed from several sources, such as the USGS (Figure 3), NRCS (Figure 4), NWI (Figure 5), 
and Google Earth software (Google 2020). Additionally, information was derived from surveys and background 
research conducted for the preparation of the 880 Stone Pine Road Project Biological Resources Report, 
concurrently prepared by H. T. Harvey & Associates (H. T. Harvey & Associates in prep). 

On June 12, 2020, H. T. Harvey & Associates plant ecologist, Mark Bibbo, M.S., performed a technical 
delineation of wetlands and other waters in the study area, in accordance with the Corps of Engineers 1987 Wetlands 
Delineation Manual (Corps Manual; Environmental Laboratory 1987). Additionally, the Regional Supplement to the 
Corps of Engineers Wetland Delineation Manual: Western Mountains, Valleys, and Coast Region (Version 2.0) (Regional 
Supplement) (USACE 2010) were followed to document site conditions relative to hydrophytic vegetation, 
hydric soils, and wetland hydrology. Mr. Bibbo mapped the extent and distribution of wetlands and other waters 
of the U.S. that may be subject to regulation under Section 404 of the Clean Water Act (CWA) as well as waters 
of the state that may be subject to regulation under the Porter Cologne Water Quality Control Act, which is 
administered by the RWQCB. The study area was also surveyed for areas that meet the physical criteria of a 
wetland according to the California Coastal Commission (CCC), as well as aquatic and riparian habitat that may 
be subject to regulation under Sections 1600-1607 of the California Fish and Game Code, which is administered 
by CDFW. 

2.1  Identification of Jurisdictional Waters 

The “Routine Determination Method, On-Site Inspection Necessary (Section D)” outlined in the Corps Manual 
(Environmental Laboratory 1987), and the updated data forms, vegetation sampling methods, and hydric soil 
and hydrology indicators developed for the Regional Supplement (USACE 2010) were used to examine the 
vegetation, soils, and hydrology in the accessible areas of the study area. This three-parameter approach to 
identifying wetlands is based on the presence of a prevalence or dominance of hydrophytic vegetation, hydric 
soils, and wetland hydrology. 

In addition to applying these survey methods, Mr. Bibbo compiled this report in accordance with guidance 
provided in Updated Map and Drawing Standards for the South Pacific Division Regulatory Program (USACE 2016a) and 
Information Requested for Verification of Corps Jurisdiction (USACE 2016b). These documents list the information 
that must be submitted as part of a request for a jurisdictional determination, including: 

• Locality map (Figure 1) 

• Study area map (Figure 2) 

• USGS quadrangle sheet (Figure 3) 
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• Soils map (Figure 4) 

• National Wetlands Inventory map (Figure 5) 

• Vegetation communities map (Figure 6) 

• Delineation map (Figure 7) 

• Current soil survey report (Appendix A) 

• Plant species observed (Appendix B) 

• Data forms for wetlands sample points (Appendix C) 

• Written rationale for sample point choice (Section 3.1, “Observations, Rationales, and Assumptions”)  

• Color photos (Appendix D) 

• Aquatic resources table (Appendix E) 

• Signed statement from the property owner(s) allowing USACE personnel to enter the property and collect 
samples during normal business hours (Appendix F). 

During the survey, the study area was examined for topographic features, drainages, alterations to site hydrology 
or vegetation, and recent significant disturbance. A determination was then made as to whether normal 
environmental conditions were present at the time of the field survey. In the field, the techniques used to 
identify wetlands included digging soil pits to sample soil from various depths, observing the vegetation growing 
near the soil sample points, and characterizing the current surface and subsurface hydrologic features present 
near the sample points. Features meeting wetland vegetation, soil, and hydrology criteria were then mapped in 
the field using a Trimble GeoXT™ GPS unit capable of submeter accuracy.  

2.2  Identification of Section 404 Potential Jurisdictional Wetlands 
(Special Aquatic Sites)  

Where wetland field characteristics were present, Mr. Bibbo examined vegetation, soils, and hydrology using 
the Routine Determination Method outlined in the Corps Manual (Environmental Laboratory 1987) and the 
updated data forms, vegetation sampling methods, and hydric soil and hydrology indicators developed for the 
Regional Supplement (USACE 2010). 

Vegetation. Plants observed at each of the sample sites were identified to species, where possible, using The 
Jepson Manual, Vascular Plans of California, Second Edition (Baldwin et al. 2012). The wetland indicator status of 
each species was obtained from the Western Mountains, Valleys, and Coast 2016 Regional Wetland Plant List (Lichvar 
et al. 2016). Wetland indicator species are designated according to their frequency of occurrence in wetlands. 
For instance, a species which is usually a hydrophyte, but occasionally found in uplands is designated a  
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facultative wetland indicator species. The wetland indicator groups, indicator symbol, and the qualitative 
frequency of occurrence of species within wetlands are shown in Table 2. 

Table 2. Wetland Indicator Status Categories for Vascular Plants 

Indicator Category Symbol Ecological Description1 

Obligate  OBL Almost always a hydrophyte, rarely in uplands 

Facultative wetland FACW Usually is a hydrophyte, but occasionally found in uplands 

Facultative FAC Commonly occurs as either a hydrophyte or nonhydrophyte 

Facultative upland FACU Occasionally is a hydrophyte, but usually occurs in uplands 

Upland2 UPL Rarely is a hydrophyte, almost always in uplands 
1 Based on the National Wetland Plant List Indicator Rating Definitions (Lichvar et al 2016) 
2 Plant species that are not listed in the Arid West 2016 Regional Wetland Plant List (Lichvar et al. 2016) are considered 

UPL species 

 

Obligate and facultative wetland indicator species are hydrophytes that occur “in areas where the frequency and 
duration of inundation or soil saturation produce permanently or periodically saturated soils of sufficient 
duration to exert a controlling influence on the plant species present” (Environmental Laboratory 1987). 
Facultative indicator species may be considered wetland indicators when found growing in hydric soils that 
experience periodic saturation. Plant species that are not on the regional list of wetland indicator species are 
considered upland species. A complete list of the vascular plants observed in the study area, including their 
current indicator status, is provided in Appendix B. 

Hydric Soils. Up to 20 inches of the soil profile were examined for hydric soil indicators. The National 
Technical Committee for Hydric Soils (NTCHS) defines a hydric soil as one formed under conditions of 
saturation, flooding or ponding long enough during the growing season to develop anaerobic conditions in the 
upper 12 inches of soil (NRCS 2010). Hydric soils include soils developed under sufficiently wet conditions to 
support the growth and regeneration of hydrophytic vegetation. In general, evidence of a hydric soil includes 
characteristics such as organic soils (histosols), reducing soil conditions, gleyed soils, soils with bright mottles 
and/or low matrix chroma, soils listed as hydric by the U.S. Department of Agriculture (USDA) on the National 
Hydric Soils List (NRCS 2020), and iron and manganese concretions. Reducing soil conditions can also include 
circumstances where there is evidence of frequent ponding for long or very long duration. A long duration is 
defined as a period of inundation for a single event that ranges from seven (7) days to a month and a very long 
duration is greater than one month (Environmental Laboratory 1987). 

Munsell Soil Notations (Munsell 2009) were recorded for the soil matrix of each soil sample. The Munsell color 
system is based on three color properties: hue, value, and chroma. A brief description of each component of 
the system is described below, in the order they are used in describing soil color (i.e., hue/value/chroma): 
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1. Hue. The Munsell Soil Color Chart is divided into five principal hues: yellow (Y), green (G), purple (P), 
blue (B), and red (R), along with intermediate hues such as yellow-red (YR) and green-yellow (GY). 
Example of commonly encountered hue numbers include 2.5YR, 10YR, and 5Y. 

2. Value. Value refers to lightness, ranging from white to grey to black. Common numerical values for value 
in the Munsell Soil Color Chart range from 2 for saturated soils to 8 for faded or light colors. Hydric soils 
often show low-value colors when soils have accumulated sufficient organic material to indicate 
development under wetland conditions, but can show high-value colors when iron depletion has occurred, 
removing color value from the soil matrix. Value numbers are commonly reported as 8/, 2.5/, and 6/. 

3. Chroma. Chroma describes the purity of the color, from “true” or “pure” colors to “pastel” or “washed 
out” colors. Chromas commonly range from 1 to 8, but can be higher for gleys. Soil matrix chroma values 
that are 1 or less, or 2 or less when mottling is present, are typical of soils that have developed under 
anaerobic conditions. Chroma numbers are listed, for example, as /1, /5, and /8. 

The NRCS Web Soil Survey (NRCS 2020a) was consulted to determine which soil types have been mapped in 
the study area (Table 1, Figure 4). Detailed descriptions of these soil types are provided in Appendix A. 

Wetland Hydrology. Wetland hydrology is defined as an area that is inundated either permanently or 
periodically at mean water depths less than 6.6 feet, or where the soil is saturated at the surface at some time 
during the growing season of the prevalent vegetation. The period of inundation or soil saturation varies 
according to the hydrologic/soil moisture regime and occurs in both tidal and non-tidal situations. 

Wetland hydrology encompasses all hydrologic characteristics of areas that are periodically inundated or have 
soils saturated to the surface at some time during the growing season. Wetland hydrology indicators provide 
evidence that the site has a continuing wetland hydrologic regime. Primary indicators might include visual 
observation of surface water (A1), high water table (A2), soil saturation (B1), water-stained leaves (B9), and 
hydrogen sulfide odor (C1). Secondary indicators might include riverine drift deposits (B3), drainage patterns 
(B10), and passing score for the FAC-neutral test (D5). Each of the sample points was examined for positive 
field indicators (primary and secondary) of wetland hydrology, following the guidance provided in the Regional 
Supplement. 

2.3  Identification of Section 404 Jurisdictional Other Waters 

“Other waters”, which includes lakes, slough channels, seasonal ponds, tributary waters, non-wetland linear 
drainages, and salt ponds were also mapped within the study area. Such areas are identified by the (seasonal or 
perennial) presence of standing or running water and generally lack hydrophytic vegetation. In non-tidal or 
muted tidal waters, such as this site, USACE jurisdiction extends to the OHWM which is defined in 33 CFR 
Part 328.3 as “the line on the shore established by the fluctuations of water and indicated by physical 
characteristics, such as a clear, natural line impressed on the bank, shelving, changes in the character of the soil, 
destruction of terrestrial vegetation or the presence of litter and debris.” In tidal waters, USACE jurisdiction 
extends to the landward extent of vegetation associated with salt or brackish water or the high tide line (HTL) 
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(see 33 CFR, Part 328.4). The HTL is defined in 33 CFR, Part 328.3 as “the line of intersection of the land with 
the water’s surface at the maximum height reached by a rising tide. The HTL may be determined, in the absence 
of actual data, by a line of oil or scum along shore objects, a more or less continuous deposit of fine shell or 
debris on the foreshore or berm, other physical markings or characteristics, vegetation lines, tidal gauges, or 
other suitable means that delineate the general height reached by a rising tide. The line encompasses spring high 
tides and other tides that occur with periodic frequency, but does not include storm surges in which there is a 
departure from the normal or predicted reach of the tide due to the piling up of water against a coast by strong 
winds such as those accompanying a hurricane or other intense storm.” 

2.4  Identification of Coastal Zone Wetlands within CCC Jurisdiction 

The project area were also surveyed for areas that meet the physical criteria of a wetland according to the 
California Coastal Commission (CCC). Under the California Coastal Act, the CCC regulates development in 
the coastal zone, including land and water use. Wetlands found in the coastal zone are regulated under the 
California Coastal Act of 1976 (CCA) and the federal Coastal Zone Management Act (CZMA), and are within 
jurisdiction of the CCC (CCC 2008). Any activities within the coastal zone that affect aquatic resources, 
including wetlands, require a coastal development permit from either the CCC or a certified Local Coastal 
Program (LCP) (Division 20 of the Public Resources Code). The CCC is responsible for protecting coastal 
resources and assessing potential impacts on wetlands and other waters subject to regulation under the 
California Coastal Act (Pub. Res. Code §30330-30344). 

Under the CCA, wetlands are defined as “Lands within the coastal zone which may be covered periodically or 
permanently with shallow water and include saltwater marshes, freshwater marshes, open or closed brackish 
water marshes, swamps, mudflats, or fens.” (Pub. Res. Code §30121). The CCC uses definitions similar to the 
federal government in defining wetland habitat. The U.S. Fish and Wildlife Service (USFWS) uses a general 
definition from its wetlands classification system first published in 1979:  

Wetlands are lands transitional between terrestrial and aquatic systems where the water table is usually at or near the surface 
or the land is covered by shallow water (Cowardin, et al. 1979). For purposes of this classification, wetlands must have 1 or 
more of the following 3 attributes: “(1) at least periodically, the land supports hydrophytes, (2) the substrate is predominantly 
undrained hydric soil; and (3) the substrate is non-soil and is saturated with water or covered by shallow water at some time 
during the growing season of each year” (Cowardin, 1979). The USFWS definition includes, swamps; freshwater, brackish 
water, and saltwater marshes; bogs; vernal pools, periodically inundated saltflats; intertidal mudflats; wet meadows; wet 
pastures; springs and seeps; portions of lakes, ponds, rivers and streams; and all other areas which are periodically or 
permanently covered by shallow water, or dominated by hydrophytic vegetation, or in which the soils are predominantly hydric 
in nature. 
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For purposes of implementing Section 404 of the federal Clean Water Act, the United States Environmental 
Protection Agency (EPA) and the USACE define wetlands as:  

Those areas that are inundated or saturated by surface or ground water at a frequency and duration sufficient to support, and 
that under normal circumstances do support, a prevalence of vegetation typically adapted for life in saturated soil conditions. 
Wetlands generally include swamps, marshes, bogs and similar areas (40 CFR 232.2). 

 

Both the CCC and the federal government (in the USFWS and the USACE) provide further specificity in their 
wetlands definitions to guide the process of wetlands delineation. The CCC’s regulations (California Code of 
Regulations Title 14 (14 CCR)) establish a “one parameter definition” that only requires evidence of a single 
parameter to establish wetland conditions and accepts wetland determinations based on the presence of one 
parameter—wetland vegetation, wetland soils, or, under certain conditions, wetland hydrology (using the 
criteria described above, under the USACE methods, for each parameter), similar to the USFWS wetlands 
classification system: 

Wetland shall be defined as land where the water table is at, near, or above the land surface long enough to promote the 
formation of hydric soils or to support the growth of hydrophytes, and shall also include those types of wetlands where 
vegetation is lacking and soil is poorly developed or absent as a result of frequent or drastic fluctuations of surface water 
levels, wave action, water flow, turbidity or high concentrations of salt or other substance in the substrate. Such wetlands 
can be recognized by the presence of surface water or saturated substrate at some time during each year and their location 
within, or adjacent to, vegetated wetlands or deep-water habitats. 

In contrast, the USACE generally uses a three parameter definition for delineating wetlands. In the California 
coastal zone, the CCC, with the assistance of the California Department of Fish and Wildlife (CDFW), is 
responsible for determining the presence of wetlands subject to regulation under the CCA. The local 
government also has a direct role in the identification and delineation process in areas with a certified LCP. For 
wetland development projects requiring USACE review, the applicant may, in some cases, need to obtain two 
delineation approvals, one for the coastal development permit, and another for the USACE Section 404 permit 
(CCC 2008). 

The CCC delineation of wetlands in the field typically requires substantial evidence of indicators that can be 
easily observed or assayed. Wetlands typically occur on physical gradients (i.e., wet to dry conditions, hydric to 
non-hydric soils, and hydrophytic to meso/xerophytic vegetation). Delineations document boundaries between 
a predominance of hydrophytic vegetation and upland vegetation and boundaries between hydric and non-
hydric soils. Because wetland delineation is not an exact science, the CCC recognizes the importance of 
professional judgement: 

Some wetlands may not be readily identifiable by simple means. In such cases, the CCC will also rely on the presence of 
hydrophytes and/or the presence of hydric soils. Thus, the presence or absence of hydrophytes and hydric soils make 
excellent physical parameters upon which to judge the existence of wetland habitat areas for the purposes of the Coastal 
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Act, but they are not the sole criteria. In some cases, proper identification of wetlands will require the skills of a qualified 
professional. 

 

Resource and regulatory agencies have found it difficult to strictly define some wetlands because of the often 
transient hydrology, the absence of hydric soils, and the heterogeneous vegetation composition. Yet these areas 
exhibit many of the functions and values found in other wetlands. In the past, CCC staff has recognized some 
of these areas, including riparian areas, as “environmentally sensitive areas” within the meaning of Coastal Act 
§30107.5, and then regulated development through §30240. The semi-arid climate of California also presents 
problems for the identification and delineation of wetlands. Some wetlands in this part of California can remain 
dry for one or more seasons because of the Mediterranean climate typical of the state.  

The CCC’s regulations acknowledge these distinctions by specifying some general decision rules for establishing 
the upland boundary of wetlands:  

…the upland limit of a wetland shall be defined as:  

a. the boundary between land with predominantly hydrophytic cover and land with predominantly mesophytic or xerophytic 
cover;  

b. the boundary between soil that is predominantly hydric and soil that is predominantly nonhydric; or  

c. in the case of wetlands without vegetation or soils, the boundary between land that is flooded or saturated at some time 
during years of normal precipitation, and land that is not (14 CCR Section 13577). 

 
Therefore, additional scientific methods and guidance are required to facilitate the wetland delineation process 
in the field. A common source of guidance for wetland delineators is the 1987 USACE Wetland Delineation 
Manual and the Regional Supplement. Another important guidance document is the USFWS’s List of Plant Species 
that Occur in Wetlands. Similarly, guidance on the identification of hydric soils is provided by the Natural Resource 
Conservation Service in its Field Indicators of Hydric Soils in the United States (2010). 

In a CCC delineation, the extent of both hydric soils and wetland vegetation should be determined and the 
wetland boundary drawn to coincide with that parameter that results in the larger wetland area. Where the 
presence of wetlands is difficult to determine because some field indicators appear ambiguous or unreliable, 
the CCC has occasionally, in past actions, considered strong evidence of upland conditions in making its 
wetland determination. However, the CCC has not considered the simple absence of standard field indicators 
of either hydric soils or wetland hydrology to be strong evidence of upland conditions and, hence, evidence 
that wetland conditions do not exist. Showing strong evidence of upland conditions requires collecting field 
data during the rainy season to determine whether the site evaluated becomes inundated or not or whether the 
major portion of the root zone of the predominant vegetation becomes saturated for greater than seven 
continuous days or not. This information can then be used to determine if the previously assessed vegetation 
or soil field indicator found to be ambiguous or unreliable is indicative of wetland or upland conditions. 
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Prior to conducting fieldwork, H. T. Harvey & Associates reviewed a variety of pertinent technical documents. 
During the CCC delineation, the presence and frequency of hydrophytic vegetation, hydrology indicators, and 
hydric soil indicators (or lack thereof) were used as the primary indicators for identifying potential wetland 
areas. 

2.5  Identification of Waters of the State 

The Porter Cologne Water Quality Control Act (Porter-Cologne) broadly defines waters of the state as “any 
surface water or groundwater, including saline waters, within the boundaries of the state.” Because Porter-
Cologne applies to any water, whereas the CWA applies only to certain waters, California’s jurisdictional reach 
overlaps and may exceed the boundaries of waters of the U.S. For example, Water Quality Order No. 2004-
0004-DWQ states that “shallow” waters of the state include headwaters, wetlands, and riparian areas. Where 
forested riparian habitat is not present, jurisdiction is taken to the top of bank or levee. Where forested habitat 
occurs, the outer canopy of any riparian trees rooted within top of bank may be considered jurisdictional as 
these trees can provide allochthonous input to the channel below. 

On April 2, 2019, the California State Water Resources Control Board (SWRCB) adopted the State Wetland 
Definition and Procedures for Discharges of Dredged or Fill Material to Waters of the State. In these new 
guidelines, riparian habitats are not specifically described as waters of the state but instead as important buffer 
habitats to streams that do conform to the State Wetland Definition. The Procedures describe riparian habitat 
buffers as important resources that may both be included in required mitigation packages for permits for 
impacts to waters of the state, as well as areas requiring permit authorization from the RWQCBs to impact. 

The 2019 Procedures also clarify that wetland-upland boundaries for wetlands comprising waters of the state 
should be set using the USACE delineation framework (Environmental Laboratory 1987, USACE 2010), with 
one important distinction. Some areas in California function as wetlands despite lacking abundant wetland 
vegetation. For example, non-vegetated playas, tidal flats, and some types of seasonal wetlands provide a variety 
of wetland functions, including water filtration, groundwater recharge, and the support of wetland wildlife. 
While USACE procedures require 5% vegetative cover to be considered a wetland rather than “other waters”, 
the RWQCB has determined that no such minimum vegetative cover is necessary for an area to be considered 
a wetland under the State Wetland Definition. Waters of the state were identified within the study area. 

2.6  Identification of CDFW Jurisdiction 

Ephemeral and intermittent streams, rivers, creeks, dry washes, sloughs, blue line streams on USGS maps, and 
watercourses with subsurface flows fall under California Department of Fish and Wildlife (CDFW) jurisdiction. 
Canals, aqueducts, irrigation ditches, and other means of water conveyance may also be considered streams if 
they support aquatic life, riparian vegetation, or stream-dependent terrestrial wildlife. A stream is defined in 
Title 14, California Code of Regulations §1.72, as “a body of water that flows at least periodically or 
intermittently through a bed or channel having banks and that supports fish and other aquatic life. Jurisdiction 
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does not include tidal areas such as tidal sloughs unless there is freshwater input. This includes watercourses 
having surface or subsurface flow that supports or has supported riparian vegetation.” Using this definition, 
CDFW extends its jurisdiction to encompass riparian habitats that function as a part of a watercourse. California 
Fish and Game Code §2786 defines riparian habitat as “lands which contain habitat which grows close to and 
which depends upon soil moisture from a nearby freshwater source.” The lateral extent of a stream and 
associated riparian habitat that would fall under the jurisdiction of CDFW can be measured in several ways, 
depending on the particular situation and the type of fish or wildlife at risk. At minimum, CDFW would claim 
jurisdiction over a stream’s bed and bank. Where riparian habitat is present, the outer edge of riparian vegetation 
is generally used as the line of demarcation between riparian and upland habitats. CDFW jurisdictional habitats 
were mapped within the study area. 
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Section 3. Survey Results and Discussion 

The following vegetation communities and land cover types were mapped in the study area: (1) aquatic riverine 
(Pilarcitos Creek), (2) perennial freshwater wetland, (3) Willow/alder stands (one parameter CCC wetland), (4) 
California annual grassland, (5) mixed riparian woodland, and (6) developed (Figure 6). Ten sample points (SPs) 
were examined to identify jurisdictional features (Figure 7; Appendix C). In the study area, approximately 3.77 
ac of potentially jurisdictional waters regulated by USACE, RWQCB, CDFW, and the CCC were identified 
(Table 3). The results of the June 2020 delineation are described below. 

Table 3.  Summary of Jurisdictional Waters and Habitats within the Study Area 

Potentially Jurisdictional Habitats 
Study Area 

(Acres)1 

Section 404 Waters of the U.S. Total 0.67 

Perennial Freshwater Marsh 0.38 

Aquatic Riverine 0.29 

Section 401 Waters of the State (Up to Top of Bank) Total 0.91 

Perennial Freshwater Marsh 0.38 

Aquatic Riverine 0.29 

Riparian Woodland (within top of bank) 0.24 

CDFW and CCC Jurisdiction Total 3.52 

Perennial Freshwater Marsh 0.38 

Aquatic Riverine 0.29 

Riparian Woodland 2.85 

Note: Values are approximate due to rounding. 

 

Study Area. Approximately 0.91 ac of Section 404 and Section 401 waters, including wetlands are found in the 
study area (Figure 7; Appendix D, Photos 2, 6).  

Waters of the state (Section 401 waters only) extend to the top of bank of Pilarcitos Creek in the study area and 
includes approximately 0.24 ac of riparian habitat (Figure 8; Appendix D, Photos 1 and 3 in Appendix D).. 

Pilaricitos Creek is a perennial drainage following from headwaters on Montara Mountain east of the study area 
to the Pacific Ocean west of the study area. As such, this feature  would be regulated by CDFW under California 
Fish and Game Code Section 1603. Approximately 0.38 acres of freshwater wetland, 0.26 ac of streambed and 
approximately 2.85 ac of associated riparian woodland that would be regulated by CDFW occur within the 
study area (Figure 9). Areas falling within CCC jurisdiction include those same 3.52 total acres (Figure 9).   
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Information assembled during this investigation and pertinent to the identification of jurisdictional wetlands 
and other waters is presented in the six appendices of this report. In addition, Appendix E provided at the end 
of this document is an electronic attachment in Microsoft Excel format, per USACE (2016b) guidelines. 

• Appendix A—Custom Soil Report for Project Study Area  

• Appendix B—Plants Observed in the Study Area 

• Appendix C—Western Mountains, Valley, and Coast Wetland Determination Data Forms 

• Appendix D—Photographic Documentation of the Study Area 

• Appendix E—Aquatic Resources Table 

• Appendix F—Signed Statement from the Property Owner Allowing Access 

3.1  Observations, Rationale, and Assumptions 

Study area conditions observed during the delineation survey are reported here, along with pertinent 
background information and precipitation data. 

3.1.1  Background Information 

This preliminary delineation assumes that normal circumstances prevailed at the time of the June 2020 survey, 
and results are based upon the conditions present. The survey was performed using the “Routine Method of 
Determination” using three parameters, as outlined in the Regional Supplement, although areas meeting at least 
one parameter were delineated as CCC-jurisdictional wetlands. All features that were noted as potential 
USACE-jurisdictional wetlands or other waters are also considered potential CCC-jurisdictional wetlands 
because they possess at least one parameter for a CCC-jurisdictional wetland. 

Land use surrounding the study area consists of agriculture to the east and south, open space to the north and 
south, suburban residential to the west, and commercial to the east. 
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3.1.2  Precipitation Data 

The survey took place in the 2020 dry season. Relative to the 30-year climate normal, precipitation in the study 
area was below average for the twelve month period leading up to the delineation. Total precipitation recorded 
for the twelve months prior to the delineation was 15.99 in., which is approximately 55% of the 30-year average 
(1981–2010) (PRISM 2020). These conditions were taken into account when assessing the biotic habitats 
present on the site. Despite the below average precipitation, water was still flowing in Pilarcitos Creek, and the 
abandoned stock pond was still inundated and surface water was present. The boundaries of wetlands remained 
clear owing to the presence of hydrophytic vegetation and hydrology indicators. 

3.1.3  Site Conditions and Observations 

Several areas containing at least one parameter indicative of wetlands, but lacking one or more parameters (i.e., 
CCC wetlands not claimed by the USACE), were detected within the study area. 

The southern boundary of the study area is demarcated by Pilarcitos Creek, a 13.5-mile perennial stream that 
flows from the western slopes of the Santa Cruz Mountains through Pilarcitos Canyon and discharges into the 
Pacific Ocean. The creek drains approximately 30 square mi and has numerous tributaries. The study area is 
approximately 1.7 mi upstream from the mouth of the Creek at the Pacific Ocean. Pilarcitos Creek has a well-
developed riparian corridor for much of its length upstream and downstream of the study area. Pilarcitos Creek 
and its riparian corridor fall within the jurisdiction of the USACE, RWQCB, CDFW, and the CCC (Figures 7–
10). 

The study area is located in the Arroyo Leon hydrologic unit (180500060201) within the San Francisco Coastal 
South Sub Region of the California Region.  

The majority of site was previously in agricultural nursery production. A man-made impoundment and several 
buildings occur in the northwest corner and northeast corners of the site, respectively. Additionally, there is 
still infrastructure present from former nursery operations, including several unused dilapidated buildings, areas 
with black ground plastic (adjacent to the riparian woodland along Pilarcitos Creek), several vaulted culverts, 
concrete channels, and irrigation pumps and pipes. Areas of the site that are currently in ruderal grassland 
appear to be regularly mowed to keep vegetation low for fire prevention. At the time of the June 2020 survey, 
the site was beginning to be mowed for the first time that season. Also, sections of the grassland were covered 
in wood chips. As such, the ground cloths and mulch inhibit vegetation growth. 

The manmade impoundment in the northwest corner of the study area is approximately 200 ft by 110 ft. The 
impoundment is a raised earthen embankment design and sits at an elevation of 114 ft (WGS84). Water was 
previously pumped into this impoundment from Pilarcitos Creek to be used by the nursery for its operations 
(H. T. Harvey & Associates and RMC 2010). The pump appears to be currently inactive. However, the 
impoundment continues to hold water and extensive emergent vegetation and is classified as perennial 
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freshwater marsh habitat, indicating that the pond as it was excavated may have some connection to 
groundwater. At the time of the June 2020 survey, there was no evidence of flow from the pond.  

Within the ruderal grassland, there are willow-alder stands characterized by individual or small stands of arroyo 
willows (Salix lasiolepis, FACW) and red alder red alder (Alnus rubra, FACW, Appendix D, Photo 3). These 
species generally do not require the soil to be inundated to persist, but they generally do require access to a 
permanent water source, such as a creek or high groundwater, which they can access with deep roots. This also 
indicates that in at least some areas of the parcel in some years, the upper soil profile was moist enough to allow 
recruitment of these typically riparian tree species. Based on an analysis of historical aerials in Google Earth, 
the clumps of trees appear to be less than 10 years old, and sprouted and grew following the abandonment of 
nursery activities on the site (Google, Inc. 2020), possibly with assistance from artificial hydrology from 
irrigation in the last years of the nursery. These two tree species are functional phreatophytes, meaning that 
they are woody perennials with a deep taproot that are able to access deeper groundwater. They may have 
germinated and established in a wet year or assisted by irrigation overspray, and have been able to persist due 
to their deep taproot. Again, these trees occur on upland terraces that were previously cultivated for agriculture 
and are spatially separated from the riparian corridor along Pilarcitos Creek. We do not believe that this entire 
area truly stays saturated for a substantial portion of the growing season each year, as the site lacks hydric soil 
and hydrology indicators. Despite the fact that both arroyo willow and red willow have a wetland indicator 
status (FACW), we feel that in this situation these trees are indicators of a high groundwater table, as opposed 
to wetland conditions, or presence of a riparian corridor. Therefore we do not consider these patches of trees 
to be CCC jurisdictional wetlands. 

There were areas within the California annual grassland, primarily along the western edge of the study area that 
supported dense monotypic stands of poison hemlock (Conium maculatum, FAC) (SP7 and SP10, Appendix C; 
Photo 4 , Appendix D), indicative of disturbance and infestation. Both these areas were portions of the study 
area that had previously been in nursery production. The soils at the sample points were similar to nearby 
upland soils, with low chroma and low value soil colors throughout the soil profile (10 YR 3/2 or 3/3). Soils 
were dry and no hydric soil indicators were observed at either sample point. Additionally, no indicators of 
hydrology were observed in association with these stands of poison hemlock.  

Poison hemlock is adapted to grow as a hydrophyte or non-hydrophyte depending on environmental conditions 
and is classified as an invasive plant by the California Invasive Plant Council (Cal-IPC 2020). It is tolerant of a 
wide range of moisture conditions including habitats with hydric, mesic (damp or moist soils that are not 
hydric), or even mildly xeric (dry) soils. Poison hemlock is a serious weed that is capable of rapid establishment, 
particularly on disturbed sites or where little vegetation exists at the start of the growing season. Once it is 
firmly established under such conditions, it can prevent the growth of most other vegetation. The soils within 
the project area are disturbed, based on the historical use of the area for agriculture and the presence of non-
native vegetation, and as previously stated do not exhibit evidence of being hydric. The occurrence of poison 
hemlock is most likely in response to the highly disturbed soils found within the project area; therefore, it is 
not a strong wetland indicator in this situation because it is growing as a non-hydrophyte. It is our professional 
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opinion that these areas are not functioning as wetlands and should not be mapped as one-parameter CCC 
wetlands due to the lack of hydric soils, hydrology, and poison hemlock not growing as a hydrophyte.  

3.1.4  Rationale for Sample Point Choice 

Ten sample points were selected to document conditions in representative jurisdictional and non-jurisdictional 
areas (Figure 7, Appendix C). Rationale and findings for wetland data form sample point locations are 
summarized in Table 4. 

Table 4. Summary of Sample Point Locations and Results 

Name Sampling Rationale Hydrophytic 
Vegetation? 

Hydric 
Soil? 

Wetland 
Hydrology? 

Overall Wetland Assessment 

SP1 Placed to examine 
abandoned agricultural 
ditch.  

Yes No No Upland position; this area does 
not meet the three parameter 
wetland criteria. The wetland 
vegetation observed is FAC-
dominated and weedy. 

SP2 Placed to examine the 
hillslope adjacent the 
ditch – upland position. 

No No No Upland position; this area does 
not meet the three parameter 
wetland criteria. 

SP3 Emergent freshwater 
marsh in an abandoned 
(but still inundated) 
agricultural pond – FM1. 

Yes Yes Yes This area is a three parameter 
wetland.  

SP4 Upland paired point to 
SP4. 

Yes No No Upland; this area does not meet 
the three parameter. 
Hydrophytic vegetation is 
riparian vegetation dominated 
by Arroyo willow.  

SP5 Placed to examine the 
willow/alder stands that 
occur throughout the 
site. 

Yes No No These small stands do not meet 
the three parameter USACE 
wetland criteria, hydric soils and 
wetland hydrology not present, 
presence of these trees does not 
necessarily indicate wetland 
conditions. 

SP6 Upland paired point to 
SP5. 

No No No This area does not meet the 
three parameter wetland 
criteria. 

SP7 Placed to examine 
poison hemlock 
infestation on terrace in 
southern portion of 
property. 

Yes No No Upland; this area does not meet 
the three parameter wetland 
criteria. The wetland vegetation 
observed is FAC-dominated and 
weedy. 

SP8 Placed to investigate the 
riparian corridor of 
Pilarcitos Creek  

Yes No No This area does not meet the 
three parameter wetland 
criteria. 
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Name Sampling Rationale Hydrophytic 
Vegetation? 

Hydric 
Soil? 

Wetland 
Hydrology? 

Overall Wetland Assessment 

SP9 Placed to investigate the 
riparian corridor of 
Pilarcitos Creek in 
southwest corner of 
property. 

Yes No No Upland; this area does not meet 
the three parameter wetland 
criteria. 

SP10 Placed to investigate 
area of poison hemlock 
infestation on terrace in 
southern portion of 
property. 

Yes No No Upland; this area does not meet 
the three parameter wetland 
criteria. The wetland vegetation 
observed is FAC-dominated and 
weedy. 

SP11 Placed in upland 
grassland in the 
northeastern corner of 
the property. 

No No No Upland position; this area does 
not meet the three parameter 
wetland criteria. 

 

OHWM-1 was placed perpendicular to Pilarcitos Creek (R-1) in the northeast corner of the wetland delineation 
study area (Appendix C; Appendix D, Photo 1). Pilarcitos Creek is a perennial creek with a well-defined OHWM 
that was identified by the observations of shelving, the clear presence of a bed and bank, and drift deposits. 

3.1.5  Photo Points 

Photo point labels, coordinates, and rationale for the photo are include in Table 4. Photos are included in 
Appendix D. 

Table 5. Coordinates and Rationale for Photo Points 

Label Latitude Longitude Rationale 

Photo 1 37.469261 -122.421798 Riparian habitat along Pilarcitos Creek  

Photo 2 37.468813 -122.425454 Emergent freshwater marsh habitat around the 
abandoned agricultural pond 

Photo 3 37.468319 -122.423926 Willow/Alder patches in the ruderal grassland 
matrix – SP5 

Photo 4 37.468084 -122.423153 Portion of project area dominated by poison 
hemlock – SP7  

Photo 5 37.469411 -122.423262 Upland grassland habitat typical of the site 

Photo 6 37.467987 -122.422659 Pilarcitos Creek 

3.2  Identification of Section 404 Waters 

Approximately 0.29 ac of Section 404 waters were observed within the study area including the aquatic riverine 
habitat within the OHWM of Pilarcitos Creek (R1, Figure 7; Photo 6 in Appendix D) forming the eastern edge 
of study area. The extent of Section 404 waters was demarcated by the boundary formed by the OHWM. 
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Pilarcitos Creek is a 13.5-mile perennial stream that flows from the western slopes of the Santa Cruz Mountains 
through Pilarcitos Canyon and discharges into the Pacific Ocean approximately 1.7 mi downstream of the study 
area. Pilarcitos Creek is within the Arroyo Leon hydrologic unit (180500060201) within the San Francisco 
Coastal South Sub Region of the California Region. There is no tidal influence within Pilarcitos Creek in the 
study area. 

3.3  Identification of Section 404 Potentially Jurisdictional Wetlands 
(Special Aquatic Sites) 

In general, areas that were considered to be wetlands included solid stands of hydrophytes and/or areas 
observed to be ponded and/or saturated for long duration. Approximately 0.38 ac of potential USACE 
jurisdictional wetlands were identified in the study area (Figure 7). Three parameters identifying Section 404 
wetlands were observed at one sample point (Figure 7; SP3, Appendix C). The feature that was determined to 
be a potentially USACE jurisdictional wetland is summarized below. 

3.3.1  Perennial Freshwater Marsh (FM1) 

Approximately 0.38 ac of emergent perennial freshwater marsh was mapped within study area, occupying an 
abandoned agricultural pond (FM1, Figure 7; SP3, Appendix C; (Photo 2 in Appendix D)). 

Vegetation. Dominant vegetation associated with the wetlands included hydrophytes such as common cattail 
(Typha latifolia, OBL), whorled marsh-pennywort (Hydrocotlye verticillata, OBL), duckweeds (Lemna spp., OBL), 
and mosquito fern (Azolla filiculoides, OBL). 

Soils. The soils were assumed to be hydric since the sample point was under several inches of water and soils 
are inundated year round. In addition, a hydrogen sulfide smell was observed in a shallow pit dug on the edge 
of the marsh. 

Hydrology. The hydrology indicator observed at this location was the presence of surface water. Based on the 
timing of the survey, it would appear that this agricultural pond supports year-round surface water. Inundation 
was observed in aerial photos from recent years in fall months (Google Inc. 2020).  

3.4  Identification of Section 401 Waters of the State 

The extent of Section 401 waters of the state (RWQCB jurisdiction) in the study area includes a total of 0.91 
ac, including areas within Section 404 jurisdiction as described above and riparian habitat up to the top of the 
banks. In the field, the top of bank was determined by mapping the first significant topographic break in slope. 
Waters of the state include all waters of the U.S., and cover approximately 0.38 ac of open water, 0.29 ac of 
perennial marsh, and 0.24 ac of riparian habitat (Figure 8). Characteristics of waters of the state, including 
wetlands, are described above in Sections 3.2 and 3.3. 
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3.5  Identification of CDFW Jurisdiction 

The study area contains a perennial stream (Pilarcitos Creek) with a defined bed and bed topography along with 
associated riparian habitat, as defined by CDFW (Figure 9; Photo 1 and 6 in Appendix D). Riparian habitat was 
mapped by the dripline of trees and the extent of riparian vegetation. Pond features were mapped by the top 
of bank (which can extend beyond the OHWM used to measure the extent of waters of the U.S.). 

Mixed Riparian Woodland. Approximately 2.85 ac of riparian woodland habitat extends from the water’s 
edge and up the bank of Pilarcitos Creek. This riparian corridor is wide, well-developed, and extends upstream 
and downstream of the wetland delineation study area along Pilarcitos Creek. In addition, because the centerline 
of the creek is roughly equivalent to the eastern edge of the parcel, the riparian corridor on the eastern bank of 
the creek extends outside of the study area. Dominant trees and shrubs observed include arroyo willow (Salix 
lasiolepis, FACW), red willow (Salix laevigata, FACW), and red alder (Alnus rubra, FACW). The understory is 
mostly composed of dense and overlapping layers of Himalayan blackberry (Rubus armeniacus, FAC), cape ivy 
(Delairea odorata, UPL), and English ivy (Hedera helix, FACU). Given the density of the shrub/vine understory, 
herbaceous vegetation is limited.  

3.6  Areas Not Meeting the Regulatory Definition of Section 404 
Wetlands and Waters/Coastal Zone Wetlands within CCC 
Jurisdiction 

In general, areas that were not considered to be wetlands, were not dominated by hydrophytic vegetation, and 
did not exhibit hydrology indicators were considered uplands. Approximately 17.64 ac of the study area do 
not meet the regulatory definitions of jurisdictional waters or jurisdictional habitats (Figure 6). This includes 
the ruderal grassland and developed landscape with ornamental vegetation (Photos 4 and 5, Appendix D). 

Ruderal Grassland. Ruderal (i.e., disturbed) California annual grassland habitat is the most extensive 
vegetation community in the project area at 8.16 ac. Non-native grasses within this plant community are 
strongly dominant, generally outcompeting other forb and native grass species that may otherwise be present. 
At the time of the reconnaissance survey, this habitat was dominated by non-native grasses and forbs, including 
wild oat (Avena sp., UPL), Italian rye grass (Festuca perenne, FAC), soft brome (Bromus hordeaceus, FACU), black 
mustard (Brassica nigra, UPL), wild radish (Raphanus sativus, UPL), and prickly lettuce (Lactuca serriola, FACU).  

In addition to these species, many other forbs and grass species are commonly found but to a much lower 
extent. These species include bristly ox-tongue (Helminthotheca echioides, FAC), poison hemlock (FAC), and curly 
dock (Rumex crispus, FAC). All of these, as well as Italian rye grass, are technically scored as facultative 
hydrophytes (Lichvar et al. 2016), or plants that sometimes occur in wetlands and sometimes occur in uplands, 
and can potentially indicate moist condition. However, all these species often dominate disturbed upland areas, 
especially along the coast where frequent fog occurs, without indicating wetlands, and often form monotypic 
stands, indicating infestation.  
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A number of small patches of either arroyo willow (FACW) or red alder (FACW) occur throughout the ruderal 
grassland, as mentioned above (Photo 3 in Appendix D). These clumps consist of either one or a few two trees 
and are situated on terraces within the central portion of the study area in areas that were previously in 
agricultural production. These trees are not associated with the riparian corridor along Pilarcitos Creek, though 
they likely are able to persist due to locally higher groundwater (within several feet of the surface) near Pilarcitos 
Creek. We do not believe that this entire area, or any area in the ruderal grassland supporting isolated willows 
or alders, truly stays saturated within 2 ft of the surface for a substantial portion of the growing season each 
year, as the site lacks hydric soil and hydrology indicators, or localized topography that would lead to seasonal 
ponding. Although both arroyo willow and red willow have a wetland indicator status (FACW), we feel that in 
this situation these trees are functioning as phreatophytes (i.e. woody perennials with a deep taproot that are 
able to access deep groundwater) as opposed to indicators of wetland conditions, or presence of a riparian 
corridor. Therefore we do not consider these patches of trees to be CCC jurisdictional wetlands. 

Developed/Ornamental. Developed/landscaped land use (1.38 ac) includes areas where remnant structures 
and/or pavement and landscaping from the previous land use of agriculture production remain, and native or 
ruderal vegetation is largely lacking. The areas of former landscaping largely include the dense hedgerows of 
Monterey cypress (Hesperocyparis macrocarpa, UPL) and Monterey pine (Pinus radiata, UPL) trees along the north 
and western edge of the study area. The areas of development also include areas at the eastern end of the 
property consisting of several buildings, steel storage containers, and dirt parking areas. The buildings are in 
active use by the City of Half Moon Bay. Additionally, there are several unused dilapidated structures, including 
unused concrete channels and culverts present within the grassland and adjacent to the riparian habitat. 
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Preface
Soil surveys contain information that affects land use planning in survey areas. 
They highlight soil limitations that affect various land uses and provide information 
about the properties of the soils in the survey areas. Soil surveys are designed for 
many different users, including farmers, ranchers, foresters, agronomists, urban 
planners, community officials, engineers, developers, builders, and home buyers. 
Also, conservationists, teachers, students, and specialists in recreation, waste 
disposal, and pollution control can use the surveys to help them understand, 
protect, or enhance the environment.

Various land use regulations of Federal, State, and local governments may impose 
special restrictions on land use or land treatment. Soil surveys identify soil 
properties that are used in making various land use or land treatment decisions. 
The information is intended to help the land users identify and reduce the effects of 
soil limitations on various land uses. The landowner or user is responsible for 
identifying and complying with existing laws and regulations.

Although soil survey information can be used for general farm, local, and wider area 
planning, onsite investigation is needed to supplement this information in some 
cases. Examples include soil quality assessments (http://www.nrcs.usda.gov/wps/
portal/nrcs/main/soils/health/) and certain conservation and engineering 
applications. For more detailed information, contact your local USDA Service Center 
(https://offices.sc.egov.usda.gov/locator/app?agency=nrcs) or your NRCS State Soil 
Scientist (http://www.nrcs.usda.gov/wps/portal/nrcs/detail/soils/contactus/?
cid=nrcs142p2_053951).

Great differences in soil properties can occur within short distances. Some soils are 
seasonally wet or subject to flooding. Some are too unstable to be used as a 
foundation for buildings or roads. Clayey or wet soils are poorly suited to use as 
septic tank absorption fields. A high water table makes a soil poorly suited to 
basements or underground installations.

The National Cooperative Soil Survey is a joint effort of the United States 
Department of Agriculture and other Federal agencies, State agencies including the 
Agricultural Experiment Stations, and local agencies. The Natural Resources 
Conservation Service (NRCS) has leadership for the Federal part of the National 
Cooperative Soil Survey.

Information about soils is updated periodically. Updated information is available 
through the NRCS Web Soil Survey, the site for official soil survey information.

The U.S. Department of Agriculture (USDA) prohibits discrimination in all its 
programs and activities on the basis of race, color, national origin, age, disability, 
and where applicable, sex, marital status, familial status, parental status, religion, 
sexual orientation, genetic information, political beliefs, reprisal, or because all or a 
part of an individual's income is derived from any public assistance program. (Not 
all prohibited bases apply to all programs.) Persons with disabilities who require 
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alternative means for communication of program information (Braille, large print, 
audiotape, etc.) should contact USDA's TARGET Center at (202) 720-2600 (voice 
and TDD). To file a complaint of discrimination, write to USDA, Director, Office of 
Civil Rights, 1400 Independence Avenue, S.W., Washington, D.C. 20250-9410 or 
call (800) 795-3272 (voice) or (202) 720-6382 (TDD). USDA is an equal opportunity 
provider and employer.
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How Soil Surveys Are Made
Soil surveys are made to provide information about the soils and miscellaneous 
areas in a specific area. They include a description of the soils and miscellaneous 
areas and their location on the landscape and tables that show soil properties and 
limitations affecting various uses. Soil scientists observed the steepness, length, 
and shape of the slopes; the general pattern of drainage; the kinds of crops and 
native plants; and the kinds of bedrock. They observed and described many soil 
profiles. A soil profile is the sequence of natural layers, or horizons, in a soil. The 
profile extends from the surface down into the unconsolidated material in which the 
soil formed or from the surface down to bedrock. The unconsolidated material is 
devoid of roots and other living organisms and has not been changed by other 
biological activity.

Currently, soils are mapped according to the boundaries of major land resource 
areas (MLRAs). MLRAs are geographically associated land resource units that 
share common characteristics related to physiography, geology, climate, water 
resources, soils, biological resources, and land uses (USDA, 2006). Soil survey 
areas typically consist of parts of one or more MLRA.

The soils and miscellaneous areas in a survey area occur in an orderly pattern that 
is related to the geology, landforms, relief, climate, and natural vegetation of the 
area. Each kind of soil and miscellaneous area is associated with a particular kind 
of landform or with a segment of the landform. By observing the soils and 
miscellaneous areas in the survey area and relating their position to specific 
segments of the landform, a soil scientist develops a concept, or model, of how they 
were formed. Thus, during mapping, this model enables the soil scientist to predict 
with a considerable degree of accuracy the kind of soil or miscellaneous area at a 
specific location on the landscape.

Commonly, individual soils on the landscape merge into one another as their 
characteristics gradually change. To construct an accurate soil map, however, soil 
scientists must determine the boundaries between the soils. They can observe only 
a limited number of soil profiles. Nevertheless, these observations, supplemented 
by an understanding of the soil-vegetation-landscape relationship, are sufficient to 
verify predictions of the kinds of soil in an area and to determine the boundaries.

Soil scientists recorded the characteristics of the soil profiles that they studied. They 
noted soil color, texture, size and shape of soil aggregates, kind and amount of rock 
fragments, distribution of plant roots, reaction, and other features that enable them 
to identify soils. After describing the soils in the survey area and determining their 
properties, the soil scientists assigned the soils to taxonomic classes (units). 
Taxonomic classes are concepts. Each taxonomic class has a set of soil 
characteristics with precisely defined limits. The classes are used as a basis for 
comparison to classify soils systematically. Soil taxonomy, the system of taxonomic 
classification used in the United States, is based mainly on the kind and character 
of soil properties and the arrangement of horizons within the profile. After the soil 
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scientists classified and named the soils in the survey area, they compared the 
individual soils with similar soils in the same taxonomic class in other areas so that 
they could confirm data and assemble additional data based on experience and 
research.

The objective of soil mapping is not to delineate pure map unit components; the 
objective is to separate the landscape into landforms or landform segments that 
have similar use and management requirements. Each map unit is defined by a 
unique combination of soil components and/or miscellaneous areas in predictable 
proportions. Some components may be highly contrasting to the other components 
of the map unit. The presence of minor components in a map unit in no way 
diminishes the usefulness or accuracy of the data. The delineation of such 
landforms and landform segments on the map provides sufficient information for the 
development of resource plans. If intensive use of small areas is planned, onsite 
investigation is needed to define and locate the soils and miscellaneous areas.

Soil scientists make many field observations in the process of producing a soil map. 
The frequency of observation is dependent upon several factors, including scale of 
mapping, intensity of mapping, design of map units, complexity of the landscape, 
and experience of the soil scientist. Observations are made to test and refine the 
soil-landscape model and predictions and to verify the classification of the soils at 
specific locations. Once the soil-landscape model is refined, a significantly smaller 
number of measurements of individual soil properties are made and recorded. 
These measurements may include field measurements, such as those for color, 
depth to bedrock, and texture, and laboratory measurements, such as those for 
content of sand, silt, clay, salt, and other components. Properties of each soil 
typically vary from one point to another across the landscape.

Observations for map unit components are aggregated to develop ranges of 
characteristics for the components. The aggregated values are presented. Direct 
measurements do not exist for every property presented for every map unit 
component. Values for some properties are estimated from combinations of other 
properties.

While a soil survey is in progress, samples of some of the soils in the area generally 
are collected for laboratory analyses and for engineering tests. Soil scientists 
interpret the data from these analyses and tests as well as the field-observed 
characteristics and the soil properties to determine the expected behavior of the 
soils under different uses. Interpretations for all of the soils are field tested through 
observation of the soils in different uses and under different levels of management. 
Some interpretations are modified to fit local conditions, and some new 
interpretations are developed to meet local needs. Data are assembled from other 
sources, such as research information, production records, and field experience of 
specialists. For example, data on crop yields under defined levels of management 
are assembled from farm records and from field or plot experiments on the same 
kinds of soil.

Predictions about soil behavior are based not only on soil properties but also on 
such variables as climate and biological activity. Soil conditions are predictable over 
long periods of time, but they are not predictable from year to year. For example, 
soil scientists can predict with a fairly high degree of accuracy that a given soil will 
have a high water table within certain depths in most years, but they cannot predict 
that a high water table will always be at a specific level in the soil on a specific date.

After soil scientists located and identified the significant natural bodies of soil in the 
survey area, they drew the boundaries of these bodies on aerial photographs and 
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identified each as a specific map unit. Aerial photographs show trees, buildings, 
fields, roads, and rivers, all of which help in locating boundaries accurately.
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Soil Map
The soil map section includes the soil map for the defined area of interest, a list of 
soil map units on the map and extent of each map unit, and cartographic symbols 
displayed on the map. Also presented are various metadata about data used to 
produce the map, and a description of each soil map unit.

8
170



9

Custom Soil Resource Report
Soil Map

41
46

70
0

41
46

77
0

41
46

84
0

41
46

91
0

41
46

98
0

41
47

05
0

41
47

12
0

41
47

19
0

41
47

26
0

41
46

70
0

41
46

77
0

41
46

84
0

41
46

91
0

41
46

98
0

41
47

05
0

41
47

12
0

41
47

19
0

41
47

26
0

550750 550820 550890 550960 551030 551100 551170

550750 550820 550890 550960 551030 551100 551170

37°  28' 15'' N
12

2°
  2

5'
 3

4'
' W

37°  28' 15'' N

12
2°

  2
5'

 1
5'

' W

37°  27' 55'' N

12
2°

  2
5'

 3
4'

' W

37°  27' 55'' N

12
2°

  2
5'

 1
5'

' W

N

Map projection: Web Mercator   Corner coordinates: WGS84   Edge tics: UTM Zone 10N WGS84
0 100 200 400 600

Feet
0 40 80 160 240

Meters
Map Scale: 1:2,980 if printed on A portrait (8.5" x 11") sheet.

Soil Map may not be valid at this scale.

171



MAP LEGEND MAP INFORMATION

Area of Interest (AOI)
Area of Interest (AOI)

Soils
Soil Map Unit Polygons

Soil Map Unit Lines

Soil Map Unit Points

Special Point Features
Blowout

Borrow Pit

Clay Spot

Closed Depression

Gravel Pit

Gravelly Spot

Landfill

Lava Flow

Marsh or swamp

Mine or Quarry

Miscellaneous Water

Perennial Water

Rock Outcrop

Saline Spot

Sandy Spot

Severely Eroded Spot

Sinkhole

Slide or Slip

Sodic Spot

Spoil Area

Stony Spot

Very Stony Spot

Wet Spot

Other

Special Line Features

Water Features
Streams and Canals

Transportation
Rails

Interstate Highways

US Routes

Major Roads

Local Roads

Background
Aerial Photography

The soil surveys that comprise your AOI were mapped at 
1:15,000.

Warning: Soil Map may not be valid at this scale.

Enlargement of maps beyond the scale of mapping can cause 
misunderstanding of the detail of mapping and accuracy of soil 
line placement. The maps do not show the small areas of 
contrasting soils that could have been shown at a more detailed 
scale.

Please rely on the bar scale on each map sheet for map 
measurements.

Source of Map: Natural Resources Conservation Service
Web Soil Survey URL: 
Coordinate System: Web Mercator (EPSG:3857)

Maps from the Web Soil Survey are based on the Web Mercator 
projection, which preserves direction and shape but distorts 
distance and area. A projection that preserves area, such as the 
Albers equal-area conic projection, should be used if more 
accurate calculations of distance or area are required.

This product is generated from the USDA-NRCS certified data as 
of the version date(s) listed below.

Soil Survey Area: San Mateo Area, California
Survey Area Data: Version 14, May 29, 2020

Soil map units are labeled (as space allows) for map scales 
1:50,000 or larger.

Date(s) aerial images were photographed: Apr 29, 2019—Jun 5, 
2019

The orthophoto or other base map on which the soil lines were 
compiled and digitized probably differs from the background 
imagery displayed on these maps. As a result, some minor 
shifting of map unit boundaries may be evident.
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Map Unit Legend

Map Unit Symbol Map Unit Name Acres in AOI Percent of AOI

BeC2 Botella loam, sloping, eroded 0.0 0.0%

FaA Farallone loam, nearly level 8.7 41.5%

FcD2 Farallone coarse sandy loam, 
moderately steep, eroded

4.3 20.4%

GoF3 Gazos and Lobitos soils, steep 
and very steep, severely 
eroded

1.4 6.8%

Gu Gullied land (alluvial soil 
material)

1.3 6.2%

Gv Gullied land (gazos-lobitos soil 
material)

0.8 3.8%

TcD2 Tierra clay loam, moderately 
steep, eroded

0.1 0.7%

TeC2 Tierra loam, sloping, eroded 1.2 5.8%

TeE3 Tierra loam, steep, severely 
eroded

3.1 14.8%

Totals for Area of Interest 21.1 100.0%

Map Unit Descriptions
The map units delineated on the detailed soil maps in a soil survey represent the 
soils or miscellaneous areas in the survey area. The map unit descriptions, along 
with the maps, can be used to determine the composition and properties of a unit.

A map unit delineation on a soil map represents an area dominated by one or more 
major kinds of soil or miscellaneous areas. A map unit is identified and named 
according to the taxonomic classification of the dominant soils. Within a taxonomic 
class there are precisely defined limits for the properties of the soils. On the 
landscape, however, the soils are natural phenomena, and they have the 
characteristic variability of all natural phenomena. Thus, the range of some 
observed properties may extend beyond the limits defined for a taxonomic class. 
Areas of soils of a single taxonomic class rarely, if ever, can be mapped without 
including areas of other taxonomic classes. Consequently, every map unit is made 
up of the soils or miscellaneous areas for which it is named and some minor 
components that belong to taxonomic classes other than those of the major soils.

Most minor soils have properties similar to those of the dominant soil or soils in the 
map unit, and thus they do not affect use and management. These are called 
noncontrasting, or similar, components. They may or may not be mentioned in a 
particular map unit description. Other minor components, however, have properties 
and behavioral characteristics divergent enough to affect use or to require different 
management. These are called contrasting, or dissimilar, components. They 
generally are in small areas and could not be mapped separately because of the 
scale used. Some small areas of strongly contrasting soils or miscellaneous areas 
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are identified by a special symbol on the maps. If included in the database for a 
given area, the contrasting minor components are identified in the map unit 
descriptions along with some characteristics of each. A few areas of minor 
components may not have been observed, and consequently they are not 
mentioned in the descriptions, especially where the pattern was so complex that it 
was impractical to make enough observations to identify all the soils and 
miscellaneous areas on the landscape.

The presence of minor components in a map unit in no way diminishes the 
usefulness or accuracy of the data. The objective of mapping is not to delineate 
pure taxonomic classes but rather to separate the landscape into landforms or 
landform segments that have similar use and management requirements. The 
delineation of such segments on the map provides sufficient information for the 
development of resource plans. If intensive use of small areas is planned, however, 
onsite investigation is needed to define and locate the soils and miscellaneous 
areas.

An identifying symbol precedes the map unit name in the map unit descriptions. 
Each description includes general facts about the unit and gives important soil 
properties and qualities.

Soils that have profiles that are almost alike make up a soil series. Except for 
differences in texture of the surface layer, all the soils of a series have major 
horizons that are similar in composition, thickness, and arrangement.

Soils of one series can differ in texture of the surface layer, slope, stoniness, 
salinity, degree of erosion, and other characteristics that affect their use. On the 
basis of such differences, a soil series is divided into soil phases. Most of the areas 
shown on the detailed soil maps are phases of soil series. The name of a soil phase 
commonly indicates a feature that affects use or management. For example, Alpha 
silt loam, 0 to 2 percent slopes, is a phase of the Alpha series.

Some map units are made up of two or more major soils or miscellaneous areas. 
These map units are complexes, associations, or undifferentiated groups.

A complex consists of two or more soils or miscellaneous areas in such an intricate 
pattern or in such small areas that they cannot be shown separately on the maps. 
The pattern and proportion of the soils or miscellaneous areas are somewhat similar 
in all areas. Alpha-Beta complex, 0 to 6 percent slopes, is an example.

An association is made up of two or more geographically associated soils or 
miscellaneous areas that are shown as one unit on the maps. Because of present 
or anticipated uses of the map units in the survey area, it was not considered 
practical or necessary to map the soils or miscellaneous areas separately. The 
pattern and relative proportion of the soils or miscellaneous areas are somewhat 
similar. Alpha-Beta association, 0 to 2 percent slopes, is an example.

An undifferentiated group is made up of two or more soils or miscellaneous areas 
that could be mapped individually but are mapped as one unit because similar 
interpretations can be made for use and management. The pattern and proportion 
of the soils or miscellaneous areas in a mapped area are not uniform. An area can 
be made up of only one of the major soils or miscellaneous areas, or it can be made 
up of all of them. Alpha and Beta soils, 0 to 2 percent slopes, is an example.

Some surveys include miscellaneous areas. Such areas have little or no soil 
material and support little or no vegetation. Rock outcrop is an example.
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San Mateo Area, California

BeC2—Botella loam, sloping, eroded

Map Unit Setting
National map unit symbol: h9v8
Elevation: 50 to 800 feet
Mean annual precipitation: 20 to 30 inches
Mean annual air temperature: 57 to 59 degrees F
Frost-free period: 250 to 350 days
Farmland classification: Not prime farmland

Map Unit Composition
Botella and similar soils: 85 percent
Minor components: 15 percent
Estimates are based on observations, descriptions, and transects of the mapunit.

Description of Botella

Setting
Landform: Alluvial fans, terraces, benches
Landform position (two-dimensional): Backslope, toeslope
Landform position (three-dimensional): Tread
Down-slope shape: Linear
Across-slope shape: Linear
Parent material: Alluvium

Typical profile
H1 - 0 to 20 inches: loam
H2 - 20 to 60 inches: silty clay loam

Properties and qualities
Slope: 7 to 15 percent
Depth to restrictive feature: More than 80 inches
Drainage class: Well drained
Runoff class: Medium
Capacity of the most limiting layer to transmit water (Ksat): Moderately high (0.20 

to 0.57 in/hr)
Depth to water table: More than 80 inches
Frequency of flooding: None
Frequency of ponding: None
Available water capacity: High (about 10.2 inches)

Interpretive groups
Land capability classification (irrigated): 3e
Land capability classification (nonirrigated): 3e
Hydrologic Soil Group: C
Hydric soil rating: No

Minor Components

Soquel
Percent of map unit: 5 percent
Hydric soil rating: No

Custom Soil Resource Report
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Unnamed
Percent of map unit: 5 percent
Hydric soil rating: No

Dublin
Percent of map unit: 5 percent
Hydric soil rating: No

FaA—Farallone loam, nearly level

Map Unit Setting
National map unit symbol: 2yrdy
Elevation: 30 to 210 feet
Mean annual precipitation: 28 to 30 inches
Mean annual air temperature: 56 to 57 degrees F
Frost-free period: 365 days
Farmland classification: Prime farmland if irrigated

Map Unit Composition
Farallone and similar soils: 85 percent
Minor components: 15 percent
Estimates are based on observations, descriptions, and transects of the mapunit.

Description of Farallone

Setting
Landform: Alluvial fans, flood plains
Landform position (two-dimensional): Backslope, toeslope
Landform position (three-dimensional): Tread, talf
Down-slope shape: Linear
Across-slope shape: Linear
Parent material: Alluvium derived from granite

Typical profile
Ap - 0 to 20 inches: loam
AC - 20 to 48 inches: sandy loam
C - 48 to 60 inches: stratified coarse sandy loam to sandy loam

Properties and qualities
Slope: 0 to 1 percent
Depth to restrictive feature: More than 80 inches
Drainage class: Well drained
Capacity of the most limiting layer to transmit water (Ksat): Moderately high to high 

(0.60 to 2.00 in/hr)
Depth to water table: More than 80 inches
Frequency of flooding: None
Frequency of ponding: None
Maximum salinity: Nonsaline (0.0 to 1.0 mmhos/cm)
Sodium adsorption ratio, maximum: 4.0
Available water capacity: Moderate (about 7.2 inches)

Custom Soil Resource Report

14
176



Interpretive groups
Land capability classification (irrigated): 1
Land capability classification (nonirrigated): 3c
Hydrologic Soil Group: B
Hydric soil rating: No

Minor Components

Denison
Percent of map unit: 10 percent
Landform: Terraces
Landform position (two-dimensional): Toeslope
Landform position (three-dimensional): Tread
Down-slope shape: Linear
Across-slope shape: Linear
Hydric soil rating: No

Miramar
Percent of map unit: 4 percent
Landform: Mountain slopes
Landform position (two-dimensional): Backslope
Landform position (three-dimensional): Mountainflank
Down-slope shape: Concave
Across-slope shape: Convex
Hydric soil rating: No

Unnamed
Percent of map unit: 1 percent
Landform: Depressions
Landform position (two-dimensional): Toeslope
Landform position (three-dimensional): Dip
Down-slope shape: Concave
Across-slope shape: Concave
Hydric soil rating: Yes

FcD2—Farallone coarse sandy loam, moderately steep, eroded

Map Unit Setting
National map unit symbol: h9x5
Elevation: 50 to 200 feet
Mean annual precipitation: 20 to 30 inches
Mean annual air temperature: 55 degrees F
Frost-free period: 325 days
Farmland classification: Farmland of statewide importance

Map Unit Composition
Farallone and similar soils: 85 percent
Minor components: 15 percent
Estimates are based on observations, descriptions, and transects of the mapunit.
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Description of Farallone

Setting
Landform: Alluvial fans, flood plains
Landform position (two-dimensional): Backslope, toeslope
Landform position (three-dimensional): Tread, talf
Down-slope shape: Linear
Across-slope shape: Linear
Parent material: Alluvium

Typical profile
H1 - 0 to 15 inches: coarse sandy loam
H2 - 15 to 48 inches: sandy loam
H3 - 48 to 60 inches: stratified coarse sandy loam to sandy loam

Properties and qualities
Slope: 10 to 20 percent
Depth to restrictive feature: More than 80 inches
Drainage class: Well drained
Runoff class: Low
Capacity of the most limiting layer to transmit water (Ksat): High (1.98 to 5.95 

in/hr)
Depth to water table: More than 80 inches
Frequency of flooding: None
Frequency of ponding: None
Available water capacity: Moderate (about 6.6 inches)

Interpretive groups
Land capability classification (irrigated): 4e
Land capability classification (nonirrigated): 4e
Hydrologic Soil Group: A
Hydric soil rating: No

Minor Components

Denison
Percent of map unit: 10 percent
Hydric soil rating: No

Miramar
Percent of map unit: 5 percent
Hydric soil rating: No

GoF3—Gazos and Lobitos soils, steep and very steep, severely eroded

Map Unit Setting
National map unit symbol: h9xw
Elevation: 50 to 2,380 feet
Mean annual precipitation: 15 to 30 inches
Mean annual air temperature: 55 to 63 degrees F
Frost-free period: 200 to 300 days
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Farmland classification: Not prime farmland

Map Unit Composition
Gazos and similar soils: 45 percent
Lobitos and similar soils: 35 percent
Minor components: 20 percent
Estimates are based on observations, descriptions, and transects of the mapunit.

Description of Gazos

Setting
Landform: Mountain slopes
Landform position (two-dimensional): Backslope
Landform position (three-dimensional): Mountainflank
Down-slope shape: Concave
Across-slope shape: Convex
Parent material: Shale

Typical profile
H1 - 0 to 8 inches: silt loam
H2 - 8 to 20 inches: silt loam
H3 - 20 to 24 inches: unweathered bedrock

Properties and qualities
Slope: 30 to 75 percent
Depth to restrictive feature: 20 to 24 inches to lithic bedrock
Drainage class: Well drained
Runoff class: Very high
Capacity of the most limiting layer to transmit water (Ksat): Moderately high (0.20 

to 0.57 in/hr)
Depth to water table: More than 80 inches
Frequency of flooding: None
Frequency of ponding: None
Available water capacity: Low (about 3.3 inches)

Interpretive groups
Land capability classification (irrigated): None specified
Land capability classification (nonirrigated): 7e
Hydrologic Soil Group: C
Hydric soil rating: No

Description of Lobitos

Setting
Landform: Mountain slopes
Landform position (two-dimensional): Backslope
Landform position (three-dimensional): Mountainflank
Down-slope shape: Concave
Across-slope shape: Convex
Parent material: Shale

Typical profile
H1 - 0 to 14 inches: silt loam
H2 - 14 to 25 inches: channery clay loam
H3 - 25 to 29 inches: channery loam
H4 - 29 to 34 inches: unweathered bedrock

Custom Soil Resource Report
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Properties and qualities
Slope: 30 to 75 percent
Depth to restrictive feature: 29 to 34 inches to lithic bedrock
Drainage class: Well drained
Runoff class: Very high
Capacity of the most limiting layer to transmit water (Ksat): Moderately high (0.20 

to 0.57 in/hr)
Depth to water table: More than 80 inches
Frequency of flooding: None
Frequency of ponding: None
Available water capacity: Low (about 4.3 inches)

Interpretive groups
Land capability classification (irrigated): None specified
Land capability classification (nonirrigated): 7e
Hydrologic Soil Group: C
Hydric soil rating: No

Minor Components

Gullied land
Percent of map unit: 10 percent
Hydric soil rating: No

Sweeney
Percent of map unit: 5 percent
Hydric soil rating: No

Calera
Percent of map unit: 5 percent
Hydric soil rating: No

Gu—Gullied land (alluvial soil material)

Map Unit Setting
National map unit symbol: 2yrf4
Elevation: 20 to 420 feet
Mean annual precipitation: 29 to 32 inches
Mean annual air temperature: 56 to 57 degrees F
Frost-free period: 365 days
Farmland classification: Not prime farmland

Map Unit Composition
Gullied land, (aluvial): 85 percent
Minor components: 15 percent
Estimates are based on observations, descriptions, and transects of the mapunit.
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Description of Gullied Land, (aluvial)

Setting
Landform: Flood plains
Landform position (two-dimensional): Toeslope
Landform position (three-dimensional): Talf
Down-slope shape: Linear
Across-slope shape: Linear
Parent material: Alluvium

Properties and qualities
Slope: 2 to 15 percent
Frequency of flooding: OccasionalNone

Interpretive groups
Land capability classification (irrigated): None specified
Land capability classification (nonirrigated): 8w
Hydric soil rating: No

Minor Components

Unnamed
Percent of map unit: 5 percent
Landform: Draws
Landform position (two-dimensional): Footslope
Landform position (three-dimensional): Side slope
Down-slope shape: Linear
Across-slope shape: Concave
Hydric soil rating: Yes

Botella
Percent of map unit: 4 percent
Landform: Alluvial fans, terraces, benches
Landform position (two-dimensional): Backslope, toeslope
Landform position (three-dimensional): Tread
Down-slope shape: Linear
Across-slope shape: Linear
Hydric soil rating: No

Farallone
Percent of map unit: 3 percent
Landform: Alluvial fans, flood plains
Landform position (two-dimensional): Backslope, toeslope
Landform position (three-dimensional): Tread, talf
Down-slope shape: Linear
Across-slope shape: Linear
Hydric soil rating: No

Soquel
Percent of map unit: 3 percent
Landform: Flood plains
Landform position (two-dimensional): Toeslope
Landform position (three-dimensional): Talf
Down-slope shape: Linear
Across-slope shape: Linear
Hydric soil rating: No
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Gv—Gullied land (gazos-lobitos soil material)

Map Unit Composition
Gullied land, (gazos-): 85 percent
Minor components: 15 percent
Estimates are based on observations, descriptions, and transects of the mapunit.

Description of Gullied Land, (gazos-)

Setting
Landform: Mountain slopes
Landform position (two-dimensional): Backslope
Landform position (three-dimensional): Mountainflank
Down-slope shape: Concave
Across-slope shape: Convex
Parent material: Residuum weathered from shale

Typical profile
H1 - 0 to 60 inches: variable

Interpretive groups
Land capability classification (irrigated): None specified
Land capability classification (nonirrigated): 8e
Hydric soil rating: No

Minor Components

Unnamed
Percent of map unit: 5 percent
Landform: Draws
Hydric soil rating: Yes

Gazos
Percent of map unit: 5 percent
Hydric soil rating: No

Lobitos
Percent of map unit: 5 percent
Hydric soil rating: No

TcD2—Tierra clay loam, moderately steep, eroded

Map Unit Setting
National map unit symbol: 2yrf9
Elevation: 60 to 720 feet
Mean annual precipitation: 29 to 31 inches
Mean annual air temperature: 56 to 57 degrees F
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Frost-free period: 365 days
Farmland classification: Not prime farmland

Map Unit Composition
Tierra and similar soils: 85 percent
Minor components: 15 percent
Estimates are based on observations, descriptions, and transects of the mapunit.

Description of Tierra

Setting
Landform: Hills
Landform position (two-dimensional): Backslope
Landform position (three-dimensional): Side slope
Down-slope shape: Convex
Across-slope shape: Convex
Parent material: Alluvium derived from sedimentary rock

Typical profile
A - 0 to 17 inches: clay loam
Bt - 17 to 37 inches: clay
C - 37 to 60 inches: sandy clay loam

Properties and qualities
Slope: 11 to 20 percent
Depth to restrictive feature: More than 80 inches
Drainage class: Moderately well drained
Capacity of the most limiting layer to transmit water (Ksat): Low to moderately low 

(0.01 to 0.06 in/hr)
Depth to water table: More than 80 inches
Frequency of flooding: None
Frequency of ponding: None
Maximum salinity: Nonsaline (0.0 to 1.0 mmhos/cm)
Sodium adsorption ratio, maximum: 10.0
Available water capacity: Moderate (about 8.7 inches)

Interpretive groups
Land capability classification (irrigated): None specified
Land capability classification (nonirrigated): 4e
Hydrologic Soil Group: D
Hydric soil rating: No

Minor Components

Colma
Percent of map unit: 10 percent
Landform: Terraces
Landform position (two-dimensional): Toeslope
Landform position (three-dimensional): Tread
Down-slope shape: Linear
Across-slope shape: Linear
Hydric soil rating: No

Santa lucia
Percent of map unit: 5 percent
Landform: Mountain slopes
Landform position (two-dimensional): Backslope
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Landform position (three-dimensional): Mountainflank
Down-slope shape: Concave
Across-slope shape: Convex
Hydric soil rating: No

TeC2—Tierra loam, sloping, eroded

Map Unit Setting
National map unit symbol: 2yrfd
Elevation: 80 to 510 feet
Mean annual precipitation: 28 to 32 inches
Mean annual air temperature: 56 to 57 degrees F
Frost-free period: 365 days
Farmland classification: Not prime farmland

Map Unit Composition
Tierra and similar soils: 85 percent
Minor components: 15 percent
Estimates are based on observations, descriptions, and transects of the mapunit.

Description of Tierra

Setting
Landform: Hills
Landform position (two-dimensional): Backslope
Landform position (three-dimensional): Side slope
Down-slope shape: Convex
Across-slope shape: Convex
Parent material: Alluvium derived from sedimentary rock

Typical profile
A - 0 to 17 inches: loam
Bt - 17 to 37 inches: clay
C - 37 to 60 inches: sandy clay loam

Properties and qualities
Slope: 5 to 11 percent
Depth to restrictive feature: 10 to 24 inches to abrupt textural change
Drainage class: Moderately well drained
Capacity of the most limiting layer to transmit water (Ksat): Low to moderately low 

(0.01 to 0.06 in/hr)
Depth to water table: More than 80 inches
Frequency of flooding: None
Frequency of ponding: None
Maximum salinity: Nonsaline (0.0 to 1.0 mmhos/cm)
Sodium adsorption ratio, maximum: 10.0
Available water capacity: Very low (about 2.7 inches)

Interpretive groups
Land capability classification (irrigated): 3e
Land capability classification (nonirrigated): 3e
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Hydrologic Soil Group: D
Hydric soil rating: No

Minor Components

Colma
Percent of map unit: 10 percent
Landform: Terraces
Landform position (two-dimensional): Toeslope
Landform position (three-dimensional): Tread
Down-slope shape: Linear
Across-slope shape: Linear
Hydric soil rating: No

Santa lucia
Percent of map unit: 3 percent
Landform: Mountain slopes
Landform position (two-dimensional): Backslope
Landform position (three-dimensional): Mountainflank
Down-slope shape: Concave
Across-slope shape: Convex
Hydric soil rating: No

Unnamed
Percent of map unit: 2 percent
Landform: Swales
Landform position (two-dimensional): Toeslope
Landform position (three-dimensional): Side slope
Down-slope shape: Linear
Across-slope shape: Concave
Hydric soil rating: Yes

TeE3—Tierra loam, steep, severely eroded

Map Unit Setting
National map unit symbol: 2yrfg
Elevation: 100 to 650 feet
Mean annual precipitation: 29 to 31 inches
Mean annual air temperature: 56 to 57 degrees F
Frost-free period: 365 days
Farmland classification: Not prime farmland

Map Unit Composition
Tierra and similar soils: 85 percent
Minor components: 15 percent
Estimates are based on observations, descriptions, and transects of the mapunit.

Description of Tierra

Setting
Landform: Hills
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Landform position (two-dimensional): Backslope
Landform position (three-dimensional): Side slope
Down-slope shape: Convex
Across-slope shape: Convex
Parent material: Alluvium derived from sedimentary rock

Typical profile
A - 0 to 13 inches: loam
Bt - 13 to 33 inches: clay
C - 33 to 60 inches: sandy clay loam

Properties and qualities
Slope: 21 to 41 percent
Depth to restrictive feature: 10 to 24 inches to abrupt textural change
Drainage class: Moderately well drained
Capacity of the most limiting layer to transmit water (Ksat): Low to moderately low 

(0.01 to 0.06 in/hr)
Depth to water table: More than 80 inches
Frequency of flooding: None
Frequency of ponding: None
Maximum salinity: Nonsaline (0.0 to 1.0 mmhos/cm)
Sodium adsorption ratio, maximum: 10.0
Available water capacity: Very low (about 2.1 inches)

Interpretive groups
Land capability classification (irrigated): None specified
Land capability classification (nonirrigated): 7e
Hydrologic Soil Group: D
Hydric soil rating: No

Minor Components

Colma
Percent of map unit: 10 percent
Landform: Terraces
Landform position (two-dimensional): Toeslope
Landform position (three-dimensional): Tread
Down-slope shape: Linear
Across-slope shape: Linear
Hydric soil rating: No

Santa lucia
Percent of map unit: 5 percent
Landform: Mountain slopes
Landform position (two-dimensional): Backslope
Landform position (three-dimensional): Mountainflank
Down-slope shape: Concave
Across-slope shape: Convex
Hydric soil rating: No
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Appendix B. Plants Observed in the Project Area 

Family Scientific Name Common Name Wetland Indicator 
Status1 

Agavaceae Chlorogalum pomeridianum Soap plant UPL 

Anacardiaceae Toxicodendron diversilobum Poison oak FAC 

Apiaceae Conium maculatum poison hemlock FAC 

 Hydrocotyle verticillata Whorled Marsh-
Pennywort 

OBL 

 
Torilis arvensis field hedge parsley UPL 

Araceae Lemna sp. duckweed OBL 

Araliaceae Hedera helix English ivy FACU 

Asteraceae Arctotheca prostrata  creeping capeweed UPL 
 

Baccharis pilularis Coyote brush UPL 
 

Carduus pycnocephalus Italian thistle UPL 
 

Cirsium vulgare Bull thistle FACU 
 

Deinandra corymbosa Coastal tarweed UPL 
 

Delairea odorata cape ivy UPL 
 

Helminthotheca echioides Bristly ox-tongue FAC 

 Lactuca serriola prickly lettuce FACU 
 

Madia sativa Chile Tarweed UPL 
 

Silybum marinum Milk thistle UPL 

Azollaceae Azolla filiculoides mosquito fern OBL 

Betulaceae Alnus rubra red alder FAC 

Brassicaceae Brassica nigra Black mustard UPL 
 

Hirschfeldia incana Mediterranean hoary 
mustard 

UPL 

 
Raphanus sativus Wild radish UPL 

Caryophyllaceae Silene gallica windmill pink UPL 

Cupressaceae Sequoia sempervirens Coast redwood UPL 

Cyperaceae Carex barbarae Santa Barbara Sedge FAC 
 

Carex densa Dense sedge OBL 
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Family Scientific Name Common Name Wetland Indicator 
Status1  

Cyperus eragrostis Tall flatsedge FACW 

Equisetaceae Equisetum arvense common horsetail FAC 

Fabaceae Acacia dealbata Silver wattle UPL 
 

Genista monspessulana French broom UPL 
 

Lotus corniculatus bird's foot trefoil FAC 
 

Lupinus arboreus coastal bush lupine UPL 
 

Trifolium angustifolium Narrow leaved clover UPL 
 

Vicia villosa Hairy vetch UPL 

Fagaceae Quercus agrifolia Coast live oak UPL 

Junacaeae Juncus effusus Bog rush FACW 
 

Juncus patens Common rush FACW 
 

Juncus xiphoides Iris leaved rush OBL 

Lamiaceae Stachys bullata California hedge 
nettle 

UPL 

Linaceae Linum bienne narrow leaved flax UPL 

Myrtaceae Eucalyptus globulus blue gum UPL 

Pinaceae Hesperocyparis macrocarpa Monterey cypress UPL 
 

Pinus radiata Monterey pine UPL 
 

Pseudotsuga menziesii Douglas fir FACU 

Plataginaceae Plantago coronopus cutleaf plantain FAC 

Poaceae Agoseris stolonifera Creeping bentgrass FAC 
 

Aira caryophyllea Silvery hairgrass FACU 
 

Avena sp. Wild oats UPL 
 

Briza maxima Rattlesnake grass UPL 
 

Briza minor Little quaking grass FAC 
 

Bromus diandrus Ripgut brome UPL 
 

Bromus hordeaceus soft chess FACU 
 

Cortaderia jubata Pampas grass FACU 
 

Cynosurus echinatus dogtail grass UPL 
 

Festuca perenne Italian ryegrass FAC 
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Family Scientific Name Common Name Wetland Indicator 
Status1  

Holcus lanatus Velvet grass FAC 
 

Hordeum murinum meadow barley FAC 
 

Polypogon monspeliensis rabbitsfoot grass FACW 

Polygonaceae Rumex acetosella Sheep sorrel FACU 
 

Rumex crispus curly dock FAC 

Primulaceae Lysimachia arvensis scarlet pimpernel FAC 

Rosaceae Cotoneaster pannosus silverleaf cotoneaster UPL 
 

Rubus armeniacus Himalayan blackberry FAC 
 

Rubus ursinus California blackberry FACU 

Salicaceae Salix laevigata red willow FACW 
 

Salix lasiandra Pacific willow FACW 
 

Salix lasiolepis arroyo willow FACW 

Typhaceae Typha latifolia common cattail OBL 

Urticaceae Urtica dioica ssp. dioica stinging nettle FAC 

Notes:  
Wetland Indicator Status obtained from Lichvar et al. (2016) 
1 Wetland Indicator Status Key:  
OBL = Obligate wetland species, occur almost always in wetlands (>99% probability). 
FACW = Facultative Wetland species, usually occur in wetlands (67 to 99% probability), but occasionally found in non-

wetlands. 
FAC = Facultative species, equally likely to occur in wetlands or non-wetlands (34 to 66% probability). 
FACU = Facultative Upland, usually occur in non-wetlands (67% to 99%), but occasionally found in wetlands. 
UPL = Obligate Upland species, occur almost always in non-wetlands (>99% probability). 
NI = Non Indicator, not present on list. 
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US Army Corps of Engineers Western Mountains, Valleys and Coast – Version 2.0 

WETLAND DETERMINATION DATA FORM – Western Mountains, Valleys and Coast Region 

Project Site: 880 Stone Pine Road Project City/County: Half Moon Bay, San Mateo Sampling Date: 6/12/2020 
Applicant/Owner: City of Half Moon Bay State: California Sampling Point: SP1 
Investigator(s): M. Bibbo Section/Township/Range: N/A 
Landform (hillslope, terrace, etc.): Hillslope Local Relief (concave, convex, none): Concave Slope (%): 2 
Subregion (LRR): LRR-C Lat:  37.468385 Long: -122.425183 Datum: WGS84 
Soil Map Unit Name: Tierra loam, steep, severely eroded  NWI classification N/A 
Are climatic / hydrologic conditions on the site typical for this time of year? Yes X No   (If no, explain in Remarks.) 
Are 
Vegetation 

  Soil   or Hydrology   significantly disturbed? Are “Normal Circumstances” present? Yes X No 

Are 
Vegetation 

  Soil   or Hydrology   naturally problematic? (If needed, explain any answers in Remarks.) 

SUMMARY OF FINDINGS – Attach site map showing sampling point locations, transects, important features, etc. 
Hydrophytic Vegetation Present? Yes X No 

Is the Sampled Area 
within a Wetland? Hydric Soil Present? Yes No X Yes No X 

Wetland Hydrology Present? Yes No X 

Remarks: 
Point taken to examine swale on edge of property - appears to be a head-cut or erosional feature, perhaps an abandoned agricultural ditch. 

VEGETATION 

Tree Stratum (Plot size: ) Absolute 
% Cover 

Dominant 
Species? 

Indicator 
Status 

Dominance Test worksheet: 

1. Number of Dominant Species  
That Are OBL, FACW, or FAC: 2  (A) 

2. 
3. Total Number of Dominant  

Species Across All Strata: 3  (B) 
4. 

Total Cover:  Percent of Dominant Species 
That Are OBL, FACW, or FAC: 66  (A/B) 

Sapling/Shrub Stratum (Plot size: ) 
1. Prevalence Index worksheet: 
2. Total % Cover of: Multiply by: 
3. OBL species x 1 = 
4. FACW species x 2 = 
5. FAC species x 3 = 

Total Cover:  FACU species x 4 = 
Herb Stratum (Plot size:  10 x 10 ft.) UPL Species x 5 = 

1. Conium maculatum 40 X Column totals (A) (B) 
2. Festuca perennis 30 X 
3. Raphanus sativus 20 X Prevalence Index = B/A = 

      

4. Helminthotheca 10 Hydrophytic Vegetation Indicators: 

5. X 1 – Rapid Test for Hydrophytic Vegetation 
6. 2 – Dominance Text is >50% 
7. 3 – Prevalence Index is ≤3.01

8. 4 – Morphological Adaptations1  (Provide supporting 
data in Remarks or on a separate sheet) 9. 

10. 5 – Wetland Non-vascular Plants1 (Explain) 
11. Problematic Hydrophytic Vegetation1  (Explain) 

Total Cover:  100 1 Indicators of hydric soil and wetland hydrology must be 
present. 

Woody Vine Stratum (Plot size: ) 
1. 

Hydrophytic 
Vegetation 
Present? 

2. 
Total Cover:  Yes X No 

% Bare Ground in Herb Stratum 0 

Remarks:  
Ruderal vegetation dominated by Conium. Not a strong demarcation between vegetation in swale and surrounding hillslope. 
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SOIL Sampling Point: SP1 

Profile Description: (Describe to the depth needed to document the indicator or confirm the absence of indicators.) 
 Depth  Matrix  Redox Features 
 (inches)  Color (moist)  %  Color (moist)  %  Type1  Loc2  Texture Remarks 

0-16 7.5 YR 4/2 100 clay loam many roots 

1Type:  C=Concentration, D=Depletion, RM=Reduced Matrix, CS=Covered or Coated Sand Grains  2Location:  PL=Pore Lining, RC=Root Channel, M=Matrix. 
Hydric Soil Indicators: (Applicable to all LRRs, unless otherwise noted.) Indicators for Problematic Hydric Soils3: 

Histosol (A1) Sandy Redox (S5) 2 cm Muck (A10) 
Histic Epipedon (A2) Stripped Matrix (S6) Red Parent Material (TF2) 
Black Histic (A3) Loamy Mucky Mineral (F1) (except MLRA 1) Very Shallow Dark Surface (TF12) 
Hydrogen Sulfide (A4) Loamy Gleyed Matrix (F2) Other (Explain in Remarks) 
Depleted Below Dark Surface (A11) Depleted Matrix (F3) 
Thick Dark Surface (A12) Redox Dark Surface (F6) 

Sandy Mucky Mineral (S1) Depleted Dark Surface (F7) 3 Indicators of hydrophytic vegetation and wetland 
hydrology must be present, unless disturbed or 
problematic. Sandy Gleyed Matrix (S4) Redox Depressions (F8) 

 Restrictive Layer (If present): 
Type:   
Depth (inches): Hydric Soil Present? Yes No X 

Remarks: 
Soil appears to be well-drained. No redox features observed. 

HYDROLOGY 
 Wetland Hydrology Indicators: 
 Primary Indicators  (minimum of one required:  check all that apply) Secondary Indicators (2 or more required) 

Surface Water (A1) Water-stained Leaves (B9) (except MLRA 1, 2, 
4A, and 4B) 

Water-Stained Leaves (B9) (except MLRA 
1, 2, 4A, and 4B) 

High Water Table (A2) 

Saturation (A3) Salt Crust (B11) Drainage Patterns (B10) 

Water Marks (B1)  Aquatic Invertebrates (B13) Dry-Season Water Table (C2) 

Sediment Deposits (B2) Hydrogen Sulfide Odor (C1) Saturation Visible on Aerial Imagery (C9) 

Drift Deposits (B3)  Oxidized Rhizospheres along Living Roots (C3) Geomorphic Position (D2) 

Algal Mat or Crust (B4) Presence of Reduced Iron (C4) Shallow Aquitard (D3) 

Iron Deposits (B5) Recent Iron Reduction in Plowed Soils (C6) FAC-Neutral Test (D5) 

Surface Soil Cracks (B6) Stunted or Stressed Plants (D1) (LRR A) Raised Ant Mounds (D6) (LLR A) 

Inundation Visible on Aerial Imagery (B7) Other (Explain in Remarks) Frost-Heave Hummocks (D7) 

Sparsely Vegetated Concave Surface (B8) 

 Field Observations: 
 Surface Water Present? Yes No X Depth (inches): 
 Water Table Present? Yes No X Depth (inches): 
 Saturation Present? Yes No X Depth (inches): Wetland Hydrology Present? Yes No X 
 (includes capillary fringe) 
Describe Recorded Data (stream gauge, monitoring well, aerial photos, previous inspections), if available: 

Remarks: 
Feature is ditch/swale-like and appears to be eroding via head cut. Likely a former agricultural ditch, used to convey run-off and has been long since 
abandoned. No indicators of recent flow observed. Feature does not appear to pond water either. Water may flow through here immediately flowing 
strong storm events, but then would transition to sheet flow at bottom of slope (i.e. does not drain directly into another stream or drainage. 

194



US Army Corps of Engineers Western Mountains, Valleys and Coast – Version 2.0 

WETLAND DETERMINATION DATA FORM – Western Mountains, Valleys and Coast Region 

Project Site: 880 Stone Pine Road Project City/County: Half Moon Bay, San Mateo Sampling Date: 6/12/2020 
Applicant/Owner: City of Half Moon Bay State: California Sampling Point: SP2 
Investigator(s): M. Bibbo Section/Township/Range: N/A 
Landform (hillslope, terrace, etc.): Hillslope Local Relief (concave, convex, none): None Slope (%): 3-4 
Subregion (LRR): LRR-C Lat: 37.46845 Long: -122.42513  Datum: NAD83 
Soil Map Unit Name: Tierra loam, steep, severely eroded  NWI classification None 
Are climatic / hydrologic conditions on the site typical for this time of year? Yes X No   (If no, explain in Remarks.) 
Are 
Vegetation 

  Soil   or Hydrology   significantly disturbed? Are “Normal Circumstances” present? Yes X No   

Are 
Vegetation 

  Soil   or Hydrology   naturally problematic? (If needed, explain any answers in Remarks.) 

SUMMARY OF FINDINGS – Attach site map showing sampling point locations, transects, important features, etc. 
 

Hydrophytic Vegetation Present?  Yes   No X  
Is the Sampled Area 
within a Wetland? 

    
Hydric Soil Present?  Yes   No X   Yes   No X  
Wetland Hydrology Present?  Yes   No X      
 

Remarks: 
Point taken to examine the hillslope adjacent the swale.      

VEGETATION 

Tree Stratum (Plot size:       )  Absolute 
% Cover  

Dominant 
Species?  

Indicator 
Status 

  Dominance Test worksheet: 

1.                          Number of Dominant Species  
That Are OBL, FACW, or FAC: 

 
1  (A) 

2.                            
  

3.                          Total Number of Dominant  
Species Across All Strata: 

 
2  (B) 

4.                            
  

   Total Cover:  0       Percent of Dominant Species 
That Are OBL, FACW, or FAC: 

 
50  (A/B) 

Sapling/Shrub Stratum (Plot size:       )             
1.                          Prevalence Index worksheet: 
2.                          Total % Cover of:  Multiply by:  
3.                          OBL species       x 1 =        
4.                          FACW species       x 2 =        
5.                          FAC species 60 x 3 = 180  

   Total Cover:  0       FACU species       x 4 =        
Herb Stratum (Plot size:  10 x 10 ft.)         UPL Species 40 x 5 = 200  

1. Festuca perennis  60  X  FAC   Column totals 100 (A) 380 (B) 
2. Avena fatua  30  X  UPL        
3. Raphanus sativa  5     UPL   Prevalence Index = B/A = 3.8  

              

4. Vicia sativa  5     UPL   Hydrophytic Vegetation Indicators: 

5.                            1 – Rapid Test for Hydrophytic Vegetation  
6.                            2 – Dominance Text is >50%  
7.                            3 – Prevalence Index is ≤3.01  
8.                            4 – Morphological Adaptations1  (Provide supporting 

data in Remarks or on a separate sheet) 
 

9.                            
10.                            5 – Wetland Non-vascular Plants1 (Explain)  
11.                            Problematic Hydrophytic Vegetation1  (Explain)  

   Total Cover:  100       1 Indicators of hydric soil and wetland hydrology must be 
present. 

 

Woody Vine Stratum (Plot size:       )         
 

    

1.                          
Hydrophytic 
Vegetation 
Present? 

  
2.                             

   Total Cover:              Yes   No X  
% Bare Ground in Herb Stratum                 
             

Remarks:  
Italian rye-grass dominated grassland – other co-dominant species are upland grasses and forbs.  
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SOIL Sampling Point: SP2 
   

Profile Description: (Describe to the depth needed to document the indicator or confirm the absence of indicators.) 
 Depth  Matrix  Redox Features      
 (inches)  Color (moist)  %  Color (moist)  %  Type1  Loc2  Texture  Remarks  
 0-16  10YR 3/3  50                                                                    clay loam         
 0-16  5 YR 5/4  50                                                                    clay loam         
                                                                                                      
                                                                                                      
                                                                                                      
                                                                                                      
                                                                                                      
                                                                                                      
1Type:  C=Concentration, D=Depletion, RM=Reduced Matrix, CS=Covered or Coated Sand Grains  2Location:  PL=Pore Lining, RC=Root Channel, M=Matrix. 
Hydric Soil Indicators: (Applicable to all LRRs, unless otherwise noted.)  Indicators for Problematic Hydric Soils3: 
    Histosol (A1)     Sandy Redox (S5)     2 cm Muck (A10) 
    Histic Epipedon (A2)     Stripped Matrix (S6)     Red Parent Material (TF2) 
    Black Histic (A3)     Loamy Mucky Mineral (F1) (except MLRA 1)     Very Shallow Dark Surface (TF12) 
    Hydrogen Sulfide (A4)     Loamy Gleyed Matrix (F2)     Other (Explain in Remarks) 
    Depleted Below Dark Surface (A11)     Depleted Matrix (F3)     
    Thick Dark Surface (A12)     Redox Dark Surface (F6)            
    Sandy Mucky Mineral (S1)     Depleted Dark Surface (F7)  3 Indicators of hydrophytic vegetation and wetland 

hydrology must be present, unless disturbed or 
problematic. 

  
    Sandy Gleyed Matrix (S4)     Redox Depressions (F8)    

  Restrictive Layer (If present):   
  Type:               
  Depth (inches):              Hydric Soil Present? Yes   No X  

 Remarks: 
Soil has a mixed matrix of two soil colors. Redox features not observed.  

HYDROLOGY 
 Wetland Hydrology Indicators:   
 Primary Indicators  (minimum of one required:  check all that apply)  Secondary Indicators (2 or more required) 
    Surface Water (A1)     Water-stained Leaves (B9) (except MLRA 1, 2, 

4A, and 4B) 
    Water-Stained Leaves (B9) (except MLRA 

1, 2, 4A, and 4B) 
    High Water Table (A2)       

    Saturation (A3)     Salt Crust (B11)     Drainage Patterns (B10) 

    Water Marks (B1)      Aquatic Invertebrates (B13)     Dry-Season Water Table (C2) 

    Sediment Deposits (B2)     Hydrogen Sulfide Odor (C1)     Saturation Visible on Aerial Imagery (C9) 

    Drift Deposits (B3)      Oxidized Rhizospheres along Living Roots (C3)     Geomorphic Position (D2) 

    Algal Mat or Crust (B4)     Presence of Reduced Iron (C4)     Shallow Aquitard (D3) 

    Iron Deposits (B5)     Recent Iron Reduction in Plowed Soils (C6)     FAC-Neutral Test (D5) 

    Surface Soil Cracks (B6)     Stunted or Stressed Plants (D1) (LRR A)     Raised Ant Mounds (D6) (LLR A) 

    Inundation Visible on Aerial Imagery (B7)     Other (Explain in Remarks)     Frost-Heave Hummocks (D7) 

    Sparsely Vegetated Concave Surface (B8)         

  Field Observations:  
 Surface Water Present? Yes   No X Depth (inches):         
 Water Table Present? Yes   No X Depth (inches):         
 Saturation Present? Yes   No X Depth (inches):         Wetland Hydrology Present? Yes   No X  
 (includes capillary fringe)  
Describe Recorded Data (stream gauge, monitoring well, aerial photos, previous inspections), if available: 
      
Remarks: 
Hillslope, upland landscape position.  
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WETLAND DETERMINATION DATA FORM – Western Mountains, Valleys and Coast Region 

Project Site: 880 Stone Pine Road Project City/County: Half Moon Bay, San Mateo Sampling Date: 6/12/2020 
Applicant/Owner: City of Half Moon Bay State: California Sampling Point: SP3 
Investigator(s): M. Bibbo Section/Township/Range: N/A 
Landform (hillslope, terrace, etc.): Hillslope Local Relief (concave, convex, none): None Slope (%): 3-4 
Subregion (LRR): LRR-C Lat: 37.46882 Long: -122.42505  Datum: WGS84 
Soil Map Unit Name: Tierra loam, steep, severely eroded  NWI classification None 
Are climatic / hydrologic conditions on the site typical for this time of year? Yes X No   (If no, explain in Remarks.) 
Are 
Vegetation 

  Soil   or Hydrology   significantly disturbed? Are “Normal Circumstances” present? Yes X No   

Are 
Vegetation 

  Soil   or Hydrology   naturally problematic? (If needed, explain any answers in Remarks.) 

SUMMARY OF FINDINGS – Attach site map showing sampling point locations, transects, important features, etc. 
 

Hydrophytic Vegetation Present?  Yes X No    
Is the Sampled Area 
within a Wetland? 

    
Hydric Soil Present?  Yes X No     Yes X No    
Wetland Hydrology Present?  Yes X No        
 

Remarks: 
Freshwater marsh in an abandoned (but still inundated) agricultural pond.  

VEGETATION 

Tree Stratum (Plot size:       )  Absolute 
% Cover  

Dominant 
Species?  

Indicator 
Status 

  Dominance Test worksheet: 

1.                          Number of Dominant Species  
That Are OBL, FACW, or FAC: 

 
2  (A) 

2.                            
  

3.                          Total Number of Dominant  
Species Across All Strata: 

 
2  (B) 

4.                            
  

   Total Cover:  0       Percent of Dominant Species 
That Are OBL, FACW, or FAC: 

 
100  (A/B) 

Sapling/Shrub Stratum (Plot size:       )             
1.                          Prevalence Index worksheet: 
2.                          Total % Cover of:  Multiply by:  
3.                          OBL species       x 1 =        
4.                          FACW species       x 2 =        
5.                          FAC species       x 3 =        

   Total Cover:  0       FACU species       x 4 =        
Herb Stratum (Plot size:  10 x 10 ft.)         UPL Species       x 5 =        

1. Typha latifolia  60  X  OBL   Column totals       (A)       (B) 
2. Azolla spp.  20  X  OBL        
3. Lemna spp.  10     OBL   Prevalence Index = B/A =        

              

4. Hydrocotyle verticillata  10     OBL   Hydrophytic Vegetation Indicators: 

5.                          X 1 – Rapid Test for Hydrophytic Vegetation  
6.                          X 2 – Dominance Text is >50%  
7.                            3 – Prevalence Index is ≤3.01  
8.                            4 – Morphological Adaptations1  (Provide supporting 

data in Remarks or on a separate sheet) 
 

9.                            
10.                            5 – Wetland Non-vascular Plants1 (Explain)  
11.                            Problematic Hydrophytic Vegetation1  (Explain)  

   Total Cover:  100       1 Indicators of hydric soil and wetland hydrology must be 
present. 

 

Woody Vine Stratum (Plot size:       )         
 

    

1.                          
Hydrophytic 
Vegetation 
Present? 

  
2.                             

   Total Cover:              Yes X No    
% Bare Ground in Herb Stratum 0           
             

Remarks:  
Cattail-dominated freshwater marsh.  
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SOIL Sampling Point: SP3 
   

Profile Description: (Describe to the depth needed to document the indicator or confirm the absence of indicators.) 
 Depth  Matrix  Redox Features      
 (inches)  Color (moist)  %  Color (moist)  %  Type1  Loc2  Texture  Remarks  
 n/a                                                                                  mucky         
                                                                                                      
                                                                                                      
                                                                                                      
                                                                                                      
                                                                                                      
                                                                                                      
                                                                                                      
1Type:  C=Concentration, D=Depletion, RM=Reduced Matrix, CS=Covered or Coated Sand Grains  2Location:  PL=Pore Lining, RC=Root Channel, M=Matrix. 
Hydric Soil Indicators: (Applicable to all LRRs, unless otherwise noted.)  Indicators for Problematic Hydric Soils3: 
    Histosol (A1)     Sandy Redox (S5)     2 cm Muck (A10) 
    Histic Epipedon (A2)     Stripped Matrix (S6)     Red Parent Material (TF2) 
    Black Histic (A3)     Loamy Mucky Mineral (F1) (except MLRA 1)     Very Shallow Dark Surface (TF12) 
 X  Hydrogen Sulfide (A4)     Loamy Gleyed Matrix (F2)     Other (Explain in Remarks) 
    Depleted Below Dark Surface (A11)     Depleted Matrix (F3)     
    Thick Dark Surface (A12)     Redox Dark Surface (F6)            
    Sandy Mucky Mineral (S1)     Depleted Dark Surface (F7)  3 Indicators of hydrophytic vegetation and wetland 

hydrology must be present, unless disturbed or 
problematic. 

  
    Sandy Gleyed Matrix (S4)     Redox Depressions (F8)    

  Restrictive Layer (If present):   
  Type:               
  Depth (inches):              Hydric Soil Present? Yes X No    

 Remarks: 
Soil pit not dug, due to standing water. Hydrogen sulfide smell observed in a shallow pit dug on the edge of the marsh. Soils presumed hydric based on 
dominance of OBL species, and year-round inundation of soils.  

HYDROLOGY 
 Wetland Hydrology Indicators:   
 Primary Indicators  (minimum of one required:  check all that apply)  Secondary Indicators (2 or more required) 
 X  Surface Water (A1)     Water-stained Leaves (B9) (except MLRA 1, 2, 

4A, and 4B) 
    Water-Stained Leaves (B9) (except MLRA 

1, 2, 4A, and 4B) 
    High Water Table (A2)       

    Saturation (A3)     Salt Crust (B11)     Drainage Patterns (B10) 

    Water Marks (B1)      Aquatic Invertebrates (B13)     Dry-Season Water Table (C2) 

    Sediment Deposits (B2)     Hydrogen Sulfide Odor (C1)     Saturation Visible on Aerial Imagery (C9) 

    Drift Deposits (B3)      Oxidized Rhizospheres along Living Roots (C3)     Geomorphic Position (D2) 

    Algal Mat or Crust (B4)     Presence of Reduced Iron (C4)     Shallow Aquitard (D3) 

    Iron Deposits (B5)     Recent Iron Reduction in Plowed Soils (C6)     FAC-Neutral Test (D5) 

    Surface Soil Cracks (B6)     Stunted or Stressed Plants (D1) (LRR A)     Raised Ant Mounds (D6) (LLR A) 

    Inundation Visible on Aerial Imagery (B7)     Other (Explain in Remarks)     Frost-Heave Hummocks (D7) 

    Sparsely Vegetated Concave Surface (B8)         

  Field Observations:  
 Surface Water Present? Yes X No   Depth (inches): ~6"   
 Water Table Present? Yes X No   Depth (inches): N/A   
 Saturation Present? Yes X No   Depth (inches): N/A   Wetland Hydrology Present? Yes X No    
 (includes capillary fringe)  
Describe Recorded Data (stream gauge, monitoring well, aerial photos, previous inspections), if available: 
      
Remarks: 
Perennially inundated pond, likely fed by groundwater. Water present year round. The water depth in the middle of the pond feature is unknown.  
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WETLAND DETERMINATION DATA FORM – Western Mountains, Valleys and Coast Region 

Project Site: 880 Stone Pine Road Project City/County: Half Moon Bay, San Mateo Sampling Date: 6/12/2020 
Applicant/Owner: City of Half Moon Bay State: California Sampling Point: SP4 
Investigator(s): M. Bibbo Section/Township/Range: N/A 
Landform (hillslope, terrace, etc.): Hillslope Local Relief (concave, convex, none): None Slope (%): 1 
Subregion (LRR): LRR-C Lat: 37.46877 Long: -122.42499  Datum: WGS84 
Soil Map Unit Name: Tierra loam, steep, severely eroded  NWI classification None 
Are climatic / hydrologic conditions on the site typical for this time of year? Yes X No   (If no, explain in Remarks.) 
Are 
Vegetation 

  Soil   or Hydrology   significantly disturbed? Are “Normal Circumstances” present? Yes X No   

Are 
Vegetation 

  Soil   or Hydrology   naturally problematic? (If needed, explain any answers in Remarks.) 

SUMMARY OF FINDINGS – Attach site map showing sampling point locations, transects, important features, etc. 
 

Hydrophytic Vegetation Present?  Yes X No    
Is the Sampled Area 
within a Wetland? 

    
Hydric Soil Present?  Yes   No X   Yes   No X  
Wetland Hydrology Present?  Yes   No X      
 

Remarks: 
Upland paired point to SP4 - point taken to examine the riparian vegetation on the banks of the abandoned agricultural pond.  

VEGETATION 

Tree Stratum (Plot size:  30 x 30ft)  Absolute 
% Cover  

Dominant 
Species?  

Indicator 
Status 

  Dominance Test worksheet: 

1. Salix laevigata  60  X  FACW   Number of Dominant Species  
That Are OBL, FACW, or FAC: 

 
3  (A) 

2.                            
  

3.                          Total Number of Dominant  
Species Across All Strata: 

 
5  (B) 

4. 5                      
  

   Total Cover:  0       Percent of Dominant Species 
That Are OBL, FACW, or FAC: 

 
60  (A/B) 

Sapling/Shrub Stratum (Plot size:       )             
1.                          Prevalence Index worksheet: 
2.                          Total % Cover of:  Multiply by:  
3.                          OBL species       x 1 =        
4.                          FACW species       x 2 =        
5.                          FAC species       x 3 =        

   Total Cover:  0       FACU species       x 4 =        
Herb Stratum (Plot size:  10 x 10 ft.)         UPL Species       x 5 =        

1. Holcus lanatus  60  X  FAC   Column totals       (A)       (B) 
2. Vicia tetrasperma  30  X  UPL        
3. Festuca perennis  20  X  FAC   Prevalence Index = B/A =        

              

4. Geranium molle  <1     UPL   Hydrophytic Vegetation Indicators: 

5.                            1 – Rapid Test for Hydrophytic Vegetation  
6.                          X 2 – Dominance Text is >50%  
7.                            3 – Prevalence Index is ≤3.01  
8.                            4 – Morphological Adaptations1  (Provide supporting 

data in Remarks or on a separate sheet) 
 

9.                            
10.                            5 – Wetland Non-vascular Plants1 (Explain)  
11.                            Problematic Hydrophytic Vegetation1  (Explain)  

   Total Cover:  100       1 Indicators of hydric soil and wetland hydrology must be 
present. 

 

Woody Vine Stratum (Plot size:  30 x 30 ft.)         
 

    

1. Rubus ursinus  5  X  FACU   
Hydrophytic 
Vegetation 
Present? 

  
2.                             

   Total Cover:  5       Yes X No    
% Bare Ground in Herb Stratum 0           
             

Remarks:  
Overstory willow cover is rooted at edge of marsh, the remainder of the riparian vegetation on the bank is dominated by FAC grasses.  
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SOIL Sampling Point: SP4 
   

Profile Description: (Describe to the depth needed to document the indicator or confirm the absence of indicators.) 
 Depth  Matrix  Redox Features      
 (inches)  Color (moist)  %  Color (moist)  %  Type1  Loc2  Texture  Remarks  
 0-16  2.5Y 5/3  100  7.5 YR 5/4  <1  C  M  clay loam         
                                                                                                      
                                                                                                      
                                                                                                      
                                                                                                      
                                                                                                      
                                                                                                      
                                                                                                      
1Type:  C=Concentration, D=Depletion, RM=Reduced Matrix, CS=Covered or Coated Sand Grains  2Location:  PL=Pore Lining, RC=Root Channel, M=Matrix. 
Hydric Soil Indicators: (Applicable to all LRRs, unless otherwise noted.)  Indicators for Problematic Hydric Soils3: 
    Histosol (A1)     Sandy Redox (S5)     2 cm Muck (A10) 
    Histic Epipedon (A2)     Stripped Matrix (S6)     Red Parent Material (TF2) 
    Black Histic (A3)     Loamy Mucky Mineral (F1) (except MLRA 1)     Very Shallow Dark Surface (TF12) 
    Hydrogen Sulfide (A4)     Loamy Gleyed Matrix (F2)     Other (Explain in Remarks) 
    Depleted Below Dark Surface (A11)     Depleted Matrix (F3)     
    Thick Dark Surface (A12)     Redox Dark Surface (F6)            
    Sandy Mucky Mineral (S1)     Depleted Dark Surface (F7)  3 Indicators of hydrophytic vegetation and wetland 

hydrology must be present, unless disturbed or 
problematic. 

  
    Sandy Gleyed Matrix (S4)     Redox Depressions (F8)    

  Restrictive Layer (If present):   
  Type:               
  Depth (inches):              Hydric Soil Present? Yes   No X  

 Remarks: 
Some very faint redox concentrations in the matrix. Soils are not in a landscape position (mid banks of a constructed pond) where they would be 
seasonally inundated.  

HYDROLOGY 
 Wetland Hydrology Indicators:   
 Primary Indicators  (minimum of one required:  check all that apply)  Secondary Indicators (2 or more required) 
    Surface Water (A1)     Water-stained Leaves (B9) (except MLRA 1, 2, 

4A, and 4B) 
    Water-Stained Leaves (B9) (except MLRA 

1, 2, 4A, and 4B) 
    High Water Table (A2)       

    Saturation (A3)     Salt Crust (B11)     Drainage Patterns (B10) 

    Water Marks (B1)      Aquatic Invertebrates (B13)     Dry-Season Water Table (C2) 

    Sediment Deposits (B2)     Hydrogen Sulfide Odor (C1)     Saturation Visible on Aerial Imagery (C9) 

    Drift Deposits (B3)      Oxidized Rhizospheres along Living Roots (C3)     Geomorphic Position (D2) 

    Algal Mat or Crust (B4)     Presence of Reduced Iron (C4)     Shallow Aquitard (D3) 

    Iron Deposits (B5)     Recent Iron Reduction in Plowed Soils (C6)     FAC-Neutral Test (D5) 

    Surface Soil Cracks (B6)     Stunted or Stressed Plants (D1) (LRR A)     Raised Ant Mounds (D6) (LLR A) 

    Inundation Visible on Aerial Imagery (B7)     Other (Explain in Remarks)     Frost-Heave Hummocks (D7) 

    Sparsely Vegetated Concave Surface (B8)         

  Field Observations:  
 Surface Water Present? Yes   No X Depth (inches):         
 Water Table Present? Yes   No X Depth (inches):         
 Saturation Present? Yes   No X Depth (inches):         Wetland Hydrology Present? Yes   No X  
 (includes capillary fringe)  
Describe Recorded Data (stream gauge, monitoring well, aerial photos, previous inspections), if available: 
      
Remarks: 
Hillslope bank of artificial pond. All surface flow in the winter season would readily drain into the adjacent pond.  
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WETLAND DETERMINATION DATA FORM – Western Mountains, Valleys and Coast Region 

Project Site: 880 Stone Pine Road Project City/County: Half Moon Bay, San Mateo Sampling Date: 6/12/2020 
Applicant/Owner: City of Half Moon Bay State: California Sampling Point: SP5 
Investigator(s): M. Bibbo Section/Township/Range: N/A 
Landform (hillslope, terrace, etc.): Terrace Local Relief (concave, convex, none): None Slope (%): 0 
Subregion (LRR): LRR-C Lat: 37.46825 Long: -122.42389  Datum: WGS84 
Soil Map Unit Name: Farallone loam, nearly level NWI classification None 
Are climatic / hydrologic conditions on the site typical for this time of year? Yes X No   (If no, explain in Remarks.) 
Are 
Vegetation 

  Soil   or Hydrology   significantly disturbed? Are “Normal Circumstances” present? Yes X No   

Are 
Vegetation 

  Soil   or Hydrology   naturally problematic? (If needed, explain any answers in Remarks.) 

SUMMARY OF FINDINGS – Attach site map showing sampling point locations, transects, important features, etc. 
 

Hydrophytic Vegetation Present?  Yes X No    
Is the Sampled Area 
within a Wetland? 

    
Hydric Soil Present?  Yes   No X   Yes   No X  
Wetland Hydrology Present?  Yes   No X      
 

Remarks: 
Point taken to examine the willow/alder stands that occur on the site - may be considered "one-parameter CCC wetlands". 

VEGETATION 

Tree Stratum (Plot size:  30 x 30')  Absolute 
% Cover  

Dominant 
Species?  

Indicator 
Status 

  Dominance Test worksheet: 

1. Salix laevigata  90  X  FACW   Number of Dominant Species  
That Are OBL, FACW, or FAC: 

 
2  (A) 

2.                            
  

3.                          Total Number of Dominant  
Species Across All Strata: 

 
2  (B) 

4.                            
  

   Total Cover:  90       Percent of Dominant Species 
That Are OBL, FACW, or FAC: 

 
100  (A/B) 

Sapling/Shrub Stratum (Plot size:       )             
1.                          Prevalence Index worksheet: 
2.                          Total % Cover of:  Multiply by:  
3.                          OBL species       x 1 =        
4.                          FACW species       x 2 =        
5.                          FAC species       x 3 =        

   Total Cover:  0       FACU species       x 4 =        
Herb Stratum (Plot size:  30 x 30')         UPL Species       x 5 =        

1. Festuca perennis  2  X  FAC   Column totals       (A)       (B) 
2. Avena fatua  1     UPL        
3. Bromus diandrus  1     UPL   Prevalence Index = B/A =        

              

4. Bromus catharticus  1     UPL   Hydrophytic Vegetation Indicators: 

5.                            1 – Rapid Test for Hydrophytic Vegetation  
6.                          X 2 – Dominance Text is >50%  
7.                            3 – Prevalence Index is ≤3.01  
8.                            4 – Morphological Adaptations1  (Provide supporting 

data in Remarks or on a separate sheet) 
 

9.                            
10.                            5 – Wetland Non-vascular Plants1 (Explain)  
11.                            Problematic Hydrophytic Vegetation1  (Explain)  

   Total Cover:  5       1 Indicators of hydric soil and wetland hydrology must be 
present. 

 

Woody Vine Stratum (Plot size:       )         
 

    

1.                          
Hydrophytic 
Vegetation 
Present? 

  
2.                             

   Total Cover:              Yes X No    
% Bare Ground in Herb Stratum                 
             

Remarks:  
Wetland boundary defined by overstory canopy of willow. Understory is absent (i.e. bare) to very sparsely vegetated by FAC and UPL grasses.  
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SOIL Sampling Point: SP5 
   

Profile Description: (Describe to the depth needed to document the indicator or confirm the absence of indicators.) 
 Depth  Matrix  Redox Features      
 (inches)  Color (moist)  %  Color (moist)  %  Type1  Loc2  Texture  Remarks  
 0-16  10YR 3/2  100                                                                    clay loam         
                                                                                                      
                                                                                                      
                                                                                                      
                                                                                                      
                                                                                                      
                                                                                                      
                                                                                                      
1Type:  C=Concentration, D=Depletion, RM=Reduced Matrix, CS=Covered or Coated Sand Grains  2Location:  PL=Pore Lining, RC=Root Channel, M=Matrix. 
Hydric Soil Indicators: (Applicable to all LRRs, unless otherwise noted.)  Indicators for Problematic Hydric Soils3: 
    Histosol (A1)     Sandy Redox (S5)     2 cm Muck (A10) 
    Histic Epipedon (A2)     Stripped Matrix (S6)     Red Parent Material (TF2) 
    Black Histic (A3)     Loamy Mucky Mineral (F1) (except MLRA 1)     Very Shallow Dark Surface (TF12) 
    Hydrogen Sulfide (A4)     Loamy Gleyed Matrix (F2)     Other (Explain in Remarks) 
    Depleted Below Dark Surface (A11)     Depleted Matrix (F3)     
    Thick Dark Surface (A12)     Redox Dark Surface (F6)            
    Sandy Mucky Mineral (S1)     Depleted Dark Surface (F7)  3 Indicators of hydrophytic vegetation and wetland 

hydrology must be present, unless disturbed or 
problematic. 

  
    Sandy Gleyed Matrix (S4)     Redox Depressions (F8)    

  Restrictive Layer (If present):   
  Type:               
  Depth (inches):              Hydric Soil Present? Yes   No X  

 Remarks: 
No redox features observed. 

HYDROLOGY 
 Wetland Hydrology Indicators:   
 Primary Indicators  (minimum of one required:  check all that apply)  Secondary Indicators (2 or more required) 
    Surface Water (A1)     Water-stained Leaves (B9) (except MLRA 1, 2, 

4A, and 4B) 
    Water-Stained Leaves (B9) (except MLRA 

1, 2, 4A, and 4B) 
    High Water Table (A2)       

    Saturation (A3)     Salt Crust (B11)     Drainage Patterns (B10) 

    Water Marks (B1)      Aquatic Invertebrates (B13)     Dry-Season Water Table (C2) 

    Sediment Deposits (B2)     Hydrogen Sulfide Odor (C1)     Saturation Visible on Aerial Imagery (C9) 

    Drift Deposits (B3)      Oxidized Rhizospheres along Living Roots (C3)     Geomorphic Position (D2) 

    Algal Mat or Crust (B4)     Presence of Reduced Iron (C4)     Shallow Aquitard (D3) 

    Iron Deposits (B5)     Recent Iron Reduction in Plowed Soils (C6)     FAC-Neutral Test (D5) 

    Surface Soil Cracks (B6)     Stunted or Stressed Plants (D1) (LRR A)     Raised Ant Mounds (D6) (LLR A) 

    Inundation Visible on Aerial Imagery (B7)     Other (Explain in Remarks)     Frost-Heave Hummocks (D7) 

    Sparsely Vegetated Concave Surface (B8)         

  Field Observations:  
 Surface Water Present? Yes   No X Depth (inches):         
 Water Table Present? Yes   No X Depth (inches):         
 Saturation Present? Yes   No X Depth (inches):         Wetland Hydrology Present? Yes   No X  
 (includes capillary fringe)  
Describe Recorded Data (stream gauge, monitoring well, aerial photos, previous inspections), if available: 
      
Remarks: 
The willow/alder patches are situated on a flat terrace that was previously leveled and in agricultural production. There may be a high water table that 
the roots are tapping into.  
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WETLAND DETERMINATION DATA FORM – Western Mountains, Valleys and Coast Region 

Project Site: 880 Stone Pine Road Project City/County: Half Moon Bay, San Mateo Sampling Date: 6/12/2020 
Applicant/Owner: City of Half Moon Bay State: California Sampling Point: SP6 
Investigator(s): M. Bibbo Section/Township/Range: N/A 
Landform (hillslope, terrace, etc.): Terrace Local Relief (concave, convex, none): None Slope (%): 0 
Subregion (LRR): LRR-C Lat: 37.46822 Long: -122.42382  Datum: WGS84 
Soil Map Unit Name: Farallone loam, nearly level      NWI classification None 
Are climatic / hydrologic conditions on the site typical for this time of year? Yes X No   (If no, explain in Remarks.) 
Are 
Vegetation 

  Soil   or Hydrology   significantly disturbed? Are “Normal Circumstances” present? Yes X No   

Are 
Vegetation 

  Soil   or Hydrology   naturally problematic? (If needed, explain any answers in Remarks.) 

SUMMARY OF FINDINGS – Attach site map showing sampling point locations, transects, important features, etc. 
 

Hydrophytic Vegetation Present?  Yes   No X  
Is the Sampled Area 
within a Wetland? 

    
Hydric Soil Present?  Yes   No X   Yes   No X  
Wetland Hydrology Present?  Yes   No X      
 

Remarks: 
Paired point to SP5.      

VEGETATION 

Tree Stratum (Plot size:       )  Absolute 
% Cover  

Dominant 
Species?  

Indicator 
Status 

  Dominance Test worksheet: 

1.                          Number of Dominant Species  
That Are OBL, FACW, or FAC: 

 
0  (A) 

2.                            
  

3.                          Total Number of Dominant  
Species Across All Strata: 

 
2  (B) 

4.                            
  

   Total Cover:  0       Percent of Dominant Species 
That Are OBL, FACW, or FAC: 

 
0  (A/B) 

Sapling/Shrub Stratum (Plot size:       )             
1.                          Prevalence Index worksheet: 
2.                          Total % Cover of:  Multiply by:  
3.                          OBL species       x 1 =        
4.                          FACW species       x 2 =        
5.                          FAC species       x 3 =        

   Total Cover:  0       FACU species       x 4 =        
Herb Stratum (Plot size:  10 x 10 ft.)         UPL Species       x 5 =        

1. Avena fatua  50  X  UPL   Column totals       (A)       (B) 
2. Bromus diandrus  25  X  UPL        
3. Festuca myuros  10     UPL   Prevalence Index = B/A =        

              

4. Festuca perennis  10     FAC   Hydrophytic Vegetation Indicators: 

5. Carduus pychnocephalus  3     UPL     1 – Rapid Test for Hydrophytic Vegetation  
6. Erigeron canadensis  2     UPL     2 – Dominance Text is >50%  
7.                            3 – Prevalence Index is ≤3.01  
8.                            4 – Morphological Adaptations1  (Provide supporting 

data in Remarks or on a separate sheet) 
 

9.                            
10.                            5 – Wetland Non-vascular Plants1 (Explain)  
11.                            Problematic Hydrophytic Vegetation1  (Explain)  

   Total Cover:  100       1 Indicators of hydric soil and wetland hydrology must be 
present. 

 

Woody Vine Stratum (Plot size:       )         
 

    

1.                          
Hydrophytic 
Vegetation 
Present? 

  
2.                             

   Total Cover:              Yes   No X  
% Bare Ground in Herb Stratum 0           
             

Remarks:  
Dominated by upland grasses.  
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SOIL Sampling Point: SP6 
   

Profile Description: (Describe to the depth needed to document the indicator or confirm the absence of indicators.) 
 Depth  Matrix  Redox Features      
 (inches)  Color (moist)  %  Color (moist)  %  Type1  Loc2  Texture  Remarks  
 0-16  10YR 3/2  100                                                                    Clay loam         
                                                                                                      
                                                                                                      
                                                                                                      
                                                                                                      
                                                                                                      
                                                                                                      
                                                                                                      
1Type:  C=Concentration, D=Depletion, RM=Reduced Matrix, CS=Covered or Coated Sand Grains  2Location:  PL=Pore Lining, RC=Root Channel, M=Matrix. 
Hydric Soil Indicators: (Applicable to all LRRs, unless otherwise noted.)  Indicators for Problematic Hydric Soils3: 
    Histosol (A1)     Sandy Redox (S5)     2 cm Muck (A10) 
    Histic Epipedon (A2)     Stripped Matrix (S6)     Red Parent Material (TF2) 
    Black Histic (A3)     Loamy Mucky Mineral (F1) (except MLRA 1)     Very Shallow Dark Surface (TF12) 
    Hydrogen Sulfide (A4)     Loamy Gleyed Matrix (F2)     Other (Explain in Remarks) 
    Depleted Below Dark Surface (A11)     Depleted Matrix (F3)     
    Thick Dark Surface (A12)     Redox Dark Surface (F6)            
    Sandy Mucky Mineral (S1)     Depleted Dark Surface (F7)  3 Indicators of hydrophytic vegetation and wetland 

hydrology must be present, unless disturbed or 
problematic. 

  
    Sandy Gleyed Matrix (S4)     Redox Depressions (F8)    

  Restrictive Layer (If present):   
  Type:               
  Depth (inches):              Hydric Soil Present? Yes   No X  

 Remarks: 
No redox features observed.  

HYDROLOGY 
 Wetland Hydrology Indicators:   
 Primary Indicators  (minimum of one required:  check all that apply)  Secondary Indicators (2 or more required) 
    Surface Water (A1)     Water-stained Leaves (B9) (except MLRA 1, 2, 

4A, and 4B) 
    Water-Stained Leaves (B9) (except MLRA 

1, 2, 4A, and 4B) 
    High Water Table (A2)       

    Saturation (A3)     Salt Crust (B11)     Drainage Patterns (B10) 

    Water Marks (B1)      Aquatic Invertebrates (B13)     Dry-Season Water Table (C2) 

    Sediment Deposits (B2)     Hydrogen Sulfide Odor (C1)     Saturation Visible on Aerial Imagery (C9) 

    Drift Deposits (B3)      Oxidized Rhizospheres along Living Roots (C3)     Geomorphic Position (D2) 

    Algal Mat or Crust (B4)     Presence of Reduced Iron (C4)     Shallow Aquitard (D3) 

    Iron Deposits (B5)     Recent Iron Reduction in Plowed Soils (C6)     FAC-Neutral Test (D5) 

    Surface Soil Cracks (B6)     Stunted or Stressed Plants (D1) (LRR A)     Raised Ant Mounds (D6) (LLR A) 

    Inundation Visible on Aerial Imagery (B7)     Other (Explain in Remarks)     Frost-Heave Hummocks (D7) 

    Sparsely Vegetated Concave Surface (B8)         

  Field Observations:  
 Surface Water Present? Yes   No X Depth (inches):         
 Water Table Present? Yes   No X Depth (inches):         
 Saturation Present? Yes   No X Depth (inches):         Wetland Hydrology Present? Yes   No X  
 (includes capillary fringe)  
Describe Recorded Data (stream gauge, monitoring well, aerial photos, previous inspections), if available: 
      
Remarks: 
Level terrace, no indication of seasonal inundation.  
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WETLAND DETERMINATION DATA FORM – Western Mountains, Valleys and Coast Region 

Project Site: 880 Stone Pine Road Project City/County: Half Moon Bay, San Mateo Sampling Date: 6/12/2020 
Applicant/Owner: City of Half Moon Bay State: California Sampling Point: SP7 
Investigator(s): M. Bibbo Section/Township/Range: N/A 
Landform (hillslope, terrace, etc.): Hillslope Local Relief (concave, convex, none): None Slope (%): 1 
Subregion (LRR): LRR-C Lat: 37.46808 Long: -122.42309  Datum: WGS84 
Soil Map Unit Name: Farallone coarse sandy loam, moderately steep, eroded  NWI classification None 
Are climatic / hydrologic conditions on the site typical for this time of year? Yes X No   (If no, explain in Remarks.) 
Are 
Vegetation 

  Soil   or Hydrology   significantly disturbed? Are “Normal Circumstances” present? Yes X No   

Are 
Vegetation 

  Soil   or Hydrology   naturally problematic? (If needed, explain any answers in Remarks.) 

SUMMARY OF FINDINGS – Attach site map showing sampling point locations, transects, important features, etc. 
 

Hydrophytic Vegetation Present?  Yes X No    
Is the Sampled Area 
within a Wetland? 

    
Hydric Soil Present?  Yes   No X   Yes   No X  
Wetland Hydrology Present?  Yes   No X      
 

Remarks: 
Point taken to examine poison hemlock infestation on terrace in southern portion of property. 

VEGETATION 

Tree Stratum (Plot size:       )  Absolute 
% Cover  

Dominant 
Species?  

Indicator 
Status 

  Dominance Test worksheet: 

1.                          Number of Dominant Species  
That Are OBL, FACW, or FAC: 

 
1  (A) 

2.                            
  

3.                          Total Number of Dominant  
Species Across All Strata: 

 
1  (B) 

4.                            
  

   Total Cover:  0       Percent of Dominant Species 
That Are OBL, FACW, or FAC: 

 
100  (A/B) 

Sapling/Shrub Stratum (Plot size:       )             
1.                          Prevalence Index worksheet: 
2.                          Total % Cover of:  Multiply by:  
3.                          OBL species       x 1 =        
4.                          FACW species       x 2 =        
5.                          FAC species       x 3 =        

   Total Cover:  0       FACU species       x 4 =        
Herb Stratum (Plot size:  10 x 10 ft.)         UPL Species       x 5 =        

1. Conium maculatum  100  X  FAC   Column totals       (A)       (B) 
2. Hirschfeldia incana  2     UPL        
3.                          Prevalence Index = B/A =        

              

4.                          Hydrophytic Vegetation Indicators: 

5.                            1 – Rapid Test for Hydrophytic Vegetation  
6.                          X 2 – Dominance Text is >50%  
7.                            3 – Prevalence Index is ≤3.01  
8.                            4 – Morphological Adaptations1  (Provide supporting 

data in Remarks or on a separate sheet) 
 

9.                            
10.                            5 – Wetland Non-vascular Plants1 (Explain)  
11.                            Problematic Hydrophytic Vegetation1  (Explain)  

   Total Cover:  100       1 Indicators of hydric soil and wetland hydrology must be 
present. 

 

Woody Vine Stratum (Plot size:       )         
 

    

1.                          
Hydrophytic 
Vegetation 
Present? 

  
2.                             

   Total Cover:              Yes X No    
% Bare Ground in Herb Stratum 0           
             

Remarks:  
Ruderal vegetation dominated by poison hemlock, a FAC plant. Hemlock is not “acting” like a wetland plant in this situation.  
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SOIL Sampling Point: SP7 
   

Profile Description: (Describe to the depth needed to document the indicator or confirm the absence of indicators.) 
 Depth  Matrix  Redox Features      
 (inches)  Color (moist)  %  Color (moist)  %  Type1  Loc2  Texture  Remarks  
 0-16  7.5 YR 4/2  100                                                                    Sandy loam  coarse  
                                                                                                      
                                                                                                      
                                                                                                      
                                                                                                      
                                                                                                      
                                                                                                      
                                                                                                      
1Type:  C=Concentration, D=Depletion, RM=Reduced Matrix, CS=Covered or Coated Sand Grains  2Location:  PL=Pore Lining, RC=Root Channel, M=Matrix. 
Hydric Soil Indicators: (Applicable to all LRRs, unless otherwise noted.)  Indicators for Problematic Hydric Soils3: 
    Histosol (A1)     Sandy Redox (S5)     2 cm Muck (A10) 
    Histic Epipedon (A2)     Stripped Matrix (S6)     Red Parent Material (TF2) 
    Black Histic (A3)     Loamy Mucky Mineral (F1) (except MLRA 1)     Very Shallow Dark Surface (TF12) 
    Hydrogen Sulfide (A4)     Loamy Gleyed Matrix (F2)     Other (Explain in Remarks) 
    Depleted Below Dark Surface (A11)     Depleted Matrix (F3)     
    Thick Dark Surface (A12)     Redox Dark Surface (F6)            
    Sandy Mucky Mineral (S1)     Depleted Dark Surface (F7)  3 Indicators of hydrophytic vegetation and wetland 

hydrology must be present, unless disturbed or 
problematic. 

  
    Sandy Gleyed Matrix (S4)     Redox Depressions (F8)    

  Restrictive Layer (If present):   
  Type:               
  Depth (inches):              Hydric Soil Present? Yes   No X  

 Remarks: 
No redox features observed.  

HYDROLOGY 
 Wetland Hydrology Indicators:   
 Primary Indicators  (minimum of one required:  check all that apply)  Secondary Indicators (2 or more required) 
    Surface Water (A1)     Water-stained Leaves (B9) (except MLRA 1, 2, 

4A, and 4B) 
    Water-Stained Leaves (B9) (except MLRA 

1, 2, 4A, and 4B) 
    High Water Table (A2)       

    Saturation (A3)     Salt Crust (B11)     Drainage Patterns (B10) 

    Water Marks (B1)      Aquatic Invertebrates (B13)     Dry-Season Water Table (C2) 

    Sediment Deposits (B2)     Hydrogen Sulfide Odor (C1)     Saturation Visible on Aerial Imagery (C9) 

    Drift Deposits (B3)      Oxidized Rhizospheres along Living Roots (C3)     Geomorphic Position (D2) 

    Algal Mat or Crust (B4)     Presence of Reduced Iron (C4)     Shallow Aquitard (D3) 

    Iron Deposits (B5)     Recent Iron Reduction in Plowed Soils (C6)     FAC-Neutral Test (D5) 

    Surface Soil Cracks (B6)     Stunted or Stressed Plants (D1) (LRR A)     Raised Ant Mounds (D6) (LLR A) 

    Inundation Visible on Aerial Imagery (B7)     Other (Explain in Remarks)     Frost-Heave Hummocks (D7) 

    Sparsely Vegetated Concave Surface (B8)         

  Field Observations:  
 Surface Water Present? Yes   No X Depth (inches):         
 Water Table Present? Yes   No X Depth (inches):         
 Saturation Present? Yes   No X Depth (inches):         Wetland Hydrology Present? Yes   No X  
 (includes capillary fringe)  
Describe Recorded Data (stream gauge, monitoring well, aerial photos, previous inspections), if available: 
      
Remarks: 
Upland landscape position. 
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WETLAND DETERMINATION DATA FORM – Western Mountains, Valleys and Coast Region 

Project Site: 880 Stone Pine Road Project City/County: Half Moon Bay, San Mateo Sampling Date: 6/12/2020 
Applicant/Owner: City of Half Moon Bay State: California Sampling Point: SP8 
Investigator(s): M. Bibbo Section/Township/Range: N/A 
Landform (hillslope, terrace, etc.): Terrace Local Relief (concave, convex, none): None Slope (%): 0 
Subregion (LRR): LRR-C Lat: 37.469925 Long: -122.42175  Datum: WGS84 
Soil Map Unit Name: Farallone coarse sandy loam, moderately steep, eroded NWI classification None 
Are climatic / hydrologic conditions on the site typical for this time of year? Yes X No   (If no, explain in Remarks.) 
Are 
Vegetation 

  Soil   or Hydrology   significantly disturbed? Are “Normal Circumstances” present? Yes X No   

Are 
Vegetation 

  Soil   or Hydrology   naturally problematic? (If needed, explain any answers in Remarks.) 

SUMMARY OF FINDINGS – Attach site map showing sampling point locations, transects, important features, etc. 
 

Hydrophytic Vegetation Present?  Yes X No    
Is the Sampled Area 
within a Wetland? 

    
Hydric Soil Present?  Yes   No X   Yes   No X  
Wetland Hydrology Present?  Yes   No X      
 

Remarks: 
Point taken to examine the riparian corridor of Pilarcitos Creek.     

VEGETATION 

Tree Stratum (Plot size:  30 x 30ft)  Absolute 
% Cover  

Dominant 
Species?  

Indicator 
Status 

  Dominance Test worksheet: 

1. Salix laevigata  100  X  FACW   Number of Dominant Species  
That Are OBL, FACW, or FAC: 

 
4  (A) 

2.                            
  

3.                          Total Number of Dominant  
Species Across All Strata: 

 
4  (B) 

4.                            
  

   Total Cover:  100       Percent of Dominant Species 
That Are OBL, FACW, or FAC: 

 
100  (A/B) 

Sapling/Shrub Stratum (Plot size:  30 x 30ft)             
1. Rubus armeniacus  20  X  FAC   Prevalence Index worksheet: 
2.                          Total % Cover of:  Multiply by:  
3.                          OBL species       x 1 =        
4.                          FACW species       x 2 =        
5.                          FAC species       x 3 =        

   Total Cover:  20       FACU species       x 4 =        
Herb Stratum (Plot size:  30 x 30ft)         UPL Species       x 5 =        

1. Urtic dioica  5  X  FAC   Column totals       (A)       (B) 
2. Stachys rigida   5  X  FACW        
3.                          Prevalence Index = B/A =        

              

4.                          Hydrophytic Vegetation Indicators: 

5.                            1 – Rapid Test for Hydrophytic Vegetation  
6.                          X 2 – Dominance Text is >50%  
7.                            3 – Prevalence Index is ≤3.01  
8.                            4 – Morphological Adaptations1  (Provide supporting 

data in Remarks or on a separate sheet) 
 

9.                            
10.                            5 – Wetland Non-vascular Plants1 (Explain)  
11.                            Problematic Hydrophytic Vegetation1  (Explain)  

   Total Cover:  10       1 Indicators of hydric soil and wetland hydrology must be 
present. 

 

Woody Vine Stratum (Plot size:  30 x 30ft)         
 

    

1. Delairea odorata  75  X  FAC   
Hydrophytic 
Vegetation 
Present? 

  
2.                             

   Total Cover:  75       Yes X No    
% Bare Ground in Herb Stratum 0           
             

Remarks:  
Willow-dominated, dense, multi-layered riparian vegetation.  
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SOIL Sampling Point: SP8 
   

Profile Description: (Describe to the depth needed to document the indicator or confirm the absence of indicators.) 
 Depth  Matrix  Redox Features      
 (inches)  Color (moist)  %  Color (moist)  %  Type1  Loc2  Texture  Remarks  
 0-16  10 YR 3/3  100                                                                    sandy loam         
                                                                                                      
                                                                                                      
                                                                                                      
                                                                                                      
                                                                                                      
                                                                                                      
                                                                                                      
1Type:  C=Concentration, D=Depletion, RM=Reduced Matrix, CS=Covered or Coated Sand Grains  2Location:  PL=Pore Lining, RC=Root Channel, M=Matrix. 
Hydric Soil Indicators: (Applicable to all LRRs, unless otherwise noted.)  Indicators for Problematic Hydric Soils3: 
    Histosol (A1)     Sandy Redox (S5)     2 cm Muck (A10) 
    Histic Epipedon (A2)     Stripped Matrix (S6)     Red Parent Material (TF2) 
    Black Histic (A3)     Loamy Mucky Mineral (F1) (except MLRA 1)     Very Shallow Dark Surface (TF12) 
    Hydrogen Sulfide (A4)     Loamy Gleyed Matrix (F2)     Other (Explain in Remarks) 
    Depleted Below Dark Surface (A11)     Depleted Matrix (F3)     
    Thick Dark Surface (A12)     Redox Dark Surface (F6)            
    Sandy Mucky Mineral (S1)     Depleted Dark Surface (F7)  3 Indicators of hydrophytic vegetation and wetland 

hydrology must be present, unless disturbed or 
problematic. 

  
    Sandy Gleyed Matrix (S4)     Redox Depressions (F8)    

  Restrictive Layer (If present):   
  Type:               
  Depth (inches):              Hydric Soil Present? Yes   No X  

 Remarks: 
Terrace soils, well-drained. No redoximorphic features observed.  

HYDROLOGY 
 Wetland Hydrology Indicators:   
 Primary Indicators  (minimum of one required:  check all that apply)  Secondary Indicators (2 or more required) 
    Surface Water (A1)     Water-stained Leaves (B9) (except MLRA 1, 2, 

4A, and 4B) 
    Water-Stained Leaves (B9) (except MLRA 

1, 2, 4A, and 4B) 
    High Water Table (A2)       

    Saturation (A3)     Salt Crust (B11)     Drainage Patterns (B10) 

    Water Marks (B1)      Aquatic Invertebrates (B13)     Dry-Season Water Table (C2) 

    Sediment Deposits (B2)     Hydrogen Sulfide Odor (C1)     Saturation Visible on Aerial Imagery (C9) 

    Drift Deposits (B3)      Oxidized Rhizospheres along Living Roots (C3)     Geomorphic Position (D2) 

    Algal Mat or Crust (B4)     Presence of Reduced Iron (C4)     Shallow Aquitard (D3) 

    Iron Deposits (B5)     Recent Iron Reduction in Plowed Soils (C6)     FAC-Neutral Test (D5) 

    Surface Soil Cracks (B6)     Stunted or Stressed Plants (D1) (LRR A)     Raised Ant Mounds (D6) (LLR A) 

    Inundation Visible on Aerial Imagery (B7)     Other (Explain in Remarks)     Frost-Heave Hummocks (D7) 

    Sparsely Vegetated Concave Surface (B8)         

  Field Observations:  
 Surface Water Present? Yes   No X Depth (inches):         
 Water Table Present? Yes   No X Depth (inches):         
 Saturation Present? Yes   No X Depth (inches):         Wetland Hydrology Present? Yes   No X  
 (includes capillary fringe)  
Describe Recorded Data (stream gauge, monitoring well, aerial photos, previous inspections), if available: 
      
Remarks: 
Upland landscape position - high terrace above Pilarcitos Creek.  
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WETLAND DETERMINATION DATA FORM – Western Mountains, Valleys and Coast Region 

Project Site: 880 Stone Pine Road Project City/County: Half Moon Bay, San Mateo Sampling Date: 6/12/2020 
Applicant/Owner: City of Half Moon Bay State: California Sampling Point: SP9 
Investigator(s): M. Bibbo Section/Township/Range: N/A 
Landform (hillslope, terrace, etc.): Terrace Local Relief (concave, convex, none): None Slope (%): 0 
Subregion (LRR): LRR-C Lat: 37.46687 Long: -122.42311  Datum: WGS84 
Soil Map Unit Name: Farallone coarse sandy loam, moderately steep, eroded NWI classification None 
Are climatic / hydrologic conditions on the site typical for this time of year? Yes X No   (If no, explain in Remarks.) 
Are 
Vegetation 

  Soil   or Hydrology   significantly disturbed? Are “Normal Circumstances” present? Yes X No   

Are 
Vegetation 

  Soil   or Hydrology   naturally problematic? (If needed, explain any answers in Remarks.) 

SUMMARY OF FINDINGS – Attach site map showing sampling point locations, transects, important features, etc. 
 

Hydrophytic Vegetation Present?  Yes X No    
Is the Sampled Area 
within a Wetland? 

    
Hydric Soil Present?  Yes   No X   Yes   No X  
Wetland Hydrology Present?  Yes   No X      
 

Remarks: 
Point taken to examine the riparian corridor of Pilarcitos Creek. Point taken in southwest corner of property.     

VEGETATION 

Tree Stratum (Plot size:  30 x 30ft)  Absolute 
% Cover  

Dominant 
Species?  

Indicator 
Status 

  Dominance Test worksheet: 

1. Salix laevigata  60  X  FACW   Number of Dominant Species  
That Are OBL, FACW, or FAC: 

 
5  (A) 

2.                            
  

3.                          Total Number of Dominant  
Species Across All Strata: 

 
5  (B) 

4.                            
  

   Total Cover:  60       Percent of Dominant Species 
That Are OBL, FACW, or FAC: 

 
100  (A/B) 

Sapling/Shrub Stratum (Plot size:  30 x 30ft)             
1. Rubus armeniacus  60  X  FAC   Prevalence Index worksheet: 
2.                          Total % Cover of:  Multiply by:  
3.                          OBL species       x 1 =        
4.                          FACW species       x 2 =        
5.                          FAC species       x 3 =        

   Total Cover:  60       FACU species       x 4 =        
Herb Stratum (Plot size:  30 x 30ft)         UPL Species       x 5 =        

1. Conium maculatum  20  X  FAC   Column totals       (A)       (B) 
2. Urtica dioica  10  X  FAC        
3.                          Prevalence Index = B/A =        

              

4.                          Hydrophytic Vegetation Indicators: 

5.                            1 – Rapid Test for Hydrophytic Vegetation  
6.                          X 2 – Dominance Text is >50%  
7.                            3 – Prevalence Index is ≤3.01  
8.                            4 – Morphological Adaptations1  (Provide supporting 

data in Remarks or on a separate sheet) 
 

9.                            
10.                            5 – Wetland Non-vascular Plants1 (Explain)  
11.                            Problematic Hydrophytic Vegetation1  (Explain)  

   Total Cover:  30       1 Indicators of hydric soil and wetland hydrology must be 
present. 

 

Woody Vine Stratum (Plot size:  30 x 30ft)         
 

    

1. Delairea odorata  75  X  FAC   
Hydrophytic 
Vegetation 
Present? 

  
2.                             

   Total Cover:  75       Yes X No    
% Bare Ground in Herb Stratum                 
             

Remarks:  
Willow-dominated, dense, multi-layered riparian vegetation.  
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US Army Corps of Engineers Western Mountains, Valleys and Coast – Version 2.0 

SOIL Sampling Point: SP9 
   

Profile Description: (Describe to the depth needed to document the indicator or confirm the absence of indicators.) 
 Depth  Matrix  Redox Features      
 (inches)  Color (moist)  %  Color (moist)  %  Type1  Loc2  Texture  Remarks  
 0-16  10 YR 3/2  100                                                                    sandy loam         
                                                                                                      
                                                                                                      
                                                                                                      
                                                                                                      
                                                                                                      
                                                                                                      
                                                                                                      
1Type:  C=Concentration, D=Depletion, RM=Reduced Matrix, CS=Covered or Coated Sand Grains  2Location:  PL=Pore Lining, RC=Root Channel, M=Matrix. 
Hydric Soil Indicators: (Applicable to all LRRs, unless otherwise noted.)  Indicators for Problematic Hydric Soils3: 
    Histosol (A1)     Sandy Redox (S5)     2 cm Muck (A10) 
    Histic Epipedon (A2)     Stripped Matrix (S6)     Red Parent Material (TF2) 
    Black Histic (A3)     Loamy Mucky Mineral (F1) (except MLRA 1)     Very Shallow Dark Surface (TF12) 
    Hydrogen Sulfide (A4)     Loamy Gleyed Matrix (F2)     Other (Explain in Remarks) 
    Depleted Below Dark Surface (A11)     Depleted Matrix (F3)     
    Thick Dark Surface (A12)     Redox Dark Surface (F6)            
    Sandy Mucky Mineral (S1)     Depleted Dark Surface (F7)  3 Indicators of hydrophytic vegetation and wetland 

hydrology must be present, unless disturbed or 
problematic. 

  
    Sandy Gleyed Matrix (S4)     Redox Depressions (F8)    

  Restrictive Layer (If present):   
  Type:               
  Depth (inches):              Hydric Soil Present? Yes   No X  

 Remarks: 
Terrace soils, well-drained. No redoximorphic features observed.  

HYDROLOGY 
 Wetland Hydrology Indicators:   
 Primary Indicators  (minimum of one required:  check all that apply)  Secondary Indicators (2 or more required) 
    Surface Water (A1)     Water-stained Leaves (B9) (except MLRA 1, 2, 

4A, and 4B) 
    Water-Stained Leaves (B9) (except MLRA 

1, 2, 4A, and 4B) 
    High Water Table (A2)       

    Saturation (A3)     Salt Crust (B11)     Drainage Patterns (B10) 

    Water Marks (B1)      Aquatic Invertebrates (B13)     Dry-Season Water Table (C2) 

    Sediment Deposits (B2)     Hydrogen Sulfide Odor (C1)     Saturation Visible on Aerial Imagery (C9) 

    Drift Deposits (B3)      Oxidized Rhizospheres along Living Roots (C3)     Geomorphic Position (D2) 

    Algal Mat or Crust (B4)     Presence of Reduced Iron (C4)     Shallow Aquitard (D3) 

    Iron Deposits (B5)     Recent Iron Reduction in Plowed Soils (C6)     FAC-Neutral Test (D5) 

    Surface Soil Cracks (B6)     Stunted or Stressed Plants (D1) (LRR A)     Raised Ant Mounds (D6) (LLR A) 

    Inundation Visible on Aerial Imagery (B7)     Other (Explain in Remarks)     Frost-Heave Hummocks (D7) 

    Sparsely Vegetated Concave Surface (B8)         

  Field Observations:  
 Surface Water Present? Yes   No X Depth (inches):         
 Water Table Present? Yes   No X Depth (inches):         
 Saturation Present? Yes   No X Depth (inches):         Wetland Hydrology Present? Yes   No X  
 (includes capillary fringe)  
Describe Recorded Data (stream gauge, monitoring well, aerial photos, previous inspections), if available: 
      
Remarks: 
Upland landscape position - high terrace above Pilarcitos Creek.  
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US Army Corps of Engineers Western Mountains, Valleys and Coast – Version 2.0 

WETLAND DETERMINATION DATA FORM – Western Mountains, Valleys and Coast Region 

Project Site: 880 Stone Pine Road Project City/County: Half Moon Bay, San Mateo Sampling Date: 6/12/2020 
Applicant/Owner: City of Half Moon Bay State: California Sampling Point: SP10 
Investigator(s): M. Bibbo Section/Township/Range: N/A 
Landform (hillslope, terrace, etc.): Terrace Local Relief (concave, convex, none): None Slope (%): 0 
Subregion (LRR): LRR-C Lat: 37.46701 Long: -122.42410  Datum: WGS84 
Soil Map Unit Name: Farallone loam, nearly level      NWI classification None 
Are climatic / hydrologic conditions on the site typical for this time of year? Yes X No   (If no, explain in Remarks.) 
Are 
Vegetation 

  Soil   or Hydrology   significantly disturbed? Are “Normal Circumstances” present? Yes X No   

Are 
Vegetation 

  Soil   or Hydrology   naturally problematic? (If needed, explain any answers in Remarks.) 

SUMMARY OF FINDINGS – Attach site map showing sampling point locations, transects, important features, etc. 
 

Hydrophytic Vegetation Present?  Yes X No    
Is the Sampled Area 
within a Wetland? 

    
Hydric Soil Present?  Yes   No X   Yes   No X  
Wetland Hydrology Present?  Yes   No X      
 

Remarks: 
Point taken to examine poison hemlock infestation on terrace in south west portion of property. Hemlock is extensive on this portion of the property. 

VEGETATION 

Tree Stratum (Plot size:       )  Absolute 
% Cover  

Dominant 
Species?  

Indicator 
Status 

  Dominance Test worksheet: 

1.                          Number of Dominant Species  
That Are OBL, FACW, or FAC: 

 
2  (A) 

2.                            
  

3.                          Total Number of Dominant  
Species Across All Strata: 

 
3  (B) 

4.                            
  

   Total Cover:  0       Percent of Dominant Species 
That Are OBL, FACW, or FAC: 

 
66  (A/B) 

Sapling/Shrub Stratum (Plot size:       )             
1.                          Prevalence Index worksheet: 
2.                          Total % Cover of:  Multiply by:  
3.                          OBL species       x 1 =        
4.                          FACW species       x 2 =        
5.                          FAC species       x 3 =        

   Total Cover:  0       FACU species       x 4 =        
Herb Stratum (Plot size:  10 x 10 ft.)         UPL Species       x 5 =        

1. Conium maculatum  40  X  FAC   Column totals       (A)       (B) 
2. Festuca perennis  20  X  FAC        
3. Bromus diandrus  35  X  UPL   Prevalence Index = B/A =        

              

4. Lotus corniculatus  5     FAC   Hydrophytic Vegetation Indicators: 

5.                            1 – Rapid Test for Hydrophytic Vegetation  
6.                          X 2 – Dominance Text is >50%  
7.                            3 – Prevalence Index is ≤3.01  
8.                            4 – Morphological Adaptations1  (Provide supporting 

data in Remarks or on a separate sheet) 
 

9.                            
10.                            5 – Wetland Non-vascular Plants1 (Explain)  
11.                            Problematic Hydrophytic Vegetation1  (Explain)  

   Total Cover:  100       1 Indicators of hydric soil and wetland hydrology must be 
present. 

 

Woody Vine Stratum (Plot size:       )         
 

    

1.                          
Hydrophytic 
Vegetation 
Present? 

  
2.                             

   Total Cover:              Yes X No    
% Bare Ground in Herb Stratum 0           
             

Remarks:  
Ruderal vegetation dominated by poison hemlock and Italian rye-grass, FAC plants, though neither are “acting” like a wetland plants in this situation.  
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US Army Corps of Engineers Western Mountains, Valleys and Coast – Version 2.0 

SOIL Sampling Point: SP10 
   

Profile Description: (Describe to the depth needed to document the indicator or confirm the absence of indicators.) 
 Depth  Matrix  Redox Features      
 (inches)  Color (moist)  %  Color (moist)  %  Type1  Loc2  Texture  Remarks  
 0-16  10YR 3/2  100                                                                    Clay loam         
                                                                                                      
                                                                                                      
                                                                                                      
                                                                                                      
                                                                                                      
                                                                                                      
                                                                                                      
1Type:  C=Concentration, D=Depletion, RM=Reduced Matrix, CS=Covered or Coated Sand Grains  2Location:  PL=Pore Lining, RC=Root Channel, M=Matrix. 
Hydric Soil Indicators: (Applicable to all LRRs, unless otherwise noted.)  Indicators for Problematic Hydric Soils3: 
    Histosol (A1)     Sandy Redox (S5)     2 cm Muck (A10) 
    Histic Epipedon (A2)     Stripped Matrix (S6)     Red Parent Material (TF2) 
    Black Histic (A3)     Loamy Mucky Mineral (F1) (except MLRA 1)     Very Shallow Dark Surface (TF12) 
    Hydrogen Sulfide (A4)     Loamy Gleyed Matrix (F2)     Other (Explain in Remarks) 
    Depleted Below Dark Surface (A11)     Depleted Matrix (F3)     
    Thick Dark Surface (A12)     Redox Dark Surface (F6)            
    Sandy Mucky Mineral (S1)     Depleted Dark Surface (F7)  3 Indicators of hydrophytic vegetation and wetland 

hydrology must be present, unless disturbed or 
problematic. 

  
    Sandy Gleyed Matrix (S4)     Redox Depressions (F8)    

  Restrictive Layer (If present):   
  Type:               
  Depth (inches):              Hydric Soil Present? Yes   No X  

 Remarks: 
Soils appear to be well-drained, no redoximorphic features present. 

HYDROLOGY 
 Wetland Hydrology Indicators:   
 Primary Indicators  (minimum of one required:  check all that apply)  Secondary Indicators (2 or more required) 
    Surface Water (A1)     Water-stained Leaves (B9) (except MLRA 1, 2, 

4A, and 4B) 
    Water-Stained Leaves (B9) (except MLRA 

1, 2, 4A, and 4B) 
    High Water Table (A2)       

    Saturation (A3)     Salt Crust (B11)     Drainage Patterns (B10) 

    Water Marks (B1)      Aquatic Invertebrates (B13)     Dry-Season Water Table (C2) 

    Sediment Deposits (B2)     Hydrogen Sulfide Odor (C1)     Saturation Visible on Aerial Imagery (C9) 

    Drift Deposits (B3)      Oxidized Rhizospheres along Living Roots (C3)     Geomorphic Position (D2) 

    Algal Mat or Crust (B4)     Presence of Reduced Iron (C4)     Shallow Aquitard (D3) 

    Iron Deposits (B5)     Recent Iron Reduction in Plowed Soils (C6)     FAC-Neutral Test (D5) 

    Surface Soil Cracks (B6)     Stunted or Stressed Plants (D1) (LRR A)     Raised Ant Mounds (D6) (LLR A) 

    Inundation Visible on Aerial Imagery (B7)     Other (Explain in Remarks)     Frost-Heave Hummocks (D7) 

    Sparsely Vegetated Concave Surface (B8)         

  Field Observations:  
 Surface Water Present? Yes   No X Depth (inches):         
 Water Table Present? Yes   No X Depth (inches):         
 Saturation Present? Yes   No X Depth (inches):         Wetland Hydrology Present? Yes   No X  
 (includes capillary fringe)  
Describe Recorded Data (stream gauge, monitoring well, aerial photos, previous inspections), if available: 
      
Remarks: 
Level terrace, no indication of seasonal inundation.  

 

212



US Army Corps of Engineers Western Mountains, Valleys and Coast – Version 2.0 

WETLAND DETERMINATION DATA FORM – Western Mountains, Valleys and Coast Region 

Project Site: 880 Stone Pine Road Project City/County: Half Moon Bay, San Mateo Sampling Date: 6/12/2020 
Applicant/Owner: City of Half Moon Bay State: California Sampling Point: SP11 
Investigator(s): M. Bibbo Section/Township/Range: N/A 
Landform (hillslope, terrace, etc.): Terrace Local Relief (concave, convex, none): None Slope (%): 0 
Subregion (LRR): LRR-C Lat: 37.46938 Long: -122.42328  Datum: WGS84 
Soil Map Unit Name: Farallone loam, nearly level      NWI classification None 
Are climatic / hydrologic conditions on the site typical for this time of year? Yes X No   (If no, explain in Remarks.) 
Are 
Vegetation 

  Soil   or Hydrology   significantly disturbed? Are “Normal Circumstances” present? Yes X No   

Are 
Vegetation 

  Soil   or Hydrology   naturally problematic? (If needed, explain any answers in Remarks.) 

SUMMARY OF FINDINGS – Attach site map showing sampling point locations, transects, important features, etc. 
 

Hydrophytic Vegetation Present?  Yes   No X  
Is the Sampled Area 
within a Wetland? 

    
Hydric Soil Present?  Yes   No X   Yes   No X  
Wetland Hydrology Present?  Yes   No X      
 

Remarks: 
Point taken to examine grassland in the northeastern corner of the property. This grassland is typical of the site.      

VEGETATION 

Tree Stratum (Plot size:       )  Absolute 
% Cover  

Dominant 
Species?  

Indicator 
Status 

  Dominance Test worksheet: 

1.                          Number of Dominant Species  
That Are OBL, FACW, or FAC: 

 
0  (A) 

2.                            
  

3.                          Total Number of Dominant  
Species Across All Strata: 

 
2  (B) 

4.                            
  

   Total Cover:  0       Percent of Dominant Species 
That Are OBL, FACW, or FAC: 

 
0  (A/B) 

Sapling/Shrub Stratum (Plot size:       )             
1.                          Prevalence Index worksheet: 
2.                          Total % Cover of:  Multiply by:  
3.                          OBL species       x 1 =        
4.                          FACW species       x 2 =        
5.                          FAC species       x 3 =        

   Total Cover:  0       FACU species       x 4 =        
Herb Stratum (Plot size:  10 x 10 ft.)         UPL Species       x 5 =        

1. Avena fatua  60  X  UPL   Column totals       (A)       (B) 
2. Bromus diandrus  30  X  UPL        
3. Hirschfeldia incana  5     UPL   Prevalence Index = B/A =        

              

4. Helminthotheca echioides  2     FAC   Hydrophytic Vegetation Indicators: 

5. Vicia sativa  2     UPL     1 – Rapid Test for Hydrophytic Vegetation  
6. Rumex crispus  <1     FAC     2 – Dominance Text is >50%  
7.                            3 – Prevalence Index is ≤3.01  
8.                            4 – Morphological Adaptations1  (Provide supporting 

data in Remarks or on a separate sheet) 
 

9.                            
10.                            5 – Wetland Non-vascular Plants1 (Explain)  
11.                            Problematic Hydrophytic Vegetation1  (Explain)  

   Total Cover:  100       1 Indicators of hydric soil and wetland hydrology must be 
present. 

 

Woody Vine Stratum (Plot size:       )         
 

    

1.                          
Hydrophytic 
Vegetation 
Present? 

  
2.                             

   Total Cover:              Yes   No X  
% Bare Ground in Herb Stratum 0           
             

Remarks:  
Dominated by upland grasses.  
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US Army Corps of Engineers Western Mountains, Valleys and Coast – Version 2.0 

SOIL Sampling Point: SP11 
   

Profile Description: (Describe to the depth needed to document the indicator or confirm the absence of indicators.) 
 Depth  Matrix  Redox Features      
 (inches)  Color (moist)  %  Color (moist)  %  Type1  Loc2  Texture  Remarks  
 0-16  10YR 3/2  100                                                                    Clay loam         
                                                                                                      
                                                                                                      
                                                                                                      
                                                                                                      
                                                                                                      
                                                                                                      
                                                                                                      
1Type:  C=Concentration, D=Depletion, RM=Reduced Matrix, CS=Covered or Coated Sand Grains  2Location:  PL=Pore Lining, RC=Root Channel, M=Matrix. 
Hydric Soil Indicators: (Applicable to all LRRs, unless otherwise noted.)  Indicators for Problematic Hydric Soils3: 
    Histosol (A1)     Sandy Redox (S5)     2 cm Muck (A10) 
    Histic Epipedon (A2)     Stripped Matrix (S6)     Red Parent Material (TF2) 
    Black Histic (A3)     Loamy Mucky Mineral (F1) (except MLRA 1)     Very Shallow Dark Surface (TF12) 
    Hydrogen Sulfide (A4)     Loamy Gleyed Matrix (F2)     Other (Explain in Remarks) 
    Depleted Below Dark Surface (A11)     Depleted Matrix (F3)     
    Thick Dark Surface (A12)     Redox Dark Surface (F6)            
    Sandy Mucky Mineral (S1)     Depleted Dark Surface (F7)  3 Indicators of hydrophytic vegetation and wetland 

hydrology must be present, unless disturbed or 
problematic. 

  
    Sandy Gleyed Matrix (S4)     Redox Depressions (F8)    

  Restrictive Layer (If present):   
  Type:               
  Depth (inches):              Hydric Soil Present? Yes   No X  

 Remarks: 
Soils appear to be well-drained. 

HYDROLOGY 
 Wetland Hydrology Indicators:   
 Primary Indicators  (minimum of one required:  check all that apply)  Secondary Indicators (2 or more required) 
    Surface Water (A1)     Water-stained Leaves (B9) (except MLRA 1, 2, 

4A, and 4B) 
    Water-Stained Leaves (B9) (except MLRA 

1, 2, 4A, and 4B) 
    High Water Table (A2)       

    Saturation (A3)     Salt Crust (B11)     Drainage Patterns (B10) 

    Water Marks (B1)      Aquatic Invertebrates (B13)     Dry-Season Water Table (C2) 

    Sediment Deposits (B2)     Hydrogen Sulfide Odor (C1)     Saturation Visible on Aerial Imagery (C9) 

    Drift Deposits (B3)      Oxidized Rhizospheres along Living Roots (C3)     Geomorphic Position (D2) 

    Algal Mat or Crust (B4)     Presence of Reduced Iron (C4)     Shallow Aquitard (D3) 

    Iron Deposits (B5)     Recent Iron Reduction in Plowed Soils (C6)     FAC-Neutral Test (D5) 

    Surface Soil Cracks (B6)     Stunted or Stressed Plants (D1) (LRR A)     Raised Ant Mounds (D6) (LLR A) 

    Inundation Visible on Aerial Imagery (B7)     Other (Explain in Remarks)     Frost-Heave Hummocks (D7) 

    Sparsely Vegetated Concave Surface (B8)         

  Field Observations:  
 Surface Water Present? Yes   No X Depth (inches):         
 Water Table Present? Yes   No X Depth (inches):         
 Saturation Present? Yes   No X Depth (inches):         Wetland Hydrology Present? Yes   No X  
 (includes capillary fringe)  
Describe Recorded Data (stream gauge, monitoring well, aerial photos, previous inspections), if available: 
      
Remarks: 
Level terrace, no indication of seasonal inundation.  
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880 Stone Pine Road Project 
Identification of Waters of the U.S./State 

D-1 H. T. Harvey & Associates 
October 12, 2020 

 

Appendix D. Photographic Documentation of the Project 
Area 

 
Photo 1. Riparian habitat along Pilarcitos Creek (SP8). 

 

 
Photo 2. Emergent freshwater marsh habitat around the abandoned 

agricultural pond (FM-1; SP3). 
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880 Stone Pine Road Project 
Identification of Waters of the U.S./State 

D-2 H. T. Harvey & Associates 
October 12, 2020 

 

 
Photo 3. Willow/Alder stands in the California annual grassland 

occupying the old agricultural terraces (SP5). 
 

 
Photo 4. Portion of project area dominated by poison hemlock (SP7). 
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880 Stone Pine Road Project 
Identification of Waters of the U.S./State 

D-3 H. T. Harvey & Associates 
October 12, 2020 

 

 
Photo 5. Upland grassland habitat typical of the site (SP11). 

 

 
Photo 6. OWHM and streambed of Pilarcitos Creek forming the 

eastern edge of the project study area. 
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E-1 

Appendix E. Aquatic Resources Table 

Waters Name State Cowardin Code HGM Code 
Measurement 

Type 
Amount Units Water Type Latitude Longitude Local Waterway 

R1 CALIFORNIA R2UB RIVERINE Area 1.46 ac ACRE RPW 37.467987 -122.422659 Pilarcitos Creek 

FM1 CALIFORNIA PEM DEPRESS Area 1.17 ac ACRE RPWWN 37.468813 -122.425454 Pilarcitos Creek 
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880 Stone Pine Road Project 
Identification of Waters of the U.S./State 

F-1 H. T. Harvey & Associates 
October 12, 2020 

 

Appendix F. Signed statement from the property owner(s) 
allowing USACE personnel to enter the property 

I, John Doughty, will allow Corps personnel to enter the 880 Stone Pine Road Project property in San Mateo 
County, California to collect samples during normal business hours. The property is not land-locked, therefore 
permission from the adjacent property owner(s) in order to provide access is not necessary. 

Thank you, 

 

 

John Doughty 
City of Half Moon Bay 
jdoughty@hmbcity.com 
(650) 726-8252 
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BUSINESS OF THE PLANNING COMMISSION 
 OF THE CITY OF HALF MOON BAY 

 
AGENDA REPORT 

 
For meeting of:  August 24, 2021 
 
TO:  Honorable Chair and Planning Commissioners  
 
FROM:  Jill Ekas, Community Development Director 

Scott Phillips, Associate Planner 
  
TITLE: 341 Myrtle Street - Coastal Development Permit, Architectural Review, 

Combined Side Yard Setback Variance, Maximum Building Envelope Variance and 
Parking Exception, File No. PDP-19-096 

______________________________________________________________________________ 
 
RECOMMENDATION 
Adopt Resolution P-21-__ to approve PDP-19-096 an application for a Coastal Development 
Permit, Architectural Review, Combined Side Yard Setback variance, and Parking Exception to 
allow the construction of a new two-story 1,195 square-foot, single-family residence on a 2,806 
square-foot site at 341 Myrtle Street, as shown in Design A and modified by conditions of 
approval, based upon the Findings and Evidence contained in Exhibit A of the Draft Resolution, 
and subject to the Conditions of Approval in Exhibit B. Adopt Resolution P-21-__ to approve PDP-
19-096 an application for a Coastal Development Permit, Architectural Review, Combined Side 
Yard Setback variance and Parking Exception to allow the construction of a new two-story 1,195 
square-foot, single-family residence on a 2,806 square-foot site at 341 Myrtle Street, as shown 
in Design A and modified by conditions of approval, based upon the Findings and Evidence 
contained in Exhibit A of the Draft Resolution, and subject to the Conditions of Approval in Exhibit 
B.  
 
PROJECT BACKGROUND 
Summary of Project 
File Number  PDP-19-096 
Requested Permits/Approvals Coastal Development Permit, Architectural Review, 

Combined Side Yard Setback Variance, Maximum Building 
Envelope Variance and Parking Exception 

Site Location 341 Myrtle Street/ APN: 064-061-280 
Applicant/Property Owner John T. Callan 
Project Planner Scott Phillips, Associate Planner; (650)726-8299; 

sphillips@hmbcity.com  
Zoning District R-1 Single Family Residential Zoning District 
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Planning Commission PDP-19-096  Page 2 of 10 
August 24, 2021 
 

  

LCP Land Use Plan Designation Residential Medium Density 

Water Service One 5/8-inch, non-priority water connection currently 
assigned to the property 

Sewer Service (Sewer 
Authority Mid-Coast) 

Two benefit sewer units required 

Street Improvements In-lieu payment for construction of curb, gutter and sidewalk 
along the frontage  

Environmental Determination Categorically Exempt pursuant to California Administrative 
Code Section 15303, New Construction or Conversion of 
Small Structures 

Heritage Trees None 

Story Poles   
Required 

No Yes if in Visual Resource Area, or those 
cited in code  

Yes Variance or Exception required? 
No Located in a largely undeveloped area? 

Right of Appeal Any aggrieved person may appeal the Planning Commission’s 
decision to the City Council within ten (10) working days of 
the decision. 
The project is not located within the Coastal Commission 
Appeals Jurisdiction; therefore, City action is final. 

Previous Review 
This project was previously reviewed at the January 12, 2021 Planning Commission meeting (refer 
to Attachment 2 for project Plans and Attachment 4 for the staff report). The plan set presented 
at the meeting included Design A, which is identical to Design A included with this report. Design 
B was also presented at the January meeting and is no longer proposed. At that meeting, the 
Planning Commission received a presentation, conducted a public hearing, and held a discussion. 
Public comment and Planning Commission discussion centered around the following: 
• Evaluation of two house designs, 
• Findings associated with the requested variances and parking exception, 
• Privacy related to the second story deck and windows, 
• Use of the new residence as a short-term rental. 
 
Comments are referenced in the adopted minutes (Attachment 5). The Commission continued 
the item to a date uncertain and directed staff to work with the design team to revise the project 
to address the concerns that were brought up at the January meeting. 
 
Revised Project Description 
Several versions of project plans have been presented to the Planning Commission for this project 
as described in the following summary. 
 

221



Planning Commission PDP-19-096  Page 3 of 10 
August 24, 2021 
 

  

Design A:  This design was presented to the Commission in January and is brought back as 
originally proposed for reference because staff continues to support Design A, with 
modifications, as described below. Design A consists of a new two-story residence with a floor 
area of 1,195 square feet. The proposed home contains two bedrooms, two bathrooms and a 
224 square foot second story deck. The proposed house is characterized by a series of front and 
rear facing gable roof elements. One bay window and shed dormers are sited along the sides of 
the new residence. The proposed exterior materials include horizontal siding, and composition 
shingles. The color palette includes blue siding, off-white trim and a yellow front door 
(Attachment 6). 
 
Design B: Design B was presented to the Planning Commission in January. It is no longer under 
consideration.  
 
Design C:  Based on Planning Commission direction in January, the applicant revised the plans, 
resulting in Design C (Figure 4 and Attachment 3). Design C includes modified roof angles to 
provide more symmetry when viewed from Myrtle Street. The shed dormers have also been 
enlarged to increase the ceiling height and functionality of the second story. Additionally, the 
second story rear deck has been reduced in size. The applicant is seeking approval of Design C. 
 
Design A with Modifications – Staff Recommendation:  Staff is recommending Design A with the 
following modifications: 

• Increased setback of the shed dormer sheer walls to conform to the maximum building 
envelope standard 

• Reduced rear deck area 
Both suggested changes to Design A are discussed later in this staff report and included as 
required plan revisions in the draft condition of approval B4.  
 
Story Poles 
Project review includes story pole installation in conformance with the City Council Story Pole 
Policy. Story pole installation is required because two variances and a parking exception are 
being considered as part of this project. Story poles were installed on August 19th and a 
photograph is included in Figure 2. 
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  Figure 2.  Site Photo with Story Poles, dated August 19, 2021  

 
 
 

 
          

Height of 
Design A 

Height of 
Design C 
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  Figure 3.  Front of Proposed Residence, Design A1          Figure 4.  Front of Proposed Residence, Design C2 
 

 
1 Design A:  The shed dormers shown in Figure 3 would be allowed encroachments if the sheer walls of the shed dormers were inset 
and separated from the first story sheer wall below. As shown in Figure 3, the sheer walls are vertically aligned, which is therefore 
the subject of the building envelope variance for Design A. If the sheer walls were inset at least 6-inches from the first floor walls, no 
building envelope variance would be required for Design A. 
2 Design C: The total width of the shed dormers exceeds 15 horizontal feet. The eastern roof area is outside of the building envelope 
and is therefore the subject of the variance request. 
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ANALYSIS 
The key issues for this project are conformance with the General Plan/Local Coastal Land Use 
Plan, conformance with the Zoning Code/LCP Implementation Plan, and design compatibility 
with surrounding development. 

 
Conformance with the General Plan/Local Coastal Program Land Use Plan and Zoning Code 
With the exception of the requested variances and parking exception, the proposed 
residence meets the requirements of the Local Coastal Program. Single-family residential use 
is a principally permitted use in the R-1 Single-Family Residential Zoning District. The Housing 
Element of the City’s General Plan does not identify the site in the site inventory; however, 
the proposed home would meet Goal 2 of the Housing Element by providing high quality 
housing to range of income levels. Table 2 below summarizes the zoning regulations as they 
relate to the proposed development. Note that Design C includes slightly more floor area 
and higher ridge compared to Design A. 
 
Table 2.  Project Conformance with R-1 Zoning District Requirements for Severely 
Substandard Lots 

Development Standards  Zoning Requirements  Proposed 

Min. Site Area 5,000 sq. ft.  2,906 sq. ft. (existing) 

Min. Average Site Width 50 ft.  17 ft. (existing)  

Min. Front Setback 20 ft.  20 ft.  

Min. Interior Side Setbacks 3 ft. 3 ft.   

Min. Combined Side Yard Setback 8 ft. 6 ft. (Variance Required) 

Min. Rear Setback  20 ft. 40 ft. 4 inches 

 Max. Two-Story Height 28 ft. 
 Design A:  20 ft. 8 inches 
 Design C:  21 ft.  3 inches 

 Max. Two-Story Lot Coverage  35% (1,017sq. ft.)  26.3% (763 sq. ft.) 

 Max. Floor Area Ratio 
0.5:1 +200 sq. ft. 
(1,653 sq. ft.) 

Design A: 0.41:1 (1,195 sq. ft.) 
Design C:  0.41:1 (1,201 sq. ft.) 

Min. Parking Spaces 
1 garage and 1 
uncovered space not 
in front yard setback 

1 uncovered space (Parking 
Exception Required) 

Maximum Building Envelope Per Section 
18.06.040G  

Design A: Shed Dormer Sheer 
Wall (Variance Required) 
Design C: Eastern Roof and 
Dormers (Variance Required) 
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Variances 
Two variances have been requested, one related to the combined side yard setback 
requirement and the other with the Maximum Building Envelope.  
 
Combined Side Yard Setbacks:  The minimum required side yard setback on a severely 
substandard lot is 3 feet. Both Design A and Design C have 3-foot side yard setbacks on both 
sides and thereby comply with the minimum setback standard, individually. It is important to 
note that 3 feet allows for full compliance with building and fire codes. However, the zoning 
code also specifies a standard for a minimum combined side yard setback (adding the 
setbacks together) of 8 feet for severely substandard lots. The combined side yard setback 
for both Design A and C is 6 feet, and this is where the Planning Commission is being asked 
to consider variance findings. Staff suggests that the required findings for the requested 
setback variance can be supported because both the narrowness and irregularity (which 
tapers down to only 10 ½ feet in the rear) are special circumstances applicable to the subject 
property. It is of particular note that this site was determined to be a legally subdivided lot 
following a thorough review of the submitted Chain of Title. The applicant has also 
submitted their interpretation of the findings and copy of their letter is included as 
Attachment 6. Staff drafted variance findings are provided in Exhibit A to the resolution. 
 
Maximum Building Envelope:  Design A (Attachment 2) includes a minor inconsistency with 
the Maximum Building Envelope requirements due to the lack of off-set between the first 
story sheer wall and the dormer walls. Design C includes an encroachment into the 
Maximum Building Envelope and larger dormers than normally would be allowed.  
 
The Planning Commission previously indicated that the required findings might not be 
supportable for a variance to the Maximum Building Envelope standards. The Planning 
Commission has reviewed several proposals for development on severely substandard lots 
and has found that it is important to maintain the relative scale of building mass to lot size, 
lot width, and streetscape presence to ensure conformance with the Residential Design 
Guidelines and neighborhood compatibility. The Commission has also approved single-family 
development of severely substandard lots for several sites in the Arleta Park neighborhood. 
All recent approvals were for one-story homes, and none of these required variances from 
the maximum building envelope standard. As discussed above, staff supports the combined 
side yard setback variance, which provides a wider first floor footprint, because it does not 
result in a material increase in the bulk/mass of the structure relative to adjacent properties. 
The second story is a different matter. From the perspective of adjacent properties, second 
stories directly affect privacy and shading much more significantly than a one-story home or 
the first floor of a two-story home.   
 
This project, if approved as a two-story home, may be the first such structure permitted on a 
severely substandard lot ever. It is known that no such residence has been permitted within 
the past decade. As such, a variance from these standards would be precedent setting. Staff 
agrees with the Commission’s previous discussion indicating that a variance from the 
building envelope standard is not appropriate for this case. Note that the Commission did 
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express support for the combined side yard setback variance. This is further supported by 
the fact that a home of adequate size can be constructed without a variance. For these 
reasons, staff recommends Design A with the second story dormers setback at least 6-inches 
from the sheer walls below. With this modification, the design conforms to the building 
envelop standard and no variance from this standard is required.  If the Commission 
approves Design A without modifications, or Design C, the resolution will need to be revised 
to provide findings in support of the building envelope variance.  
 
Staff encourages the Planning Commission to review the story pole installation carefully. The 
roof ridgeline for Design C is depicted in the installation of the orange fencing between the 
story poles. As shown in Table 2, the overall height of Design A is 7 inches shorter than 
Design C. 
 
Parking Exception 
A parking exception was also requested because the design does not include a garage 
parking space with a driveway space. If granted, the exception would allow for one 
uncovered parking space within the front yard setback, which would function like a driveway 
space. Similar to the combined side yard variance findings, staff considers the parking 
exception to be justified due to the narrowness, irregular shape, and small size of the legal 
lot which presents site planning challenges. An electric vehicle charger is included with the 
uncovered parking space. Parking exception findings are provided in Exhibit A to the 
resolution.  
 
Design Compatibility 
The Single Family Residential Design Guidelines encourage flexibility in architectural design 
to reflect the community’s eclectic character and seek to achieve compatible design within 
existing neighborhoods.  The project proposes a neo-traditional design that is compatible 
with the existing pattern of development in the surrounding area in terms of building 
placement/orientation, massing, and materials and colors. The project consists of a two-
story house that is located at the 20-foot front yard setback line and oriented to the street, 
consistent with the neighborhood pattern. At just over 20 feet in height, the two-story 
residence is only slightly higher than the maximum height of 20 feet for single story homes. 
The front of the residence includes a porch and presents an attractive front façade to Myrtle 
Street, consistent with recommendations of the Single Family Residential Design Guidelines 
and the Architectural Advisory Committee (AAC). The proposed building is well-articulated 
on all sides and materials and colors are consistent with the proposed architectural style, 
compatible with the surrounding area, and suitable to the coastal setting. The AAC has 
reviewed the massing, materials, colors, and neighborhood context and recommended the 
design to the Planning Commission for its consideration. Both Design A and C include many 
of the same elements and thus the AAC’s recommendation is applicable to both versions, 
although one committee member previously expressed a preference for Design B relative to 
Design A because it provides more usable floor area on the second story. 
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The applicant included several changes to address privacy concerns in the revised plans for 
Design C summarized here: 
 
Deck:  In the previous review before the Planning Commission, community members and the 
Commissioners expressed concern about the second story deck proposed on the back of the 
home. Design C includes a reduced sized deck. Staff continues to recommend Design A, with 
modifications. In addition to setting back the second-story dormers as previously discussed, 
staff is also recommending the changes made to the deck in Design C. The deck as revised 
also allows for increased storage space as explained in the response letter (Attachment 6). 
Staff recommends this change as well because the home has very limited closet and storage 
areas.  
 
Windows:  In Design C, two first floor windows on the west side of the house are proposed to 
be treated with a decorative plastic film to obscure views from the new home to the 
property to the west. An example of the window covering is included in Attachment 6. 
Because these windows are on the first floor and second story bathroom, staff is unsure if 
this change is a substantial benefit to the neighbors and is not recommending this as a 
modification to Design A. That said, if the Planning Commission determines it to be 
appropriate to include in any version of the project if it is approved, it is a minor item to 
address and can be included as an added condition of approval. The applicant or any future 
occupants of the house could always choose to provide such window coverings. 
 
Grading and Drainage 
Grading has been limited to what is needed for the new home and stormwater detention 
basin installation. Pervious pavers would be utilized for the new driveway and downspouts 
would be directed to newly landscaped areas. Best Management Practices would be 
implemented throughout construction. Stormwater detention improvements, grading and 
drainage would meet the stormwater management requirements for a single-family 
residence. Engineering staff reviewed the grading, drainage and erosion control plan and are 
supportive of the approach. 
 
Short-Term Vacation Rental Use 
Previously, some neighbors expressed concern about the impacts of the development in the 
event it was to be used as a short-term vacation rental (STR). The home has very limited 
storage space and neighbors speculated that it may have been designed to be a full time STR. 
Currently the City Council is considering the STR ordinance, including establishing a minimum 
lot size. This could impact substandard lots. At this point, staff recommends that the 
Commission consider prohibiting this property from STR use. 
 
Notification 
At the January 2021 hearing, the Planning Commission considered the interests of the 
neighbors and requested the applicant to reach out and discuss design options before 
returning to the Commission. The applicant informed staff that he sent a courtesy notice to 
the surrounding neighbors when Design C was submitted to the City several months ago.  
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This hearing was noticed in the Half Moon Bay Review, via a site posting, and mailed notices 
to property owners and residents within 300 feet of the subject property.  
 
Conclusion 
Based on the above analysis, staff concludes that the proposed residence, with modifications 
and subject to a Planning Commission discretionary approval of a parking exception and 
combined side yard setback variance, is consistent with the General Plan/Local Coastal Land 
Use Plan, the Zoning Code/LCP Implementation Plan, and the Residential Design Guidelines; 
is compatible with surrounding development; and conforms to the requirements of the 
California Environmental Quality Act. Staff recommends approval of Design A based on the 
findings and draft conditions of approval (Exhibits A and B of the attached Draft Resolution). 
As of the drafting of this report, staff had not received any written comments directed to the 
Planning Commission for this project.  
 
 
ATTACHMENTS 
1. Draft Resolution with Findings and Evidence, Exhibit A and Conditions of Approval, 

Exhibit B. 
2. Project Plans Design A  
3. Project Plans Design C  
4. Planning Commission Staff report, January 12, 2021 without Attachments 
5. Adopted Planning Commission Minutes, January 12, 2021 
6. Variance Findings, Colors and Materials Sample and Response from the Applicant 
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ATTACHMENT 1 

PLANNING COMMISSION RESOLUTION PC-21-__ 
 RESOLUTION FOR APPROVAL 

PDP-19-096 
 

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF HALF MOON BAY APPROVING 
A COASTAL DEVELOPMENT PERMIT, ARCHITECTURAL REVIEW, COMBINED SIDE YARD SETBACK 
VARIANCE, AND PARKING EXCEPTION TO ALLOW THE CONSTRUCTION OF A NEW TWO STORY 
1,195 SQUARE-FOOT SINGLE FAMILY RESIDENCE AT 341 MYRTLE STREET IN THE R-1 ZONING 
DISTRICT WITH A RESIDENTIAL MEDIUM DENSITY LAND USE PLAN DESIGNATION (APN 064-061-
280) 

 
 WHEREAS, an application was submitted requesting approval of Coastal Development 
Permit, Architectural Review, Combined Side Yard Setback Variance, and Parking Exception to 
allow the construction of a new two-story 1,195 square foot single family residence at 341 Myrtle 
Street in the R-1 Zoning District and the Residential Medium Density Land Use designation (APN 
064-061-280); and 
 

WHEREAS, the procedures for processing the application have been followed as required 
by law; and 

 
WHEREAS, the Planning Commission conducted a duly noticed public hearing on January 

12 and August 24, 2021, at which time all those desiring to be heard on the matter were given 
an opportunity to be heard; and 

 
WHEREAS, the Planning Commission considered all written and oral testimony presented 

for consideration; and 
 
WHEREAS, the Planning Commission has determined that the project is exempt from 

CEQA pursuant to California Administrative Code Section 15303 New Construction or Conversion 
of Small Structures; and 

 
WHEREAS, the Planning Commission has made the required findings for approval of the 

project as identified in Design A as modified by conditions of approval, dated July 15, 2020, set 
forth in Exhibit A to this resolution; 

 
NOW, THEREFORE, BE IT RESOLVED that, based upon the Findings in Exhibit A and subject 

to the Conditions of Approval contained in Exhibit B, the Planning Commission approves PDP-19-
096. 
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PASSED AND ADOPTED by the City of Half Moon Bay Planning Commission at a duly 
noticed public hearing held August 24, 2021. 
 
AYES,  
NOES, 
ABSENT, 
ABSTAIN, 
 
APPROVED:       
 
 
______________________________   ___________________________ 
Steve Ruddock, Chair     Jill Ekas, Community Development Director 
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EXHIBIT A 
FINDINGS AND EVIDENCE 

PLANNING COMMISSION RESOLUTION PC-21-__ 
PDP-19-096 

 
Coastal Development Permit – Findings for Approval 
 
The required Coastal Development Permit for this project may be approved or conditionally 
approved only after the approving authority has made the following findings per Municipal Code 
Section 18.20.070: 
 
1. Local Coastal Program Land Use Plan (LUP) – The development as proposed or as modified by 

conditions, conforms to the Local Coastal Program as certified by the California Coastal 
Commission on April 15, 2021. 

 
Compliance:  The project consists of construction of a new single-family residence on an infill 
site in an existing neighborhood where public services and infrastructure are provided or can 
be easily extended to the site, including sewer, water, gas and electric utilities. Myrtle Street 
is a developed street. With the implementation of the conditions of approval, the project 
conforms to City requirements, will not impact coastal resources and is consistent with the 
policies of the City’s Land Use Plan (LUP). 
 
Policy 2-71. Residential Siting and Design Standards. Require development of new and 
remodeled structures within established neighborhoods to be sited and designed to be: a. 
Compatible within each unique neighborhood area, including infrastructure and streetscape 
provisions such as walkways, street trees, and parking. b. Scaled and appropriate for the 
limitations of non-conforming sites, such as smaller residences on substandard sized parcels 
and those that must accommodate natural resources, hazards, watercourses, coastal access, 
and visual resource requirements.  
 
Compliance: The design of the new residence is compatible within its neighborhood area. The 
landscaping within the front of the residence will soften the appearance of the new home. 
The subject property is slightly less than 3,000 feet. The size and building footprint are 
appropriately scaled to the small lot size, yet provides a functional size for a new residence. 
Although two story, the new home exceeds the maximum height of a one story home by only 
a modest amount (less than one foot).   
 
Policy 2-77. Neighborhood Infrastructure. Require new residential construction, additions 
and remodels to provide public service infrastructure concurrently with development or to 
commit to participation in a benefit assessment district or deferred infrastructure 
agreement. Neighborhood infrastructure improvements shall be sized so as to not be 
growth-inducing. 
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Policy 2-78. Residential Right of Way Improvements. Require new or significantly 
remodeled residences to provide frontage improvements including but not limited to 
walkway, sidewalk, curb, and gutter improvements where they do not yet exist or are in 
need of repair or replacement, or to provide an in lieu fee to the City to construct such 
improvements in the future. 

Compliance:  The conditions of approval require in-lieu fees for right-of-way improvements 
and all other infrastructure will be provided with the development.  

Policy 3-25 Water Conservation Measures. Require water conservation measures for new 
development and redevelopment of residential and non-residential uses, including but not 
limited to, the use of high-efficiency fixtures and equipment, storm water capture, gray 
water collection and reuse, drip or microspray irrigation systems, and native drought-
tolerant landscaping. For agricultural and horticultural business uses, water conservation 
policies in Chapter 4 are applicable. 

Compliance:  The project includes drought tolerant landscaping and will conform to the 
Water Efficient Landscape Ordinance.  

Policy 6-83. Construction Best Management Practices (BMPs). Require new development 
proposals to include construction phase erosion control and polluted runoff control plans. 
These plans shall specify BMPs that will be implemented to minimize erosion and 
sedimentation, provide adequate sanitary and waste disposal facilities and prevent 
contamination of runoff by construction chemicals and materials.  

Policy 6-84. Drainage and Runoff Control Plans. Require new development proposals to 
include post-construction phase drainage and polluted runoff control plans. Such plans 
shall: a. Specify site design, source control and treatment control BMPs that will be 
implemented to minimize post-construction polluted runoff, and shall include the 
monitoring and maintenance plans for these BMPs; b. Ensure that post-construction 
structural BMPs (or suites of BMPs) are designed to treat, infiltrate, or filter the amount of 
stormwater runoff produced by all storms up to and including the 10-year 2-hour storm 
event; c. Ensure dry weather runoff does not exceed the pre-development baseline flow 
rate to receiving waterbodies; d. Complement and utilize existing drainage patterns and 
systems where they are in proper functioning condition, conveying drainage from the 
developed area of the site in a non-erosive manner that avoids downstream cumulative 
impacts; and e. Restore disturbed or degraded natural drainage systems where feasible, 
except where there are geologic or public safety concerns. 

Policy 6-91. Erosion Control Measures. Ensure that where grading is permitted during the 
rainy season (extending generally from October 15 to April 15), erosion control measures 
shall be implemented prior to and concurrent with grading operations. Such measures shall 
be maintained through final grading and until landscaping and permanent drainage is 
installed and established. 

Compliance:  Grading and drainage plans will comply for the construction phase and post-
construction phases of the development including rainy season construction requirements.  
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Policy 9-9. Streetscapes. Streetscape improvements, whether they are required as a 
condition of new development or implemented as a City project, shall be designed and 
maintained with street trees, vegetation, and landscaping to enhance the visual experience 
of the streetscape without obstructing scenic views upon maturity. 

Compliance:  The project will contribute to future frontage improvements, but also includes 
street-oriented design features including a porch and landscaping suited to the 
neighborhood.  

Policy 9-30. Dark Night Skies. Protect dark night skies as part of Half Moon Bay’s scenic and 
visual character by preventing light pollution from development. Avoid impacts from 
exterior lighting on dark night skies, sensitive habitat areas, and agricultural operations by: 
a. Limiting exterior lighting to low-intensity fixtures that are shielded, down-cast, and 
concealed so that the light source is not directly visible from public viewing areas, with the 
exception of traffic lights, navigational lights, and other similar safety lighting; b. Limiting 
installation and use of high-intensity perimeter lighting and lighting for sports fields, other 
private recreational facilities, or public facilities in scenic areas, with the exception of safety 
lighting provided that any high-intensity lighting is down-cast, shielded, and minimizes 
spillover; and c. Reducing light pollution from greenhouses as a condition of approval for 
new development through shielding and other practices that minimize light spillover.  

Policy 9-31. Lighting Plan Review. Require submittal of lighting plans with applications for 
new development, including subdivisions, for review of lighting characteristics 

Compliance:  Exterior lighting will be reviewed with submittal for building permit. All 
fixtures will comply with dark night skies requirements.  

Coastal Act 30240(b) and Policy 6-12: Development shall be sited and designed to avoid 
impacts to terrestrial ESHA, wetlands, and watercourses. 
 
Compliance: Seasonal wetlands and intermittent riparian features are located northeast of 
the subject property. The proposed project has been designed to comply with the Zoning 
Ordinance 100-foot wetland buffer requirement (18.38.080). The Zoning Ordinance also 
requires a 30-foot buffer from the centerline of the unnamed intermittent drainage feature 
which is characterized by riparian vegetation (18.38.070). The Land Use Plan includes 
consistent wetland and riparian buffer policies. Additionally, a Biological Resource 
Assessment was prepared for the site and surrounding area and included recommended 
mitigation measures. The mitigation measures have been incorporated into the project 
design, the Conditions of Approval, and the Mitigation Monitoring and Reporting Program in 
order to reduce or eliminate any potential impacts on biological resources to a less than 
significant level. Given the distance of the proposed improvements from the seasonal 
wetlands and the unnamed drainage feature and the implementation of the required 
mitigation measures for biological resources, any significant impacts on environmentally 
sensitive habitat areas would be avoided. 
 
Policy 2-4: Sustainable Land Use Pattern: Concentrate new development within the defined 
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Urban Boundary by prioritizing development in the Town Center, allowing for infill 
development within established neighborhoods, and protecting the rural, open space, 
agricultural and habitat values of undeveloped areas. 
 
Compliance: A Certificate of Compliance was issued and recorded verifying that the subject 
property is a legal lot. The site is an infill lot within the Urban Boundary and is predominately 
surrounded by existing homes. Establishing the new home on the subject property would 
promote a sustainable land use pattern by improving an infill site. 
 
Policy 2-6: Housing Diversity and Affordability: Encourage a diversity of housing types, 
including housing at a range of affordability levels, densities, sizes, and ownership types with 
equitable access to environmental benefits. Meet the needs of Half Moon Bay’s diverse 
population, including young families, multi-generational families, students, young 
professionals, and seniors. 
 
Compliance: The new home is fairly modest in size for a two bedroom house (1,195 square 
feet). The smaller size will contribute the rang of affordability levels, yet provide a quality 
housing product. 
 
Policy 6-76: Green Infrastructure: Promote and prioritize the use of Low Impact 
Development (LID) strategies, Best Management Practices (BMPs), and on-site infiltration to 
create green infrastructure for treating and reducing stormwater runoff. In and adjacent to 
ESHA, use resource-dependent green infrastructure projects for natural restoration purposes 
and provision of buffer areas to allow for natural erosion, evolution of natural drainage flows, 
and sediment transport balance. 
 
Compliance: Several LID strategies have been integrated into the project, including 
stormwater runoff onto vegetated areas. Additionally, grading has been limited to what is 
needed for the new home and stormwater detention basin installation. Best Management 
Practices would be implemented throughout construction. Policy compliance is 
demonstrated through the limited grading, in combination with the best management 
practices and stormwater detention. 
 
LUP Policy 9-10: Fences, Walls, and Landscaping. Ensure that fences, walls, and landscaping 
shall not block public views of or from scenic and visual resource areas including along scenic 
corridors, at parks and beaches, and other scenic public viewing areas through height 
restrictions and required landscape maintenance.  

 
Compliance:  The project includes new six-foot high solid fencing along the side and rear 
property lines. Permeable pavers have been selected for the vehicle parking surface and 
walking paths. Landscaping of various drought tolerant plants would be planted between the 
roadway, driveway and new house.   

 
 Coastal Act 30244: Where development would adversely impact archaeological or 
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 paleontological resources as identified by the State Historic Preservation Officer, 
 reasonable mitigation measures shall be required. 
 

Compliance:  The proposed residential development is not located at or near identified 
archaeological or paleontological resources. If cultural resources or paleontological resources 
are unexpectedly encountered during subsurface excavation, the permit has been 
conditioned to require that construction halt until the find can be evaluated and appropriate 
mitigation identified. 
 

2.  Growth Management System – The development is consistent with the annual population 
limitation system established in the Land Use Plan and Zoning Ordinance. 

 
Evidence: The proposed project has been granted one valid Measure D Certificate for 
construction of the new residence on the undeveloped site; therefore the project 
conforms to the requirements of the City’s growth management system. 

 
3.  Zoning Provisions – The development is consistent with the use limitations and property 

development standards of the base district as well as the other requirements of the Zoning 
Ordinance. 

 
Evidence:  With the exception of the requested variance and parking exception, the project 
conforms to the requirements of the Residential Development Standards for Severely 
Substandard Lots. Zoning District, which conditionally allows for residential and commercial 
development.  

 
4.  Adequate Services – The proposed development will be provided with adequate services and 

infrastructure in a manner that is consistent with the Local Coastal Program. 
 

Evidence:   The site is located in an existing developed neighborhood where utilities and 
services are provided to the site. Coastside County Water District has provided comments 
indicating that there is sufficient water rights assigned to the property to allow for the 
proposed improvements. Verification of the sewer line easement in the rear of the property 
has been provided. 

5.  California Coastal Act – Any development to be located between the sea and the first public 
road parallel to the sea conforms to the public access and public recreation policies of Chapter 
3 of the California Coastal Act. 

 
 Evidence:  The developed site is not located between the sea and the first public road parallel 

to the sea. 
 
6. Design Review Criteria – The community development director, planning commission, or city 

council has reviewed and considered each specific case and any and all of the following 
criteria in determining that the architectural and site design standards identified in Municipal 
Code Sections 14.37.035 and 18.20.070 (F) have been satisfactorily addressed. 
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Evidence:  The Architectural Advisory Committee and the Planning Commission have 
reviewed Design A of the proposed project and the Planning Commission has determined 
that the design review criteria of Municipal Code Subsection 18.20.070(F) have been 
satisfactorily addressed.  The proposed building design (including building scale, massing, 
detailing, colors, and materials) and the site design (including building location and 
orientation, site access, and landscaping) conform to most requirements of the Zoning Code 
and are consistent with the recommendations of the Residential Design Guidelines. A 
variance and a parking exception have been requested for items that are inconsistent with 
the Zoning Code for which the Planning Commission has considered and made the required 
findings. 

 
Architectural Site and Design Review – Findings  
 
The required Architectural and/or Site and Design Review for this project may be approved or 
conditionally approved only after the approving authority has made the findings per Municipal 
Code Section 14.37.040.  In making these findings, the Planning Commission has considered the 
design approval criteria set forth in Municipal Code Section 14.37.035. 
 
1. That such buildings, structures, planting, paving and other improvements shall be so 

designed and constructed that they will not be of unsightly or obnoxious appearance to the 
extent that they will hinder the orderly and harmonious development of the city; 

 
Evidence:  Zoning Code Section 18.06.010 states that the intent of the residential chapter is 
to establish residential districts and guide the orderly development within each district.  It 
further states that the residential district regulations are intended to ensure provision of 
adequate light, air, privacy and open space for each dwelling by establishing reasonable 
development standards for the mass, scale and location on a building site for all new 
residential construction and to achieve a high standard of site and building design and 
design compatibility with surrounding neighborhoods.  The proposed project has been 
designed in closest conformance as possible with the requirements of the R-1 Single-Family 
Residential Zoning District for severely substandard lots (Zoning Code Section 18.06.050, 
Table E). A variance and a parking exception have been requested for the items not in 
conformance. The project is also in conformance with the Single-Family Residential Design 
Guidelines, the objectives of which include ensuring compatible design within existing 
neighborhood contexts. 
 

2. That such buildings, structures, planting, paving and other improvements will not impair the 
desirability or opportunity to attain the optimum use and the value of the land and the 
improvements, or otherwise impair the desirability of living or working conditions in the 
same or adjacent areas; and 
 
Evidence:  The proposed project includes a new two-story residence on an infill site within 
an existing neighborhood. The site has historically been used for parking and storage. The 
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proposed residence includes a design similar to the home at 390 Myrtle Street and would 
provide architectural interest to the neighborhood and reinforce the quality of the 
residential streetscape.  
 

3. The project has been designed in conformance and consistency with the Single-Family 
Residential Design Guidelines (where applicable). 
 
Evidence: 
The Single Family Residential Design Guidelines (RDG) encourage flexibility in 
architectural design to reflect the community’s eclectic character and seek to achieve 
compatible design within existing neighborhoods. The current project proposes a neo-
traditional design that is compatible with the existing pattern of development in the 
surrounding area in terms of building placement/orientation, massing, and materials 
and colors. The surrounding neighborhood can be characterized as having an eclectic 
mixture of architectural styles and features. This project in particular involves the 
construction of a new single-story Craftsman inspired style home and has been 
reviewed by the Architectural Advisory Committee.   
 
The materials and colors of the proposed home have been selected to enhance the 
aesthetics of the Craftsman inspired architectural style. For example, a variety of high 
quality exterior materials have been selected, including horizontal siding, wood trim, 
and double hung windows throughout the exterior of the proposed home. In 
conclusion, and per the recommendation of the Architectural Advisory Committee, the 
proposed home is well designed, compatible with the residences within the 
surrounding area and in compliance with the Single-Family Residential Design 
Guidelines. 

 
Setback Variance – Findings 
 
A Variance for a reduced combined side yard setback has been requested, for a combined side 
yard setback of 6 feet instead of the required 8 feet. In order to approve variance, the Planning 
Commission must make specific findings for a variance (pursuant to Municipal Code Section 
18.23.040(B)): 
1. That there are exceptional or extraordinary circumstances or conditions applying to the land, 

building or use referred to in the application which circumstances or conditions do not apply 
generally to the land, buildings and/or uses in the same district; 
 
Evidence: The lot itself is triangular in shape and has a narrow average site width of 17 feet. 
A thorough review of the submitted Chain of Title was conducted and the conclusion of 
which was that the lot was legally created in compliance with the Subdivision Map Act. A 
Certificate of Compliance was subsequently issued for the lot. The narrowness, unique 
shape and small size of the lot is a special circumstance that is applicable to the subject 
property that does not necessarily apply to other properties within the vicinity. 
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2. That the granting of the application is necessary for the preservation and enjoyment of 
substantial property rights of the petitioner; and 

 
Evidence: As mentioned in the analysis, the subject property was legally created in 
compliance with the Subdivision Map Act and prior to the California Coastal Act becoming 
effective. The requested encroachments are necessary for the preservation and enjoyment 
of substantial property rights because without the requested encroachments, an insufficient 
width of the lot (approximately 9 feet average buildable site width) would be allowed for 
development of the single-family home. Furthermore, the dormer elements result in a 
second-story that is substantially contained within the pitched roof volume and maintain a 
low overall building height of about 20 feet, which is the allowed building height for one-story 
residences in the R-1 zoning district. 
 

3. That the granting of such application will not, under the circumstances of the particular case, 
materially affect adversely the health or safety of persons residing or working in the 
neighborhood of the property of the applicant, and will not, under the circumstances of the 
particular case, be materially detrimental to the public welfare or injurious to property or 
improvements in said neighborhood. 
 
Evidence: The subject property is within an existing residential neighborhood where all public 
services and infrastructure are available. The development of one single family residence on 
the subject property is identified as an allowed use within the R-1, Single Family Residential 
Zoning District. The granting of the requested variance would not be materially detrimental 
to the public welfare or injurious to property or improvements in the surrounding 
neighborhood because similar setback configurations are permissible and have been 
approved for new homes constructed on similarly constrained lots within the Arleta Park 
neighborhood. It is also of note that the proposed residence, with an FAR of 0.41, and total 
floor area of 1,195 square feet is relatively modest in size, as well as in conformance with the 
other zoning ordinance development standards (except for parking), and does not represent 
a request that is excessive for a single-family residence. Furthermore, the project will not be 
allowed to be operated as a short-term vacation rental to ensure that on-going residential 
use of the property on this severely substandard lot with substandard setback combined side 
yard setbacks does not produce undue spillover impacts on the neighborhood or unduly 
impose noise or privacy impacts on the adjacent homes. Condition of approval A7 prohibits 
the use of short-term vacation rental. 
 

Parking Exception – Findings  
 
The project also requires a Parking Exception to reduce the required one car garage vehicle 
parking space and one uncovered space outside of the front yard setback in order to allow for a 
one uncovered space within the 20 foot front yard setback. In order to approve a Parking 
Exception for elimination of covered parking requirements, the Planning Commission must 
make specific findings for a Parking Exception (pursuant to Municipal Code Section 18.36.080). 
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1. That there are exceptional or extraordinary circumstances or conditions applying to the land, 
building or use referred to in the application which circumstances or conditions do not apply 
generally to the land, buildings and/or uses in the same district; 

 
Evidence:  The basis for this finding is substantially similar to the findings described for the 
setback variance, in that the average lot width of 17 feet and size of 2,906 square feet have 
a significant bearing on the subject property. The physical dimension of the building footprint 
is substantially constrained due to the narrowness of the lot. The remaining portion of the 
buildable width of the lot is less than 10 feet, which is insufficient for a one-car garage and 
entrance to the residence. The lot width and size are special circumstances or conditions 
applying to the land that limits development from complying with the off-street garage 
parking requirement. 
 

2. That the granting of the application is necessary for the preservation and enjoyment of 
substantial property rights of the petitioner; 
 
Evidence: The granting of the requested parking exception to eliminate the garage parking 
enclosure and uncovered parking spot outside of the front yard setback requirement is 
necessary because without the requested parking exception, the development potential of 
the modestly sized home (1,195 square feet of living space) on a 2,906 square foot lot would 
be severely compromised because one-car garage on the site would dominate the site and 
eliminate the porch-fronted facade. Therefore, the requested Parking Exception is necessary 
in order to develop a functional home on the site that is compatible with the surrounding 
neighborhood. 
 

3. That the granting of such application will not, under the circumstances of the particular case, 
materially affect adversely the health or safety of persons residing or working in the 
neighborhood of the property of the applicant, and will not, under the circumstances of the 
particular case, be materially detrimental to the public welfare or injurious to property or 
improvements in said neighborhood. Furthermore, the project will not be allowed to be 
operated as a short-term vacation rental to ensure that on-going residential use of the 
property on this severely substandard lot with substandard setback with very limited on-site 
parking does not produce undue spillover parking impacts on the neighborhood or in a 
manner so as to interfere with coastal access. 

 
Evidence: The granting of the requested Parking Exception for no garage parking spaces 
would not be materially detrimental to the general public or to property or improvements in 
the surrounding neighborhood because two uncovered parking spaces are still provided with 
the project. The off-street parking that is included in the front yard would provide sufficient 
off-street parking for the proposed residence. The proposed development, in terms of 
dwelling unit size and parking provisions, is also substantially similar to those of an accessory 
dwelling unit, a development form that is accommodated throughout the City’s residential 
neighborhoods. 
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4. That the establishment, maintenance and/or conducting of the off-street parking facilities as 
proposed are as nearly in conformance with the requirements of the Half Moon Bay Zoning 
Code as are reasonably possible. 

 
Evidence: As mentioned in the Planning Commission Evidence for Finding #3, one uncovered 
off-street parking space is included with the project. Given that the subject property is a legal 
lot, the elimination of the garage enclosure for one off-street parking space and one 
uncovered space outside of the front yard setback is as nearly in conformance with the 
parking requirement as reasonably possible. 

 
Environmental Review – Finding  
 
CEQA – The project will not have a significant effect on the environment.    
 

Evidence: The project is Categorically Exempt from CEQA pursuant to California 
Administrative Code Section 15303, New Construction or Conversion of Small Structures. 
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EXHIBIT B 
CONDITIONS OF APPROVAL 

PLANNING COMMISSION RESOLUTION PC-21-__ 
PDP-19-096 

 
A.  The following Conditions shall apply to the subject site to the satisfaction of 
the Community Development Director: 

1. CONFORMANCE WITH APPROVED PLANS.  Development of the site shall conform to the 
approved plans entitled John and Kelly Callan with a City date stamp of July 15, 2020, 
except for any revisions required by this permit.  The Community Development Director 
shall review and may approve any deviation from the approved plans that is determined 
minor in nature.  Any other change shall require approval of a major modification per Title 
18. (Planning) 

2. CONFORMANCE WITH CONDITIONS OF APPROVAL.  The Community Development 
Director shall review and may approve any deviation from the Conditions of Approval that 
is determined minor in nature.  Any other change shall require approval of a major 
modification per Title 18. (Planning) 

3. CONFORMANCE WITH THE MUNICIPAL CODE.  No part of this approval shall be construed 
to permit a violation of any part of the Half Moon Bay Municipal Code.  (Planning) 

4. LIGHTING.  All exterior lighting shall be fully shielded so that no light source is visible from 
outside the property, except as otherwise expressly approved. (Planning) 

5. STREET FRONTAGE MAINTANENCE AND LIABILITY.  It shall be the duty of the Property 
Owner(s) whose property is adjacent to any portion of a public street or place to maintain 
any sidewalks along the project frontage in a safe and non-dangerous condition.  Sidewalk 
maintenance shall include removal and replacement of concrete to eliminate tripping 
hazards; and pruning and trimming of trees, shrubs, ground cover and other landscaping 
within the public right-of-way. The Property Owner has the primary and exclusive duty to 
fund and perform such maintenance and repair, whether or not the City has notified the 
property owner of the need for such maintenance or repairs or has performed similar 
maintenance or repairs in the past, pursuant to §12.18.020 and §12.18.030 of the Half 
Moon Bay Municipal Code.  (Engineering) 

6. LANDSCAPE MAINTENANCE.  The applicant/owner shall ensure that all landscaped areas 
and/or fences are continuously maintained, and all plant material is maintained free of 
refuse and weeds and in a healthy growing condition.  (Planning) 

7. SHORT TERM RENTAL PROHIBITION. Use of the residence as a short-term vacation rental 
shall be prohibited.  (Planning) 
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B. The following Conditions shall be fulfilled to the satisfaction of the 
Community Development Director prior to the issuance of building permits: 
1. SIGNED CONDITIONS OF APPROVAL.  The applicant/owner shall submit a signed copy of 

the conditions of approval to the Planning Division prior to issuance of a building permit.  
(Planning) 

2. SCHOOL IMPACT FEES.  The permittee shall provide proof of payment of required school 
Impact fees to Cabrillo Unified School District prior to issuance of building permits. 

3. VALID MEASURE D CERTIFICATE.  No building permit shall be issued unless the Measure D 
Certificate issued for the property has not expired and remains valid to the satisfaction of 
the Community Development Director.   (Planning) 

4. REQUIRED PLAN REVISIONS.  Prior to issuance of building permits, the applicant shall 
submit revised plans providing the following: 

a. The sheer walls of the two side shed dormers shall be relocated inward 
compared to the first story sheer walls to the satisfaction of the Community 
Development Director. 

b. The second story deck shall be reduced in size and extension to the 
satisfaction of the Community Development Director. 

5. CONSTRUCTION PLANS. File Number PDP-19-096 and the Conditions of Approval for this 
project shall be provided on the cover page of the building permit application plan 
submittal. All plans, specifications, engineering calculations, diagrams, reports, and other 
data for construction of the building and required improvements shall be submitted with 
the appropriate permit application to the City’s Building and Engineering Divisions for 
review and approval. Computations and back-up data will be considered a part of the 
required plans. Structural calculations and engineering calculations shall be prepared, wet-
stamped and signed by an engineer or architect licensed by the State of California. The 
plans must show the location of the sewer connection and property line sewer cleanout.   
(Planning) 

6. WATER CONSERVATION IN LANDSCAPING.  The permittee shall submit a detailed 
landscape plan to the satisfaction of the Community Development Director.  If the project 
includes 500 square feet or more of irrigated landscaping (new or rehabilitated) the 
permittee shall submit landscape and irrigation plans and an Outdoor Water Efficiency 
Checklist that demonstrate compliance with the City’s Water Conservation in Landscaping 
Ordinance (Chapter 13.04 of the Municipal Code) prior to issuance of building permits to 
the satisfaction of the Community Development Director.  (Planning)  

7. SURVEY REQUIRED.  Submit a detailed topographic/site boundary survey certified by a 
licensed surveyor with building application plans.   The survey shall include a baseline 
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elevation datum point on, or close to the construction site, indicating existing grade of the 
datum.   This datum point shall be permanent, marked, shall remain fixed in the field, and 
shall not be disturbed throughout the building process.  Examples of datum points 
include: fire hydrants, manhole covers, survey markers, and street curbs. This datum point 
shall be shown on all site plans including revised/resubmitted plans. The survey must 
show the footprint and roof plan of the proposed residence and identify the existing 
grade elevations at the corners and roof ridgeline of the residence.  (Building) 

8. EVIDENCE OF WATER CONNECTION CAPACITY.  Prior to the issuance of building permits, 
the permittee shall submit a letter from Coastside County Water District certifying that 
the subject site has an adequately-sized water connection for this approved project.   
(Building) 

9. SEWER CONNECTION CAPACITY FEE.  The proposed development is subject to a sewer 
connection fee pursuant to Section 13.38 of the Half Moon Bay Municipal Code.  The fee 
shall be paid to the City prior to issuance of building permits.  (Engineering) 

10. CONSTRUCTION PLANS.  Construction plans submitted for building permit(s) shall include 
a plan sheet showing utility connections, trench restoration details, driveway apron 
(driveway apron width, spacing between driveways, slopes, etc.), and other 
improvements in the public right-of-way meeting City standards. (Engineering) 

 
11. ACCESSIBILITY REQUIREMENTS.  The proposed project, including street improvements, 

shall comply with State of California and federal (ADA) accessibility standards and with the 
line of sight requirements of Half Moon Bay Zoning Code Section 18.06.040(B).  

  
12. LOT GRADING, MATERIALS, EQUIPMENT AND VEHICLE STORAGE.  No lot site grading, 

preparation, storage, or placement of construction materials, equipment, or vehicles shall 
take place prior to issuance of a building permit.  Any earth movement on or off the site in 
excess of 50 cubic yards shall require the submittal of a grading plan for review by the City 
Engineer and issuance of a grading permit.  Lot Grading includes, but is not limited to, any 
leveling, scraping, clearing, or removal of lot surface area.  Materials, Equipment, and 
Vehicles include, but are not limited to: 

1. All masonry, wood, and steel construction materials; 

2. All construction-related equipment and storage containers; and 

3. All construction-related vehicles, including temporary trailers.  (Engineering) 

13. STREET FRONTAGE IMPROVEMENTS.   Prior to issuance of building permits, the permittee 
shall submit an estimate, for the City Engineer’s review and approval, of the cost to design 
and construct improvements across the project frontage on Myrtle Street in conformance 
with the City Design Standards. The frontage improvements shall include the construction 
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of curb, gutter, sidewalk, and driveway apron. Permittee shall pay the total estimated 
amount of the frontage improvements prior to final inspection, as approved by the City 
Engineer. 

14. COPPER BUILDING ELEMENTS.  The building plans shall specify that all copper building 
elements will be pre-patinated at the factory, or if patination will occur on the site, the 
plans shall identify best management practices in conformance with the San Mateo 
Countywide Water Pollution Prevention Program Requirements for Architectural Copper, 
to the satisfaction of the City Engineer.  (Engineering) 

15. STORMWATER MANAGEMENT-TREATMENT (FOR NON-REGULATED PROJECTS).   Non-
regulated projects consist of single-family residences and other small projects that create 
and/or replace less than 5,000 square feet of impervious surface. Construction plans 
submitted for building permits shall include a storm water management-treatment plan 
showing implementation of at least one of the six Low Impact Development (LID) 
measures listed below: 

i. Direct runoff into cisterns or rain barrels and use rainwater for irrigation or other non-
potable use; 

ii. Direct roof runoff into vegetated areas; 

iii. Direct runoff from sidewalks, walkways, and/or patios into vegetated areas; 

iv. Direct runoff from driveways and /or uncovered parking lots into vegetated areas; 

v. Construct sidewalks, walkways, and/or patios with permeable surfaces; or 

vi. Construct bike lanes, driveways, and/or uncovered parking lots with permeable 
surfaces. 

vii. Permittee shall also submit the ‘stormwater checklist for small projects’ with the 
building plan submittal.   (Engineering) 

16. EROSION AND SEDIMENT CONTROL.  An erosion and sediment control plan shall be 
submitted that shows effective Best Management Practices (BMP) and erosion and 
sediment control measures for the site.  Construction plans shall also include the 
“construction best management practices” plan sheet. (Engineering) 

17. UNDERGROUND UTILITIES/SERVICES.  Electric, telecommunication, and cable and utility 
service to the property shall be through underground service connections only.  No 
overhead utilities are allowed. Show locations of all utility service connections: sanitary 
sewer, storm drain (if applicable), water (domestic and fire), cable television, telephone, 
electrical, and gas. (Engineering) 
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18. FIRE CLEARANCE REQUIREMENTS.  The permittee shall comply with all applicable fire and 
building codes and standards relating to fire and panic safety as identified by the 
Coastside Fire Protection District during the building permit process.  (Fire) 

19. FIRE SPRINKLERS AND FIRE DISTRICT REQUIREMENTS.  Pursuant to Fire District ordinance, 
the permittee shall install an automatic fire sprinkler system throughout the new mixed 
use building and the two new residential units within the existing building. All areas that 
are accessible for storage purposes shall be equipped with fire sprinklers.  The plans for 
this system must be submitted to the City of Half Moon Bay Building Division to the 
satisfaction of the Building Official prior to issuance of building permits.  Upon submission 
of plans, the City will forward a complete set to the Coastside County Fire Protection 
District for review.  Fees for automatic fire sprinkler systems shall be paid to the City prior 
to plan review.  (Fire) 

20. HARD-WIRED SMOKE DETECTORS/ALARMS.  Pursuant to the 2019 California Building and 
Residential Code, State Fire Marshal regulations and current Coastside Fire District 
Ordinance, the permittee shall install smoke detectors which are hard-wired, 
interconnected and have battery backup in each new or reconditioned sleeping room and 
at a point centrally located in the corridor or area giving access to each separate sleeping 
area.  A minimum of one detector per floor is required.  For alterations:  If there is an 
attic, basement, crawl space or removal of a wall or ceiling that provides access, then all 
smoke alarms shall be hardwired and interconnected.   Building plan submittals shall 
demonstrate conformance with these requirements to the satisfaction of the Building 
Official prior to issuance of building permits.  (Fire) 

21. COASTSIDE COUNTY WATER DISTRICT - REGULATIONS.  The project shall comply with all 
applicable regulations and requirements of the Coastside County Water District. Water 
service shall not be in the same trench as other utilities.  (Water District) 

C.  The following conditions shall be implemented to the satisfaction of the 
Community Development Director prior to and during construction: 

1. ARCHAEOLOGY-DISCOVERY OF HUMAN REMAINS.   Pursuant to Section 7050.5 of the 
Health and Safety Code, and Section 5097.94 of the Public Resources Code of the State of 
California, in the event of the discovery of human remains during construction, there shall 
be no further excavation or disturbance of the site or any nearby area reasonably 
suspected to overlie adjacent remains.  The County Coroner shall be notified and shall 
make a determination as to whether the remains are Native American.  If the Coroner 
determines that the remains are not subject to his authority, he shall notify the California 
Native American Heritage Commission who shall attempt to identify descendants of the 
deceased Native American(s).  If no satisfactory agreement can be reached as to the 
disposition of the remains pursuant to this State law, then the permittee shall re-inter the 
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human remains and items associated with Native American burials on the property in a 
location not subject to further subsurface disturbance.  (Planning) 

2. ARCHAEOLOGY-DISCOVERY OF RESOURCES. If subsurface historic or archaeological 
resources are uncovered during construction, all work shall stop, the applicant shall 
notify the Community Development Director and retain a qualified archaeologist to 
perform an archaeological reconnaissance and identify any mitigation measures 
required to protect archaeological resources.  Subsurface excavation shall not resume 
until expressly authorized by the Director. (Building) 

3. AIR QUALITY BEST MANAGEMENT PRACTICES.  The project shall implement the following 
standard BAAQMD dust control measures during all phases of construction on the project 
site:  

•   All active construction areas shall be watered twice daily or more often if 
necessary. Increased watering frequency shall be required whenever wind speeds 
exceed 15 miles-per-hour.  

•   Pave, apply water three times daily, or apply non-toxic soil stabilizers on all 
unpaved access roads and parking and staging areas at construction sites.  

•   Cover stockpiles of debris, soil, sand, and any other materials that can be 
windblown. Trucks transporting these materials shall be covered.  

•   All visible mud or dirt track-out onto adjacent public roads shall be removed using 
wet power vacuum street sweepers at least once per day or as often as necessary 
to keep them free of dust and debris associated with site construction. The use of 
dry power sweeping is prohibited.  

•   Subsequent to clearing, grading, or excavating, exposed portions of the site shall 
be watered, landscaped, treated with soil stabilizers, or covered as soon as 
possible. Hydroseed or apply (non-toxic) soil stabilizers to inactive construction 
areas and previously graded areas inactive for 10 days or more.  

•  Installation of sandbags or other erosion control measures to prevent silt runoff 
to public roadways.  

•   Replanting of vegetation in disturbed areas as soon as possible after completion 
of construction.  

•   Idling times shall be minimized either by shutting equipment off when not in use 
or reducing the maximum idling time to five minutes. Clear signage shall be 
provided for construction workers at all access points.  

•   All construction equipment shall be maintained and properly tuned in accordance 
with manufacturer’s specifications. All equipment shall be checked by a certified 
mechanic and determined to be running in proper condition prior to operation.  

• Post a publicly visible sign with the telephone number and person to contact at 
the City of Half Moon Bay regarding dust complaints. This person shall respond 
and take corrective action within 48 hours. The BAAQMD’s phone number shall 
also be visible to ensure compliance with applicable regulations. 
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4. HAZARDOUS MATERIALS.  Any materials deemed hazardous by the San Mateo County 
Department of Health that are uncovered or discovered during the course of work under 
this permit shall be disposed in accordance with regulations of the San Mateo County of 
Health.  (Building) 

5. COMPLIANCE WITH CBC.  All structures shall be constructed in compliance with the 
standards of the 2019 California Codes of Regulations Title 24, including Building Code, 
Residential Code, Administrative Code, Mechanical Code, Plumbing Code, Electrical Code, 
Energy Code, Fire Code and Green Building Code to the satisfaction of the Building Official. 
(Building) 

6. OVERALL PROJECT HEIGHT.  Maximum overall height of the project, including any grading, 
foundation, pad, and building elevations shall be calculated using the elevation points 
indicated on the topographic survey map submitted at the time of application. The 
approved height of all projects developed in the City will be measured from existing grade 
as indicated on the submitted topographical survey.  (Building) 

7. COMPLETION OF UTILITIES. Any public utilities requiring relocation as a result of the 
construction of the building(s) or improvements under this permit shall be relocated at 
the owner’s expense. (Building) 

8. CONSTRUCTION HOURS.  Construction work shall be limited to the hours of 7:00 a.m. to 
6:00 p.m. Monday through Friday; 8:00 a.m. to 6:00 p.m. Saturdays; and 10:00 a.m. to 
6:00 p.m. Sundays and holidays, except as expressly authorized by the City Engineer in 
conformance with Section 14.40.020 of the Half Moon Bay Municipal Code.  (Engineering)  

9. NOTICE OF DISRUPTION.    The permittee shall provide written notice to affected property 
and business owners and a copy of such notice to the City Engineer a minimum of two 
business days prior to any planned disruption of pedestrian or vehicular traffic, parking, or 
public service facilities.  (Engineering) 

10. CONSTRUCTION MATERIAL STORAGE.  Construction material shall not be stored in the 
street right-of-way without issuance of a Temporary Encroachment Permit.  (Engineering) 

11. ENCROACHMENT PERMIT.   The permittee shall obtain an Encroachment Permit prior to 
starting any construction activity, including storage of construction material, within the 
City right-of-way or affecting City improvements.  No construction activity shall occur and 
no pedestrian and vehicular traffic control shall be installed within the City right-of-way or 
affecting the City’s improvements prior to obtaining an encroachment permit from the 
City.  All improvements constructed within the City right-of-way shall conform to City 
standards to the satisfaction of the City Engineer.  Traffic control shall conform to 
Caltrans/MUTCD Standard Plans for Traffic Control in Construction and Maintenance 
Zones. (Engineering) 
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D.  The following conditions shall be implemented to the satisfaction of the 
Community Development Director prior to issuance of an occupancy permit: 

1. EXTERIOR COLORS AND MATERIALS.  Exterior building colors and materials shall be in 
substantial conformance with those shown on the approved color and materials board 
date-stamped 07/15/20 to the satisfaction of the Director of Community Development.  
(Planning) 

2. CONSTRUCTION OF STREET IMPROVEMENTS.  If a deferred street agreement is not 
executed prior to issuance of building permits, all street improvements shall be 
constructed in conformance with approved plans and permits prior to issuance of a 
certificate of occupancy to the satisfaction of the City Engineer.  (Engineering)   

3. DISPLAY OF SINGLE-FAMILY STREET ADDRESS.  Prior to issuance of an Certificate of 
Occupancy, the residential dwelling shall display an internally-illuminated street address 
number in a prominent location on the dwelling, visible from the street (a minimum of 6 
feet above the surface of the driveway), and with contrasting background and 
letters/numbers that are 4 inches in height with a minimum 3/4–inch stroke.  Where a 
building is set back from the street or otherwise obscured, a street address with 3-inch 
reflective numbers/letters shall also be provided near the driveway entrance leading to 
the dwelling.  (Fire/Building) 

E.   Validity and Expiration of Permits 

1. EFFECTIVE DATE.  The site is not located within the Coastal Commission Appeal Zone.  This 
approval shall take effect after expiration of all City appeal periods.  (Planning) 

2. ACCURACY OF APPLICATION MATERIALS.  The permittee shall be responsible for the 
completeness and accuracy of all forms and material submitted for this application.  Any 
errors or discrepancies found therein may be grounds for the revocation or modification 
of this permit and/or any other City approvals.  (Planning) 

3. PERMIT EXPIRATION.  The Coastal Development Permit (CDP) and Architectural Review 
shall expire one year from its date of final approval if the use/development has not 
commenced in conformance with this permit or the applicant has not obtained an 
extension of the permit.    

4. PERMIT EXTENSION. The Community Development Director may, at the Director’s 
discretion, approve a Minor Amendment for a single one-year extension of this permit 
based on a written request and fee submitted to the Director prior to expiration of the 
permit.  Submittal of a Building Permit application with development plans prior to 
expiration of the permit shall constitute an extension of this permit until the building 
permit is issued or until the Building Official determines the applicant is no longer 
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diligently pursuing the required building permit.  Any other extension shall require 
approval of a Major Permit Amendment prior to expiration of the permit.  Any Major 
Permit Amendment Application to extend the permit shall be filed a minimum of ninety 
(90) days prior to permit expiration to ensure adequate processing time.  (Planning) 

5. PERMIT RUNS WITH THE LAND.  The approval runs with the land and the rights and 
obligations thereunder, including the responsibility to comply with conditions of approval, 
shall be binding upon successors in interest in the real property unless or until such 
permits are expressly abandoned or revoked.  (Planning) 

6. HOLD HARMLESS.  The permittee agrees as a condition of approval of this application to 
indemnify, protect, defend with counsel selected by the City, and hold harmless, the City, 
and any agency or instrumentality thereof, and its elected and appointed officials, 
officers, employees and agents, from and against an and all liabilities, claims, actions, 
causes of action, proceedings, suits, damages, judgments, liens, levies, costs and expenses 
of whatever nature, including reasonable attorney’s fees and disbursements (collectively, 
“Claims”) arising out of or in any way relating to the approval of this application, any 
actions taken by the City related to this entitlement, any review by the California Coastal 
Commission conducted under the California Coastal Act Public Resources Code Section 
30000 et seq., or any environmental review conducted under the California Environmental 
Quality Act, Public Resources Code Section 210000 et seq., for this entitlement and 
related actions.  The indemnification shall include any Claims that may be asserted by any 
person or entity, including the permittee, arising out of or in connection with the approval 
of this application, whether or not there is concurrent, passive or active negligence on the 
part of the City, and any agency or instrumentality thereof, and its elected and appointed 
officials, officers, employees and agents.  The permittee’s duty to defend the City shall not 
apply in those instances when the permittee has asserted the Claims, although the 
permittee shall still have a duty to indemnify, protect and hold harmless the City.  (City 
Attorney). 

 

OWNER’S/PERMITTEE’S CERTIFICATION: 

I have read and understand and hereby accept and agree to implement the foregoing conditions 
of approval of the Coastal Development Permit. 

APPLICANT: 

___________________________________  ________________________ 

(Signature)       (Date) 
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Construction Best Management Practices (BMPs)
Construction projects are required to implement the stormwater best management practices (BMP) on this page, as 

they apply to your project, all year long.

Non-Hazardous Materials
Berm and cover stockpiles of sand, dirt or other construction material  
with tarps when rain is forecast or if not actively being used within 
14 days.
Use (but don’t overuse) reclaimed water for dust control. 

Hazardous Materials
Label all hazardous materials and hazardous wastes (such as  
pesticides, paints, thinners, solvents, fuel, oil, and antifreeze) in 
accordance with city, county, state and federal regulations.
Store hazardous materials and wastes in water tight containers, store  
in appropriate secondary containment, and cover them at the end of 
every work day or during wet weather or when rain is forecast.
Follow manufacturer’s application instructions for hazardous  
materials and be careful not to use more than necessary.  Do not 
apply chemicals outdoors when rain is forecast within 24 hours.
Arrange for appropriate disposal of all hazardous wastes. 

Waste Management
Cover waste disposal containers securely with tarps at the end of  
every work day and during wet weather. 
Check waste disposal containers frequently for leaks and to make  
sure they are not overfi lled.  Never hose down a dumpster on the 
construction site. 
Clean or replace portable toilets, and inspect them frequently for  
leaks and spills. 
Dispose of all wastes and debris properly. Recycle materials and  
wastes that can be recycled (such as asphalt, concrete, aggregate base 
materials, wood, gyp board, pipe, etc.)  
Dispose of liquid residues from paints, thinners, solvents, glues, and  
cleaning fl uids as hazardous waste.

Construction Entrances and Perimeter
Establish and maintain effective perimeter controls and stabilize all  
construction entrances and exits to suffi ciently control erosion and 
sediment discharges from site and tracking off site.
Sweep or vacuum any street tracking immediately and secure  
sediment source to prevent further tracking. Never hose down streets 
to clean up tracking.

Materials & Waste Management Equipment Management & 
Spill Control

Maintenance and Parking
Designate an area, fi tted with appropriate BMPs, for  
vehicle and equipment parking and storage.
Perform major maintenance, repair jobs, and vehicle  
and equipment washing off site.
If refueling or vehicle maintenance must be done  
onsite, work in a bermed area away from storm drains 
and over a drip pan or drop cloths big enough to collect 
fl uids.  Recycle or dispose of fl uids as hazardous waste. 
If vehicle or equipment cleaning must be done onsite,  
clean with water only in a bermed area that will not 
allow rinse water to run into gutters, streets, storm 
drains, or surface waters.
Do not clean vehicle or equipment onsite using soaps,  
solvents, degreasers, or steam cleaning equipment.

Spill Prevention and Control 
Keep spill cleanup materials (e.g., rags, absorbents and  
cat litter) available at the construction site at all times. 
Inspect vehicles and equipment frequently for and  
repair leaks promptly.  Use drip pans to catch leaks 
until repairs are made.
Clean up spills or leaks immediately and dispose of  
cleanup materials properly.  
Do not hose down surfaces where fl uids have spilled.  
Use dry cleanup methods (absorbent materials, cat 
litter, and/or rags). 
Sweep up spilled dry materials immediately. Do not  
try to wash them away with water, or bury them. 
Clean up spills on dirt areas by digging up and  
properly disposing of contaminated soil.
Report signifi cant spills immediately. You are required  
by law to report all signifi cant releases of hazardous 
materials, including oil. To report a spill: 1) Dial 911 
or your local emergency response number, 2) Call the 
Governor’s Offi ce of Emergency Services Warning 
Center, (800) 852-7550 (24 hours). 

Earthmoving

Schedule grading and excavation work  
during dry weather.
Stabilize all denuded areas, install and  
maintain temporary erosion controls (such 
as erosion control fabric or bonded fi ber 
matrix) until vegetation is established.
Remove existing vegetation only when  
absolutely necessary, and seed or plant 
vegetation for erosion control on slopes 
or where construction is not immediately 
planned. 
Prevent sediment from migrating offsite  
and protect storm drain inlets, gutters, 
ditches, and drainage courses by installing 
and maintaining appropriate BMPs, such 
as fi ber rolls, silt fences, sediment basins, 
gravel bags, berms, etc.
Keep excavated soil on site and transfer it  
to dump trucks on site, not in the streets.

Contaminated Soils
If any of the following conditions are  
observed, test for contamination and 
contact the Regional Water Quality 
Control Board:

Unusual soil conditions, discoloration,  -
or odor.
Abandoned underground tanks. -
Abandoned wells -
Buried barrels, debris, or trash. -

Discharges of groundwater or captured  
runoff from dewatering operations must 
be properly managed and disposed. When 
possible send dewatering discharge to 
landscaped area or sanitary sewer. If 
discharging to the sanitary sewer call your 
local wastewater treatment plant. 
Divert run-on water from offsite away  
from all disturbed areas. 
When dewatering, notify and obtain  
approval from the local municipality 
before discharging water to a street gutter 
or storm drain. Filtration or diversion 
through a basin, tank, or sediment trap 
may be required.
In areas of known or suspected  
contamination, call your local agency to 
determine whether the ground water must 
be tested. Pumped groundwater may need 
to be collected and hauled off-site for 
treatment and proper disposal.

Dewatering

Avoid paving and seal coating in wet  
weather or when rain is forecast, to 
prevent materials that have not cured 
from contacting stormwater runoff.
Cover storm drain inlets and manholes  
when applying seal coat, tack coat, slurry 
seal, fog seal, etc.
Collect and recycle or appropriately  
dispose of excess abrasive gravel or sand.  
Do NOT sweep or wash it into gutters.
Do not use water to wash down fresh  
asphalt concrete pavement.

Sawcutting & Asphalt/Concrete Removal
Protect nearby storm drain inlets when  
saw cutting.  Use fi lter fabric, catch basin 
inlet fi lters, or gravel bags to keep slurry 
out of the storm drain system. 
Shovel, abosorb, or vacuum saw-cut  
slurry and dispose of all waste as soon 
as you are fi nished in one location or at 
the end of each work day (whichever is 
sooner!).
If sawcut slurry enters a catch basin, clean  
it up immediately. 

Store concrete, grout, and mortar away  
from storm drains or waterways, and on 
pallets under cover to protect them from 
rain, runoff, and wind. 
Wash out concrete equipment/trucks  
offsite or in a designated washout 
area, where the water will fl ow into a 
temporary waste pit, and in a manner 
that will prevent leaching into the 
underlying soil or onto surrounding areas. 
Let concrete harden and dispose of as 
garbage.
When washing exposed aggregate,  
prevent washwater from entering storm 
drains. Block any inlets and vacuum 
gutters, hose washwater onto dirt areas, or 
drain onto a bermed surface to be pumped 
and disposed of properly. 

Painting Cleanup and Removal
Never clean brushes or rinse paint  
containers into a street, gutter, storm 
drain, or stream.
For water-based paints, paint out brushes  
to the extent possible, and rinse into a 
drain that goes to the sanitary sewer. 
Never pour paint down a storm drain.
For oil-based paints, paint out brushes to  
the extent possible and clean with thinner 
or solvent in a proper container. Filter and 
reuse thinners and solvents. Dispose of 
excess liquids as hazardous waste.
Paint chips and dust from non-hazardous  
dry stripping and sand blasting may be 
swept up or collected in plastic drop 
cloths and disposed of as trash.
Chemical paint stripping residue and chips  
and dust from marine paints or paints 
containing lead, mercury, or tributyltin 
must be disposed of as hazardous waste. 
Lead based paint removal requires a state-
certifi ed contractor.

Painting & Paint Removal

Concrete, Grout & Mortar 
Application

Protect stockpiled landscaping materials  
from wind and rain by storing them under 
tarps all year-round.
Stack bagged material on pallets and  
under cover. 
Discontinue application of any erodible  
landscape material within 2 days before a 
forecast rain event or during wet weather.

Landscaping

Paving/Asphalt Work

Storm drain polluters may be liable for fi nes of up to $10,000 per day!
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Construction Best Management Practices (BMPs)
Construction projects are required to implement the stormwater best management practices (BMP) on this page, as 

they apply to your project, all year long.

Non-Hazardous Materials
Berm and cover stockpiles of sand, dirt or other construction material  
with tarps when rain is forecast or if not actively being used within 
14 days.
Use (but don’t overuse) reclaimed water for dust control. 

Hazardous Materials
Label all hazardous materials and hazardous wastes (such as  
pesticides, paints, thinners, solvents, fuel, oil, and antifreeze) in 
accordance with city, county, state and federal regulations.
Store hazardous materials and wastes in water tight containers, store  
in appropriate secondary containment, and cover them at the end of 
every work day or during wet weather or when rain is forecast.
Follow manufacturer’s application instructions for hazardous  
materials and be careful not to use more than necessary.  Do not 
apply chemicals outdoors when rain is forecast within 24 hours.
Arrange for appropriate disposal of all hazardous wastes. 

Waste Management
Cover waste disposal containers securely with tarps at the end of  
every work day and during wet weather. 
Check waste disposal containers frequently for leaks and to make  
sure they are not overfi lled.  Never hose down a dumpster on the 
construction site. 
Clean or replace portable toilets, and inspect them frequently for  
leaks and spills. 
Dispose of all wastes and debris properly. Recycle materials and  
wastes that can be recycled (such as asphalt, concrete, aggregate base 
materials, wood, gyp board, pipe, etc.)  
Dispose of liquid residues from paints, thinners, solvents, glues, and  
cleaning fl uids as hazardous waste.

Construction Entrances and Perimeter
Establish and maintain effective perimeter controls and stabilize all  
construction entrances and exits to suffi ciently control erosion and 
sediment discharges from site and tracking off site.
Sweep or vacuum any street tracking immediately and secure  
sediment source to prevent further tracking. Never hose down streets 
to clean up tracking.

Materials & Waste Management Equipment Management & 
Spill Control

Maintenance and Parking
Designate an area, fi tted with appropriate BMPs, for  
vehicle and equipment parking and storage.
Perform major maintenance, repair jobs, and vehicle  
and equipment washing off site.
If refueling or vehicle maintenance must be done  
onsite, work in a bermed area away from storm drains 
and over a drip pan or drop cloths big enough to collect 
fl uids.  Recycle or dispose of fl uids as hazardous waste. 
If vehicle or equipment cleaning must be done onsite,  
clean with water only in a bermed area that will not 
allow rinse water to run into gutters, streets, storm 
drains, or surface waters.
Do not clean vehicle or equipment onsite using soaps,  
solvents, degreasers, or steam cleaning equipment.

Spill Prevention and Control 
Keep spill cleanup materials (e.g., rags, absorbents and  
cat litter) available at the construction site at all times. 
Inspect vehicles and equipment frequently for and  
repair leaks promptly.  Use drip pans to catch leaks 
until repairs are made.
Clean up spills or leaks immediately and dispose of  
cleanup materials properly.  
Do not hose down surfaces where fl uids have spilled.  
Use dry cleanup methods (absorbent materials, cat 
litter, and/or rags). 
Sweep up spilled dry materials immediately. Do not  
try to wash them away with water, or bury them. 
Clean up spills on dirt areas by digging up and  
properly disposing of contaminated soil.
Report signifi cant spills immediately. You are required  
by law to report all signifi cant releases of hazardous 
materials, including oil. To report a spill: 1) Dial 911 
or your local emergency response number, 2) Call the 
Governor’s Offi ce of Emergency Services Warning 
Center, (800) 852-7550 (24 hours). 

Earthmoving

Schedule grading and excavation work  
during dry weather.
Stabilize all denuded areas, install and  
maintain temporary erosion controls (such 
as erosion control fabric or bonded fi ber 
matrix) until vegetation is established.
Remove existing vegetation only when  
absolutely necessary, and seed or plant 
vegetation for erosion control on slopes 
or where construction is not immediately 
planned. 
Prevent sediment from migrating offsite  
and protect storm drain inlets, gutters, 
ditches, and drainage courses by installing 
and maintaining appropriate BMPs, such 
as fi ber rolls, silt fences, sediment basins, 
gravel bags, berms, etc.
Keep excavated soil on site and transfer it  
to dump trucks on site, not in the streets.

Contaminated Soils
If any of the following conditions are  
observed, test for contamination and 
contact the Regional Water Quality 
Control Board:

Unusual soil conditions, discoloration,  -
or odor.
Abandoned underground tanks. -
Abandoned wells -
Buried barrels, debris, or trash. -

Discharges of groundwater or captured  
runoff from dewatering operations must 
be properly managed and disposed. When 
possible send dewatering discharge to 
landscaped area or sanitary sewer. If 
discharging to the sanitary sewer call your 
local wastewater treatment plant. 
Divert run-on water from offsite away  
from all disturbed areas. 
When dewatering, notify and obtain  
approval from the local municipality 
before discharging water to a street gutter 
or storm drain. Filtration or diversion 
through a basin, tank, or sediment trap 
may be required.
In areas of known or suspected  
contamination, call your local agency to 
determine whether the ground water must 
be tested. Pumped groundwater may need 
to be collected and hauled off-site for 
treatment and proper disposal.

Dewatering

Avoid paving and seal coating in wet  
weather or when rain is forecast, to 
prevent materials that have not cured 
from contacting stormwater runoff.
Cover storm drain inlets and manholes  
when applying seal coat, tack coat, slurry 
seal, fog seal, etc.
Collect and recycle or appropriately  
dispose of excess abrasive gravel or sand.  
Do NOT sweep or wash it into gutters.
Do not use water to wash down fresh  
asphalt concrete pavement.

Sawcutting & Asphalt/Concrete Removal
Protect nearby storm drain inlets when  
saw cutting.  Use fi lter fabric, catch basin 
inlet fi lters, or gravel bags to keep slurry 
out of the storm drain system. 
Shovel, abosorb, or vacuum saw-cut  
slurry and dispose of all waste as soon 
as you are fi nished in one location or at 
the end of each work day (whichever is 
sooner!).
If sawcut slurry enters a catch basin, clean  
it up immediately. 

Store concrete, grout, and mortar away  
from storm drains or waterways, and on 
pallets under cover to protect them from 
rain, runoff, and wind. 
Wash out concrete equipment/trucks  
offsite or in a designated washout 
area, where the water will fl ow into a 
temporary waste pit, and in a manner 
that will prevent leaching into the 
underlying soil or onto surrounding areas. 
Let concrete harden and dispose of as 
garbage.
When washing exposed aggregate,  
prevent washwater from entering storm 
drains. Block any inlets and vacuum 
gutters, hose washwater onto dirt areas, or 
drain onto a bermed surface to be pumped 
and disposed of properly. 

Painting Cleanup and Removal
Never clean brushes or rinse paint  
containers into a street, gutter, storm 
drain, or stream.
For water-based paints, paint out brushes  
to the extent possible, and rinse into a 
drain that goes to the sanitary sewer. 
Never pour paint down a storm drain.
For oil-based paints, paint out brushes to  
the extent possible and clean with thinner 
or solvent in a proper container. Filter and 
reuse thinners and solvents. Dispose of 
excess liquids as hazardous waste.
Paint chips and dust from non-hazardous  
dry stripping and sand blasting may be 
swept up or collected in plastic drop 
cloths and disposed of as trash.
Chemical paint stripping residue and chips  
and dust from marine paints or paints 
containing lead, mercury, or tributyltin 
must be disposed of as hazardous waste. 
Lead based paint removal requires a state-
certifi ed contractor.

Painting & Paint Removal

Concrete, Grout & Mortar 
Application

Protect stockpiled landscaping materials  
from wind and rain by storing them under 
tarps all year-round.
Stack bagged material on pallets and  
under cover. 
Discontinue application of any erodible  
landscape material within 2 days before a 
forecast rain event or during wet weather.

Landscaping

Paving/Asphalt Work

Storm drain polluters may be liable for fi nes of up to $10,000 per day!
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BUSINESS OF THE PLANNING COMMISSION 
 OF THE CITY OF HALF MOON BAY 

AGENDA REPORT 

For meeting of: January 12, 2021 

TO: Honorable Chair and Planning Commissioners 

FROM:  Jill Ekas, Community Development Director 
Scott Phillips, Associate Planner 

TITLE: 341 Myrtle Street - Coastal Development Permit, Architectural Review, 
Combined Side Yard Setback Variance, Maximum Building Envelope Variance and 
Parking Exception, File No. PDP-19-096 

______________________________________________________________________________ 

RECOMMENDATION 
Adopt Resolution P-21-__ to approve PDP-19-096 an application for a Coastal Development 
Permit, Architectural Review, Combined Side Yard Setback variance, Maximum Building Envelope 
variance and Parking Exception to allow the construction of a new two-story 1,195 square-foot, 
single-family residence on a 2,806 square-foot site at 341 Myrtle Street, based upon the Findings 
and Evidence contained in Exhibit A of the Draft Resolution, and subject to the Conditions of 
Approval in Exhibit B. 

PROJECT BACKGROUND 

Summary of Project 

File Number PDP-19-096 

Requested Permits/Approvals Coastal Development Permit, Architectural Review, 
Combined Side Yard Setback Variance, Maximum Building 
Envelope Variance and Parking Exception 

Site Location 341 Myrtle Street/ APN: 064-061-280 

Applicant/Property Owner John T. Callan 

Project Planner Scott Phillips, Associate Planner; (650)726-8299; 
sphillips@hmbcity.com  

Zoning District R-1 Single Family Residential Zoning District

LCP Land Use Plan Designation Residential Medium Density 

Water Service One 5/8-inch, non-priority water connection currently 
assigned to the property 

Sewer Service (Sewer 
Authority Mid-Coast) 

Two benefit sewer units required 

ATTACHMENT 4
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Street Improvements In-lieu payment for construction of curb, gutter and sidewalk 
along the frontage  

Environmental Determination Categorically Exempt pursuant to California Administrative 
Code Section 15303, New Construction or Conversion of 
Small Structures 

Heritage Trees None 

Story Poles   
Required 

No Yes if in Visual Resource Area, or those 
cited in code  

Yes Variance or Exception required? 

No Located in a largely undeveloped area? 

Right of Appeal Any aggrieved person may appeal the Planning Commission’s 
decision to the City Council within ten (10) working days of 
the decision. 

The project not located within the Coastal Commission 
Appeals Jurisdiction; therefore, City action is final. 

 
Site and Surrounding Properties 
The project site is located mid-block along Myrtle Street, just west of Second Avenue within the 
Arleta Park subdivision. The site is currently vacant, with some dilapidated fencing along the 
property lines. The site is zoned R-1 Single-Family Residential, a zoning designation that allows single-
family residences. Along with a colors and materials sample, Attachment 4 includes an elevation of 
Design B with the adjacent residences. Land use and zoning for properties surrounding the subject 
site are as follows: 

 
Table 1.  Surrounding Land Uses 

North Single-story Single-Family 
Residence 

R-1 Single Family Residential 
District 

South Single-story Single-Family 
Residence 

R-1-B-1 Single Family Residential 
District 

East Single-story Single-Family 
Residence 

R-1 Single Family Residential 
District 

West Single-story Single-Family 
Residence 

R-1 Single Family Residential 
District 

 
A key feature of the project site is the narrowness and acute shape of the lot. The frontage 
length is 23 feet but narrows towards the back of the lot. The average site width is 17 feet. The 
Chain of Title associated with the subject property was reviewed in detail and demonstrated 
that the subject property is a legal lot. A Certificate of Compliance was issued in September 
2018. The site frontage does not contain curb gutter and sidewalk.  
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  Figure 1.  Site Location in Green 

 
Project Description 
The project consists of a new two-story residence with a floor area of 1,195 square feet.  The 
proposed home contains two bedrooms, two bathrooms and a 224 square foot second story 
deck. The proposed house is characterized by a series of front and rear facing gable roof 
elements. Several bay windows and shed dormers are sited along the sides of the new 
residence. The proposed exterior materials include horizontal siding, and composition shingles. 
The color palette includes blue siding, off-white trim and a yellow front door (Attachment 4). 

Site 

Myrtle Street 
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  Figure 2.  Site Photo with Story Poles, dated January 5, 2021 

 
Story Poles 
Project review includes story pole installation in conformance with the City Council Story Pole 
Policy. Story pole installation is required because two Variances and a parking exception are 
being considered as part of this project. Story poles were installed on January 5th and a 
photograph is included in Figure 2. 
 
Project History 
The residential project was presented to the Architectural Advisory Committee (AAC) on December 13, 
2019 and September 17, 2020. Meeting summary notes are provided in Attachment 6. For the first 
review, the project would have required multiple variances and included a three-story element.  The 
AAC identified the scope of the required variances to be excessive and also provided guidance to help 
the applicant work through significant design changes. The applicant responsively redesigned the 
proposed residence. At the second meeting, the AAC reviewed a revised two-story design 

Height of 
Design A 

Height of 
Design B 
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(Attachment 2 and Figure 3) which would require a combined side yard setback variance and as 
well as a variance for a minor inconsistency with the Maximum Building Envelope 
requirements.  
 
The AAC was supportive of the revised home design but suggested that the applicant could 
explore options for increasing the floor-to-ceiling height within the second story provided the 
design elements could be essentially retained as reviewed by the AAC. At the same time, the 
AAC was also clear that the home size needs to be proportional to the lot size.  The applicant 
studied options and shortly after the September 17th AAC meeting, the applicant submitted a 
revised house design with an increased overall height, attributed to raising the second floor 
ceiling height by 2 ½ feet. The revised design is shown in Figure 4 and Attachment 3. This 
increase in building height provides more space in the second story, but also pushes up the 
entire roof so that it is outside of the Maximum Building Envelope, which would require a 
substantive variance from zoning standards, as further described below. 
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  Figure 3.  Front of Proposed Residence, Design A1          Figure 4.  Front of Proposed Residence, Design B2 
 

 
1 Design A:  The shed dormers shown in Figure 3 would be allowed encroachments if the sheer walls of the shed dormers were inset 
and separated from the first story sheer wall below. As shown in Figure 3, the sheer walls are vertically aligned, which is therefore the 
subject of the building envelope variance for Design A. If the sheer walls were inset at least 6-inches from the first floor walls, no 
building envelope variance would be required for Design A. 
2 Design B: In addition to the shed dormers, the entire roof area is outside of the building envelope and is therefore the subject of the 
variance request. 
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ANALYSIS 
The key issues for this project are conformance with the General Plan/Local Coastal Land Use 
Plan, conformance with the Zoning Code/LCP Implementation Plan, and design compatibility 
with surrounding development. 

 
Conformance with the General Plan/Local Coastal Program Land Use Plan 
And Zoning Code 
With the exception of the requested variances and parking exception, the proposed 
residence meets the requirements of the Local Coastal Program. Single-family residential use 
is a principally permitted use in the R-1 Single-Family Residential Zoning District. The Housing 
Element of the City’s General Plan does not identify the site in the site inventory; however, 
the proposed home would meet Goal 2 of the Housing Element by providing high quality 
housing to range of income levels. Table 2 below summarizes the zoning regulations as they 
relate to the proposed development. 
 
Table 2.  Project Conformance with R-1 Zoning District Requirements for Severely 
Substandard Lots 

Development Standards  Zoning Requirements  Proposed 

Min. Site Area 5,000 sq. ft.  2,906 sq. ft. (existing) 

Min. Average Site Width 50 ft.  17 ft. (existing)  

Min. Front Setback 20 ft.  20 ft.  

Min. Interior Side Setback  3 ft. 3 ft.   

Min. Combined Side Yard Setback 8 ft. 6 ft. (Variance Required) 

Min. Rear Setback  20 ft. 40 ft. 4 inches 

 Max. Two-Story Height 28 ft.  Design A:  20 ft. 8  

 Design B:  23 ft.  

 Max. Two-Story Lot Coverage  35% (1,017sq. ft.)  26.3% (763 sq. ft.) 

 Max. Floor Area Ratio 
0.5:1 +200 sq. ft. 
(1,653 sq. ft.) 0.37:1 (1,195 sq. ft.) 

Min. Parking Spaces 
1 garage and 1 
uncovered space not 
in front yard setback 

1 uncovered space (Parking 
Exception Required) 

Maximum Building Envelope 
Per Section 
18.06.040G  

Design A: Shed Dormer 
(Variance Required) 

Design B: Roof and Dormers 
(Variance Required) 

 
Table 3 identifies key Zoning Code/LCP Implementation Plan issues and their applicability to 
the subject site.  As indicated in the table, no policy conflict is anticipated from this project. 
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   Table 3. Key Zoning Code/LCP Implementation Plan Issues 

  Issue  Applicability/Explanation 

Environmentally Sensitive Habitat Area  No  None within 100 feet of the site. 

Visual Resource Area  No  Not located in a Visual Resource Area. 

Obstruct Public Access No   House will have no effect on coastal access. 

Archaeologically Resource Area  No Not in area of mapped or known resources. 

Historic Resources No 
 No historic resources exist on the site or 
surrounding area. 

 
Variances 
Two variances have been requested, one related to the combined side yard setback 
requirement and the other with the Maximum Building Envelope.  
 
Combined Side Yard Setbacks:  The minimum required side yard setback on a severely 
substandard lot is 3 feet. Both Design A and Design B have 3-foot side yard setbacks on both 
sides and thereby comply with the minimum setback standard, individually. It is important to 
note that 3 feet allows for full compliance with building and fire codes. However, the zoning 
code also specifies a standard for a minimum combined side yard setback (adding the 
setbacks together) of 8 feet for severely substandard lots. The combined side yard setback 
for both Design A and B is 6 feet, and this is where the variance need comes in. The required 
findings for the requested setback variance can be supported because both the narrowness 
and irregularity (which tapers down to only 10 ½ feet in the rear) are special circumstances 
applicable to the subject property. It is of particular note that this site was determined to be 
a legally subdivided lot following a thorough review of the submitted Chain of Title. The 
applicant has also submitted their interpretation of the findings and copy of their letter is 
included as Attachment #5.  
 
Maximum Building Envelope:  Design A (Attachment 2) includes a minor inconsistency with 
the Maximum Building Envelope requirements due to the lack of off-set between the first 
story sheer wall and the dormer walls. For Design B, the top 2 ½ feet of the building including 
the roof in its entirety, extend beyond what is normally permissible. It is unclear if the 
required findings can be made for a variance to the Maximum Building Envelope standards 
for Design B because it involves the entire structure. The narrowness, irregular shape, and 
small size of the parcel are supportive for variance findings. However, the Planning 
Commission has reviewed several proposals for development on severely substandard lots 
and has found that it is important to maintain the relative scale of building area to lot size, 
lot width, and streetscape presence to ensure conformance with the Residential Design 
Guidelines. Staff recommends Design A because it most closely conforms to the zoning code 
while allowing the applicant use of their property pursuant to their own design.  Staff 
encourages the Planning Commission to review the story pole installation carefully. The roof 
ridgeline for both Design A and Design B are depicted in the installation of the orange 
fencing between the story poles.  

273



Planning Commission PDP-19-096  Page 3 of 9 
January 12, 2021 

 

  

Parking Exception 
A parking exception was also requested to remove the requirement for a garage parking 
space and allow for one uncovered parking space within the front yard setback. Similar to 
the variance findings, the parking exception can be justified due to the narrowness and small 
size of the legal lot. One uncovered parking area at the front of the lot is provided. 
 
Design Compatibility 
The Single Family Residential Design Guidelines encourage flexibility in architectural design 
to reflect the community’s eclectic character and seek to achieve compatible design within 
existing neighborhoods.  The current project proposes a neo-traditional design that is 
compatible with the existing pattern of development in the surrounding area in terms of 
building placement/orientation, massing, and materials and colors. The project proposes a 
two-story house that is located at the 20-foot front yard setback line and oriented to the 
street, consistent with the neighborhood pattern. The front of the residence contains an 
attractive appearance facing Myrtle Street, consistent with recommendations of the Single 
Family Residential Design Guidelines and the AAC. The proposed building is well-articulated 
on all sides and building materials and colors are consistent with the proposed architectural 
style, compatible with the surrounding area, and suitable to the coastal setting. The AAC has 
reviewed the massing, materials, colors, and neighborhood context and recommends the 
design to the Planning Commission for its consideration. 
 
Conclusion   
Based on the above analysis, staff concludes that the proposed residence is consistent with 
the General Plan/Local Coastal Land Use Plan, the Zoning Code/LCP Implementation Plan, 
and the Residential Design Guidelines; is compatible with surrounding development; and 
conforms to the requirements of the California Environmental Quality Act.  Staff 
recommends approval of Design A based on the findings and draft conditions of approval 
(Exhibits A and B of the attached Draft Resolution). As of the drafting of this report, staff had 
not received any written comments directed to the Planning Commission for this project; 
however, several neighbors have called and emailed to request more information. Any 
written communications directed to the Planning Commission received after packet 
distribution will be forwarded via memo and posted with the agenda listing for this item.  
 
ATTACHMENTS 
1. Draft Resolution with Findings and Evidence, Exhibit A and Conditions of Approval, 

Exhibit B. 
2. Project Plans Design A 
3. Project Plans Design B (Post AAC Meetings) 
4. Color and Material Sample / Neighboring House Relationship 
5. Variance Findings from the Applicant 
6. Architectural Advisory Committee Meeting Summary Notes:  Excerpts from December 

13, 2019 and September 17, 2020 
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5-10-21 

 

 
VIA Email 
Half Moon Bay Planning Commission 
City of Half Moon Bay 
501 Main Street 
Half Moon Bay, CA  94019 
 
RE:  PDP-19-096 Coastal Development Permit 
341 Myrtle Street, Half Moon Bay, CA  (APN: 064-061-280) 
Resubmittal after 1-12-21 Planning Commission Meeting 
 
Dear Chairman Benjamin and Honorable Members of the Planning Commission,  
 

As promised, due to the Height concerns, I revised the elevations to offer a Plan “C” to 
lower the roof from 23’-1/4” to 21’-3”, and in lieu of the higher ridge, continued the shed roof 
through the master bathroom and closet in order to provide the headroom necessary to better 
enjoy the property.  If we strictly followed the daylight plan, as was shown in our version “A”, the 
front would not be symmetrical. This leaves the need for an 7-1/2” daylight variance on one side 
only.  So, for “C” we lowered the roof almost 2’ while keeping the house symmetrical. Doing this 
it looks more like a one-story house while also being symmetrical. With this the house is still at 
least 6’-9” below the maximum height limit. 
 

A question was asked if the house could have been done as a one-story structure.  This 
would be very difficult to provide the space needed for a Bedroom. The maximum living space is 
at the front of the property in which the exterior dimensions for the structure is 13’10 wide and 
then the structure angles to the back.  The best and only place for a bedroom/bath and 
kitchen/living area is at the front of the property.  As you move to the rear, past this area the 
house quickly becomes narrow and down to 8’-6” measured at the rear exterior.  For the actual 
dimensions of the interior, one needs to take out another 12” for walls and sheetrock.    

 
Avoiding the Maximum Building Envelope variance is almost impossible on this severely 

substandard lot given the daylight plane lines cross themselves at 6’-6” below the maximum 
height limit.  If the plane lines were brought together at the 28-foot level this structure would be 
well within the daylight plane.  In spite of this, I designed the house to fit within the lines after the 
first Architectural Design Review, but that did not create the most desirable result for the front 
view of the house.  Thus, why we are asking for this daylight plane variance.  The allowance will 
result in a more desirable architectural treatment of the building, will not result in more square 
footage or more coverage and will only create a stronger and more appealing visual character of 
the area than if the maximum building height standard were complied with. 
 

The majority of the second story is at the front within the space mentioned above which 
holds a master bedroom, small closet and bathroom.  Beyond that the walls are shorter, and 
follow the daylight planes, which works over the stairs and where the height is not as critical 
(see section D on page 8 of the plan set). This upstairs lower roof is over the stairs and hall that 
lead to a deck which becomes one story under the deck.  For the first story, beyond the kitchen 
the space is just big enough for a laundry room, a bathroom and substandard bedroom which 
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will more likely be used for a den or office.  To make this into only a one-story house will 
minimize the use of the largest space on the property, the front. 
 

As desired, we broke the plane of the wall for the shed dormers.  
 
We feel that allowing the daylight plane variance will result in a more desirable 

architectural, proportional, and symmetrical treatment of the building, specially creating a more 
appealing visual front of the building while also contributing to the necessity to enjoy the 
property.   
 
After the Planning Commission Hearing, we also addressed concerns we heard from the Staff 
and Residents as following: 
 
The Deck:  Many people were concerned with the size of the deck.  Actually, this is where the 
house transitions to be one story.  We could have continued to follow the roof line as the 
daylight plane goes back, but we chose to put in a deck instead in order to lower the height of 
the house and to also be able to enjoy the space given the limited yard.  Beyond that we did 
hear the concerns of the residents and staff so we reduced the size of the deck from 224 to 174 
by adding a roof over the 1st floor porch.  To show the neighbors that were concerned with 
having a view of the back of the deck, I added an elevation view of what the back of the porch 
would look like, which is 40’ away from the rear property line and now has a roof at the rear.  On 
another note, the beginning of the second floor is 69’ from the rear property line.  We felt this 
was less invasive than 2 stories over the entire first floor.  The east side of the deck has been 
sided.  
 
Air B&B:  There is no intention to use residence as an Air B&B.  It is a tiny house intended to 
be used as a single-family home. Air B&B’s are an issue for the City to address by ordinance for 
all residents and not something that only targets a single resident.  A government agency may 
not require a person to surrender constitutional rights in exchange for discretionary benefits.  I 
would encourage the City to implement a B&B ordinance that covers this issue for the entire 
city. 
 
Windows looking into the house to the West:  We found a removable, decorative, privacy 
film that will be added to the two windows facing the neighbor to the west. (Picture below). The 
upstairs bathroom window on the west side will also be frosted.  Most of the windows for the 
bedrooms are at the rear and front of the house.  There are 2 small high windows upstairs for 
the Master Bedroom on the east and one regular window on the west side in order to have one 
window that looks out to the Ocean.  Skylights in the roof and windows downstairs are used for 
the rest of the house in order to bring in natural light. 
 
Parking:  We have put in a parking space in front where it is common for the neighbors to be 
parked.  There will also be a space along the street to park in front of the landscaped area of the 
front yard.  If we put in two spaces on the front yard there will be no space for landscaping.  We 
will go with what the Commission decides for this since I heard both options discussed by 
different Commissioners. 
 
Storage: We added a storage shed in the backyard. Storage can be placed in the new roof 
created over the first-floor porch and, if allowed to keep the headroom over the Master Closet, 
that will also give us more storage space.  There is also storage space in the laundry, kitchen, 
downstairs bedroom/den and in the second story area along the hallway to the outside deck.  
Update: After submitting this to the Planning Department we removed the shed due to setbacks. 
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Design:  I have worked very hard to create a structure that is compatible with the neighborhood 
while considering the constraints.  The peak is now below the peak of the 2-story house to the 
East.   
 
Input: John Callan sent out a flier to the neighbors to show them the changes made and to ask 
for any comments which was done immediately following the updates to the structure. 
 
 

No more floor area is being created than could have been achieved without this 
exception.  In fact, in this request to encroach into the daylight plane on just one side of the front 
in order to create a balanced and more appealing front view we have chosen to not take 
advantage of the allowable square footage, allowable balcony extending into the front or rear 
setbacks, allowable lot coverage, allowable height, allowable larger deck or allowable below the 
house space. 
 

We are asking for this variance which will not be contrary to the intent of this title, nor to 
the public interest, safety, health and welfare, where due to special considerations or 
exceptional characteristics of the property (being a severely sub-standard lot), a literal 
enforcement of this title would result in practical difficulties or unnecessary hardship.   
 

I've also included a comparison of the 3 designs to assist the Commission to visualize 
what was changed from A & B and submitted an update of all the previous submittals. 
 
Respectfully, 
 
 
 
Sue Taylor 
 
 
 
“Old English” window privacy film by Artscape 36”x72” 
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                                                                                                     Community Development Department  
 

                                                                                                                                   Jill Dever Ekas, AICP, Director 
 

 

Date:  August 24, 2021 

To:  Honorable Chair and Planning Commissioners 

From:  Jill Ekas, Community Development Director 

Subject:   Courtesy Notification of Director’s approval of Coastal Development Permit Exemptions  

The Local Coastal Program requires that the Community Development Director provide notification 

regarding coastal development permit exemptions to the Coastal Commission within thirty days 

of granting.  

Zoning Ordinance 18.20.030.D. Record of Exemptions.  The community 

development director shall maintain a record of all permits issued for 

development within the coastal zone that were exempted from the requirements 

of the coastal development permit process.  This record shall be available for 

review by members of the public.  The record of exemption shall include the name 

of the applicant, the location of the project, and a brief description of the 

project.  The community development director shall also provide notification to 

the Coastal Commission of the record of exemption within thirty days.  

In addition to notifying the Coastal Commission, the Director is notifying the Planning 

Commission as a courtesy regarding two recently granted exemptions due to their high 

visibility and public interest. The exemptions are attached and include the following: 

• Caltrans Highway Pedestrian Crossing Improvements 

• City Beach Volleyball Pilot  
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04-SM-PM-Var 
EA: 0K070 

Project ID 0416000033 
Accessible Pedestrian Signal (APS) 

January 2019 
 
 

PROJECT DESCRIPTION 

 
The purpose is to enhance pedestrian safety. The project is needed because existing crosswalks on State 
routes lack either pedestrian safety devices or current devices are outdated, thereby increasing the potential 
for pedestrian-related accidents particularly for people with disabilities.  

 

This project is located on various State Routes (SR) and various post miles in San Mateo County (See 
Attachment A). Office of Traffic Safety has identified 206 locations in the county where existing signalized 
intersections and ramps need crosswalk safety enhancements. 

 

This project proposes to install Accessible Pedestrian Signal (APS) systems and countdown pedestrian 
signals (CPS) systems and refresh crosswalks with high- visibility striping at 206 signalized intersections 
with pedestrian crossings on ten state routes in  San Mateo  County. Proposed  locations  are  in the  cities 
of Belmont, Colma, Daly City, Burlingame, Half Moon Bay, Menlo Park, Millbrae, Pacifica, Redwood 
City, San Bruno, San Carlos, San Mateo, South San Francisco, Woodside, and various San Mateo County 
areas. A project location map is included in Attachment A. 

 
 

Accessible pedestrian signals (APS) - APS will be installed on Push Button Assembly Posts. This is typically 
integrated into the pedestrian detector (pushbutton) so the audible tones and/or messages come from the 
pushbutton housing and have a pushbutton locator tone and tactile arrow. The Posts will be placed in the 
holes and backfilled to the completed ground surface with Cast-in-Drilled-Pile foundation. For Push 
Button Assembly Post, backfill material must be minor concrete. Surplus excavated material will be 
disposed of uniformly. 

 
 

Countdown pedestrian signals (CPS) - In order to enhance the effectiveness of pedestrian signals at clearing 
the crosswalk before a signal changes direction, CPS with change interval countdown display are proposed. 
These signals inform pedestrians of the number of seconds remaining in the  pedestrian change  interval 
and reduce the number of pedestrians caught in the crosswalk at end of cycle.  For  wide  streets, 
countdown displays will assist all users, especially older pedestrians and/or persons with mobility 
disabilities. CPS will be installed on existing street light poles 

 
 

Crosswalk marking - Remove existing markings and replace with thermoplastic crosswalk markings with 
enhanced wet-night visibility consisting of a uniform layer of thermoplastic and 2 layers of glass beads. No 
pavement rehabilitation work is anticipated for this project. 

 
 

All this work will be done using shoulders, existing sidewalk, or standard lane closures. 
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City of Half Moon Bay 
Poplar Beach Volleyball Courts 

Summer/Fall 2021 Pilot 
 
 

The City of Half Moon Bay, in collaboration with the HMB Beach Volleyball club and Redrock 
Volleyball Club, proposes a ninety-day pilot program, to erect three beach volleyball courts at 
Poplar Beach, which is owned and operated by the City. 
 
Each court would be approximately 52.5’ x 26.25’, with two 14’ x 6” x 6” untreated redwood 
posts approximately 3’ outside of the court along the centerline (see diagram below). The 
redwood posts will be buried in the sand approximately 4’ below the surface. Each post will 
have a powder coated steel mounting bracket attached to the top inside edge with three 
stainless steel bolts screwed directly into the post.  The mounting brackets will allow for easy 
installation and removal of nets at varying heights for different ages and abilities. The outline of 
the court will be created using 2” webbing and 5” stakes.  
 
During this pilot, the courts will be installed at the north end of Poplar Beach, near the west end 
of Kelly Avenue, adjacent to the bluffs.  This will keep the courts clear of the commercial horse 
rides along Poplar, which access the beach south of this location, shelter the courts from some 
winds, and leave the access to the water clear of volleyball activities. 
 
The courts will be installed on or after August 21, 2021, and will be removed on or before 
November 18, 2021.  
 
Parking and access to the Courts will be through three locations: 

• State Beach vertical access points to the north (club members and coaches purchase 
annual passes from State Parks to use the parking, restrooms and vertical access; other 
users will be encouraged to do the same) 

• The “Slot” vertical access from the Coastal Trail just south of the courts, for those who 
utilize public street parking or the Coastal Trail near Kelly Avenue and the Alsace 
Lorraine neighborhood 

• The main vertical access at the end of Poplar Street, for those who utilize the Poplar 
Beach Park lot or public street parking near the Arleta Park neighborhood. 

 
Information about the courts, including parking and access options, will be posted on the City’s 
website and shared via social media and other distribution channels. 
 
During this pilot, the Courts will be used on an intermittent basis, with priority to the partner 
clubs on weekday afternoons and weekend mornings, with public access on a first come first 
served basis on weekend afternoons. Signage will be posted at the courts indicating the public 
availability of the courts on a first-come, first-served basis, other beach and court rules, 
directions to vertical access points, and pack-it-in, pack-it-out language for trash and recycling.  
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During the pilot, club and City staff will observe the impacts of court usage, including parking, 
access, blufftop and vegetation impacts due to observation and access, trash and other impacts 
on the beach, cooperation between the clubs, public, and other users, and parking. Within 30 
days of completion of the pilot, the City will host a meeting with staff, club representatives, the 
Parks and Recreation Commission volleyball subcommittee, and State Parks to discuss the 
impacts of the pilot, positives and negatives of the use, and changes or other mitigating 
measures that should be implemented if the use continues in the future, under a new permit.  
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