





VISUAL QUALITY EXISTING RESOURCES

B.  INVENTORY OF URBAN VISUAL QUALITY

This section continues the routed visual inventory into the urban portion
of the County. Again, the scenes described are observable by walking or
driving through these areas.

1. General Landscape Description

Many of the natural visual resources once found in urban areas have been
significantly altered or removed in order to accommodate intense develop-
ment. Bayside foothills have been reshaped, native ground cover and
extensive wooded areas have frequently been eliminated, and portions of
the San Francisco Bay have been built over. These alterations have
created a decidedly different landscape character from that found in the
rural areas.

While the urban portions of the County, generally located in a region
between the Santa Cruz Mountains and the San Francisco Bay, reflect
extensive development, they still contain a number of visual resources.
Beginning in the northern portion of the County and proceeding south, the
Bayshore Freeway (101) provides magnificent views of San Francisco Bay.
Visible next is San Bruno Mountain which immediately captures the
attention of the observer. Rising to a maximum height of 1,300 feet,
this landform represents a unique example of topography. The mountain
consists of a series of ridges and canyons which ripple across the sloped
sides. While these rippled slopes appear bare from a distance, they
actually support grass and brush vegetation. During certain times of the
year, colorful wildflowers growing here are visible. The base of the
mountain supports extensive development while the upper portions remain
undeveloped. Beyond this point, views of office development predominate
behind the freeway landscaping.

Passing the San Francisco International Airport, arriving and departing
planes may be visible overhead. Also visible in this general area is a
small unexpected lagoon. Just beyond the Airport, scenes of billboards,
hotels and similar development associated with the Airport come into
view. At this point, views of the Bay become visible when the observer
leaves the Freeway and travels along the remaining segment of the 01d
Bayshore Highway, located just east of the freeway.

Rejoining the Freeway and continuing south to the County Tine, devel-
opment adjacent to the Freeway and on nearby hillsides continues to
predominate but is relieved periodically by scenes of horses exercising
at the Bay Meadows Race Track, small planes on the ground at San Carlos
Airport, open Bayside marshland areas which allow views of distant
mountains in the East Bay, and finally, a unique view of a hill of salt
earmarking the operations of the Leslie Salt Company.

Moving inland to the foothills, a variety of visual resources exist in
the remaining unincorporated neighborhoods. For example, Crystal Springs
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Road and Polhemus Road provide access to the Highlands, a developed area,
containing large expanses of open, sloped terrain supporting extensive
dense growths of chaparral, grass and random stands of trees.

South of the Highlands, Palomar Park and Emerald Lake Hills represent
other unincorporated areas which also contain similar visual resources.
These areas, generally reached by Edgewood Road, display profuse
cultivated vegetation areas which serve to compliment the natural land-
scape. Views of distant ridgelines and nearby hills can also be seen
from these neighborhoods.

Leaving the hillside development and returning to the level Bayside
plains, the presence of visual resources diminishes although some areas
still retain them. Some areas of North Fair Oaks, for example, still
contain mature trees and extensive ground cover while other areas of this
unincorporated district do not. And finally, Menlo Oaks, another nearby
unincorporated area, also contains extensive examples of mature oak trees
and widespread plant cover which creates a densely vegetated atmosphere.

2. Urban Structural Development

Each of the intensely developed unincorporated urban communities and
neighborhoods located on the Bayside has a particular character asso-
ciated with it. The following sections briefly describe the appearance
of these districts.

a. Urban Communities

The areas of Montara-Moss Beach-El Granada and North Fair Oaks can
best be described as urban communities, for they are developed with
several types of land uses and have a population and economic base
large enough to make them relatively self-sufficient. Each of these
communities, however, has a decidedly different appearance.

(1) Montara-Moss Beach-E1 Granada

The character of Montara-Moss Beach and E1 Granada is largely
influenced by its coastal setting. Beautiful views of the
Ocean, rocky hills, dense stands of mature eucalyptus trees and
sloped terrain make this an extremely scenic area.
Architecturally diverse housing styles range from one-story,
single-family ranch and bungalow types with attached garages to
two-story dwellings constructed on hillsides with glass walls
oriented toward the ocean. Exterior construction materials and
colors also vary and include masonry stucco finished in pastel
shades or natural wood and earth tones. Streets here vary in
design from a gridiron to a radial, semi-circular pattern.
These streets may be found unpaved, partially paved or
completely paved.
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(2)

EXISTING RESOURCES

Frequently, agricultural production operations exist in these
areas. Commercial development tends to be scattered in a few
shopping areas. These buildings are small, one-story structures
with masonry stucco exteriors finished in 1ight colors.

Industrial development is contained in an area adjacent to the
Half Moon Bay Airport and Pillar Point Harbor. Boat building
repair and storage facilities are the primary uses. Outside
storage is common and usually enclosed with chain 1link fences.
Sidewalks are generally not present.

North Fair Qaks

The district of North Fair Oaks has a very different appearance.
It is a Bayside rather than Coastside community, developed on
uniformly flat terrain and bisected by the Southern Pacific
Railroad. The character of the residential area is shaped by
small single-family bungalows with attached garages which co-
exist in a number of areas with low rise multifamily dwellings.
In these areas, adequate parking seems a problem. Exterior
construction materials of both types of dwellings are generally
masonry stucco and finished in pastel colors. Many areas use
low fences to enclose front yards. Also found are a number of
large oak trees. Street patterns are typically gridiron with a
few curvilinear arrangements and often sidewalks remain undevel-
oped. Some areas of North Fair Oaks contain large amounts of
vegetation, while others have a minimal amount.

Commercial uses in the Middlefield Road area of North Fair Oaks
are intensely developed up to each property line. These uses
range from automobile body shops to restaurants. Each of these
uses has its own business identification sign, a practice which
tends to create visual chaos. Outside storage for some uses is
common and frequently these stored materials are readily
visible. Overhead wiring is present. Parking is on-street, and
there are no street trees or landscaping.

Industrial development is located generally in the Bay Road-
Spring Road area, although there are similar types of uses
located in other portions of the community. Structures tend to
range between one and two stories, and are rectangular stucco
buildings finished in pastel colors. Also present are several
off-premise advertising billboards. Outside storage areas are
generally visible because chain link fencing is frequently used.
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b. Urban Neighborhoods

The second kind of district found in the unincorporated area is the
urban neighborhood. These areas, developed exclusively with residen-
tial uses, are often so similar in appearance to surrounding
incorporated areas that it is impossible to tell where the unincor-
porated portion ends. While there are several such neighborhoods,
the three described in the following sections, represent examples of
the variety that exists. The Highlands represents a very suburban
neighborhood; Emerald Lake Hills represents a rural neighborhood in
an urban setting; and finally, Broadmoor/Colma represents an urban
neighborhood.

(1) The Highlands/Baywood Park

Surrounded by the Town of Hillsborough, the Cities of San Mateo
and Belmont and the Crystal Springs Reservoir, is the urban
neighborhood known as the Highlands/Baywood Park. Polhemus Road
divides these two distinct areas. The Highlands, west of
Polhemus, is developed on gently sloping terrain with small,
uniform one-story, flat roof dwellings with attached garages.
Many of these dwellings have atrium type/courtyard entrances, a
characteristic of these Eichler-style dwellings. Exterior
colors tend to be in earth tones.

The area east of Polhemus Road, Baywood Park, has a different
character. Here dwellings are much larger in size than those in
the Highlands. Developed on sloped terrain are large one-story
dwellings that vary in style from one-story ranch types with
attached two-car garages to two-story dwellings with attached
three-car garages. Exterior materials vary and include brick,
masonry stucco and siding. Exterior colors tend to be pastel
with some earth tones. In both sections of this neighborhood,
street patterns are curvilinear with quite a few cul-de-sacs.
Also present here are large amounts of natural vegetation.
Sidewalks also exist in both areas.

(2) Emerald Lake Hills

The neighborhood of Emerald Lake Hills is bounded by the City of
Redwood City, the Town of Woodside and unincorporated Palomar
Park. Entering from Edgewood Road, Emerald Lake Hills contains
development located on both relatively flat and hilly terrain.
Architecturally diverse, the dwellings have no one predominant
style, rather, there are differing styles, building sizes and
siting arrangements which combine to form an interesting mix.
Exterior colors and construction materials reflect the shadings
of the surrounding natural vegetation, which is extensive, and
consist primarily of earth tones and wooden construction
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materials. The abundant amount of vegetation creates a very
rural atmosphere. Roadways follow the shape of the terrain and
at times become quite steep with frequent hairpin turns and
blind corners. An unusual feature found in this neighborhood
are two small lakes, Upper and Lower Emerald Lake.

(3) Broadmoor Village/Colma

The urban neighborhood of Broadmoor Village is surrounded by the
City of Daly City. Developed on sloped terrain, Broadmoor
contains identical one-story bungalows with attached garages.
Occasionally, there are larger two-story structures. Exterior
construction materials and colors tend to be of masonry stucco
and finished in pastel shades. Roadways are curvilinear with
some streets ending in cul-de-sacs. While some stands of mature
trees exist, generally the presence of vegetation here is
Timited to lawns and other similar types of landscaping.

Unincorporated Colma is surrounded by the Cities of Daly City
and Colma. Portions of Colma are developed on sloped terrain.
Residential structures range from one-story bungalows to two-
story dwellings which sometimes exist side by side. Exterior
construction materials vary between wood and masonry construc-
tion. There is also commercial development including a bowling
alley, a golf driving range, grocery stores, motels, etc. Also
found are several undeveloped parcels of land. Roadways are
linear with some streets ending in cul-de-sacs. Vegetation is
Timited to lawns and cultivated landscaping.

Views from Urban Roads

Access to the variety of Bayside visual resources may be gained from a
series of roads and highways. This section provides a table (Table 4.2)
listing and describing these routes and the Map of Scenic Corridors
illustrates their Tocation.

EXISTING PLANS, POLICIES AND REGULATIONS AFFECTING VISUAL QUALITY

Several plans, policies and regulations control the appearance and/or
alteration of visual resources and community design. This section
briefly describes the types of controls now in effect.

CALTFORNIA SCENIC HIGHWAY PROGRAM

In 1963, the State established the Scenic Highway Protection Program to
develop a system of State roadways whose adjacent corridors contained
scenic resources worthy of protection and enhancement. Procedurally,
before roads can be officially designated, they must first be included in
the Master Plan of State Highways eligible for official scenic highway
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ROAD NAME

TABLE 4.2
VIEWS FROM URBAN ROADS*

DESCRIPTION OF VIEWS FROM URBAN ROADS

ALAMEDA DE LAS PULGAS

(Between Crystal Springs Road in San Mateo and
Woodside Road in Redwood City - 9.1 miles)

ALPINE ROAD

(Between Route 280 and Alameda de las Pulgas -
.75 miles)

BAYSHORE FREEWAY (STATE ROUTE 101)

(Between San Francisco County line and Santa
Clara County line - 25 miles)

CANYON ROAD

(Between Easton Drive and Skyline Boulevard,
Interstate Route 280 Frontage Road in Burlingame
-2.1 miles)

CRYSTAL SPRINGS ROAD

(Between E1 Camino Real in San Mateo and Skyline
Boulevard - 3.7 miles)

*A11 road mileage figures are approximate.

An urban street which passes through the Cities of San Mateo, Belmont,
San Carlos and Redwood City. As it crosses through the Bayside
foothills, this roadway provides diverse views of residential areas,
wooded creeks, and finally, panoramic scenes of urban development and
San Francisco Bay.

A road paralleling San Francisquito Creek along the foothills near the
Jasper Ridge Preserve.

A wide four-lane freeway running the length of the County near the San
Francisco Bay. This route primarily provides views of urban development
visible behind the landscaping and on nearby hills. Also visible along
a northern segment of this route are views of the Bay and San Bruno
Mountain.

A narrow, winding, residential street which winds down the Bayside
foothills and passes next to a creek where heavy tree cover screens the
adjacent homes.

Crystal Springs Road passes suburban homes in San Mateo and Hillsborough
and winds alongside San Mateo Creek, under the Eugene A. Doran Memorial
Bridge. It also passes along the scenic San Francisco Watershed
property. Combined with E1 Camino Real, Easton Drive, Canyon Road, and
Skyline Boulevard, a scenic loop is formed through urban and rural
areas.
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ROAD NAME

TABLE 4.2 (Continued)
VIEWS FROM URBAN ROADS*

DESCRIPTION OF VIEWS FROM URBAN ROADS

JOHN DALY BOULEVARD

(Between Skyline Boulevard and Junipero Serra
Freeway in Daly City - 1.4 miles)

EASTON DRIVE

(Between E1 Camino Real and Canyon Drive in
Burlingame - 0.7 miles)

EDGEWOOD ROAD

(Between Alameda de las Pulgas in Redwood City
and Canada Road - 3 miles)

EL CAMINO REAL (STATE ROUTE NO. 82)

(Between Crystal Springs Road in San Mateo
and Easton Drive in Burlingame - 2.8 miles)

GUADALUPE CANYON PARKWAY

(Between Bayshore Boulevard in Brisbane and
Market Street in Daly City - 3.7 miles)

Connecting State Route 35 and Interstate Route 280, John Daly Boulevard
represents a good example of Tandscaped roadway in an urban setting.

Rows of mature eucalyptus line this residential street which provides an
essential link in a scenic loop via Canyon Road, Skyline Boulevard,
Crystal Springs Road, and E1 Camino Real.

Edgewood Road, which runs through Cordilleras Creek Canyon, is an urban
route providing views of the Bay, the San Francisco Watershed, and the
Santa Cruz Mountains.

E1 Camino Real is the most historic road in the County. This section,
through San Mateo and Burlingame, retains much of its early character,
with huge elms and eucalyptus growing alongside the roadway.

Traversing the saddle of San Bruno Mountain, this road provides the
traveler with a drive through open grassland and meadows that are
colorful with wildflowers in the spring. Frequently, the San Francisco
skyline and the Bay come into view. The Parkway also provides access to
the Regional Park on San Bruno Mountain.
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ROAD NAME

TABLE 4.2 (Continued)
VIEWS FROM URBAN ROADS*

DESCRIPTION OF VIEWS FROM URBAN ROADS

POLHEMUS ROAD

(Between J. Arthur Younger Freeway, Route 92,
and Crystal Springs Road in San Mateo - 2 miles)

RALSTON AVENUE

(Between the Alameda de Tas Pulgas and the
J. Arthur Younger Freeway in Belmont - 2 miles)

WESTBOROUGH BOULEVARD

(Between Skyline Boulevard and the Junipero
Serra Freeway in South San Francisco - 2.2 miles)

J. ARTHUR YOUNGER FREEWAY (STATE ROUTE NO. 92)

(From the Alameda County line to the Junipero
Serra Freeway - 11.4 miles)

Along a steep and wooded valley, including lands of the San Francisco
Watershed property, Polhemus Road connects Crystal Springs Road with
Ralston Avenue. The roadway is in close proximity to adjacent
development and provides a link between open space and urban area.

An urban street, Ralston Avenue ascends the eastern foothills of Belmont
and connects the Alameda de las Pulgas with Polhemus Road. Exceptional
views of San Francisco, the Bay, and the Bayside communities are visible
from the roadside.

Westborough Boulevard, a landscaped divided roadway, transverses a
densely developed area. As it descends from Skyline Boulevard it
affords panoramic views of the Bay, East Bay cities, and the Diablo
Mountain Range. Connecting with Sharp Park Road, the road links the
Junipero Serra Freeway to the Cabrillo Highway.

The San Mateo Bridge segment of this freeway provides magnificent
panoramic views of the Bay and the Peninsula cities from San Francisco
to Palo Alto, against the background of the Santa Cruz Mountains. The
freeway segment through San Mateo provides a bird's eye view of urban
development. Continuing beyond the Alameda, the freeway 1links the
foothill area to open space.
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designation. Then the legislative body having jurisdiction over the
lands adjacent to an eligible highway must request that a corridor study
and highway facility study be made. However, prior to a request for
studies, the Tocal jurisdiction needs to have an adopted Scenic Roads
ETlement.

Following the studies, the Tocal jurisdiction must prepare and adopt a
scenic corridor protection program which is then sent to the State
Department of Transportation for review and approval. If the program
is satisfactory, the route then receives official designation.

Table 4.3 describes those routes in San Mateo County which have received
official designation as scenic roads. The rural landscape description
contains full descriptions of these routes.

B.  COUNTY

1. County General Plan Policies

a. Elements

(1) Conservation and Open Space Element (1973)

The 1973 Conservation and Open Space Element of the General Plan
defined viewsheds and assorted elements of the landscape; dis-
cussed the sensitivity of the landscape to alteration; discussed
Skyline scenic corridor controls and alternative measures to
protect State scenic corridors; established a procedure to
designate scenic areas, landscape features and scenic corridors;
and finally, developed general management and primary policies
intended to: protect and enhance scenic resources; incorporate
site design criteria into the zoning and land division code;
establish aesthetic controls over utility structures and protect
shorelines and scenic views.

(2) Scenic Roads Element (1975)

The 1975 Scenic Roads Element of the General Plan established
goals and criteria for the selection of scenic roads; identified
and designated routes for inclusion in the County system of
scenic roads (see Map of Scenic Corridors); developed a series
of policies to guide the design of scenic roads and the devel-
opment within adjacent corridors; designated the scenic road
development criteria within the Resource Management zoning
district as the major device to implement the provisions of

the Element; outlined additional measures for scenic corridors,
specifically: conducting studies to determine the width of
scenic corridors, modifying zoning and subdivision ordinance
regulations and encouraging public participation activities; and
finally, explained, through appendices, the standards and desig-
nation procedures for State scenic roads and corridors.

4.21



TABLE 4.3
STATE DESIGNATED SCENIC ROADS

ROAD NAME DESCRIPTION
Route 1 Route 1 runs the length of the County along
Cabrillo Highway the Pacific Coast, although only that portion

south of Half Moon Bay to the Santa Cruz
County line has State designation. The
remaining northern portion of the route, while
eligible for such designation, has not been

earmarked.
Route 280 Route 280, an award-winning freeway, runs the
Junipero Serra Freeway length of the County through the foothills;

however, only that portion from a point near
the City of San Bruno south to the Santa Clara
County line has State designation. The
remaining portion is listed on the State
Master Plan as an eligible route but has not
been designated.

Route 35 Route 35 traverses the length of the County

Skyline Boulevard and passes through a variety of landscapes;
however, only that portion from the Route 92
intersection south to the Santa Clara County
Tine has been designated by the State. The
remaining portion is listed on the State
Master Plan as an eligible route but has not
been designated.

4.22
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b. Area Plans

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

The San Bruno Mountain General Plan Amendment contains policies
to guide the formation of specific plans for development of the
area. Generally the policies seek to assure the open space
character of proposed development, retain the visual integrity
of the main ridgeline of San Bruno Mountain, leave the Northeast
Ridge and the Saddle area undisturbed except for planned devel-
opment areas, protect the view of the northeast ridge from
Brisbane by keeping a significant amount of the area in open
space and by blending development with the natural topography
of the site, and establish criteria to guide the design of both
cultivated landscaping and a system of street furniture.

(2) Emerald Lake Hills Community Plan (1977)

The Emerald Lake Hills Community Plan includes a policy which
seeks to locate and design dwellings so that prominent edge-
Tines, hilltops and rock outcroppings remain open.

(3) Montara-Moss Beach-El Granada Community Plan (1978)

The Montara-Moss Beach-E1 Granada Community Plan contains poli-
cies which seek to preserve and protect the character and iden-
tity of individual communities, protect scenic vistas, encourage
the planting of street trees, rehabilitate deteriorated portions
of communities, design and locate new development to harmonize
with their surroundings, employ the guidelines of the Community
Design Manual, establish a program for undergrounding utility
lines, and finally, assign program responsibilities to CalTrans.

(4) North Fair Oaks Community Plan (1979)

The North Fair Oaks Community Plan contains a policy which seeks
to improve the appearance of commercial and industrial areas
through use of the Design Review Zoning District.

(5) Coastal Energy Development Component of the Local Coastal
Program (1980)

The Coastal Energy Development Component of the Local Coastal
Program is designed to regulate those facilities used to produce
0oil and gas resources in the Coastal Zone. This Component
addresses the visual impact created by these facilities by
establishing performance standards to protect scenic quality.
These standards address setting, screening, exterior colors and
design, height limitations, and vegetation removal.

4.23
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(6) Visual Resources Component of the Local Coastal Program (1980)

The Visual Resources Component of the Local Coastal Program
seeks to protect the scenic and visual qualities of areas within
the Coastal Zone. It enacts policies and regulations that regu-
late the siting and design of permitted development in order to
minimize alteration of the topography, protect coastal views,
ensure that new development is visually compatible with the
character of surrounding areas and, where possible, restore and
enhance the scenic quality of visually degraded areas. The
Component also designates scenic roads, regulates development
within the adjacent corridors, and exempts from architectural
and site plan review all agricultural related development and
all buildings and structures not visible from the roadway
because of terrain and plant cover.

2. 0Other County Plans and Policies

(a) Community Design Manual (1976)

The Community Design Manual graphically illustrates preferred
development techniques and establishes general architectural and
site design policies. The Manual was designed for use while
reviewing development proposals in those areas where the Design
Review Zoning District is combined with the underlying zoning
districts.

(b) Creative Road Design (1978)

The Creative Road Design Guide shows creative application of
County road standards, including when and how the County should
show flexibility in applying its road standards; how to crea-
tively use surplus Tand left over from roadway projects; and how
to make roadways more attractive.

(c) Skyline-Santa Cruz Mountains Area Study (1983)

The Skyline-Santa Cruz Mountains Area Study formed the basis

of the recently adopted Skyline Area General Plan Amendment.
During consideration of the study, the Board of Supervisors
directed that those policies contained therein not adopted for
immediate incorporation be considered during the development of
the General Plan Update. Basically, policies of the Study rele-
vant to visual resources seek to remove redundancy in existing
design regulations and eliminate architectural design standards
for some rural areas. This would be done by removing design
criteria from the Resource Management (RM) and Timber Preserve
Zone (TPZ) zoning districts and consolidating them with design
criteria contained in the Scenic Roads Element and the Skyline
Scenic Corridor design criteria. From this, two new sets of
integrated design standards would regulate development in rural
areas and scenic corridors.

4.24
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In rural areas, the proposed Rural Design Review (RDR) overlay
zone would regulate only site design for all development requir-
ing a building permit. Currently, both site and architectural
design are regulated. In scenic corridors, the proposed Scenic
Corridor (SC) overlay zone would regulate both site and archi-
tectural design for all development requiring a building permit.
The SC district would also contain administrative procedures.

(d) Scenic Corridor Controls

Other County controls affecting the appearance of development
are resolutions and policy standards applicable to Scenic Cor-
ridors. Resolution 36046, applicable to the Cabrillo Highway,
establishes a scenic corridor for portions of the route; em-
powers the Planning Commission or its representative to act as a
Design Review Committee pursuant to applicable provisions of the
Resource Management Ordinance; delineates what development with-
in the corridor will receive design review, and finally, estab-
lishes building setback for structures within the corridor.

Resolution 22365, applicable to the Skyline Highway, approves in
principal the Skyline Boulevard Study; establishes a minimum and
maximum width for the scenic corridor, and finally, requests the
State to officially designate Skyline as a Scenic Highway. Also
applicable to the Skyline Scenic Highway are the Standards for
Architectural and Site Control within the Skyline Scenic Cor-
ridor. These standards, implemented as policy direction, are
designed to protect the rural character of the Skyline area by
controlling the design and appearance of structures and equip-
ment Tocated within the scenic corridor. These guidelines
indicate what information the architectural, site and building
design plans of proposed development must contain; what archi-
tectural styles, building materials and exterior colors are
preferable; and finally, that Planning Commission review is
necessary.

Resolution 040015, applicable to the Junipero Serra Freeway,
establishes a scenic corridor for portions of the route, desig-
nates the Planning Commission as a Design Review Committee
pursuant to the provisions of the Ordinance Code, the Resource
Management Zoning District and the Scenic Roads Element; and
finally, indicates the type of development to be regulated.

3. County Ordinances

a. Zoning Ordinances

Currently in effect are a wide variety of zoning ordinances designed
to regulate the appearance of development. This section describes
those zoning regulations used most frequently to control visual qual-
ity. A summary of these ordinances is provided in Table 4.4.

4.25



VISUAL QUALITY

(1)

(2)

(3)

EXISTING PLANS

Design Review QOverlay District

The Design Review District Zoning Ordinance is an overlay zone
that establishes design standards for all new exterior construc-
tion or remodeling of residential, commercial, or industrial
structures. This zone is currently in effect in Montara, Moss
Beach, E1 Granada, Pescadero, San Gregorio, Emerald Lake Hills,
and one area of North Fair Oaks. All applications for building
or grading permits in these areas must be approved by the Design
Review Administrator. Approval of these permits is subject to
guidelines and standards designed to minimize the visual impact
of development upon the natural features present at the building
site along with reducing the impact upon the established charac-
ter of existing development.

Resource Management and Resource Management/Coastal Zone
Districts

The Resource Management Zoning Districts within and outside the
Coastal Zone contain provisions which address structural design
in rural areas. These development review criteria primarily
seek to reduce the disruptive impact of development upon the
natural features of the landscape present at the building site.
In addition to requiring that development be subordinate to the
pre-existing natural character of the site, the RM and RM/CZ
District development criteria also address the visual impact of
three architectural features; namely, building heights, con-
struction materials and exterior colors. These zoning districts
also contain supplemental criteria applicable to development
within scenic corridors and other areas determined to possess
those natural features which can be considered scenic. For such
areas, these additional provisions address public views, vege-
tation removal, access routes, screening, and finally, the Toca-
tion of development either in grass or brushland areas or upon
landscape features which have unusual scientific, historic or
scenic value.

Timberland Preserve Zone and Timberland Preserve/Coastal Zone
Districts

The Timberland Preserve Zoning Districts within and outside the
Coastal Zone contain general and specific criteria applicable to
the visual impact of development in timberland areas. Site and
building design criteria seek to: make development subordinate
to the surroundings, 1imit adverse environmental consequences
created by alterations, limit the size and visual impact of
parking Tots, minimize the impact of new development upon adja-
cent views, reduce the adverse visual impact of utilities and
finally, 1imit building heights and identify suitable exterior
construction materials and colors. In addition, these zoning

4.26
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TYPE OF REGULATION

TABLE 4.4

ZONING ORDINANCES WHICH ADDRESS VISUAL QUALITY

TYPE AND LOCATION OF
DEVELOPMENT REGULATED

DESIGN FEATURES REGULATED

COMMENTS

DESIGN REVIEW ZONING DISTRICT (DR)

RESOURCE MANAGEMENT & RESOURCE
MANAGEMENT /COASTAL ZONE
(RM & RM/CZ) ZONING DISTRICTS

Section 6324.2)
Site Design Criteria
Section 6912.3)

Section 6324.3)
UtiTities
Section 6912.3)

Section 6325.1) Primary Scenic
Section 6913.1) Resources Areas

New exterior construction or
remodeling of residential,
commercial or industrial
structures where the underlying
zoning district is combined
with this overlay district.

A11 development proposed for
location on lands zoned RM or
RM/CZ (including scenic
corridors).

A11 development proposed for
location on Tands zoned RM or
RM/CZ (including scenic
corridors).

A1l development within scenic
corridors and other primary
scenic resources areas on lands
zoned RM or RM/CZ.

Architectural Features: A, B, C,

, E.
Site Features: F, G, H, I, J,
K, L, M, N, O

Architectural Features: A, B, D.
Site Features: I, L, O.

Site Features: J.

Architectural Features: A.
Site Features: G, H, I, K, M, N, Q.

Prohibits Damage to Primary
Designated Landscape
Features.

Prohibits development on
primary designated Tandscape
feature. Permits A, G
operations in grass and/or
brush-land in scenic view
areas to be unscreened.
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TABLE 4.4 (Continued)
ZONING ORDINANCES WHICH ADDRESS VISUAL QUALITY

TYPE AND LOCATION OF

TYPE OF REGULATION DEVELOPMENT REGULATED DESIGN FEATURES REGULATED COMMENTS
TIMBERLAND PRESERVE AND TIMBERLAND A11 Development on Land zoned Architectural Features: A, B, D. Requires small screened
PRESERVE/COASTAL ZONE (TPZ & TPZ/CZ TPZ or TPZ/CZ. Site Features: F, I, J, K, L, 0. parking lots.
ZONING DISTRICTS)
A11 Development in Primary Site Features: H, K, M. Prohibits any use of a

Section 6761) Building and Util-
Section 6974) ity Design Criteria

Section 6762.1) Primary Resource

Area Design Criteria

FORESTRY & CONSERVATION ZONING
DISTRICT

PARKING ZONING DISTRICT

LIMITED HIGHWAY FRONTAGE ZONING
DISTRICT

NEIGHBORHOOD BUSINESS ZONING
DISTRICT

GENERAL COMMERCIAL ZONING DISTRICT

LIGHT INDUSTRIAL DISTRICT

HEAVY INDUSTRIAL DISTRICT

Resource Areas and Scenic
Corridors on Lands Zoned TPZ.

Site Features: N.

Qutdoor advertising, signs,
billboards and sign areas in
the F-1, P, H-1, C-1, C-2, M-1
and M-2 Zoning Districts.

designated primary landscape
feature.



VISUAL QUALITY

b.

(4)

EXISTING PLANS

districts provide supplemental design criteria applicable to
scenic corridors and scenic resource areas. In scenic cor-
ridors, public views, screening of access roads and parking
areas, and the appropriate type of screening materials, are
addressed. In scenic resource areas, the additional provisions
prohibit the use of those features deemed to possess unusual,
scientific, historic, or scenic value.

Sign Regqulations

The County Zoning Regulations include sign controls in individ-
ual districts. Specific requirements concerning the size and
placement of signs are included in the F-1, P, H-1, C-1, C-2,
M-1, and M-2 district regulations. In addition, signs are per-
mitted in residential districts when advertising the sale or
lease of the property on which they are displayed, advertising a
non-conforming business, serving as an announcement for public
charitable or religious institutions, and personal name plates.

Other Ordinances and Guidelines

(1)

(2)

County CEQA Guidelines

Environmental evaluations of development requests include an
assessment of aesthetic impacts. To determine whether signi-
ficant impacts will result from a project, County California
Environmental Quality Act guidelines call for determining if a
project will be adjacent or within a scenic corridor, obstruct
views or intrude into areas with natural scenic qualities.

In addition, other County Ordinances also contain provisions
which address the appearance of development. These are: the
Significant Tree Ordinance, the Timber Harvesting Ordinance, the
Grading and Excavating Ordinance, the compilation of Sign Regu-
lations, the Subdivision Ordinance, and finally, the Surface
Mining and Reclamation Ordinance. Table 4.5 provides a summary
of these regulations.
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TABLE 4.5
OTHER COUNTY ORDINANCES WHICH ADDRESS VISUAL QUALITY

0€" v

TYPE AND LOCATION OF DESIGN FEATURES

TYPE OF REGULATION DEVELOPMENT REGULATED REGULATED COMMENTS

GRADING AND EXCAVATING

ORDINANCE

Section 8602.2 Land clearing operations Site Features: I Requires a permit when vegeta-
in scenic corridors. tion removal exceeds 1,000 sq.

ft. within any 2 yr. period.

Section 8604.3 Land clearing and Site Features: I, L Gives Planning Commission

grading operations in permit granting authority.

scenic corridors.

Land clearing and Site Feature: I, L Gives Planning Director permit
grading operations (1,000 cubic yds or granting authority.
outside of scenic less)

corridors.
SIGNIFICANT TREE ORDINANCE

Section 12,030 Significant Trees within Site Feature: I Requires permit to cut, remove
Scenic Corridors. or destroy trees within 100’
from R-0-W of any scenic road.

Requires Planning Commission
approval to substantially alter
vegetation within a scenic

corridor.
SUBDIVISION ORDINANCE Development within all Establishes street and alley
new subdivisions. widths, block Tengths, parcel

size and shape and finally
requires placement of signifi-
cant trees.
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TYPE OF REGULATION

TABLE 4.5 (Continued)

OTHER COUNTY ORDINANCES WHICH ADDRESS VISUAL QUALITY

TYPE AND LOCATION OF
DEVELOPMENT REGULATED

DESIGN FEATURES
REGULATED

COMMENTS

SURFACE MINING AND
RECLAMATION ORDINANCE

TIMBER HARVESTING ORDINANCE

Section 10,351--Special
rules for east side of
Skyline Boulevard.

Section 10,451.1--Scenic
Corridor specifications.

Section 10,451.2--Roadside
Corridor specifications.

Quarry operations on
lands zoned M-Z, RM,
RM/CZ, TPZ and TPZ/CZ.

Timber Harvesting on
east side of Skyline
Boulevard.

Timber Harvesting in
Skyline Scenic Corridor.

Timber Harvesting in
Roadside Corridors.

Site Feature:

Site Feature:

Site Feature:

Requires a reclamation plan
specifying how the scenic
quality of an area, to the
extent feasible, will be
restored.

Allows special supplemental
guidelines to be established
over and above those contained
in the Ordinance.

Restricts the removal of timber
in the scenic corridor.
Location of truck roads and
trails subject to Planning
Commission approval prior to
construction.

Limits timber harvesting within
first 100' of roadside corri-
dors; allows the establishment
of a visual impact area where
harvesting is Timited.



Notes to Tables 4.4 and 4.5

KEY TO ARCHITECTURAL FEATURES

- Colors

- Construction Materials

Architectural Scale and Design

- Building Height

- Accessory Exterior Features (Antennas, Lights, etc.)

mooO W=
1

KEY TO SITE FEATURES

- Location of Main and Accessory Buildings

- Location of Roads, Driveways, etc.

- Restriction on Number of Access Roads

- Removal of Vegetation and Trees

- Location of Utilities

Location and Type of Screening

- Alteration to Topography (Grading, Fill, etc.)
- Protection of Public Views, Particularly Ridgeline Silhouettes
- Location and Type of Signage

- Minimize Visual Impact of Development

- Color of Pathway Pavements

OOoO=Z=ETrrxRaa—=IToOmM
1
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VISUAL QUALITY ISSUES

IMPORTANCE OF PRESERVING VISUAL QUALITY

San Mateo County is in the unique position of having two discrete, en-
vironments: the predominantly rural Coastside and the highly urbanized
Bayside. The rural area is characterized by a wide variety of colorful
vegetation, richly textured rolling hills, soaring mountains and many
dramatic, often magnificent views. The urbanized portion is character-
ized by a series of well-maintained, attractive neighborhoods and com-
munities. The scenic diversity of the rural environment and the attrac-
tive appearance of the man-made environment make important contributions
to the County's visual quality; protecting their individual aesthetic
characters provides important benefits.

The appearance of rural areas provides important psychological, social
and physical benefits. Quiet, pristine rural settings relieve the ten-
sion and stress of hectic urban 1iving. They provide opportunities for
recreational pursuits, an awareness and appreciation for the beauty of
nature, and a distinct contrast to the concrete and masonry of developed
cities.

The image of communities also provides significant psychological, social
and economic benefits. Communities which are orderly, planned and de-
veloped with attractive buildings and structures, represent pleasant
areas to live and work, create a sense of well-being, and stimulate and
heighten aesthetic sensibilities. Attractive communities also affect
social behavior by stimulating increased community affiliation and par-
ticipation along with creating a sense of place and identity. Finally,
well-maintained and attractively developed areas stimulate economic in-
vestments, increase property values and strengthen the tax base. There
are, however, areas that are less attractive because of poor planning,
neglected design standards, and the construction of buildings out of
scale and harmony with their surroundings. While it is important to
protect the appearance of attractive areas, it is also necessary to
improve the image of those Tess attractive areas.

The appearance of both rural and developed areas make important contri-
butions to the quality of Tife in San Mateo County and need to be pro-
tected. A necessary task in accomplishing this is to identify those
operations and uses which have the ability to degrade the visual quality
of these environments and then develop appropriate regulations and pro-
grams to lessen or eliminate their negative effect.
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VISUAL QUALITY OPPORTUNITIES AND CONSTRAINTS

IT.

OPPORTUNITIES AND CONSTRAINTS AFFECTING VISUAL QUALITY

RURAL LANDSCAPES

Site Planning

The aesthetic character established by the natural Tandscape can be
adversely affected by improper siting techniques. Particularly vulner-
able Tandscape features include skylines, ridge tops and open grasslands.
Because of the high visibility of skylines and hilltops, structures which
don't relate to the shape of these landforms or fail to blend with the
existing silhouette attract attention and detract from visual quality.
Visual impacts can be Tessened by siting structures down the slope in
order to blend more with these landforms. Similarly, impacts upon visual
quality of structures in open grassland areas can be lessened by locating
them in or close to nearby forested areas.

Insensitive grading and vegetation removal also detract from the estab-
lished character of the Tandscape. Harsh cutting, filling, padding or
terracing of building sites can disturb the natural form of the terrain
and remove all tree cover and vegetation. This disruption can be mini-
mized through contour grading techniques which blend and harmonize with
adjacent landforms. Similarly, preservation of natural vegetation or

replacement with comparable plant types helps to retain visual quality.

The edges of water bodies are another landscape feature vulnerable to
alteration. Locating structures too close to shorelines, streams, or
drainage areas increases their visibility and creates a solid, imposing
edge disrupting an otherwise open and varied border.

Finally, the placement of utilities also impacts visual quality. Utility
poles and overhead wires can introduce shapes totally dissimilar to fea-
tures usually found in natural Tandscapes. To lessen the impact upon
visual quality when viewed from nearby travel routes, utility wires could
be placed underground. There are, however, situations where underground-
ing can create environmental damage that outweighs the benefits. 1In
these cases, utility fixtures need designs with an uncluttered appearance
which blend with the natural setting.

Exterior Appearance

a. Construction Materials and Colors

Another aesthetic consideration of development in rural areas in-
volves construction materials and colors. Ideally, to ensure visual
harmony with adjacent surroundings, building materials should reflect
the textures of the natural setting. However, the diverse physical
and environmental characteristics of the rural area make it difficult
to dictate one set of standards for materials. Therefore, it seems
appropriate to prohibit the use of construction materials so dis-
similar to their surroundings that they detract from the visual
quality of any natural setting. This includes building materials
with highly reflective surfaces such as shiny metal siding.
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And finally, use of color represents an important aesthetic consid-
eration. Because the natural landscape reflects greens, browns,
rusts and similar earth tones, structures which do not use these
colors tend to stand out from the pre-existing range of hues. How-
ever, it is possible for structures to use colors other than earth
tones and still be compatible with natural surroundings. A white
farmhouse, a red barn, or a white lighthouse can be attractive focal
points in natural settings. Colors other than earth tones can en-
hance rural development when it can be assured that their use will
complement the other essential elements of good site design, namely,
appropriate building styles and siting techniques.

b. Building Size and Scale

Structures out of scale with the size of the 1ot can overpower the
existing landscape, particularly on parcels five acres or less in
size. Blending large structures with existing terrain, trees and
plant cover so that development remains subordinate to the natural
setting becomes difficult on this size lot. To compensate, it seems
appropriate to develop specific site coverage requirements for
structures on small parcels to preclude out-of-scale development.

3. Resource Production Operations

In addition to the visual impacts that development imposes upon the
rural landscape, operations to recover resources such as minerals,
timber, and oil can also disrupt the visual quality of the landscape.
Mineral extraction, for instance, creates unsightly visual impacts.

This operation significantly alters the shape of natural landforms, re-
moves vegetation, thus effectively eliminating color and texture, and
lastly, scars the Tandscape. Further, these changes in landscape char-
acter will be evident from the onset of operations through the reclama-
tion process. Sensitive planning to determine which portions of the
proposed operations will have the most impact upon visual quality when
viewed from adjacent access routes and nearby dwellings could reduce the
disruptive impact. Techniques might include limiting the amount of land
disturbed, controlling the location of haul routes, locating equipment
in obscured places and completing restoration of disturbed areas so they
blend with their surroundings.

Timber harvesting operations also affect the aesthetic quality of rural
landscapes. Unattractive skid roads, stumps, burned and/or clear cut
patches can significantly affect the visual quality of forested areas.
These phases of timber operations need screening from nearby travel
routes and scenic roads. Visual quality in forested areas may be main-
tained by selective harvesting and controlling the amount of open area
viewed from the road.’

Finally, offshore o0il and gas facilities also affect the visual quality
of shoreline areas. Although prohibited in the Coastal Zone, the open
character of these areas could be impacted by the construction of on-
shore facilities to service off-shore rigs and platforms. Generally,
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these on-shore areas require the construction of processing facilities,
temporary housing for labor, boat storage areas, and loading and unload-
ing space.? The impact to visual quality these on-shore industries
create could be Tessened by modifying the architectural design and
placement of structures upon a given site, taking advantage of naturally
obscured areas or fully screening the operations from view. For addi-
tional information on the recovery of this resource, please see the
Mineral Resources Chapter.

B. RURAL COMMUNITIES

1. Rural Service Centers

a. San Gregorio

The few remaining structures in San Gregorio lack a consistent
architectural style, making it difficult to determine what visual
standards need to be established for new development. Two buildings
dominate the community and they represent different styles of
design. The General Store reflects a strong Spanish Colonial influ-
ence illustrated through the use of a red roof tile, arched windows
and stark white stucco exterior. The San Gregorio House, a much
older structure, is Monterey Traditional and displays a restrained
use of Greek Revival ornamentation with a gabled roof, a veranda
with balcony and a wooden exterior. The few scattered dwellings
nearby also have no dominant architectural theme.

Since it is doubtful that any significant growth will occur in San
Gregorio, creating a visually unified area would be difficult. How-
ever, any new buildings will need to feature architectural elements
similar to those found in the San Gregorio House and other houses in
the community.

b. La Honda

The structures in the commercial portion of La Honda display a dis-
tinctive development character conveyed through the consistent use
of lTow scale, rectangular structures with similarly shaped roofs,
porches, overhangs, and natural color wooden exteriors. Overall,
the physical character of development here is quite compatible with
the surrounding wooded areas and a strong sense of visual harmony
has been established. Using these particular elements of design and
architectural detail in future development would ensure the contin-
uation of this visually pleasing district.

The appearance of residential development in the surrounding hill-
sides, the Cuesta La Honda area, suffers from a lack of visual
harmony among existing dwellings. There is no readily discernible
architectural style since structures range from cottage-1ike bunga-
lTows to two-story dwellings and different construction materials and
colors are used. As the design of future development really has no
theme or style to conform or blend with, it seems best to focus on
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ensuring a visually pleasing relationship between the structure and
the existing features of the building site.

c. Pescadero

The rural service center of Pescadero established its development
character along the Tines of wooden Greek Revival. This is illus-
trated through the consistent use of particular architectural
details and colors such as symmetrical positioning of windows and
doors, steep roof lines and the color white. The structures also
illustrate a restrained but effective us of such ornamentation as
pierced columns, scroll work, wood shingles, porches, and picket
fences. These embellishments contribute to a certain community
composition and harmony.

While new development in Pescadero continues low in scale, it does
not incorporate the design features found in the historic community
buildings and colors tend to be earth tones rather than white. The
disruption to visual quality that development of this type creates
could be reduced by requiring future construction to use those
architectural details and colors which will blend and harmonize with
earlier structures.

2. Rural Subdivisions

The character of development in the two case study rural subdivisions,
Skylonda and Redwood Park, is quite similar. Both areas use low, small-
scale cottage type dwellings clearly illustrative of their origins as
vacation structures. Similarly, narrow dirt access routes and profuse
natural vegetation also contribute to the country atmosphere. It seems
a very appropriate development style for heavily wooded settings.

Sky Ranch Estates, however, developed a much different physical char-
acter. Dwellings here are much larger and luxurious than those in Sky-
londa or Redwood Park. Paved access routes with curbs, gravel-covered
sidewalks and lots of cultivated landscaping combine to give a suburban
character. While all these subdivided districts display two distinct
development characters, both types work well and need to be continued.

C. URBAN AREAS

As in rural areas, the visual character of development in urban areas
and districts can also be affected by architectural elements and site
layouts which either enhance or interfere with the established and
desired character of the surrounding development. Different areas
throughout the County such as urban communities and urban neighborhoods
project different types of development character. For ease of
discussion, each will be presented individually.
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1. Urban Communities

a.

Montara/Moss Beach/E1 Granada

The development character of Montara-Moss Beach-El Granada was
established through the repeated use of similarly sized bungalow
type dwellings, similar roof styles, building heights, construction
materials and pastel exterior colors. The presence of wooded areas,
rolling hills, distant mountains and the Ocean greatly enhances the
visual quality of the area. However, many homes built in recent
years disrupted the established visual character of this community.
This occurred through the construction of dwellings which ignore
established building heights and architectural styles, Tot coverage
dimensions, and natural landscape features. Often, new development
reached three stories, too large for the Tot size and totally out of
scale with neighboring structures. Natural vegetation and land form
contours were often destroyed in an attempt to mold hillside lots to
fit structures designed for flat terrain. The disruptive visual
impacts created by this type of development could be lessened
through the use of consistent, though not necessarily identical
architectural styles, consistent Tot coverages, and conservation of
the natural features present on the building site.

Another factor which impacts the visual character of this area is
the appearance of roadways. Many partially or totally unimproved
roads with similarly unimproved adjacent rights-of-way present a
disorderly image. It is common to discover roads where only one
side of the block is paved, creating an unfinished look. This
appearance is reinforced by the presence of quite a few totally
unpaved roads. The appearance of these heavily used travel routes
is often degraded by potholes, dust in the dry season and mud during
the wet season. The adjacent unimproved right-of-way currently
providing drainage fails to give any definition to the roadway.
Rather than cleanly delineating the property Tine from the roadway,
the two blur and run together in the right-of-way. A more clearly
defined road system would improve the visual quality of the area.

Princeton-by-the Sea

The design of commercial and industrial areas of Princeton presents
a problem. In the commercial area, a predominant archi tectural
theme has yet to be established. Because of this district's
proximity to Pillar Point Harbor, a nautical theme seems the most
appropriate development character. In the industrial area,
Princeton suffers from an established yet blighted development
character more reminiscent of a junk yard than a boat yard. Outside
storage areas are unattractive, there are no sidewalks, and land
uses are mixed with some residential development. These factors
create visual chaos. Again, the establishment of a nautical
development theme seems suitable for future development.
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North Fair Qaks

Small, one story, pastel-colored bungalows with attached garages,
mixed in some areas with three-story low rise, multi-family
apartment buildings, establish the character of residential
development in North Fair Oaks. The visual harmony, however, of
these areas is disrupted by oversized multi-family structures
squeezed on small lots and the lack of adequate parking areas.
These buildings, constructed on the same size lots as neighboring
single-family dwellings, appear quite out of scale and dimension
because building heights and bulk overshadow lower buildings, thus
creating a discordant mix of structures. The parking of vehicles in
asphalt covered front yards also contributes to a cluttered image.

The development character of the commercial area is established by
the presence of a diverse mix of uses. These include auto body
shops, discount warehouses, hardware stores and restaurants. The
appearance of these uses is marred by incompatible mixes of
buildings, unscreened outside storage areas, overhead utility wires,
large business identification signs competing for the attention of
motorists, off-site billboards and no Tandscaping or setbacks. As a
result, this area has a very cluttered and chaotic appearance. A
carefully designed program to modify or eliminate these disruptive
features seems necessary.

2. Urban Neighborhoods

Two of the three urban neighborhood case studies, Highlands/Baywood Park
and Emerald Lake Hills, represent areas where the existing pattern of
development is orderly, attractive, and needs conservation. The Colma
neighborhood, however, illustrates an area where an opportunity exists
to improve upon and upgrade the appearance of development.

a.

The Highlands/Baywood Park

The Highlands/Baywood Park subdivisions have developed with visually
pleasing architectural styles that respect the integrity of the
terrain while permitting views of nearby natural areas. Care must
be taken to ensure that new development is consistent with both the
architectural quality of existing development and sensitive to the
constraints imposed by sloped terrain and natural vegetation.

Emerald Lake Hills

The siting arrangements and the appearance of structures in Emerald
Lake Hills conforms well to the sloped terrain and heavy concentra-
tions of natural vegetation. New development needs to be compatible
with this rustic development character and continue to be
subordinate to the natural landscape features present on the
building site.
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ITI.

c. Colma

While many areas of Colma have pleasing, orderly residential and
commercial development, there are some problem areas. Generally,
these areas appear visually chaotic because of dissimilar land use
groupings. For example, two-story dwellings often appear next to
one-story dwellings on similar sized Tots; commercial uses appear
next to residential uses; or residential uses appear next to
institutional uses. Large commercial parking lots also impair
visual quality. Often these large expanses of paved areas have no
landscaping or screening. Future development needs to avoid the
visual chaos caused by mixing dissimilar uses. Further, large
parking lots need to use landscaping to Tessen their adverse affect
upon visual quality.

VISUAL CORRIDORS ALONG ROADS

The strip of land immediately adjacent to County roads and highways is
highly visible to a number of people, as many of these travel routes
carry high volumes of traffic. Generally, this band of land or visual
corridor contains a variety of features. In rural areas, visual corri-
dors are likely to contain such natural Tandscape features as stands of
mature trees, abundant plant cover, sloped terrain, man-made structures,
agriculture operations and bodies of water. In urban areas, visual
corridors can contain structures of historic and civic significance,
vegetation and residential, commercial and industrial land uses. Often,
these corridors, in both rural and urban areas, contain features of out-
standing scenic quality. Examples include the natural scenery of the
watershed lands adjacent to the Junipero Serra Highway, agricultural
operations adjacent to the Cabrillo Highway, the Ocean, or the scenes
of urban development adjacent to the Alameda de Tas Pulgas.

When visual corridors contain such scenic features, they need special
protection from the adverse impacts of development. A preliminary task
in developing a protection program is deciding how much Tand requires
special protection. Ideally, each designated travel route needs to be
inspected and the view from the roadway of the proposed corridor
recorded upon topographic maps. The width of these corridors will vary
depending upon the amount of development present, topography, and vege-
tation viewable from the road. Once boundaries are established for
these visual corridors their scenic and Tandscape features then need

to be inventoried. After the corridor widths are established and fea-
tures inventoried, specific corridor management techniques can then be
developed.

EVALUATION OF EXISTING PLANS, POLICIES AND REGULATIONS AFFECTING VISUAL
QUALITY

Presently a number of plans, policies and regulations control the
appearance of development. How well these implementation measures
eliminate or reduce previously identified factors which affect visual
quality in rural and urban areas will be discussed in this section.
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A. RURAL LANDSCAPES

1. Site Planning

The issue of improper site planning techniques which can adversely
affect the aesthetic character of the rural Tandscape is well addressed
by provisions in a number of zoning districts and ordinances. In the
Coastal Zone, the RM/CZ, PAD, TPZ/CZ Districts, and the LCP Visual
Resources Component of the Coastal Development District combine to pro-
vide protection for the visual quality of the rural Tandscape. These
provisions also protect those features especially vulnerable to alter-
ation such as landforms, ridgelines and edges of water. In addition,
these provisions adequately guard against insensitive grading techniques
and vegetation removal. These provisions also address the placement of
utilities so their appearance remains subordinate to the setting.
Qutside of the Coastal Zone, the impact of improper development
techniques is mitigated through the identical provisions of the RM and
TPZ Zoning Districts and the Grading and Excavating Ordinance.

In addition to the above described regulations which address siting,
there are additional provisions regulating siting and appearance for
development in the scenic corridors. These regulations will be
discussed Tater in the Scenic Corridor section.

2. Exterior Appearance

a. Construction Materials and Colors

Exterior construction materials and colors used in development in
rural areas is an issue addressed in the Coastal Zone by the RM/CZ
and TPZ/CZ Zoning Districts and the LCP Visual Resources Component
of the Coastal Development District. Basically, the provisions of
these districts seek to encourage the use of materials and colors
which blend rather than contrast with the colors of surrounding
natural resources. OQutside of the Coastal Zone, the provisions of
the RM and the TPZ are identical to their Coastal Zone counterparts.

Both the RM and RM/CZ Zoning Districts, however, effectively
preclude anything other than textured materials finished in earth
and vegetative colors in rural areas. Current language requires
building materials and colors to be rough-textured and of deep earth
hues in forested areas and in grassland areas materials and colors
must reflect hues similar to the predominate colors of the site.
This ordinance could be Tess restrictive by permitting colors and
materials other than those specified when it can be demonstrated
that they will not be visually disruptive to the rural Tandscape.

b. Building Size and Scale

The issue of out-of-scale development on small Tots overpowering
existing landscape features is somewhat addressed by Coastal Zone
zoning districts and ordinances, namely the RM/CZ, TPZ/CZ and the
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LCP Visual Resources Component of the Coastal Development District.
Qutside the Coastal Zone, the RM and TPZ Zoning Districts contain
identical provisions. All the zoning ordinance requirements seek to
1imit building elevations in wooded areas so they do not exceed the
height of the forest canopy. None of the ordinance provisions, how-
ever, address the related issue of lot coverage. The amount of land
covered by a building on a small lot in rural areas needs regulating
to restrict the intensity of the development and protect the visual
quality of the rural landscape.

3. Duplication of Structural Development Regqulations

While all these regulations, the RM, RM/CZ, TPZ, TPZ/CZ and the CD
Districts adequately address the protection of visual quality in rural
areas, they tend to be repetitive. With few exceptions, each ordinance
addresses similar aspects of siting, grading, vegetation removal, and
building materials and colors. Protecting the aesthetic quality of
rural areas from the disruptive impacts of structural development could
be accomplished more effectively by eliminating this duplication. This
could occur by consolidating and synthesizing all the architectural and
site design provisions into one concise set of regulations.

4, Resource Production Operations

a. Surface Mining Operations

The issue of minimizing the negative visual impacts upon the rural
landscape created by surface mining operations is adequately
addressed through the Surface Mining and Reclamation Ordinance.
Provisions of this ordinance require the submission of long range
plans indicating how adverse impacts upon visual quality will be
minimized, how the mining activities will be phased and, finally,
how the area will be reclaimed one year from date of completion.

b. Timber Harvesting Operations

The Timber Harvesting Ordinance addresses the impact upon visual
quality in rural areas created by timber harvesting operations.
While the ordinance allows the harvesting of 60% of old growth
stands, prior cut stands and hardwood stands of trees in eligible
areas, the provisions reduce the allowed harvested amount to 50% in
areas adjacent to roadsides in general and the Skyline Scenic Cor-
ridor in particular. Further, the provisions prohibit the accum-
ulation of slash material along roadsides and require the Planning
Commission to approve the locations of truck roads, trails and/or
landings, additional elements of timber operations which also affect
the aesthetic quality of wooded areas. The increased regulation of
operations readily visible from travel routes seems appropriate to
reduce impacts upon the aesthetic quality of forested areas.
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c. 0il and Gas Facilities

The impact upon the visual quality of the rural landscape caused by
0oil and gas recovery operations seems adequately addressed by pro-
visions of the LCP Energy Component in the Coastal Zone and the 0il
and Gas Well Ordinance outside the Coastal Zone. The provisions
require screening, revegetating, painting and finally, limiting
facility heights.

B. RURAL COMMUNITIES

1. Rural Service Centers

a. San Gregorio

Correcting the lack of an established development character for
existing structures in San Gregorio is beyond the scope of current
County regulations. However, establishing design guidelines for new
structures and alterations is adequately addressed by the provisions
of the DR Zoning District in conjunction with the supplemental
guidelines of the LCP Visual Resources Component. These provisions
call for new development to use clean lines, steeply-sloped roofs,
similarly portioned windows and doors and wood construction.

b. La Honda

The residential area of La Honda also suffers from a lack of a con-
sistent development character. However, here, as in San Gregorio,
it is beyond the ability of the DR Zoning District to reshape the
visual character of existing development. If the residents of La
Honda should decide that the appearance of future development needs
more stringent control, then the DR Zoning District can be an effec-
tive tool to control the design of new development.

c. Pescadero

Since the enactment of the LCP, the issue of new development being
dissimilar in appearance to the historic buildings in the community
is adequately addressed by the special design guidelines of the
Visual Resources Component. These guidelines seek to preserve the
historical development character of the district by encouraging the
use of architectural elements similar to those found in older
portions of the community, i.e., wood construction, white paint, and
steep roof lines.

2. Rural Subdivisions

While the development character of Redwood Park and Skylonda is decidedly
different than that of Skyranch Estates, each seems to work equally well

in their respective surroundings. To ensure that the appearance of these
areas is maintained, new development needs to use architectural features,
elements and colors similar to those found in a given district. However,
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it is difficult to say whether Design Review is the best tool to use to
accomplish this.

C. Urban Areas

1. Urban Communities

The issue of overscaled development, dissimilar architectural styles and
poor site planning in Montara-Moss Beach-E1 Granada seems adequately
addressed through the provisions of the S-17 Combining District and the
special design guidelines of the Visual Resources Component of the Local
Coastal Program. The S-17 Combining District addresses building heights
by Timiting it to two stories, and reducing the amount of land the build-
ing can cover from 50% to 35 % on 5,000 square foot lots, and from 40% to
30% on 7,500 square foot Tots. The concern raised by dissimilar archi-
tectural styles is addressed by special design guidelines which outline
preferred elements of architectural design for these areas. Further,
these special guidelines also encourage proper site planning.

The issue of unimproved roadways is not readily addressed by current
regulations, as their improvement is entirely dependent upon available
funding. The cost of these improvements is usually borne by the resi-
dents and many have been unable to afford them. For additional infor-
mation on this issue, see the Transportation Chapter.

Establishing a design theme for future commercial and industrial uses in
Princeton-by-the Sea appear adequately addressed by the special design
guidelines of the LCP Visual Resources Component. These guidelines
encourage a nautical development theme for commercial uses along with
pitched roofs, wood siding and sea or natural colors. For industrial
uses, the guidelines also encourage the use of subdued colors, textured
building materials and landscaping to soften the harsh Tines created by
the use of stock or standard designs for industrial buildings.

The issue in North Fair Oaks of inappropriately scaled development in
residential areas of mixed densities is not adequately addressed by the
North Fair Oaks Community Plan. While the plan recognizes and addresses
some of the impacts associated with mixed densities, it does not address
the issue of overscale development.

The issue of visually chaotic commercial development in North Fair Oaks
is not adequately addressed by the Community Plan. While the plan recog-
nizes the need for well-designed commercial areas, the remedy of revising
the zoning requirements related to commercial land uses to include stan-
dards of architecture and site control in order to assure attractive
development seems appropriate to impact future development, it is less
than adequate to resolve the design problems of existing development.

Finally, the adverse impact created by unattractive business signs is not
adequately addressed by current regulations. Ordinance provisions limit-
ing sign size, a significant visual factor, only specify a maximum size
rather than Timiting size in proportion to building scale. Theoreti-
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cally, a building 20 ft. wide can have the same size sign as a building
50 ft. wide. Sign illumination, another factor, is only prohibited for
signs advertising property sales or non-conforming uses, personal name
plates, or announcement signs. This allows commercial business signs to
use constant and/or flashing illumination. Lastly, current regulations
fail to address sign colors. A business sign could have ten different
colors and still be allowed.

Because North Fair Oaks contains a myriad of design problems, it seems
appropriate to initiate extensive study resulting in comprehensive sol-
utions to improve the appearance of the district.

2. Urban Neighborhoods

The issue of conserving the established development character of the
Highlands/Baywood Park seems partially addressed by current zoning
district standards. While the various zoning districts in effect,
R-1/S-8, RE/SS-107 and RM, assure quality site planning, they do less
well in assuring the architectural quality of subsequent development.

The issue of regulating development in order to preserve the aesthetic
quality of the Emerald Lake Hills area is addressed by the Emerald Lake
Hi1ls Community Plan, the Residential Hillside (RH) District and the
Design Review (DR) District. Together, these regulatory measures address
site planning and architectural considerations and seem suitable to
maintain the visual quality of the area.

Correcting the inappropriate mix of development in portions of Colma

is an issue not readily addressed by current visual quality controls.
Although various zoning provisions or architectural reviews could affect
future development, these tools are not designed to improve the appear-
ance of existing development. In order to correct existing design prob-
lems, it seems appropriate to encourage an in-depth study of the problem
areas and determine design alternatives.

The issue of large unlandscaped parking lots is addressed by general
zoning provisions. Section 6121 requires all parking lots to landscape
those areas adjacent to street rights-of-way with live Tandscaping. It
also requires parking areas with more than ten spaces to have landscaped
areas, including those areas adjacent to the street, equal to at least 5%
of the total parking lot area.

D. ADEQUACY OF DESIGN REVIEW ZONING DISTRICT

Because the Design Review Overlay District is a widely used tool to con-
trol the appearance of development, an evaluation of its effectiveness is
necessary. In the Mid-Coastside, an area acknowledged as important to
conserve because of the visual quality of the rural Tandscape features,
the DR standards for review of development do a good job. These guide-
lTines ensure that new development respects the visual and environmental
characteristics of streams and other natural drainage areas, landforms,
trees and vegetative ground cover, and finally, protects views.
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In addition, the DR standards also contain a limited number of standards
which address architectural concerns. For example, the standards seek
architectural styles, construction materials, colors and building bulk
compatible with the natural setting and/or surrounding community. In
addition, a guideline encourages signs to be compatible with the struc-
tures they identify. In brief, the DR standards of review emphasize site
planning in order to preserve the natural environment.

The ordinance, however, could be more effective if the standards for
review were expanded to include guidance for design problems found in the
predominantly urban bayside. Areas of concern often involve parking
lots, Tandscaping, strip commercial development, multi-family development
and industrial areas.

As a final word, it is important to acknowledge that the Design Review
District by itself is not an effective tool to transform blighted areas.
Rather, the Design Review District was conceived and implemented to con-
trol the appearance of new development. This tool is most effective when
there is widespread community support for it.

E. VISUAL CORRIDORS

With the exception of Route 101, the views from those rural and urban
travel routes described in Tables 4.1 and 4.2 meet current County Scenic
Road criteria. These criteria encourage the inclusion of roads that are
convenient to large population centers, provide access to public recrea-
tion areas and places of historic interest, provide scenic views, and are
representative of a variety of road types. While Route 101 provides
views of some attractive areas such as San Bruno Mountain and portions of
the San Francisco Bay, the majority of areas visible do not represent
examples of scenic urban development.

The next issue of determining how much Tand adjacent to selected travel
routes needs protection seems adequately addressed by the approach taken
in the Coastal Zone. 1In this region, viewsheds from select routes were
identified and mapped on USGS Topographic maps as permanent scenic cor-
ridors. Outside the Coastal Zone, permanent scenic corridors have yet to
be defined. In these areas, temporary corridors have been established
until permanent ones can be developed. While the concept of temporary
corridors seems appropriate, the mechanism used is inconsistent. Tempor-
ary corridors in lands zoned RM can be 1,000 feet in width, yet for all
lands zoned other than RM, the corridor is as wide as those parcels
immediately adjacent to the particular roadway. This can create situa-
tions where, not only do corridor boundaries fluctuate drastically
between zoning districts, but it allows resources worthy of protection

to be excluded if they appear just beyond a parcel immediately adjacent
to the travel route. Temporary corridor boundaries of consistent widths
need to be established until such time as permanent corridor boundaries
are developed.
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The issue of preserving the scenic quality of visual corridors in rural
areas by regulating the appearance of development is well addressed
through a multiplicity of regulations, policies and ordinances. The RM,
RM/CZ, TPZ, TPZ/CZ and CD Zoning Districts, the Grading and Excavating
Ordinance, the Significant Tree Ordinance, the Timber Harvesting Ordi-
nance, specific regulations for the State-designated Scenic Corridors of
Skyline, Cabrillo and Junipero Serra and the policies of the Scenic Roads
Element all contain adequate provisions . However, the duplication and
multiplicity of these regulations makes implementation difficult and
confusion results as to where and how these regulations should be
applied. The effectiveness of these measures would improve greatly by
consolidating all the regulations applicable to the location and appear-
ance of development into one concise set of regulations. While these
regulations address issues associated with rural visual corridors, they
do not regulate development in urban visual corridors. This is because
many of these corridors lie within incorporated areas and each city must
adopt regulations for the protection of visual corridors within its
jurisdictional Timits.

Although the County has no regulatory authority over many of the roads
described in Table 4.2, they are included not only because of their
scenic value but also because they form part of a network of City, County
and State scenic roads. In this manner, the city's scenic road system
supplements the County's system which in turn supplements the State's
system, thus forming a network of travel routes.

F. SUMMARY OF PROBLEMS

The following Tist is a summary of those problems discussed in the
evaluation of current design controls.

1. The provisions of the RM Ordinance to allow colors other than earth
tones for development in rural areas need to be relaxed.

2. The amount of lot coverage for small lots in rural areas should be
Timited.

3. The multiplicity of similar provisions which control the appearance
of development in rural areas should be eliminated.

4. An in-depth examination of residential and commercial design problems
in North Fair Oaks and Colma is needed.

5. The Design Review development standards should be broadened to
incorporate guidelines for predominantly urban design problems.

6. Consistent techniques for defining temporary visual corridors should
be developed until permanent corridors are developed.

7. The multiplicity of standards regulating development in visual
corridors should be eliminated.
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IV.

ALTERNATIVES

The following are alternative approaches to addressing the inadequacies
in current implementation measures designed to regulate the appearance
of development.

Consolidation of Measures Regulating Rural Development

The multiplicity of architectural and site design regulations currently
in effect in rural areas of the County all focus primarily on preserving
and protecting existing natural landscape features. Not only because of
their aesthetic quality but also because development constructed in
harmony with the natural characteristics of the land creates less
environmental problems in the future. In order to simplify the
regulation of development in rural areas, the consolidation of all site
and architectural provisions contained in current ordinances could prove
an effective solution. These consolidated design regulations could
function most efficiently as an overlay district used exclusively in
rural areas. These consolidated regulations could supplement existing
zoning ordinance provisions and function much Tike the Design Review
Ordinance.

Consolidation of Measures Requlating Visual Corridors

An alternative to the current duplication found in the assortment of
regulations governing architectural and site design within visual
corridors is the consolidation of all these measures into a concise set
of guidelines. A comprehensive Visual Corridor Ordinance would be much
easier to administer and enforce and could function as an overlay zone.
Such as ordinance could contain standards applicable to development in
rural visual corridors.

Special Studies in North Fair Oaks and Colma

In order to develop solutions to design problems in particular areas of
North Fair Oaks and Colma, special studies could be conducted which
would identify techniques and programs to improve the appearance of
development in these areas.

Broadening the Scope of Design Review

The scope of the Design Review District could be broadened to
incorporate provisions that address design problems common to urban
areas. Such provisions could address the design problems of multi-
family development that occur when constructed in predominantly single-
family areas or the design problems associated with neighborhood and
strip commercial development. Design problems of industrial areas
adjacent to conflicting Tland uses could also be addressed. By including
development review standards that address more of the visual quality
problems associated with predominantly urban areas, the effectiveness of
the Design Review District would increase. To accomplish this, a new
urban design review overlay district could be developed.
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5. When to Implement Design Review

Design Review works best when implemented in response to a request by a
Tocal community. When a community recognizes that new development is
disrupting the visual quality of that neighborhood or community and
wants to correct the problem, DR can be an appropriate solution. This
approach of initiating the need for design control at the community
Tevel can have important benefits. First, it permits Tocal development
of design objectives tailored to meet the specific needs of the
community. Second, this approach creates public awareness, acceptance
and support for the design program. These benefits, local development
of and support for design control, go a long way toward the success of
any design program.
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APPENDIX A

SCENIC CORRIDOR AND VIEWSHED DESIGNATION PROCEDURE

The views seen from select transportation routes should be identified and
mapped to ensure their preservation. The boundary determination processes

and inventory techniques to be used by the County are outlined below:

1. Topographic Platting
The 1imited visibility from each roadway is platted on a United States
Geological Survey topographic map. All land areas, including distinct
hilltops and hillocks visible from the existing or proposed corridors,
will be considered during the topographical scenic definition of the
corridor.

2. Scenic and Landscape Inventory

The scenic and landscape features of each corridor are determined through
on-site investigations. Landscape notation and photographic techniques
similar to those developed by the United States Forest Service may be used
in addition to other County criteria. After the scenic and landscape
features and areas within the corridor boundaries have been determined,
specific scenic corridor management measures should be prescribed and
applied. Temporary scenic corridor boundaries should be applied while

the topographic and landscape inventory processes are underway.
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SUPPLEMENTAL ISSUE STATEMENT

In response to requests by the San Mateo County Planning Commission on Decem-
ber 12, 1984, the following statement was added to the Issues section of the
Visual Quality Chapter.

GREENHOUSE STRUCTURES

Greenhouses, glass one-story structures used to grow flowers, present a unique
problem in managing the visual quality of the Tandscape. The architectural
features, construction materials, colors and siting requirements for these
buildings are often perceived as visually unattractive. Typically, green-
houses are rectangular or cylindrical in shape, Tong, one story in height and
have glass walls and roofs that are painted white. Greenhouses are usually
developed in uniformly aligned groupings in sunny, open areas. Because the
appearance and siting of these structures tends to be totally dissimilar to
surrounding natural landscape features, the visual effect is often obtrusive.

To mitigate the impact upon the visual quality of the landscape, the following
siting techniques should be considered: staggered rather than uniform place-
ment to lessen the massiveness; vegetative or bermed screening and imaginative
painting.
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TOPICS FOR CONSIDERATION DURING FUTURE
PLANNING EFFORTS

During Planning Commission hearings, the following topics were identified
relating to the Visual Quality Chapter which are most appropriately addressed
during future planning efforts, including area plan development and ordinance
revisions:

1. Examine the appropriateness of design regulations for Montara.

2. Consider developing different Tocal design standards for each area or
community.
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