
COUNTY OF SAN MATEO 
PLANNING AND BUILDING DEPARTMENT 

 
 

DATE:  September 26, 2018 
 
TO: Planning Commission 
 
FROM: Planning Staff 
 
SUBJECT: EXECUTIVE SUMMARY:  Consideration of a Coastal Development 

Permit (CDP), pursuant to Section 6328.4 of the Zoning Regulations, 
to allow Pacific Gas and Electric (PG&E) to perform vegetation 
clearing and removal in areas containing high pressure natural gas 
transmission pipelines within their existing rights-of-way and easements 
on three project sites over ten parcels along the southern side of a 
portion of California State Route 92 (a County Scenic Corridor), in the 
unincorporated rural Midcoast area, to improve emergency access and 
to address safety concerns.  The project is part of PG&E’s Community 
Pipeline Safety Initiative (CPSI) and is required in accordance with 
PG&E’s Gas Pipeline Rights-of-Way Management Utility Standard 
4490S and federal law requiring the management of vegetation within 
gas transmission rights-of-way for thorough and complete leak detection 
and cathodic surveys.  The project includes the removal of woody plant 
species including 116 shrubs and 124 trees of various species (including 
24 significant trees that are 12 inches or greater in diameter at breast 
height).  The CDP is appealable to the California Coastal Commission. 

 
 County File Number:  PLN 2017-00422 
 
 
PROPOSAL 
 
The applicant proposes to remove woody vegetation in accordance with PG&E's 
Gas Pipeline Rights-of-Way Management Utility Standard 4490S and federal law 
requiring the management of vegetation within gas transmission rights-of-way to allow 
for thorough and complete leak detection and cathodic surveys.  In addition, proper 
management of the vegetation within PG&E’s rights-of-way helps to improve response 
times in case of gas leaks which could endanger the surrounding area.  The project 
site includes three distinct areas of disturbance spread over ten parcels.  The project 
parcels are all private property with PG&E rights-of-way located on the peripheries 
along California State Route 92.  The uses of the parcels are primarily single-family 
residential and agriculture, some with a combination of both uses on one parcel.  Two 
of the project parcels contain commercial uses.  The project scope includes the removal 
of woody vegetation including 116 shrubs and 124 trees of various species (including 
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24 trees are at least 12 inches in diameter at breast height and meet the County’s 
definition of a significant tree (Attachment D). 
 
The proposed vegetation removal is part of PG&E’s Community Pipeline Safety 
Initiative (CPSI) that is being performed pursuant to the California Public Utilities 
Commission’s (CPUC) General Order 112 F (CPUC 2015), which governs pipeline 
maintenance and incorporates by reference the federal Pipeline Safety Act CFR Title 49 
Part 192 (Part 192).  Within Part 192, PG&E follows Subpart L-Operations, Subpart M 
Maintenance, and Subpart O-Gas Transmission Pipeline Integrity Management.  The 
patrol requirement in Part 192 states, “each operator shall have a patrol program to 
observe surface conditions on and adjacent to the transmission line right-of-way for 
indications of leaks, construction activity, and other factors affecting safety and 
operation.” 
 
PG&E’s CPSI program addresses vegetation identified during gas pipeline patrols that 
could obstruct access by first responders in the event of an emergency, and calls for 
PG&E to perform regular maintenance, testing, and monitoring required to safely 
operate the pipeline and provide customers with reliable service.  To meet the 
aforementioned requirements, PG&E developed Gas Pipeline Rights-of-Way 
Management Utility Standard 4490S (Utility Standard 4490S), which is based on 
industry best practice.  PG&E proposes to remove vegetation within the project areas in 
accordance with Utility Standard 4490S.  Utility Standard 4490S includes standards, as 
listed below, to minimize severe changes from one zone to another without a natural 
transition between the two zones or “hard cuts,” in rights-of-way that begin from the 
area over the pipelines (defined as the Pipe Zone) and expands to the outer edges 
beyond the Pipe Zone called Border Zones (as shown in Attachment D).  This design 
allows the landscape to incorporate an environmentally balanced feather cut from the 
Pipe Zone as it moves outward to the Border Zone. 
 
A feather cut has aesthetic and environmental benefits by preserving grasses, shrubs 
and trees from the outer edge of the pipeline.  This creates a softer visual effect by 
providing different vegetation heights as the distance from the pipeline increases.  In 
addition, the variation in vegetation provides more cover for wildlife and structural 
components (e.g., low branches of shrubs to higher tree branches) that are used by 
various wildlife species. 
 
The bulk of vegetation to be removed is directly along a portion of California State 
Route 92 which is a County Scenic Corridor and would cause a loss in the level of 
visual screening of various structures along the highway.  In the easternmost project 
site, the original proposal was reduced in response to Caltrans’ request to preserve 30 
manageable risk (MR) trees.  A tree is assigned a risk rating of either manageable risk 
or unacceptable risk (UAR).  If a tree is a MR, it can be left in place and monitored.  A 
UAR tree must be removed for safety reasons.  In addition, Planning staff requested 
that PG&E incorporate replanting measures on properties that could safely and 
physically accommodate additional plantings.  In response, PG&E identified three of the 
project parcels (056-341-020, 056-341-040, and 056-341-210) over one project site that 
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could accommodate replanting.  As shown in Attachment G, PG&E negotiated with the 
landowners of those parcels and proposes forty-one (41) replacement trees over two of 
the project sites (Attachment G).  Further replacement trees may be required as 
determined by the Community Development Director for compliance with habitat 
restoration measures requested by the California Coastal Commission as described in 
Condition of Approval No. 11. 
 
By managing the vegetation in the manner proposed by PG&E, the project is anticipated 
to (1) allow PG&E to adequately survey the lines, (2) keep the rights-of-way clear of 
vegetation that have the potential to damage the protective wrap around the gas pipes, 
which will minimize corrosion, (3) facilitate aerial surveys of the lines, and (4) facilitate 
quicker access and improve response and line repair times in the event of an 
emergency.  These measures are intended to ensure proper functionality and safety of 
the pipeline in the long term. 
 
RECOMMENDATION 
 
That the Planning Commission approve the Coastal Development Permit, County 
File Number PLN 2017-00422, by adopting the required findings and conditions of 
approval in Attachment A. 
 
SUMMARY 
 
Staff has reviewed the project against the applicable policies and standards of the 
San Mateo County General Plan, Local Coastal Program, and Zoning Regulations and 
found the project, as proposed and conditioned, to be in compliance with the applicable 
policies and standards. 
 
The proposed clearing of selected vegetation over and around the subject gas pipelines 
within PG&E’s rights-of way is intended to (1) allow PG&E to adequately survey the 
lines, (2) keep the rights-of-way clear of vegetation that have the potential to damage 
the protective wrap around the gas pipes, which will minimize corrosion, (3) facilitate 
aerial surveys of the lines, and (4) facilitate quicker access and improve response and 
line repair times in the event of an emergency.  These measures are intended to ensure 
proper functionality of the pipeline long term. 
 
While there is potential for threatened and endangered species to occur within the 
project areas (California red-legged frog (high potential), Steelhead (moderate 
potential), San Francisco garter snake (moderate potential), and San Francisco 
dusky-footed woodrat (low potential)), the implementation of the recommendations of 
the California Coastal Commission (CCC) and the Avoidance and Minimization 
Measures (AMMs) noted in the Biological Impact Report shall prevent impacts to the 
aforementioned species.  Habitat protection measures, per the CCC’s recommendation, 
that require replacement of disturbed sensitive habitat have also been added to the 
conditions of the permit.  Also, no bank destabilization or soil erosion are expected to 
occur with the vegetation removal in the project areas along the banks of Pilarcitos 
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Creek or its tributaries with the implementation of the AMMs noted in the Biological 
Impact Report. 
 
In areas feasible, replacement trees and vegetation will be planted to compensate 
for the loss of visual screening of development along California State Route 92.  Further 
replacements may be required as part of the forthcoming Habitat Protection Plan. 
 
The potential for future agriculture on the property will not be affected as no physical 
development or use of the land is proposed and therefore does not require a Planned 
Agricultural Development Permit. 
 
This project is exempt from environmental review pursuant to the California 
Environmental Quality Act (CEQA) Guidelines, Section 15301 relating to the operation 
and maintenance of existing facilities involving negligible or no expansion of use beyond 
that existing at the time of the lead agency's determination.  This exemption includes 
operation and maintenance of existing facilities of investor-owned utilities used to 
provide natural gas (see CEQA Guidelines Section 15301(b)). 
 
The proposed project supports the safe operation of existing natural gas transmission 
pipelines through the maintenance of existing PG&E rights-of-way by removing 
encroaching vegetation.  No expansion of use of the existing gas transmission pipeline 
would occur under the proposed project. 
 
RP:pac - RSPCC0375_WPU.DOCX 



COUNTY OF SAN MATEO 
PLANNING AND BUILDING DEPARTMENT 

 
 

DATE:  September 26, 2018 
 
TO: Planning Commission 
 
FROM: Planning Staff 
 
SUBJECT: Consideration of a Coastal Development Permit (CDP), pursuant to 

Section 6328.4 of the Zoning Regulations, to allow Pacific Gas and 
Electric (PG&E) to perform vegetation clearing and removal in areas 
containing high pressure natural gas transmission pipelines within their 
existing rights-of-way and easements on three project sites over ten 
parcels along the southern side of a portion of California State Route 92 
(a County Scenic Corridor), in the unincorporated rural Midcoast area, to 
improve emergency access and to address safety concerns.  The project 
is part of PG&E’s Community Pipeline Safety Initiative (CPSI) and is 
required in accordance with PG&E’s Gas Pipeline Rights-of-Way 
Management Utility Standard 4490S and federal law requiring the 
management of vegetation within gas transmission rights-of-way for 
thorough and complete leak detection and cathodic surveys.  The project 
includes the removal of woody plant species including 116 shrubs and 
124 trees of various species (including 24 significant trees that are 
12 inches or greater in diameter at breast height).  The CDP is 
appealable to the California Coastal Commission. 

 
 County File Number:  PLN 2017-00422 
 
 
PROPOSAL 
 
The applicant proposes to remove woody vegetation in accordance with PG&E's 
Gas Pipeline Rights-of-Way Management Utility Standard 4490S and federal law 
requiring the management of vegetation within gas transmission rights-of-way to allow 
for thorough and complete leak detection and cathodic surveys.  In addition, proper 
management of the vegetation within PG&E’s rights-of-way helps to improve response 
times in case of gas leaks which could endanger the surrounding area.  The project 
site includes three distinct areas of disturbance spread over ten parcels.  The project 
parcels are all private property with PG&E rights-of-way located on the peripheries 
along California State Route 92.  The uses of the parcels are primarily single-family 
residential and agriculture, some with a combination of both uses on one parcel.  Two 
of the project parcels contain commercial uses.  The project scope includes the removal 
of woody vegetation including 116 shrubs and 124 trees of various species (including 
24 trees are at least 12 inches in diameter at breast height and meet the County’s 
definition of a significant tree (Attachment D). 
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The proposed vegetation removal is part of PG&E’s Community Pipeline Safety 
Initiative (CPSI) that is being performed pursuant to the California Public Utilities 
Commission’s (CPUC) General Order 112 F (CPUC 2015), which governs pipeline 
maintenance and incorporates by reference the federal Pipeline Safety Act CFR Title 49 
Part 192 (Part 192).  Within Part 192, PG&E follows Subpart L-Operations, Subpart 
M-Maintenance, and Subpart O-Gas Transmission Pipeline Integrity Management.  The 
patrol requirement in Part 192 states, “each operator shall have a patrol program to 
observe surface conditions on and adjacent to the transmission line right-of-way for 
indications of leaks, construction activity, and other factors affecting safety and 
operation.” 
 
PG&E’s CPSI program addresses vegetation identified during gas pipeline patrols that 
could obstruct access by first responders in the event of an emergency, and calls for 
PG&E to perform regular maintenance, testing, and monitoring required to safely 
operate the pipeline and provide customers with reliable service.  To meet the afore-
mentioned requirements, PG&E developed Gas Pipeline Rights-of-Way Management 
Utility Standard 4490S (Utility Standard 4490S), which is based on industry best 
practice.  PG&E proposes to remove vegetation within the project areas in accordance 
with Utility Standard 4490S.  Utility Standard 4490S includes standards, as listed below, 
to minimize severe changes from one zone to another without a natural transition 
between the two zones or “hard cuts,” in rights-of-way that begin from the area over 
the pipelines (defined as the Pipe Zone) and expands to the outer edges beyond the 
Pipe Zone called Border Zones (as shown in Attachment D).  This design allows the 
landscape to incorporate an environmentally balanced feather cut from the Pipe Zone 
as it moves outward to the Border Zone.1 
 
A feather cut has aesthetic and environmental benefits by preserving grasses, shrubs 
and trees from the outer edge of the pipeline.  This creates a softer visual effect by 
providing different vegetation heights as the distance from the pipeline increases.  In 
addition, the variation in vegetation provides more cover for wildlife and structural 
components (e.g., low branches of shrubs to higher tree branches) that are used by 
various wildlife species. 
 
The bulk of vegetation to be removed is directly along a portion of California State 
Route 92 which is a County Scenic Corridor and would cause a loss in the level of 
visual screening of various structures along the highway.  In the easternmost 

                                            
1 In the Pipe Zone, trees and vegetation (e.g., brush or shrubs) obstructing the line of sight and access to 
the pipeline will be removed from 5 feet from either side of the pipe's outer edge.  Lawns, flowers, low-
profile grasses, and low-growing herbaceous plants are permitted to remain within the Pipe Zone 
(Attachment D). 

In the Border Zone, trees and vegetation exceeding 8 inches or of a species likely to exceed 8 inches in 
diameter at 4.5 feet above ground (diameter at breast height [DBH]) at maturity with the trunk or main 
branch 5 to 10 feet from the outer edges of the pipeline must be removed.  The Border Zone extends 
from the edge of the Pipe Zone out an additional 5 feet from either side of the pipe (Attachment D). 

In the Outer Zone, trees exceeding 36 inches in DBH or of a species likely to grow to and exceed 
36 inches in DBH at maturity with the trunk or main branch 10 to 14 feet from the outer edges of the 
pipelines must be removed.  The Outer Zone extends from the edge of the Border Zone out an additional 
4 feet from either side of the pipe (Attachment D). 
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project site, the original proposal was reduced in response to Caltrans’ request to 
preserve 30 manageable risk (MR) trees.  A tree is assigned a risk rating of either 
manageable risk or unacceptable risk (UAR).  If a tree is a MR, it can be left in place 
and monitored.  A UAR tree must be removed for safety reasons.  In addition, Planning 
staff requested that PG&E incorporate replanting measures on properties that could 
safely and physically accommodate additional plantings.  In response, PG&E identified 
three of the project parcels (056-341-020, 056-341-040, and 056-341-210) over one 
project site that could accommodate replanting.  As shown in Attachment G, PG&E 
negotiated with the landowners of those parcels and proposes forty-one (41) 
replacement trees over two of the project sites (Attachment G).  Further replacement 
trees may be required as determined by the Community Development Director for 
compliance with habitat restoration measures requested by the California Coastal 
Commission as described in Condition of Approval No. 11. 
 
By managing the vegetation in the manner proposed by PG&E, the project is anticipated 
to (1) allow PG&E to adequately survey the lines, (2) keep the rights-of-way clear of 
vegetation that have the potential to damage the protective wrap around the gas pipes, 
which will minimize corrosion, (3) facilitate aerial surveys of the lines, and (4) facilitate 
quicker access and improve response and line repair times in the event of an 
emergency.  These measures are intended to ensure proper functionality and safety 
of the pipeline in the long term. 
 
RECOMMENDATION 
 
That the Planning Commission approve the Coastal Development Permit, County File 
Number PLN 2017-00422, by adopting the required findings and conditions of approval 
in Attachment A. 
 
BACKGROUND 
 
Report Prepared By:  Ruemel Panglao, Project Planner, Telephone 650/363-4582 
 
Applicant:  Adam Cleary, PG&E. 6111 Bollinger Canyon Road, 3rd Floor #3220C, 
San Ramon, CA 94583 
 
Owners: 
 
Mario and Gina Andreini 
11621 San Mateo Road 
Half Moon Bay, CA  94019 
 
James Salvatore and Linda Jean Cozzolino 
11853 San Mateo Road 
Half Moon Bay, CA  94019 
 
John Hutnick 
P.O. Box 6791 
San Mateo, CA  94403 



4 

John Powell 
11911 San Mateo Road 
Half Moon Bay, CA  94019 
 
James, Vincent and Alice Cozzolino 
11881 San Mateo Road 
Half Moon Bay, CA  94019 
 
Henry and Lorraine Pastorino 
12391 San Mateo Road 
Half Moon Bay, CA  94019 
 
Andrea Marie Parks and Anthony Addario 
11631 San Mateo Road 
Half Moon Bay, CA  94019 
 
Location:  California State Route 92 between Diggs Canyon Road and Pilarcitos Creek 
Road, Rural Midcoast  
 
APNs:  056-382-030, 056-382-040, 056-341-160, 056-341-220, 056-341-040, 
056-341-210, 056-341-020, 056-341-190, 056-331-110 and 056-331-020 
 
Size:  30.43 acres (total size of all parcels); 1.4 acres (actual size of project area) 
 
Existing Zoning:  PAD/CD (Planned Agricultural District/Coastal Development) 
 
General Plan Designation:  Agricultural (rural) 
 
Williamson Act:  The following project parcels are under a Williamson Act Contract:  
056-382-040, 056-382-030, 056-341-210, 056-341-220, 056-331-020, and 
056-331-110. 
 
Existing Land Use – (Project site designations correspond with the exhibits provided by 
PG&E.  The project sites are listed from east to west.): 
 
 PG&E Project Site 12162_14 
 056-382-040:  Agriculture 
 056-382-030:  Single-Family Residence and Agriculture 
 056-341-160:  Single-Family Residence and Agriculture 
 
 PG&E Project Site 6360_15 
 056-341-220:  Single-Family Residences and Agriculture 
 056-341-040:  Single-Family Residence 
 056-341-210:  Single-Family Residence and Agriculture 
 056-341-020:  Single-Family Residence 
 056-341-190:  Commercial 
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 PG&E Project Site 6348_15 
 056-331-110:  Agriculture  
 056-331-020:  Agriculture and Commercial 
 
Water Supply:  Coastside County Water District 
 
Flood Zone:  Zone X (area of minimal flooding) and Zone A (Areas with a 1% annual 
chance of flooding); FEMA Panel 06081C0260E effective October 16, 2012 
 
Environmental Evaluation:  This project is exempt from environmental review pursuant 
to the California Environmental Quality Act (CEQA) Guidelines, Section 15301 relating 
to the operation and maintenance of existing facilities involving negligible or no 
expansion of use beyond that existing at the time of the lead agency's determination.  
This exemption includes operation and maintenance of existing facilities of investor-
owned utilities used to provide natural gas (see CEQA Guidelines Section 15301(b)). 
 
The proposed project supports the safe operation of existing natural gas transmission 
pipelines through the maintenance of existing PG&E rights-of-way by removing 
encroaching vegetation.  No expansion of use of the existing gas transmission pipeline 
would occur under the proposed project. 
 
Setting:  The three discrete project sites are located along the southern side of a portion 
of California State Route 92 that is designated by County’s General Plan as a County 
Scenic Corridor, in the unincorporated rural Midcoast area of San Mateo County. 
 
Chronology: 
 
Date  Action 
 
October 2, 2017 - Application submitted. 
 
October 15, 2017 - Project referred to the California Coastal Commission. 
 
November 19, 2017 - Comments received from the California Coastal Commission. 
 
January 2, 2018 - Application revisions received. 
 
February 5, 2018 - Staff requests that PG&E provide additional replanting. 
 
May 21, 2018 - PG&E provided staff with two revised action plans for 

additional tree replanting. 
 
June 18, 2018 - Application deemed complete. 
 
September 26, 2018 - Planning Commission Public Hearing. 
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DISCUSSION 
 
A. KEY ISSUES 
 
 1. Compliance with the General Plan 
 
  Upon review of the applicable provisions of the General Plan, staff has 

determined that the project complies with applicable General Plan Policies, 
including the following: 

 
  a. Vegetative, Water, Fish and Wildlife Resources 
 
   Policies 1.23 (Regulate Development to Protect Vegetative, Water, 

Fish and Wildlife Resources), 1.27 (Protect Fish and Wildlife 
Resources), and 1.28 (Regulate Development to Protect Sensitive 
Habitat) seek to regulate land use and development activities to 
prevent significant adverse impacts on vegetative, water, fish and 
wildlife resources and to protect sensitive habitats.  All three project 
sites contain riparian vegetation and are located either along 
Pilarcitos Creek (seasonal) or along an unnamed seasonal tributary 
to Pilarcitos Creek. Per the Biological Impact Report (Attachment F) 
dated August 4, 2017, prepared by biologist Belinda Espino of Stantec 
on behalf of PG&E, the following threatened and endangered species 
and their habitat have the potential to occur in the project areas:  
California red-legged frog (high potential), Steelhead (moderate 
potential), San Francisco garter snake (moderate potential), and 
San Francisco dusky-footed woodrat (low potential). 

 
   Identified aquatic breeding and non-breeding habitat for the California 

red-legged frog (CRLF) shown in the Biological Impact Report 
(Attachment F) will not be significantly impacted because work will not 
occur within proximity of these areas.  While all of the project sites 
include the high potential to pass through an area of aquatic breeding 
habitat, proposed work would clear one 8” diameter at breast height 
(DBH) willow tree in an area that is suitable for CRLF and will not 
significantly alter CRLF aquatic breeding habitat.  Dispersal routes 
would not be affected because work activities would not introduce new 
barriers to dispersal such as roads or culverts. 

 
   In their comment letter, California Coastal Commission (CCC) staff 

suggested conditions used in similar projects in the past for avoiding, 
minimizing and mitigating impacts to riparian habitats and sensitive 
species (Attachment J).  In addition, CCC staff have also suggested 
habitat restoration involving on- or off-site habitat restoration 
measures.  Conditions of Approval Nos. 8 to 12 have been added to 
address this concern. 
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   While there is potential for the aforementioned species to occur within 
the project areas, implementation of the conditions of approval, 
including those recommended by the CCC and the Avoidance and 
Minimization Measures noted in the Biological Impact Report, 
particularly those that limit ground disturbance, regulate work within or 
in proximity to aquatic habitat or waterways, and require a qualified 
biologist on site for all project activities, would prevent impact to the 
aforementioned species (Attachment F). 

 
   Policy 1.39 (Control Incompatible Vegetation, Fish and Wildlife) seeks 

to control vegetation, fish, and wildlife resources which are harmful to 
the surrounding environment or pose a threat to public health, safety, 
and welfare.  The proposed vegetation removal and select replanting 
would minimize potential threats to public health, safety, and welfare, 
allowing for the effective maintenance and testing of the pipelines and 
facilitating quicker response times in case of an emergency.  The 
replacement plantings shall be located outside of the buffer zone of 
the gas pipeline to ensure no future interferences for access. 

 
  b. Soil Resources 
 
   Policy 2.17 (Regulate Development to Minimize Soil Erosion and 

Sedimentation) calls for the County to regulate development to 
minimize soil erosion and sedimentation by requiring measures which 
consider the effects of slope, minimize removal of vegetative cover, 
and ensure stabilization of disturbed areas. 

 
   Per Debra Hawk, Senior Terrestrial Biologist at PG&E, both bank 

destabilization or soil erosion are not expected to occur with the 
vegetation removal in the project areas along the banks of Pilarcitos 
Creek or its tributaries.  The project involves only the selective 
removal of trees and brush in proximity to waterways and not the 
complete removal of vegetation.  Other trees, brush, and grasses will 
remain to protect the soil from erosion.  The avoidance and 
minimization measures found in the Biological Impact Report were 
specifically developed to prevent bank destabilization2 and increased 
soil erosion when work is occurring near waterways (Attachment F).  
The stump and roots of the removed trees shall remain in place to 

                                            
2 Bank stabilization is achieved by a mix of trees, shrubs, and grasses.  Their root systems at varying 
depths inhibit surface erosion and promote soil cohesion.  Woody species with deeper roots along with 
grasses, which have a root depth of 4-6 inches, achieve soil cohesion and surface stabilization.  Equally 
important to bank stabilization is stream flow fluctuation; heavy rain events that suddenly raise flow can 
saturate and loosen soil.  Once cut, tree roots stop growing within a few weeks, but depending on the tree 
species, diameter at breast height, stump height, soil conditions, and climate, the decay process 
averages 4 to 7 years and can take up to 10 years.  When a tree is removed or dies, the open canopy 
encourages the establishment of new herbaceous growth.  Within one growing season, surface 
stabilization is achieved.  Over time, the decaying roots provide the interstitial spaces needed for new 
vegetation to be established. 



8 

provide stabilization to the banks of the creek per Condition of 
Approval No. 14. 

 
  c. Visual Quality 
 
   The three project sites are located along the southern side of a portion 

of California State Route 92 that is designated by County’s General 
Plan as a County Scenic Corridor. 

 
   Policy 4.29 (Trees and Vegetation) seeks to preserve trees and 

vegetation except where removal is required for safety.  The applicant 
proposes to remove woody plant vegetation in accordance with 
PG&E's Gas Pipeline Rights-of-Way Management Utility Standard 
4490S to comply with federal law requiring the management of 
vegetation within gas transmission rights-of-way for thorough and 
complete leak detection and cathodic surveys.  In addition, 
management of the vegetation within PG&E’s rights-of-way minimizes 
response times in case of a gas leak which could endanger the 
surrounding area. 

 
   PG&E’s Risk Management and Integrity Management team arborists 

perform a tree-by-tree review on every tree located up to 14 feet 
from the pipeline to determine if it can remain in place with ongoing 
monitoring or if it needs to be removed for safety reasons.  Based on 
their results, a tree is assigned a risk rating of either manageable risk 
(MR) or unacceptable risk (UAR).  If a tree is a MR, it can be left in 
place and monitored.  A UAR tree must be removed for safety 
reasons.  A MR tree could develop into UAR tree if, for example, there 
is a change in the tree’s health or the stability of soils in the area 
changes.  Of the 24 significant trees proposed for removal, 5 are 
considered MR trees and 19 are considered UAR trees.  PG&E 
presents the risk rating for all trees within 14 feet of the edge of the 
pipeline to property owners.  The property owners then decide 
whether to remove or preserve the MR trees. 

 
   Policy 4.30 (Landscaping and Screening) seeks to utilize natural 

vegetation rather than fencing when it is appropriate to screen 
uses from view.  To compensate for the loss in the level of 
screening of existing structures as viewed from California State 
Route 92 due to the removal of shrubs and trees, the applicant has 
negotiated agreements where feasible with the landowners of 
parcels 056-341-020, 056-341-040, and 056-341-210 to provide 
41 replacement trees.  Per Condition of Approval No. 7, the planting 
plan for the replacement vegetation shall consist of California native 
and non-exotic plant material and is subject to the review and approval 
of the Community Development Director. 
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 2. Compliance with the Local Coastal Program 
 
  A Coastal Development Permit is required, pursuant to Section 6328.4 

of the County Zoning Regulations, for development in the Coastal 
Development (CD) District as the project involves the removal of significant 
vegetation within the Coastal Zone.  A decision by the County to approve 
the CDP is appealable to the California Coastal Commission as the project 
is in their appeals jurisdiction.  Staff has determined that the project is in 
compliance with applicable Local Coastal Program (LCP) Policies, including 
the following: 

 
  a. Energy 
 
   Policy 4.34 (Vegetation Removal) seeks to minimize vegetation 

removal and encourage revegetation with plants similar to those in the 
area.  The project proposes to remove trees and shrubs that interfere 
with the testing, maintenance and emergency access of PG&E gas 
pipelines.  See further discussion in Section A(1)(c) of this report 
regarding removal rationale and replacement plantings. 

 
  b. Sensitive Habitats 
 
   Policies 7.3 (Protection of Sensitive Habitats), 7.5 (Permit Conditions), 

7.34 (Permit Conditions), and 7.35 (Preservation of Critical Habitats) 
seek to prevent significant impacts to sensitive habitats.  The project 
proposal includes a Biological Impact Report outlining potential 
impacts to sensitive habitats and appropriate avoidance and 
minimization measures.  See further discussion in Section A(1)(a) of 
this report. 

 
   Policy 7.10 (Performance Standards in Riparian Corridors) seeks to 

minimize removal of vegetation and to use only adapted native or 
non-invasive exotic plant species when replanting.  This shall be 
achieved per Condition of Approval No. 7.  See further discussion in 
Section A(1)(c) of this report.  

 
  c. Visual Resources 
 
   Policy 8.18(b) (Development Design) requires screening to minimize 

the visibility of development from scenic roads with vegetation which is 
native to the area or blend with the natural environment and character 
of the site.  The applicant will provide replacement plantings on three 
of the affected parcels.  See further discussion in Section A(1)(c) of 
this report. 

 



10 

 3. Compliance with the Zoning Regulations 
 
  The proposed project is located within the Planned Agricultural District 

(PAD).  Staff has reviewed the project and has determined that the 
proposed activities are for the purpose of land and vegetation management 
and are not considered a “use.”  Therefore, the issuance of a PAD Permit, 
per Section 6353 of the Zoning Regulations is not required.  Planning staff 
notes that the work and associated replanting, as proposed and conditioned, 
would be done at the perimeter of the parcels adjacent to California State 
Route 92 and do not affect the respective owners or tenant’s ability to farm 
the properties. 

 
B. REVIEW BY THE MIDCOAST COMMUNITY COUNCIL 
 
 Staff referred the project to the Midcoast Community Council (MCC) and received 

comments (Attachment M) concerning the project’s potential impact on creek bank 
stability, nesting birds and endangered species, invasive weeds, and visual 
resources.  As noted in the discussion in Section A(1)(b) of this report, significant 
impacts to bank destabilization and soil erosion are not expected to occur with the 
vegetation removal in the project areas along the banks of Pilarcitos Creek with 
required implementation of avoidance and minimization measures found in the 
Biological Impact Report when work is occurring near waterways (Attachment F). 

 
 Regarding nesting birds and endangered species, the MCC has suggested that 

work should be scheduled during August and September (after bird nesting 
season and before winter rains) and that the applicant’s applicable avoidance and 
minimization measures are insufficient.  The applicant has proposed a pre-activity 
survey if work is to be conducted during nesting season (Attachment F).  In 
addition, a qualified biologist shall be on-site for all work activities.  Also, 
Conditions of Approval Nos. 8 through 12, as recommended by the CCC, provide 
more robust measures to prevent adverse impacts to nesting birds and 
endangered species that could potentially be found at the project sites.  Planning 
staff has found the above measures to adequately address the MCC’s concerns 
regarding nesting birds and endangered species. 

 
 The MCC has also suggested that follow up measures are required to address the 

potential spread of invasive weeds after work is completed.  Condition of Approval 
No. 15 has been added to require the removal of invasive weeds in the project 
area and follow up measures to prevent their spread after the completion of work. 

 
C. REVIEW BY THE CALIFORNIA COASTAL COMMISSION 
 
 Staff referred the project to the California Coastal Commission (CCC) and 

received comments and suggestions for avoiding, minimizing and mitigating 
potential project impacts to riparian forest habitats, sensitive species, and 
significant trees (Attachment J).  In a letter dated November 9, 2017, CCC staff 
specifically recommends that steps be taken to ensure that the project is carried 
out in a way that minimizes impacts to riparian environmentally sensitive habitat 
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areas (ESHA), such as limiting vegetation removal techniques to hand tools, 
restricting or prohibiting off-road use of vehicles or heavy equipment, clearly 
delineating project boundaries and access routes, marking and avoiding sensitive 
species, etc.  In addition, CCC staff recommends that the County require such 
habitat restoration measures in order to minimize permanent impacts resulting 
from vegetation removal within the ESHA.  These measures are included in the 
Avoidance and Minimization Measures of the Biological Impact Report 
(Attachment F). 

 
 California Coastal Commission staff has also recommended measures to protect 

CRLF, San Francisco garter snake, and steelhead trout from significant impacts, 
including, for example, pre-project surveys to identify the presence of sensitive 
species and supervision by biological monitors during project activities.  In 
addition, CCC staff has also recommended new tree plantings for any significant 
trees removed.  Replacement trees and vegetation have been proposed as part of 
this project.  See Section A(1)(c) for further discussion. 

 
 All of the recommended conditions found in the CCC’s comment letter have been 

added as Conditions of Approval Nos. 8 through 12. 
 

D. ENVIRONMENTAL REVIEW 
 

 This project is exempt from environmental review pursuant to the California 
Environmental Quality Act (CEQA) Guidelines, Section 15301, relating to the 
operation and maintenance of existing facilities involving negligible or no 
expansion of use beyond that existing at the time of the lead agency's 
determination.  This exemption includes operation and maintenance of existing 
facilities of investor-owned utilities used to provide natural gas (see CEQA 
Guidelines Section 15301(b)). 

 
 The proposed project supports the safe operation of existing natural gas 

transmission pipelines through the maintenance of existing PG&E rights-of-way by 
removing encroaching vegetation.  No expansion of use of the existing gas 
transmission pipeline would occur under the proposed project. 

 

E. REVIEWING AGENCIES 
 

 Building Inspection Section 
 Department of Public Works 
 Midcoast Community Council 
 California Coastal Commission 
 California Department of Fish and Wildlife 
 Caltrans 
 Cal-Fire 
 Regional Water Quality Control Board 
 Midpeninsula Regional Open Space District 
 Sonoma State 
 Committee for Green Foothills 
 United States Army Corps of Engineers 
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Attachment A 
 

County of San Mateo 
Planning and Building Department 

 
RECOMMENDED FINDINGS AND CONDITIONS OF APPROVAL 

 
 
Permit or Project File Number:  PLN 2017-00422 Hearing Date:  September 26, 2018 
 
Prepared By: Ruemel Panglao For Adoption By:  Planning Commission 
 Project Planner 
 
 
RECOMMENDED FINDINGS 
 
Regarding the Environmental Review, Find: 
 
1. That this project is exempt from environmental review pursuant to the California 

Environmental Quality Act (CEQA) Guidelines, Section 15301, Class 1, relating to 
the operation and maintenance of existing facilities, including facilities of investor-
owned utilities used to provide natural gas. 

 
Regarding the Coastal Development, Find: 
 
2. That this project conforms to the plans, policies, requirements and standards of 

the San Mateo County Local Coastal Program (LCP) and Chapter 3 of the Coastal 
Act of 1976.  The Planning Commission has reviewed the plans and materials and 
determined the project, as proposed and conditioned, will minimize vegetation 
removal and provide replacement plantings for the purposes of restoration and 
screening with native or non-invasive exotic plant species when replanting as 
shown in the Action Plan for Vegetation Removal (Attachment G of staff report) 
and avoid adverse impacts on Sensitive Habitats through the Avoidance and 
Minimization Measures found in the Biological Impact Report (Attachment F of 
staff report). 

 
 The California Coastal Commission’s recommended conditions have been added 

as Conditions of Approval Nos. 8 through 12 to avoid, minimize and mitigate 
impacts to riparian forest habitats, sensitive species, and significant trees. 

 
RECOMMENDED CONDITIONS OF APPROVAL 
 
Current Planning Section 
 
1. This approval is for the project as described on the plans and documents sub-

mitted for consideration by the Planning Commission on September 26, 2018.  
Any revisions to the approved plans must be submitted to the Planning 
Department for review and approval prior to implementation.  Minor 
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adjustments to the project may be approved by the Community Development 
Director if they are consistent with the intent of, and are in substantial 
conformance with, this approval. 

 
2. The Coastal Development Permit approval shall be valid for one (1) year from the 

date of approval in which all work authorized under this permit must be completed.  
This approval may be extended by one 1-year increments with submittal of an 
application for permit extension and payment of applicable extension fees sixty 
(60) days prior to the expiration date. 

 
3. The applicant (PG&E) shall adhere to the San Mateo Countywide Stormwater 

Pollution Prevention Program “General Construction and Site Supervision 
Guidelines,” including, but not limited to, the following: 

 
 a. Delineation with field markers of clearing limits, easements, setbacks, 

sensitive or critical areas, buffer zones, trees, and drainage courses within 
the vicinity of areas to be disturbed by construction and/or grading. 

 
 b. Protection of adjacent properties and undisturbed areas from project 

impacts using vegetative buffer strips, sediment barriers or filters, dikes, 
mulching, or other measures as appropriate. 

 
 c. Performing clearing only during dry weather. 
 
 d. Stabilization of all denuded areas and maintenance of erosion control 

measures continuously between October 1 and April 30. 
 
 e. Storage, handling, and disposal of project materials and wastes properly, so 

as to prevent their contact with stormwater. 
 
 f. Control and prevention of the discharge of all potential pollutants, including 

sediments and debris, and non-stormwater discharges to storm drains and 
watercourses. 

 
 g. Avoiding cleaning, fueling, or maintaining vehicles on-site, except in a 

designated area where wash water is contained and treated. 
 
 h. Limiting and timing application of pesticides and fertilizers to prevent 

polluted runoff. 
 
 i. Limiting construction access routes and stabilization of designated access 

points. 
 
 j. Avoiding tracking dirt or other materials off-site; cleaning off-site paved 

areas and sidewalks using dry sweeping methods. 
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 k. Training and providing instruction to all employees and subcontractors 
regarding the Watershed Protection Maintenance Standards and 
construction Best Management Practices (BMPs). 

 
 l. Additional Best Management Practices in addition to those shown on the 

plans may be required by the building inspector to maintain effective 
stormwater management during construction activities.  Any water leaving 
the site shall be clear and running slowly at all times. 

 
 m. Failure to install or maintain these measures will result in stoppage of 

construction until the corrections have been made and fees paid for staff 
enforcement time. 

 
4. To reduce the impact of clearing activities on neighboring properties, comply with 

the following: 
 
 a. All debris shall be contained on-site; a dumpster or trash bin shall be 

provided on-site during clearing to prevent debris from blowing onto 
adjacent properties.  The applicant shall monitor the site to ensure that trash 
is picked up and appropriately disposed of daily. 

 
 b. The applicant shall remove all equipment from the site upon completion of 

the use and/or need of each piece of equipment which shall include but not 
be limited to tractors, back hoes, etc. 

 
 c. The applicant shall ensure that no clearing-related vehicles shall impede 

through traffic along the right-of-way on California State Route 92.  All 
project-related vehicles shall be parked on-site outside the public right-of-
way or in locations which do not impede safe access on California State 
Route 92.  There shall be no storage of vehicles in the public right-of-way. 

 
5. The Avoidance and Mitigation Measures found in the Biological Impact Report 

(Attachment F) must be adhered as a part of this permit.  
 
6. The conditions found in the Native Endangered & Threatened Species Habitat 

Conservation Plan (Attachment N) must be adhered to as a part of this permit. 
 
7. Prior to the installation of replacement plantings, the applicant shall submit a 

landscape plan identifying a minimum of 41 replacement trees on-site to the 
Current Planning Section that shall be subject to the review and approval of the 
Community Development Director.  The replacement plantings shall be limited to 
California native or non-exotic plant material. 

 
8. Sensitive Habitat Protection.  The applicant shall ensure that the Project 

Biologist(s) conducts and implements the following before and during any project 
activities involving mobilization, ground disturbance, vegetation clearing, or any 
other repair and maintenance activities that could adversely affect environmentally 
sensitive habitat areas, wetlands, or their associated biological resources: 
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 a. Project Limits.  Project activities and equipment shall be limited to existing 
access roads, trails, pads, disturbed areas, and unvegetated areas, to the 
maximum extent feasible.  Project limit boundaries shall be shown on all 
project maps and drawings and clearly marked in the field prior to project 
activities.  Work outside these limits shall be avoided during project 
activities. All personnel shall be instructed not to perform any activities 
beyond the project limit boundaries. 

 
 b. Sensitive habitats to be avoided on and near the site of planned project 

activities shall be clearly identified and marked by the Project Biologist(s) 
prior to the start of those activities.  These resources include: 

 
  (1) Areas containing riparian vegetation. 
 
  (2) Wetlands and areas containing wetland vegetation. 
 
  (3) Streams and watercourses. 
 
  (4) Native vegetation. 
 
  These habitats shall be avoided to the maximum extent possible. At all sites, 

vegetation removal shall be limited to the amounts, locations, and areas 
(including individual trees) identified in the applicant’s submitted CDP 
application. 

 
 c. Prior to the start of any vegetation removal activities, conduct worker 

training to identify the location and types of sensitive biological resources on 
and near the project sites and the measures to be taken to avoid and reduce 
adverse effects on those resources. 

 
9. Pre-Project Biological Surveys and Sensitive Species Protection. 
 
 a. NO MORE THAN 30 DAYS PRIOR TO COMMENCEMENT OF 

VEGETATION REMOVAL ACTIVITIES at a given project site, the Project 
Biologist(s) shall conduct focused surveys of all areas of proposed 
vegetation removal, staging and access areas, and within a 300-foot buffer 
around these areas, for the presence of sensitive plant and wildlife species 
that might reasonably be expected to occur based on known habitat 
requirements or previous sightings. Sensitive species are defined as (i) state 
and federally-listed endangered, threatened, and candidate species; (ii) 
California species of special concern; (iii) fully protected or “special animal” 
species in California, and (iv) plants that are considered rare, endangered or 
of limited distribution by the California Department of Fish and Wildlife and 
California Native Plant Society (CRPR Ranks 1 and 2).  The results of such 
surveys shall be reported to the Project Planner in writing no less than 
48 hours prior to the commencement of work. 
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 b. PRIOR TO THE COMMENCEMENT OF THE SURVEYS, the applicant 
shall submit to the Community Development Director for review and 
approval a Survey Plan identifying the species with potential to occur and 
describing the proposed survey methodology for each project site.  Survey 
methodologies shall reflect the best available science and expert agency 
(e.g., CDFW, USFWS) protocols or recommendations for relevant species, 
and shall be sufficient to determine the presence/absence of the species at 
a given site.  The Community Development Director shall complete the 
required review within 30 days of receipt of the Survey Plan. 

 
 c. If sensitive species are determined to be present at a site, the applicant 

shall implement the following requirements: 
 
  (1) Adjust or limit project work areas, access routes and project timing to 

avoid impacts to individuals or colonies of sensitive species to the 
maximum extent feasible; 

 
  (2) If sensitive plant species are identified during the surveys, the 

locations of individual plants shall be marked/flagged by the Project 
Biologist(s) on project plans and in the field, and a 25-foot buffer shall 
be established around the plants.  If the required vegetation removal 
does not allow for a 25-foot buffer, the maximum possible buffer shall 
be used, along with the implementation of additional protective 
measures, such as the placement of fencing, barriers or stakes 
between the sensitive plant species and project work areas, as 
necessary to protect the sensitive plant(s).  In addition, a qualified 
biological monitor shall be present on-site during all vegetation 
removal activities to ensure that these species are not harmed during 
the project (see Condition of Approval No. 10). 

 
  (3) Where impacts to sensitive plant species are unavoidable, the 

applicant shall develop and implement a sensitive plant species 
restoration program, using seeds and/or salvaged plants from the 
affected individuals or colonies to the extent feasible, to restore the 
affected species to the project area.  The sensitive species restoration 
program shall be submitted to the Community Development Director 
for review and approval, and incorporated into the Habitat Protection 
Plan required under Condition of Approval No. 11. 

 
  (4) At work project sites where sensitive wildlife species are identified as 

present in the project area, the Project Biologist(s) shall install 
appropriate barriers to movement (e.g., construction fencing or 
barricades) or use setbacks to minimize wildlife movement into active 
project areas. 

 
10. On-Site Biological Monitoring.  The Project Biologist(s) shall be present at active 

project work sites during all project activities involving vegetation clearing and the 
use of trucks or heavy equipment.  The Biologist shall perform daily surveys of the 
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project sites prior to the start of work to check for the presence of sensitive wildlife 
species.  If a sensitive species is detected during one of these daily surveys, 
project activities shall not commence until the individual or group has left the area.  
During project activities, the Biological Monitor shall monitor for the presence of 
sensitive wildlife in or near the project area.  At project sites or in situations where 
a single monitor cannot reasonably provide coverage of the entire active work 
area, additional monitors shall be provided.  The monitor(s) shall have the 
appropriate safety and monitoring equipment adequate to conduct their activities. 
For monitoring purposes, the monitor(s) shall establish an avoidance zone that 
encompasses the entire active work site and no less than a 25-foot buffer around 
the work site.  The monitor(s) shall have the authority to temporarily halt any 
project activity that could result in harm to a sensitive species entering within the 
avoidance zone, and to suspend those activities until the species has left the area. 

 
11. Habitat Protection Plan.  PRIOR TO THE COMMENCEMENT OF VEGETATION 

REMOVAL ACTIVITIES, the applicant shall submit to the Community 
Development Director for review and approval a Habitat Protection Plan 
(Protection Plan) that describes a compensatory protection program addressing 
the losses of riparian habitat, riparian woodland trees, and large conifer trees 
associated with the proposed project.  The Community Development Director shall 
complete the required review within 30 days.  The Protection Plan may be directly 
implemented by the applicant or by a separate entity receiving funding from the 
applicant, or a combination of the two.  In all cases, the Protection Plan shall fulfill 
the requirements detailed below, and the applicant shall be responsible for 
ensuring that the requirements of the condition are met. 

 
 a. Restoration Requirements:  The Protection Plan shall provide for the 

following: 
 
  (1) Restoration of riparian woodland or large conifers with native species 

at a 2:1 ratio for the removal of non-native riparian woodland or large 
conifers 12 inches in diameter at breast height (DBH) or greater. 

 
  (2) Restoration with native species at 3:1 ratio for the removal of native 

riparian trees and large conifers 12 inches DBH or greater under the 
proposed project. 

 
  Wherever possible, habitat restoration and tree planting shall occur at or 

adjacent to the project sites undergoing vegetation removal, consistent with 
pipeline maintenance and safety considerations and subject to landowner 
approval.  If these or other factors preclude on-site habitat restoration, off-
site locations within the coastal zone may be used.  Any off-site locations for 
restoration and tree planting shall be identified, and a description of the 
existing conditions warranting restoration provided, subject to the review 
and approval of the Community Development Director. 

 
  For the purposes of the Protection Plan, “restoration” shall consist of the 

removal of invasive or non-native vegetation from an existing, degraded 
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riparian habitat area, to be followed by the planting of native trees, shrubs 
and herbaceous plants appropriate to the habitat type.  The Protection Plan 
shall provide a description of restoration activities including specific 
methodologies for invasive species removal and native species re-
establishment, and shall identify the native species to be planted.  Where 
feasible, invasive or non-native species shall be removed by hand, and any 
herbicide use shall be minimized and limited to invasive/non-native species.  
Planting of native species shall take place in the fall to enable root 
establishment during the rainy season.  Invasive species removal activities 
shall occur at least once annually following the initial treatment until 
performance criteria for native species cover have been achieved. 

 
 b. Reporting and Monitoring:  The Protection Plan shall include and describe a 

5-year, annual monitoring program, including annual reporting to the 
Community Development Director, to assure the long-term success of the 
habitat restoration and tree-planting program.  Documentation for all years 
subsequent to the first year shall identify the success rate of the restored 
habitat areas and tree plantings, as measured by percent cover and percent 
of native vegetation within the areas (restored habitat) and percent survival 
(for trees).  If after 5 years the restored habitat areas do not provide at least 
80% cover of native vegetation and at least 80% total native vegetation, the 
applicant shall either propose retreating and/or replanting the areas to 
achieve those levels or propose additional restoration areas.  Similarly, if the 
5-year survival rate of the planted trees does not exceed 80%, the applicant 
shall undertake additional tree-planting until this threshold is achieved. 

 
12. Biological Monitoring.  All vegetation management and pre-vegetation 

management in the vicinity of the California red-legged frog habitat areas 
identified shall be overseen by Biological Monitors, including as follows: 

 
 a. Biological Monitors and Land Consultant Identified.  The names and 

qualifications of the proposed Biological Monitors shall be submitted to the 
Community Development Director for approval at least 30 calendar days 
prior to required biological monitoring, and shall be accompanied by a letter 
from PG&E verifying that the Biological Monitors will have a copy of the 
CDP, and that the Biological Monitors understand and will enforce all of its 
terms and conditions.  The Biological Monitors shall be USFWS-approved to 
handle California red legged frog, and any other species reasonably 
expected to be present in the project area, including avian species.  The 
approved Biological Monitors shall be on-site during all work that could 
reasonably result in a take of California red-legged frog, including all ground 
disturbance, and that could reasonably affect avian species, and shall keep 
a copy of the CDP in their possession when on-site.  The Biological Monitor 
shall stop work if work activities may result in the take of California 
red-legged frog.  In such instances, the Biological Monitor shall notify the 
PG&E Land Planner, who shall immediately notify the Community 
Development Director or his designee by telephone and email within no 
more than one (1) working day.  At least 30 calendar days prior to 
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vegetation clearing, the Land Consultant’s name, e-mail address and 
telephone number shall be provided to the Community Development 
Director.  Upon issuance of the CDP, the Land Consultant shall send a letter 
to the Community Development Director verifying that the Land Consultant 
has a copy of the CDP, and that the Land Consultant understands and will 
comply with all of its terms and conditions.  The Land Consultant shall 
maintain a copy of the CDP on-site whenever project related activities are 
taking place. 

 
 b. Pre-Construction Surveys.  Native vertebrates found in cover sites that will 

be affected by construction activities shall be documented and relocated by 
the Biological Monitors, and then the associated entrances and/or refuge 
features shall be collapsed or removed following investigation.  The 
approved Biological Monitors shall conduct bird surveys 30 calendar days 
prior to construction activities to detect any active bird nests in the area to 
be impacted, and any other such habitat within 500 feet of the construction 
area.  The last survey must be conducted 72 hours prior to the initiation of 
clearance/construction.  Surveys shall be provided to the Project Planner 
prior to commencement of vegetation clearing activities. 

 
 c. Final Nesting Bird Protection Program.  PRIOR TO COMMENCEMENT 

OF ANY VEGETATION MAINTENANCE ACTIVITIES BETWEEN 
FEBRUARY 15 AND AUGUST 31, the applicant shall submit, for the review 
and approval of the Community Development Director, a final Nesting Bird 
Protection Program (Program), prepared by a qualified biologist, for 
conducting seasonal surveys for bird nesting at project sites, and protecting 
such habitat from project impacts. 

 
  The Program shall provide, at a minimum, for the following:  (1) Surveys for 

the presence of active nesting at all sites where vegetation maintenance 
would occur during the nesting season (February 15 through August 31), 
and within the surrounding area out to a distance corresponding to the 
largest species-specific buffer identified under (3), below.  Surveys shall be 
conducted by a qualified biologist(s), and completed within 2 weeks of 
the commencement of vegetation maintenance activities at a given site;  
(2) avoidance (no removal) of any tree or shrub supporting active bird 
nesting until after the end of the breeding season, or fledging has occurred; 
and (3) establishment of species-specific buffers around active nests or 
breeding areas, within which no project activities or other disturbance shall 
occur until any young birds have fledged and left the area.  The size of the 
buffer(s) shall be provided for in the Program, and determined based on the 
best available information (i.e., scientific literature, CDFW and/or USFWS 
guidance, and expert opinion) on the needs and sensitivity of each species 
with potential to occur in the project areas.  If pre-project surveys identify 
a nesting bird species for which no buffer has been provided for in the 
Program, a default exclusion area of 300 feet (500 feet for raptors) from 
the active nest or breeding area shall be established. 
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  The Project Biologist(s) shall be present on-site during all vegetation 
maintenance activities to (a) enforce the protective buffers, and (b) monitor 
active nests and breeding birds for signs of distress or abnormal behavior.  
If signs of distress or disturbance are observed, the Biologist(s) shall have 
discretion to enlarge the buffers, halt project activities, or implement other 
measures necessary to protect active nests and breeding. 

 
  The applicant shall undertake development in accordance with the approved 

final Nesting Bird Protection Program.  Any proposed changes to the 
approved Program shall be reported to the Community- Development 
Director.  No changes to the approved final Program shall occur without an 
amendment to Coastal Development Permit No. PLN 2017-00422, unless 
the Community Development Director determines that no amendment is 
legally required. 

 
 d. CRLF Provisions.  The Biological Monitors shall perform a California red-

legged frog clearance survey immediately prior to initial ground disturbance 
at sensitive locations.  Safety permitting, the Biological Monitors shall 
investigate areas of disturbed soil for signs of the California red-legged frog 
within 30 minutes following initial disturbance of that given area.  If a 
California red-legged frog gains access to a construction zone, work within 
50 feet of the frog shall be halted immediately until the frog leaves the site, 
is removed by the Biological Monitors, or provisions of PG&E’s incidental 
take permit (Attachment N) are implemented. 
 

 e. Storage Provisions.  Materials and equipment left on-site overnight shall be 
inspected by the Biological Monitors prior to the beginning of each day's 
activities. 

 
 f. Rain Provisions.  The Biological Monitors shall inspect the project no less 

than 1 week prior to a forecasted rain event to ensure that adequate erosion 
control measures (also called stormwater BMPs) are properly installed.  The 
Biological Monitors shall also inspect the site within 24 hours prior to the 
resumption of construction following a rain event to ensure that restarting 
activities will not result in harm to California red-legged frog and its habitat. 

 
13. Notification for the proposed work shall be required prior to commencement of 

work under the California Department of Fish and Wildlife’s Lake and Streambed 
Alteration Program.  If a Lake and Streambed Alteration Agreement is required, a 
copy shall be submitted to the Current Planning Section prior to the 
commencement of work. 

 
14. The stumps and roots of the removed trees shall not be removed for the purpose 

of bank stabilization. 
 
15. Pampas grass, French, Scotch and other invasive brooms shall be removed from 

the project area.  Follow up measures shall be required after work is completed to 
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prevent the potential spread of Pampas grass, French, Scotch and other invasive 
brooms. 

 
Department of Public Works 
 
16. The applicant shall apply separately for an encroachment permit from the 

Department of Public Works for all proposed work, including vegetation removal, 
within the County right-of-way prior to commencing any work.  The application 
shall be accompanied by plans specific to work in the public right-of-way, and 
applicant shall remove all debris from the right-of-way immediately.  No work shall 
commence in the public right-of-way until the encroachment permit has been 
issued.  Applicant shall schedule an inspection with a Department of Public Works 
Inspector 48 hours prior to commencing work in the right-of-way. 

 
Caltrans 
 
17. Tree removal within the Caltrans right-of-way will require approval of the 

District Landscape Architect and/or the Permits Landscape Architect, per the 
Encroachment Permit Manual, Chapter 500.  Documentation of this approval shall 
be forwarded to the Planning Section prior to the start of work. 

 
18. An encroachment permit from Caltrans is required for any work or traffic control 

that encroaches onto the state right-of-way. 
 
Cal-Fire 
 
19. This project has been identified as being adjacent to wildlands.  Public Resources 

Code 4291 and local fire protection ordinances require the creation of a 100-foot 
fire protection area around and adjacent to buildings or structures.  Compliance 
with this rule will be required by the fire inspector for this project.  Specific 
mitigations and protection measures to comply with this rule will be required. 
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