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VISION STATEMENT

The Big Sur Coast Planning Area is approximately 234 square miles in size, with over seventy miles of coastline stretching from the Malpaso Creek in the Carmel area in the north down to the San Luis Obispo County line near San Simeon in the south.  Much of this area is held in public lands, including the Los Padres National Forest, which includes the Ventana Wilderness Area, as well as state parks such as Pfeiffer-Big Sur State Park, Andrew Molera State Park, Julia Pfeiffer Burns State Park and Garrapata State Park.  This Planning Area includes Big Sur Valley, as well as the smaller communities of Lucia, Gorda and Pacific Valley.  Tourism is the primary source of revenue in Big Sur.  Several private resorts and restaurants serve visitors to the area in addition to the recreational opportunities offered on public lands.  These attractions are popular destinations for tourists and serve as employment areas for residents. 

A fundamental and long-standing goal for the Big Sur Coast is: 

To preserve for posterity the incomparable beauty of the Big Sur country, it’s special cultural and natural resources, its landforms and seascapes and inspirational vistas.  To this end, all development must harmonize with and be subordinate to the wild and natural character of the land. 

It is recognized that the comprehensive preservation ethic expressed by this statement requires special vigilance and determination by all persons, public and private, whose actions affect the future of the Coast.  New and innovative planning tools are needed, and coordination and cooperation among governmental agencies is essential. 

In support of this fundamental goal, it is recognized that: 

The scenic beauty of the Big Sur Coast, and the opportunity to escape urban patterns, are prime attractions for residents and visitors alike.  Sightseeing and scenic driving are the primary recreational activities.  The built environment detracts from the near-wilderness attributes of the area if not individually, then collectively. 

Quality should have precedence over quantity of any permitted uses, whether residential, recreational, or commercial.  Any new public or private development should remain within the small-scale and rural values of the area, rather than to introduce new or conflicting uses. 

Land planning and management policies should be directed towards maintenance and restoration of Big Sur’s remaining rural and wilderness character.  Without compromising its character or depleting its resources, the area should be accessible to as many as can be accommodated. 

The special cultural characteristics of the Big Sur Coast should also be recognized as a primary resource.  People’s presence along this coast continues to reflect a pioneering attitude of independence, self-sufficiency and resourcefulness; the environment has been a special nurturing ground for artistic inspiration and creative fulfillment. 

The community itself and its traditional way of life are resources that can help to protect the environment and enhance the visitor experience.  In order to support the continued existence of this special coastal community, we must seek to provide and protect housing to accommodate the people who live and work here, and encourage land to remain in private ownership so that traditional rural lifestyles can flourish.

CHARACTERISTICS AND BACKGROUND OF THE BIG SUR PLANNING AREA
The following characteristics identify some, though not all, of the features of the planning area, including some that are called out on various General Plan maps.  These and other characteristics of the local area should be determined at a parcel level at the time of an application for new development, and are broadly described here to indicate policy topics which may need to be complied with for development approval. 

The Major Land Groups in the Big Sur area are Rural Lands and Public Lands (see Map 1).  While there are no Rural Centers as designated in the Major Land Groups, there are several smaller areas with concentrated existing development that have the Land Use Designation of Rural Community Center, per the 1988 certification of Monterey County’s Local Coastal Program.  These areas are designated in the Land Use section below, and on maps in the Big Sur Coast Land Use Plan.  The intent is that these existing commercial areas continue under this Plan, and that commercial uses therein be considered conforming uses under this Plan.  Development in Big Sur is limited in great part due to the steep topography, with most of the area with a slope over twenty-five percent. 

The main corridor of the Big Sur Planning Area is Highway 1, a National Scenic Byway.  As part of the Circulation Concept Plan in the Circulation Element, the roadway will be considered a Visitor-Serving Corridor in the County roadway network.  No major improvements are foreseen on the corridor within the scope of the General Plan.  

A variety of threatened and endangered species such as the California Brown Pelican and the California Clapper Rail inhabit portions of the Big Sur Coast.  Vegetation types in Big Sur include oak woodland, annual grasslands, redwood forest, mixed conifer, and some oak woodland.  Coastal prairie can also be found at the northern end of the planning area.  Significant water bodies include the Little Sur and Big Sur Rivers.  High to moderate soil erosion hazards exist throughout the planning area, with small pockets of low soil erosion hazard risk.  There are several existing metallic mineral mines in the southern portions of Big Sur near Gorda, as well as an identified Mineral Resources Zone (MRZ-2) to the north that is no longer being actively extracted.  Much of this area is publicly owned, including the Limekiln State Park, Julia Pfeiffer Burns State Park, Pfeiffer State Park, and Andrew Molera State Park, as well as the Los Padres National Forest and Ventana Wilderness areas, and conservancy and open space areas near Lucia.  Big Sur is famous for its scenic resources, and protection of the critical viewshed is a principle factor affecting new development in this Planning Area.  

Despite the steep topography, most of the Big Sur area has low susceptibility to earthquake-induced landslides, while some areas have moderate to high susceptibility.  Along the lower reaches of riverbeds and flood plains, there is some history of flooding under extraordinary storm conditions.  High fire hazards exist throughout most of Big Sur. 
Although it has remained a rural area where pioneering families still carry on ranching, Big Sur's residents have also achieved acclaim for their cultural contributions.  Many well known writers, artists, and artisans have been inspired by the coast's dramatic vistas and timeless solitude.  A strong community identity continues to attract new residents and also contributes to tourism.  The primary trend affecting the future of the Big Sur special coastal community is public acquisition of private land in the area.

The Big Sur Planning Area consists of about 150,000 acres.  Approximately 75,000 acres, or half the land in the Planning Area, are within the Los Padres National Forest and the Ventana Wilderness.  The Big Sur Coast Land Use Plan, adopted in 1986, provides the following land use figures as of its date of adoption:  Almost 9,000 acres contained within units of the State Park System; approximately 55,000 acres in private ownership, consisting of approximately 1100 parcels ranging from less than an acre to several thousands of acres in size, 700 of which were vacant and 370 occupied (some with multiple dwellings); and about 800 housing units of which about 600 were permanent single family dwellings.

At the present time there are about [??,???] acres within units of the State Park System.  Since 1986 the United States Forest Service has acquired an additional [?,???] acres of land.  There are now approximately [??,???] acres in private ownership.  Land in private ownership consists of approximately [???] parcels.  [???] of those parcels are vacant and [???] are occupied.  There are presently [???] housing units of which about [???] are permanent single family dwellings.  [??,???] acres of the private land in Big Sur is protected by permanent scenic or conservation easements or has otherwise relinquished development rights. 

The Big Sur Coast Land Use Plan contemplated that public land ownership would comprise about 60% of the land in the Big Sur coastal zone after all acquisitions under consideration in 1986 were completed.  Public land ownership now consists of about [??]% of the land in the Big Sur coastal zone.

Scenic Highway 1 is a major influence on the Big Sur area.  Highway 1 origin and destination studies found that about 95% of peak use of the highway is by visitors and the remaining 5% is comprised of residential, commercial, and agricultural traffic.  One conclusion is that because so little Highway capacity is used by residents, extraordinary restrictions on the nominal remaining residential use of land could not benefit Highway 1 levels of service significantly enough to be justified.  Another conclusion is that if the level of service on Highway 1 degrades to an unacceptable level, restriction or modification of use of the highway during peak use periods may be required.  Highway 1 is nearing capacity use during peak periods.  In order to maintain the quality of the visitor experience for the millions who find their way to Big Sur each year, additional visitation should not be encouraged. 

The Big Sur Land Use Plan was developed during the early 1980’s through an extraordinary collaboration between the Big Sur community, Monterey County and the California Coastal Commission.  In order to ensure the long-term protection of the area, these parties engaged in an extensive and inclusive public process which resulted in a document  that achieved broad support.  The success of this effort depended upon all parties agreeing to certain underlying principles that are implicit in policies found throughout that plan.

The result was a social contract between the Big Sur community, the County, and the Coastal Commission, with the purpose of preserving for posterity the characteristics that make Big Sur a unique and special place.  In order to accomplish this goal, the Big Sur area was downzoned to the point that residential development potential at buildout will be limited to levels that will not threaten the continued well-being of Big Sur or overburden public facilities such as Highway 1.  In consideration for limitations on residential development potential, the County and the Coastal Commission adopted a plan that limited future visitor serving development potential to levels that would roughly maintain the then-existing proportion of residential to visitor-serving development.  By means of this agreement, the future of Big Sur was secured against quantities of residential or visitor-serving development that would threaten to alter the rural, wild, and scenic quality of the area.  This Plan continues this tradition, protecting Big Sur for future generations.

Another aspect of the social contract between the Big Sur community, the County, and the Coastal Commission, is that all development restrictions that apply to private landowners will apply equally to public landowners; both are regulated to protect the area.  This is especially important given the large percentage of publicly owned land within the Planning Area.

	POLICIES

	ADMINISTRATION ELEMENT

	Big Sur AD-1 (LCP)
	Transfer of Development Rights or Credits - In the event a Transfer of Development Credit (TDC) program is in effect in the Big Sur Planning Area, the criteria in this Policy shall apply.  Only parcels rendered unusable due solely to application of the critical viewshed policy shall qualify for TDCs in Big Sur (that is, to qualify, a parcel must be capable of being developed in compliance with all other Plan policies, but be precluded from development by the Big Sur critical viewshed policy).  The owner of each legal parcel that is rendered unusable due to application of the Big Sur critical viewshed policy shall be entitled to receive two TDCs, at the election of the landowner, as an alternative to receiving monetary compensation for lost use of the parcel.  Each TDC may be used by the owner, or sold or otherwise transferred for use or retirement by another.

Each TDC may be used, at the owner's election, on a receiving parcel not in the critical viewshed, if the parcel is found to be suitable for an increased density of development; in which event each TDC may be used to obtain the right to build one additional principal residence (and allowable ancillary structures).  The use of transferred development credits will be allowed as a conditional use on the qualifying receiving parcel.  The increase in residential density on the receiving parcel obtained by use of TDCs shall not exceed twice that which is otherwise specified for the receiving parcel by this Plan.  TDCs shall not be used within Rural Community Centers for this purpose.

Alternatively, at the owner's election, each TDC may be used to subdivide an existing legal parcel of record not in the critical viewshed to create a new parcel, if it is found that the increased density of development would be suitable for the location.  Once created, such new parcels will be treated as existing legal parcels of record.  TDCs shall not be used within Rural Community Centers for this purpose.

Alternatively, at the owner's election, each TDC may be used to receive the right to develop two inn units, provided however, such inn units may only be developed within one of the areas designated in the Big Sur Coast Land Use Plan as a Rural Community Center, referred to in Policy Big Sur LU-24 ??.

TDCs obtained from property located outside the Big Sur Planning Area shall not be used inside the Big Sur Planning Area.  TDCs obtained from property located inside the Big Sur Planning Area shall not be used outside the Big Sur Planning Area; except however, one of the two TDCs obtained in exchange for the right to develop a critical viewshed parcel in Big Sur may be transferred and used outside the Big Sur Planning Area, where County ordinance allows such use elsewhere in the County.  

Concurrent with acceptance of TDCs by the landowner, critical viewshed parcels shall be secured in perpetuity against any further development by any person or entity, public or private, through enforceable deed restrictions or easements; and County Counsel shall review and approve the applicable documents to ensure they effect this intent.

This Policy shall apply to TDCs obtained under a program established pursuant to Policy AD-6.1 ??, and to any other program for transfer of development rights or credits, whether preexisting or developed in the future.

	Big Sur AD-2 (LCP) 
	Property Held by Private Organizations Subject to Property Tax - To the extent permitted by State and Federal law, property in the Big Sur Planning Area in which private entities hold title or a beneficial interest, including for-profit and nonprofit conservation organizations, shall be subject to payment of property taxes, regardless of the location of the property within the area.  Policies HS-3.15 and Big Sur HS-4 ?? (property tax relief for volunteer fire departments) shall control over this Policy.

	LAND USE ELEMENT

	General Policies

	Big Sur LU-1 (LCP)
	All Plan Policies Applicable to Public Agencies - All public agencies active in Big Sur shall comply with all policies of this Plan, and all use of public land shall conform with all policies of this Plan.  Policies shall be applied in exactly the same manner to public entities as they are applied to private individuals.  Federal agency activities not directly subject to compliance with this Plan, shall conform with this Plan to the extent conformance may be required under the Coastal Zone Management Act of 1972 as amended.  To the extent federal agencies may not be required to conform with all policies of this Plan, the County requests its representatives in the United States Congress to develop federal legislative mandates for the purpose of requiring that all Federal agencies active in the Big Sur area, and all use of federal land, comply with all policies of this Plan.

	Big Sur LU-2 (LCP)
	Incompatible Land Uses - Many types of land use found in other locations in the County are inappropriate to the Big Sur coast and are in conflict with the rural environment, the protection of natural resources, and the general peace of the area, including intensive recreational activities such as tennis, golf, cinemas, mechanized recreation, boating facilities, industrial development, oversized "trophy" houses, manufacturing other than cottage industry or art production, on-shore or off-shore energy facilities, large scale mineral extraction or mining, oil extraction, commercial timber harvesting, and any non-coastally dependent industries.  In general, any land use or development of a character, scale, or activity level inconsistent with the goal of preserving the coast's natural, undeveloped beauty and tranquility will not be permitted.

	Big Sur LU-3 (LCP)
	Slope Density Formula – Big Sur - The calculation of subdivision and principal residence development potential on property east of Highway 1 in Big Sur will be based on the following slope density formula:

CROSS SLOPE                                       PARCEL / DWELLING UNIT PER ACRE

Under - 15%                                                1 / 40 acres

15%  -  30%                                                 1 / 80 acres

Over  -  30%                                                 1 / 320 acres

Property west of Highway 1 may be subdivided/developed at a density rate of 1 parcel/principal residence per 40 acres.

This Policy shall not be construed as causing to be non-conforming any use of an existing legal parcel of record that is one acre in size or larger, if the use is permitted by the applicable zoning designation, even if the size of the existing parcel is smaller than the minimum size that may be created by subdivision.  Existing parcels of record one acre or larger in size are considered buildable parcels and are suitable for development of all uses permitted by the zoning designation provided all resource protection policies can be satisfied; such parcels and uses shall be considered to be in conformance with this Plan.

	Big Sur LU-4 (LCP)
	Lot Line Adjustments - Policies elsewhere in this Plan that require lot line adjustments to meet slope-density, minimum parcel size, and other requirements (e.g., Policy 6.19 ??), shall not apply in the Big Sur Planning Area to lot line adjustments and resubdivisions that will not create additional development potential.  Rather, such lot line adjustments and resubdivisions shall be allowed, and such lot line adjustments and resubdivisions that allow siting or resource protection requirements of this Plan to better be met shall be encouraged.  The Big Sur Planning Area is unique in that the steep terrain and stringent siting criteria make it desirable to allow maximum flexibility to reconfigure parcels in order that development may better meet the siting criteria or resource protection policies of this Plan, and to avoid the need to compensate landowners for lost use of their land.

	Big Sur LU-5 (LCP)
	Availability of Water - Applicants for development of residential, commercial, and visitor-serving facilities must demonstrate by appropriate seasonal testing that there will be an adequate water supply for all beneficial uses, which is of good quality and quantity (e.g., a minimum of 1/2 gallon per minute per single family dwelling year round) from a surface or groundwater source, or from a water system under permit from the County.

	Big Sur LU-6 (LCP)
	Public Hearings on Government Acquisition of Private Land - Prior to a government agency entering into any agreement to acquire an interest in privately owned land in the Big Sur Planning Area, public hearings shall be noticed and held in the Big Sur area on the proposed acquisition.  If the majority view of the residents and property owners of the Big Sur Planning Area, as expressed at such hearings, is that the interest in the property not be acquired, then for a minimum of three years after such hearings, the agency shall not enter into any agreement to acquire an interest in the land, after which time the hearing process may be repeated.  This Policy applies to all government entities, including those at the local, regional, state, and federal level.  The County requests that its representatives in the United States Congress pursue federal legislation that will require the U.S. Forest Service and other federal agencies to comply with this Policy, to the extent such compliance is not mandated by the Coastal Zone Management Act of 1972 as amended.  The County requests that its representatives in the California Legislature pursue state legislation that will require all local, regional, and state government entities to comply with this Policy to the extent such compliance may not be mandated by existing State law.  The County shall encourage landowners that wish to conserve their land to utilize conservation measures such as those listed in Policy Big Sur LU-7 ??.  In order to ensure the continued existence of the Big Sur special coastal community and continued County jurisdiction over the Big Sur area, the County shall discourage public-agency acquisition of any interest in private land in the Big Sur Planning Area that does not comply with this Policy.

This Policy shall not apply to acquisition of the following expressly stated interests in land:  a) easements needed to provide public access from Highway 1 to and along the shoreline that do not exceed 20 feet in width; b) interests needed for maintaining or improving the roadbed of Highway 1, including viaducts, bridges, turnouts, and pullouts; c) interests needed for maintaining or improving the roadbed of County roads, including bridges, turnouts, and pullouts; d) leases not exceeding a term of two years, and; e) interests needed for the national defense.  For purposes of this Policy:  "private land" and "privately owned land" means land in which fee title is not held by a government entity; "interest" in land means options, fee title, and all other rights entitling use or possession; "acquire" means to obtain by any means including but not limited to purchase, trade, donation, or power of eminent domain.  This Policy shall also not apply to grants of conservation easements and deed restrictions in favor of government entities.

	Big Sur LU-7 (LCP)
	Land Conservation - Owners of large properties are encouraged to take advantage of tax benefits that can result through working with non-profit conservation organizations, while retaining their land in private ownership.  To this end, the County will assist large property owners in voluntarily securing agricultural, conservation, and scenic easements on their property to reflect the low intensity of development appropriate in rural areas.

	Development of New or Expanded Recreation Facilities

	Big Sur LU-8 (LCP)


	Development of New or Expanded Recreation Facilities - Maintenance of the rustic, outdoor recreational character of Big Sur is emphasized.  The expansion and development of recreation and visitor-serving facilities in Big Sur shall be of a scale and nature that is compatible with the natural and cultural character of the area while offering opportunities for visitors to experience and enjoy the beauty and inspiration that the Big Sur environment presents.  In order to ensure that the very qualities that bring visitors to Big Sur are not degraded by overcapacity visitation, and to avoid the necessity of controlling access to Big Sur to relieve traffic congestion, all new or expanded recreation and visitor facilities, whether public or private, shall be of a quantity, scale, and character that will not encourage an increase in the number of visitors to the Big Sur area; individually or cumulatively.  This is not intended to preclude development which serves to accommodate existing visitation to the area and which is otherwise consistent with this Area Section of this Plan.  Intensive recreational uses or facilities are not appropriate and shall not be permitted.  Parking lots shall be prohibited within the critical viewshed.

	Big Sur LU-9 (LCP)
	State and Federal Long Range Recreational Development Plans - State and Federal agencies shall prepare long range recreational development plans for areas under their jurisdiction.  The County requests that these plans contain traffic components describing the portion of Highway 1 capacity required to serve the proposed recreational development, including public transportation potential.  Approval of these plans will be made jointly and on a cooperative basis, by all agencies involved in the management of Highway 1.  Environmental assessments will be required for all such proposals.  Development of public and private recreational facilities will be phased as part of a recreational growth management program based on available highway capacity.  Development standards for use of government lands shall be the same as those applied to private developments in Big Sur.

[Contact Rick Hyman at the Coastal Commission for more on this Policy.]

	Big Sur LU-10 (LCP)
	Proposed Recreational Use of Undeveloped Areas - When proposed for development as a new or expanded recreation facility, undeveloped areas in Big Sur, whether in public or private ownership, shall be preserved for low intensity recreational use such as hiking, camping, and nature study.  Only minimal alterations of Big Sur's existing natural environment and character shall be allowed.  Development of low intensity recreation uses and minimal visitor-serving facilities are encouraged on larger properties in private ownership where this will assist in providing economic uses of the land and in meeting Coastal Act objectives for public recreation; provided that the project is of a scale and character that will not encourage increased use of Highway 1.

	Big Sur LU-11 (LCP)
	Hike-in & Environmental Campsites - Hike-in and environmental campsites shall be defined as campsites without road or vehicular access, and which have no facilities or services other than a source of water, a sanitary facility, and a cleared site for camping.  Hike-in and environmental campsites may be developed in areas designated Outdoor Recreation, National Forest, Resource Conservation, and Rural Community Centers.  Within Rural Community Centers, the density standard for hike-in and environmental campsites shall be not more than 2 campsites per acre.  In areas other than Rural Community Centers, the density standard for hike-in and environmental campsites shall be not more than 1 campsite per 20 acres of parcel size.  In no event shall any single parcel contain more than 60 campsites (total of all types).

	Big Sur LU-12 (LCP)
	Rustic Campsites - A rustic campsite shall be defined as a campsite that is unpaved, and that does not have utility, sewage, or similar conveniences at the site.  A rustic campsite may have water at the campsite.  Generally, rustic campsites may be located in any area within the Rural Lands Major Land Group except areas designated Resource Conservation or Rural Residential.  Rustic campsites within Rural Community Centers shall be developed at a density not to exceed two campsites per acre.  Rustic campsites located outside Rural Community Centers shall be developed at a density not to exceed 20 acres per campsite.  In no event shall any single parcel exceed a total of 60 campsites (total of all types).  Rustic campsites shall meet all applicable policies of this Plan.  Rustic campsites shall only be located where they have direct access to a public road, or, where they have use of a common driveway or private road that intersects a public road with permission from all owners of property served by the driveway or private road.  New rustic campsites shall not be located where Sycamore Canyon Road or Palo Colorado Road is used for access, nor shall existing campgrounds that use such access intensify use.  This Policy shall be read in addition to any other standards not in conflict herewith that are applicable to campsites under this Plan or by County Ordinance.

	Big Sur LU-13 (LCP)
	RV and Tent-cabin Campsites - A recreational vehicle or tent-cabin campsite (RV campsite) shall be defined as a campsite that is paved, or that has electrical, sewage or other conveniences at the site.  RV campsites may be located within areas designated Rural Community Center and Watershed and Scenic Conservation.  Within Rural Community Centers, RV campsites shall meet the same density standards and other requirements as inn units; e.g., not to exceed a density of one campsite per acre 30% slope or under, and a minimum 10 acre parcel, and no RV campground shall exceed 30 campsites.  RV campsites within areas designated as Watershed and Scenic Conservation, shall be limited to a density of 2 campsites for each potential principal residence retired, not to exceed 8 campsites per parcel, with a minimum parcel size of 40 acres.  RV campsites shall only be located where they have direct access to a public road, or, where they have use of a common driveway or private road that intersects a public road with permission from all owners of property served by the driveway or private road.  New RV campsites shall not be located where Sycamore Canyon Road or Palo Colorado Road is used for access.

	Big Sur LU-14 (LCP)
	Inn-Unit Density Standards - The following density standards for inn unit developments are designed to allow a total of not more than 468 inn and Bed and Breakfast units in the Big Sur Planning Area, based on protection of the capacity of Highway 1 to accommodate recreational use, the avoidance of overuse of areas of the coast, and the need for development to respect the rural character of the Big Sur Coast and its many natural resources.  Except for Westmere (as provided in Policy Big Sur LU-21 ??), inn units may be located only within those areas designated as Rural Community Centers by the Big Sur Coast Land Use Plan. 
The number of visitor-serving inn units on any one site is limited to 30, reflecting the small-scale character of the special Big Sur community.  Two or more facilities on the same property shall not be contiguous (minimum separation 400 feet).  Except for the specific inn development sites designated in Policies Big SurLU-21 ?? and Big Sur LU-22 ?? as Special Treatment Areas, the maximum inn unit density shall be one unit (guestroom) per acre that is 30% slope or less, with a minimum parcel size of ten acres, see Big Sur Table AS-2:  Land Use and Development Intensity and Build-Out.  

	Big Sur LU-15 (LCP)
	Bed and Breakfasts - Bed and Breakfasts shall be defined as a visitor facility that is occupied and managed by the owner of the property on which the facility is located, and which does not exceed 5 guestrooms.  There is no acreage per guestroom density requirement for Bed and Breakfasts.  The number of guestrooms shall not be subject to increase (e.g., by use of TDCs, TDRs, etc.).  Bed and Breakfasts shall be located within Rural Community Centers or Watershed and Scenic Conservation areas.  The facility shall not be affiliated with hotels or motels operating anywhere in Monterey County.  Bed and Breakfasts within Rural Community Centers shall be located on a parcel not less than 10 acres in size.  Bed and Breakfasts located within Watershed and Scenic Conservation Areas shall be located on a parcel not less than 40 acres in size.  Bed and Breakfasts shall demonstrate adequate parking, sewage treatment, and road capacity, and shall otherwise comply with all policies in this Plan.  Bed and Breakfasts shall only be located where they have direct access to a public road, or, where they have use of a common driveway or private road that intersects a public road with permission from all owners of property served by the driveway or private road.  Bed and breakfasts shall not be located where Sycamore Canyon Road or Palo Colorado Road is used for access.  This Policy shall control over other standards in conflict herewith that are applicable to Bed and Breakfasts under this Plan or by County Ordinance. 

	Big Sur LU-16 (LCP)
	Visitor-Serving Uses - Compatible scale and character for inns and Bed and Breakfasts, shall include limiting the number of visitor accommodation units as specified in the density formula and shall limit such structures to two stories in height, subject to site constraints.  Intensive visitor-serving projects (those over 5 units) will be required to enhance and/or provide public coastal recreational opportunities consistent with Coastal Act Sections 30212.5 and 30222 and all Plan policies.

	Big Sur LU-17 (LCP)
	Recreational And Visitor-Serving Facility Expansion And Development - Recreational and visitor-serving facility expansion and development proposals shall be evaluated on an individual basis.  All proposals must demonstrate consistency with the General Plan and environmental, visual, design, and traffic constraints.  Visitor-serving facilities may be approved on any appropriately zoned parcel meeting minimum size and density standards and large enough to allow for the construction of needed employee housing (if any), provide adequate sewage disposal and parking, and otherwise satisfy the policies of this Plan. 

In addition to the foregoing, inn unit developments and Bed and Breakfasts must record deed restrictions to preclude rental or subdivision of the inn or Bed and Breakfast units as separate residential dwelling units

No portion of acreage necessary for one facility shall be credited to a different facility.  For example, a 25-acre parcel in an area designated as a Rural Community Center could have 25 inn units, or 50 rustic campsites, or 10 inn units and 30 rustic campsites.  See Big Sur Table AS-2:  Big Sur Land Use and Development Intensity and Build-Out.  When calculating site density requirements for multiple uses and additions to existing uses, consider all of the land 30% slope or less, and determine if there is sufficient land to meet the density requirements for each of the developments on the property (proposed and existing). 

	Big Sur LU-18 (LCP)
	Inn and Restaurant Parking - Inns shall provide at least one parking space per room.  Freestanding restaurants (not part of an inn) shall provide at least one space per four seats, or per 100 sq. ft. of both open and enclosed dining area, whichever is greater.  In addition, adequate and separate employee parking shall be provided.

	Big Sur LU-19 (LCP)
	Restaurants - New free-standing restaurant development shall be limited to the Rural Community Centers.  The maximum size for such new restaurant structures shall be that amount of space needed for a 120-seat enclosed dining room facility.  Elsewhere, restaurants shall not be larger than required to serve the maximum size inn allowed on the parcel (generally, at the ratio of two seats per inn unit).  Expansion of existing restaurant buildings shall be limited in scale to that which is in character with Big Sur, not to exceed a 10% expansion in area or an area sufficient for 120 dining room seats, whichever is greater.

	Big Sur LU-20 (LCP)
	Visitor Serving Uses – Hostels & Low Cost Facilities - Projects for new or extensively expanded recreation and visitor-serving facilities shall provide low-cost recreational facilities as part of the development.  The establishment of low-cost hostels in Big Sur, accommodating a total of up to 50 beds within the Big Sur Planning Area, is encouraged as part of a comprehensive hostel system for the California coast.  Within Rural Community Centers, hostels shall be developed at a density not to exceed one bed per acre, and shall have a minimum parcel size of 5 acres.  Outside Rural Community Centers, Hostels shall be developed at a density not to exceed one bed per acre, and shall have a minimum parcel size of 40 acres.   

	Big Sur LU-21 (LCP)
	Special Treatment Area – Westmere - Westmere, well known as the site of a lodge serving visitors to the northern portion of the Big Sur Coast, may re-establish the historic use as a lodge of 24 units that reflects the historic character of the site in design and scale.  A specific development proposal for Westmere may request additional units subject to the countywide policies as well as the Big Sur policies set forth in this Plan.  In order to meet policies for the protection of the critical viewshed, the new lodge should use the original site, which is hidden from public view.  Overall visual restoration of the surrounding area, under the same ownership, should be carried out as a condition of the development of the lodge and public access to the beach at Rocky Creek should also be provided.

	Big Sur LU-22 (LCP)
	Special Treatment Area – Pacific Valley - Pacific Valley Center, designated a Rural Community Center by the Big Sur Coast Land Use Plan and destroyed by fire in 1995 shall be permitted to develop up to a maximum of 30 inn units, provided that all policies of this Plan are complied with (other than the density requirement of 1 undeveloped acre under 30% slope per inn unit). 

	Big Sur LU-23 (LCP)
	Short Term Rentals - There shall be no short-term rental of residences within the Big Sur Planning Area.  Inn units and Bed and Breakfast guest rooms shall be the only habitable structures that shall be rented for a term of less than 30 days within the Big Sur Planning Area.  This Policy shall not be construed as precluding the renting of tents in an area designated as Visitor Serving Commercial, such as Treebones.  This Policy shall be read in addition to other limitations on short term rentals in this Plan or under County Ordinance, that are not in conflict herewith.

	Commercial Development

	Big Sur LU-24 (LCP)
	Rural Community Centers - Development of new commercial uses serving community and visitor needs shall be directed to the areas designated as Rural Community Centers on maps in the Big Sur Coast Land Use Plan, namely, the Big Sur Valley North, Big Sur Valley South, Lucia, Gorda, and Pacific Valley.  Various commercial uses currently found outside the areas designated on Big Sur Coast Land Use Plan maps as Rural Community Centers shall be considered conforming uses under this Plan; namely:  Rocky Point Restaurant, Big Sur Inn, Coast Gallery, Esalen Institute, Henry Miller Library, South Coast Center, and Treebones.  However, gasoline service stations, general stores, or similar highway-oriented commercial structures shall not be allowed outside of the areas designated Rural Community Centers.  

	Big Sur LU-25 (LCP)
	Large-scale Commercial - Large-scale commercial facilities that are unlike the existing character and size of facilities in Big Sur shall not be permitted.

	Big Sur LU-26 (LCP)
	Existing Commercial Facilities - Existing commercial facilities are encouraged to expand and improve existing buildings as a desirable means of meeting demand.  Scattered commercial uses not within an area designated as a Rural Community Center under the Big Sur Coast Land Use Plan may expand existing secondary uses provided such expansion is small in scale and clearly subordinate and incidental to the primary use.

	Big Sur LU-27 (LCP)
	Cottage Industry - Cottage industry, defined as small-scale manufacturing of artistic, craft, or functional items, is encouraged as a traditional activity in the area.  It shall be treated as an appropriate home occupation in any areas where residences are permitted and shall not be restricted to areas designated for commercial uses.  This Policy shall not be construed as relieving those engaged in cottage industry from complying with applicable noise standards.

	Big Sur LU-28 (LCP)
	Concentration of Public/Quasi-Public Uses - A range of public and quasi-public services are present in Big Sur Rural Community Centers and serve both the local community and visitors.  These include, or have included in the past, churches, two elementary schools, County library, post office, Big Sur Grange Hall, Big Sur Station – Multi Agency Facility, ambulance service.  These should continue to be concentrated in the portions of the Big Sur Valley, Pacific Valley, Lucia, and Gorda designated as Rural Community Centers under the Big Sur Coast Land Use Plan, but should be upgraded based on present need and future growth.  The volunteer fire departments should continue to be dispersed throughout the Big Sur area, wherever needed; as should radio repeaters, flood monitors, and navigational aids.

	Big Sur Valley

	Big Sur LU-29 (LCP)
	Rural Community Center - Big Sur Valley - Special attention shall be given to the portions of the Big Sur Valley as the community center, as well as a center of recreational activity on the Big Sur coast.  Of special concern for sites having highway frontage is whether the highway access is unsafe for the principal use, and for parcels without frontage, whether the access is unsafe for the principal use and the site is of adequate size to accommodate a viable principal use. 

	National Forest

	Big Sur LU-30 (LCP)
	Public Lands Designation - National Forest - The "National Forest" land use designation may include some lands not currently managed by the U.S. Forest Service.  Non-federal development within the "National Forest" land use designation will be subject to the policies for "Watershed and Scenic Conservation".  The County shall discourage lands from being added to the Los Padres National Forest outside the certified "National Forest" designation.  Such added lands will not be redesignated without Plan amendments after public hearings.

	Big Sur LU-31 (LCP)
	Avoid Overuse, Fire, and Pollution - The County requests that the Forest Service give special attention in its planning and management of the Los Padres National Forest to the protection of the natural environment from recreational overuse and to the protection of adjacent residents from fire hazard and water pollution resulting from recreational use.  Pollution of the Big Sur River due to unsupervised recreational use of upper reaches should be investigated, and if confirmed should be addressed.

	Residential Development

	Big Sur LU-32 (LCP)
	Residential Development - Residential development shall be a primary use within all areas designated as Rural Residential, Watershed and Scenic Conservation, and Rural Community Center.  Permissible density shall be one principal residence per 40 to 320 acres, pursuant to the slope density standard of Policy Big Sur LU-3 ?? for land East of Highway 1, and one principal residence per 40 acres for land west of Highway 1.  This policy shall not be construed as causing to be nonconforming any use of an existing legal parcel of record that is one acre in size or larger if the use is permitted by the applicable zoning designation.  Very large residences may have adverse impacts on the environment, aesthetics, character of the community, and infrastructure and employee housing requirements that may render them inappropriate in given locations.  After input from the Big Sur and South Coast Land Use Advisory Committees, the County shall adopt zoning ordinances that address the size of residences in the Big Sur Planning Area.

	Big Sur LU-33 (LCP)
	Rural Residential - Development in designated rural residential areas shall continue to be limited to residential uses in order to protect residents from unwanted intrusion by other incompatible activities and because neither available vacant land, water, nor roads are adequate to support more intensive uses.  This Policy shall not be construed as precluding cottage industry from rural residential areas.

	Big Sur LU-34 (LCP)
	Vacant Parcels - Existing parcels of record one acre or larger in size are considered buildable parcels and are suitable for development of uses consistent with the zoning designation, provided resource protection and slope restriction policies are complied with.  The County recognizes that full development of vacant parcels in the rural residential areas may be unfeasible because of various resource limitations.  Detailed planning review of areas with known or anticipated problems should be completed with environmental impact reports prior to development approval.  In the Sycamore Canyon and Pfeiffer Ridge areas, for example, studies should be directed to resolving fire protection, water supply, and traffic congestion issues.  Palo Colorado Canyon appears to contain more vacant parcels than Palo Colorado Creek can serve.

	CIRCULATION
	

	Big Sur C-1 (LCP)
	New Access Roads - Sites for new structures shall be selected to avoid the construction of access roads visible from Highway 1 and to minimize the extent of environmental and engineering problems resulting from road construction.  New roads providing residential, recreational, or agricultural access will be considered only where it has been demonstrated that the use of existing roads is not feasible, or that permission for the use of an existing road is shown in writing to be unobtainable from neighboring property owners.  To the extent feasible, new roads shall avoid steep slopes and shall be located along the margins of forested areas, along natural land contours, or within existing vegetation.  Roads shall be aligned to minimize removal of native trees, and constructed to minimum standards consistent with the requirements of fire safety and emergency use.  Drainage and erosion control measures must be adequate to prevent harm to resources from erosion.  Realignment of existing access roads may be allowed if the new alignment would better meet policies of this Plan, and the old alignment is retired and restored.

	Big Sur C-2 (LCP)
	Roads Outside the Critical Viewshed - New public or private roads may be permitted only where: 

a) The proposed new road is appropriate for the establishment, continuation or expansion of Coastal Act priority use; or 

b) The proposed new road is essential for basic residential access, and no reasonable alternative exists; or 

c) The proposed new road provides a superior alternative to an existing road in carrying out the policies of this Plan.

	Highway 1

	Big Sur C-3 (LCP)
	Highway 1 Improvements and the Coastal Highway Management Plan - Safety improvements addressed by the Coastal Highway Management Plan (CHMP), including, but not limited to the development of legal turnouts, left turn lanes, and the development of minimal bicycle lanes which may be separated from traffic lanes where the highway passes through public lands, shall be completed where feasible and where accident history and highway conditions reveal a need.  Specific projects to facilitate local- and visitor-serving movement through the Big Sur Planning Area that the County shall support include:

· Realignment or other treatment of Pitkins Curve.

· Construction of a viaduct south of Pfeiffer Canyon Bridge.

· Resupering the curves between Hurricane Point and the Little Sur River.

All improvements made to Highway 1 in the Big Sur Planning Area shall be consistent with maintaining the road as a rural two-lane Scenic Highway.  No improvement to the highway shall be made if it would interfere with maximizing the motorvehicle carrying capacity of the highway; however, this provision shall not apply to temporary reduction of highway capacity due to a construction zone, or necessary connections with the highway designed to minimize their impact on highway capacity.  Any requirement elsewhere in this Plan that requires that traffic lights be installed where rural roads connect with arterials, connector roads, or highways (e.g., Policy C-1.2g ??), shall not apply in the Big Sur Planning Area, as traffic lights conflict with maintaining the rural and scenic character of Big Sur.

	Big Sur C-4 (LCP)
	Highway 1 - Coastal Priority Uses - To comply with Coastal Act policies concerning the allocation of limited highway capacity to coastal priority uses, 85 percent of the capacity of Highway 1 under improved road conditions and managed traffic shall be reserved to serve recreational travel, service and employee trips to public and private recreation and visitor-serving facilities, use by military vehicles, and coastal-dependent agriculture.  To implement this policy, the land use regulations of this Plan are designed to limit Highway 1 use by residents that is unrelated to coastal priority uses to a level that will utilize not more than 15 percent of peak-use highway capacity at buildout.

	Big Sur C-5 (LCP)
	Overcapacity Use of Highway 1 - Should peak traffic on Highway 1 reach levels that frequently exceed the capacity of the highway, the following measures shall be implemented by degree to address the problem and ensure that peak-time travelers through the Big Sur area do not experience unreasonably low levels of service:

a) A system of traffic signs advising travelers of traffic congestion on Highway 1 and suggesting alternate routes should be installed by Caltrans as a step in reducing undesirable peak period traffic congestion.  Such signs shall be placed at locations to the north and south of the Big Sur Planning Area, and at distant locations where travelers commit to taking Highway 1 along the Big Sur coast instead of an alternate route such as Highway 101.

b) Monterey County shall request that the California Department of Transportation erect signs at the north and south ends of the Big Sur area informing drivers that slow moving vehicle laws will be rigorously enforced for the next 70 miles.  Monterey County shall request that the Highway Patrol and other law enforcement agencies implement a comprehensive program for enforcing slow-moving vehicle statutes during peak use periods.  If need be, the program shall utilize multiple officers working cooperatively within an area.  In problem areas where slow moving vehicle statutes cannot be enforced due to lack of qualified turnouts or pullouts, Monterey County shall request that the California Department of Transportation install a turnout or pullout that qualifies for mandatory use by slow moving vehicles. 

c) Monterey County shall request that the California Department of Transportation explore every means by which no-passing areas on Highway 1 may be converted to passing areas, without interfering with necessary connections to Highway 1.  Where feasible to safely implement such passing areas, the highway shall be restriped to allow passing.

d) If peak use congestion is not alleviated by the foregoing, Monterey County shall ask its elected representatives in the State Legislature to enact legislation to limit access to Highway 1 through Big Sur by slow moving vehicles during peak use periods.  If required to maintain acceptable levels of service, slow moving vehicle access shall be controlled at locations to the north and south of the Big Sur Planning Area during peak use periods.

e) If traffic continues to increase causing unacceptable Highway 1 service loads, then the flow of traffic into Big Sur from locations to the north and south of the Big Sur Planning Area should be regulated by devices such as signal lights so that optimum vehicle spacing for maximum traffic capacity may be achieved.

	Big Sur C-6 (LCP)
	Overuse of Highway 1 Shall Not Be Encouraged - Visitor Orientation Centers, such as those contemplated by Action C-3.x, shall not encourage visitation to the Big Sur area.  Highway 1 is limited by law (and terrain) to remain a rural two-lane Scenic Highway.  Visitor traffic on Highway 1 is approaching capacity.  Encouraging additional visitors threatens to exceed the capacity of the highway and degrade the recreational experience of the millions of visitors who presently find their way to the Big Sur coast each year.  The California Coastal Act expresses the intent that visitor use be distributed to avoid overuse of any one area; and public entities shall effect this intent by not encouraging overuse of Big Sur.

	Big Sur C-7 (LCP)
	Bicycle Access Improvements - Improvements for bicyclists on Highway 1 shall be completed where feasible and in a manner and location where development and use will not conflict with realizing the maximum motorvehicle carrying capacity of the highway. 

	Big Sur C-8 (LCP)
	Access to Highway 1 - Policies elsewhere in this Plan that preclude direct access to a highway (e.g., Policy C-2.4 ??) shall not apply within the Big Sur Planning Area.  Unlike other areas in Monterey County, Highway 1 in Big Sur is not only a highway, but also serves as the functional equivalent of a local collector road.  There are essentially no frontage roads or alternate routes to access land adjacent to Highway 1 in Big Sur.  In the few locations where reasonable alternative means of connecting with Highway 1 are available, they shall be used, including consolidation of multiple driveways into a single driveway.  Where no reasonable means of indirectly accessing Highway 1 is available, direct connection with the Highway will be permitted.  Where feasible, connections to Highway 1 shall be sited and designed to minimize impact on traffic capacity of the highway (e.g., by maximizing sight distances, providing a surface conducive to acceleration, providing a grade conducive to acceleration, etc.).

	Big Sur C-9 (LCP)
	Public Transit – Highway 1 - Pleasure driving along scenic Highway 1 is the primary recreational activity.  To the extent that it will improve overall motorvehicle traffic flow, public transit service to the coast should be expanded.  Local transit service within Big Sur should similarly be initiated to serve the visitors to State Parks and Los Padres National Forest facilities, private recreation and visitor-serving facilities, and residents and employees.

	Big Sur C-10 (LCP)
	Strip Development - Policies elsewhere in this Plan that preclude or discourage strip development (e.g., Policy C-2.5 ??) shall not apply in the Big Sur Planning Area.  Due to the fact that Highway 1 is the only through road serving the Big Sur area, and the lack of suitable alternative roads or commercial building sites at a distance from Highway 1, strip development is the primary form of development in commercial areas of Big Sur.  Strip development shall therefore not be discouraged.

	Big Sur C-11 (LCP)
	County Road Abandonment - The County shall not abandon the Old Coast Road or Nacimiento-Fergusson Road, or any other road in the Big Sur Planning Area that is needed for emergency access or which provides for greater than local needs.  This Policy shall control over standards for road abandonment found elsewhere in this Plan (e.g., Policy C-1.1 ?? and Action C-13.d ??).

	Big Sur C-12 (LCP)
	Palo Colorado Road - Palo Colorado Road should be maintained at a level that resident and visitor traffic can safely be accommodated.  Improvements to the width or alignment of the road shall only be approved when negative visual and environmental impacts will not result and where the improvements will not adversely impact adjacent residents.  

	Big Sur C-13 (LCP)
	Driveway Accessibility For Fire Equipment - In the generally rugged terrain in Big Sur, requiring all driveways to be accessible to all fire equipment would often entail extensive excavation that might otherwise be avoided by use of alternate access from a nearby road.  Therefore, provisions elsewhere in this Plan that require all driveways to be accessible to all fire equipment (e.g., Action C-4.k), shall not apply within the Big Sur Planning Area in locations where structures are sufficiently close to a road so that the driveway need not be used for fire apparatus access.  Nothing in this Policy shall be construed as precluding an applicant from electing to construct a fire-apparatus accessible driveway.  Nothing in this Policy shall be construed as relieving an applicant from meeting the requirement that a driveway be accessible to all fire equipment if the appropriate fire authority does not agree that the driveway is not needed for fire-equipment access to structures.

	Coastal Access

	Big Sur C-14 (LCP)
	Appropriate Access - The rights of access to the shoreline and opportunities for recreational hiking access on public lands shall be protected, encouraged and enhanced.  Yet because preservation of the natural environment is the highest priority, all future access must be consistent with this objective.  Care must be taken that while providing public access, the beauty of the coast, its tranquility and the health of its environment are not marred by public overuse or carelessness.  The protection of visual access from Highway 1 should be emphasized throughout Big Sur as an appropriate response to the needs of recreationists.  Visual access shall be maintained by directing all future development out of the critical viewshed.  The protection of private property rights must always be of concern.

	Big Sur C-15 (LCP)
	Shoreline Access Priorities – First Tier - The first priority shoreline access locations are those major access areas presently in active use.  These areas should be retained for long term public use.  They should be improved and managed properly consistent with an approved management plan before their owners open new locations to formal public access.  Priority 1 areas are: Garrapata State Park, Andrew Molera State Park, Limekiln State Park, the Forest Service access areas at Pfeiffer Beach, Kirk Creek, Mill Creek, Pacific Valley (bluff top access only), Sand Dollar, Jade Cove, Willow Cove, Alder Creek and Villa Creek.

	Big Sur C-16 (LCP)
	Shoreline Access Priorities – Second Tier - The second priority for improvement of public accessways should be placed on areas that have ample beaches, minimal public safety hazards, and either absence of sensitive habitats or habitats that can be protected from adverse impacts.  Priority 2 areas are:  Rocky Point (bluff top access only), and Palo Colorado (bluff top access only).

	Big Sur C-17 (LCP)
	Shoreline Access Priorities – Third Tier - The third priority for improvement of public accessways should be placed on areas that have attractive destinations where safety hazards or resource conflicts can be mitigated, and with potential for improved parking.  Priority 3 access areas are:  Rocky Creek, Hurricane Point (bluff top access only), Castro-Grimes, Anderson Landing area, Dolan Creek area, Big Creek beach, Lucia and Wild Cattle Creek.

	Big Sur C-18 (LCP)
	Inappropriate Access Areas - Access should be discouraged as inappropriate where it would be inconsistent with public safety, military security or the protection of fragile coastal resources.  The County and other public agencies should cooperate with landowners to develop effective methods to direct access to appropriate locations.  Some areas of the Big Sur coast are not appropriate for formalized public access.  Until further studies justify the need and suitability for access to the shoreline at Wreck Beach, Coastlands, Grimes-Partington, Dolan Creek canyon, Vista Point, Vicente Creek, and Salmon Creek, such access should be discouraged.

	Big Sur C-19 (LCP)
	Existing Coastal Access - Public Safety - In extremely hazardous areas where safe access to the shoreline is not feasible, existing trails should be closed.  In these areas, visual access from Highway 1 will be emphasized as an appropriate response to the needs of the public.

	Big Sur C-20 (LCP)
	Access Easements Voluntary - Except as provided below in this Policy, all access and trail easements proposed on private property within the Big Sur Planning Area shall be acquired only from a willing seller or received as a voluntary donation.  No trail or access easement shall be acquired through the power of eminent domain, or required as a condition to any permit or other approval.  Trail and access easements may be purchased, leased, or received as a voluntary donation.  This Policy shall control over any conflicting Policy in this Plan.  Many coastal access points on public lands have been closed due to agency inability to supervise and maintain the areas.  Such existing and historic access points on public lands should be opened, maintained, and supervised before additional access areas are acquired.  This Policy shall not require voluntary grant of access easements in those cases where there is sufficient nexus and proportionality between a proposed development and the requirement of an easement to meet California and United States Constitutional standards for requiring the easement as a permit condition.

	Trails

	Big Sur C-21 (LCP)
	Inter-Agency Coordination – Trails Planning - The State Department of Parks and Recreation and the U.S. Forest Service are the primary agencies responsible for trail planning, construction, restoration, maintenance, and management on lands they manage.  These agencies have a special responsibility to coordinate and assure trail continuity through State, Federal and other public lands.

	Big Sur C-22 (LCP)
	Intermodal Trails Not Appropriate  - Intermodal trails, such as those that require paving or boardwalking to accommodate modes of transportation other than walking, are inconsistent with preserving the rural, wild, and scenic character of the Big Sur area.  Should the County develop an intermodal trail system, there shall be no intermodal component within the Big Sur Planning Area.  This Policy shall not be construed as precluding a minimally sized bicycle path on Highway 1, provided that development and use of the bicycle path does not interfere with achieving maximum motor vehicle capacity for the highway. 

	Big Sur C-23 (LCP)
	Off-road Recreational Use - Off-road vehicle recreation is not an appropriate use in the Big Sur Planning Area.

	ENVIRONMENTAL RESOURCES MANAGEMENT

	Soil and Slope

	Big Sur ER-1 (LCP)
	Development on Slopes - Generally, lands in excess of 30% cross slope shall not be developed in the Big Sur Planning Area.  Variation from this slope restriction may be approved under the following conditions:

· If there is no alternative that would allow development to occur on slopes less than 30%, or if the proposed development better achieves the ridgeline, viewshed, or other resource protection goals and policies of this Plan, or,

· If it is demonstrated that the potential for harm to persons, property, or resources is insignificant.

In identified moderate or high erosion hazard areas, an applicant may elect to check mapped information for accuracy through on-site soil and geologic investigations.  This Policy shall control over other Plan policies in conflict herewith.

	Big Sur ER-2 (LCP)
	Septic Drainfields on Slopes - Policies elsewhere in this Plan that may preclude septic drainfields on slopes exceeding 25% shall not apply within the Big Sur Planning Area (e.g., Policy PS-4.12 ??).  Geologic conditions in much of the Big Sur Planning Area provide excellent percolation capabilities, with many older septic drainfields providing reliable long-term operation without surfacing of effluent on slopes approaching 100%.  Nearly the totality of land within the Big Sur Planning Area exceeds 25% slope.  For these reasons, unless the Department of Environmental Health has reason to believe the geology in a particular locality will not provide sufficient percolation capability, drainfields shall be permitted on slopes of 30% or less.  

For new construction, if no feasible drainfield site exists on a slope of less than 30%, and if the applicant demonstrates through percolation tests or other means acceptable to the Department of Environmental Health that there is no significant likelihood of surfacing of effluent or other danger to health or safety, the Department of Environmental Health may allow septic drainfields on slopes exceeding 30%.  For replacement of existing drainfields, the Department of Environmental Health may allow a replacement drainfield on a slope exceeding 30% pursuant to the requirements for a new-construction drainfield, above, or, if the drainfield being replaced operated without surfacing of effluent for a period exceeding 10 years, the Department may allow a replacement drainfield on a nearby location with a comparable slope to the slope on which the drainfield being replaced was located.  For new construction and replacement of existing systems, when no suitable drainfield site can be located, the Department of Environmental Health should consider allowing feasible alternative means of sewage disposal.  Nothing in this Policy shall be construed as requiring the Department of Environmental Health to approve any septic drainfield or alternative sewage system that presents a significant danger of harm to public health or safety.

	Big Sur ER-3 (LCP)
	Topographic Alteration - Policies elsewhere in this Plan that may require that manufactured slope banks not be steeper than an average of 2 feet of run to 1 foot of height (e.g., Policy ER-10.4 ??) shall not apply in the Big Sur area if a steeper slope bank would result in less visual impact, less risk of erosion, less disturbance of native vegetation or soil, or would similarly better further other policies of this Plan.  In many areas of Big Sur, near-vertical excavated slope banks are the existing norm because they minimize impacts.

	Wildlands and Vegetation

	Big Sur ER-4 (LCP)
	Coastal Lagoon And Estuary Buffer - The coastal lagoons and estuaries of the Big Sur Coast shall remain undeveloped.  Development in the adjacent buffer area shall be limited to the minimum required to support low-intensity recreational, scientific or educational uses.  The coastal lagoon and estuary buffer area shall, at a minimum, include all areas within 150 feet of the landward extent of hydrophilic vegetation or the average high water mark if no such vegetation exists.

	Big Sur ER-5 (LCP)
	Landmark Trees - Landmark trees of all species shall be protected in perpetuity as significant features of Big Sur's natural heritage.  The California Department of Forestry, scientists from research institutions, and landowners should cooperate in the protection and enhancement of these resources and their supporting habitat.  Landmark trees shall be defined as trees native to the locality that are visually significant, historically significant, exemplary of its species, or more than 1000 years old.  This landmark tree definition supercedes other landmark tree definitions elsewhere in this Plan (e.g., the definition of Policy ER-3.6 ??).  Landmark trees in Big Sur must retain the status as being truly exceptional in order that their protection will be assured (the definition of Policy ER-3.6 ?? would result in millions of landmark trees in Big Sur). 

	Big Sur ER-6 (LCP)
	Habitat Setbacks - Within the Big Sur Planning Area, policies in this Plan that preclude development within a setback area adjacent to streams, rivers, or similar habitats, shall not preclude development of water works, appropriate road crossings such as by use of culvert pipe appropriately sized for the one-hundred year event, or other developments that by their nature require placement within the setback to be effective (e.g., erosion control projects) or which do not present a significant risk of harm to the resource, persons, or property.  Exceptions are needed in Big Sur because municipal and public water are not available and water works must be located near the water source, and because the exceptionally rugged terrain in Big Sur frequently necessitates crossing streams and drainages.  This Policy shall control over other policies in this Plan that conflict herewith.  This Policy shall not be construed as avoiding the setback for septic drainfields in this Area Section. 

	Big Sur ER-7 (LCP)
	Continued Ranching on Forest Service and State Park Lands - The Forest Service and State Parks shall be encouraged to continue ranching on the Brazil/Funt Ranch, and shall be discouraged from any development or activity on the ranch in conflict with such continued ranching use.  In order to preserve and restore pastoral views along the Big Sur coast, and to maintain and restore the scenic contrast between grazed grasslands and chaparral, other public lands that presently are or historically were in grazing use should continue in grazing use or be restored to such use (e.g., Andrew Molera State Park (east of Highway 1), the former Point Sur Naval Facility).  Grazing shall conform to best practices for such use, and shall not exceed the grazing capacity of the land. 

	Big Sur ER-8 (LCP)
	Recreation Management - Management of recreation uses in Big Sur shall emphasize the enjoyment of the natural scenic environment and shall preserve the rural, wilderness, and inspirational qualities for which the Big Sur coast is famous.  A high standard of resource protection is required to maintain the valuable resources of the Big Sur coast in perpetuity.  Funding should be allocated by local, regional, state and federal governments that is adequate to maintain and supervise existing recreation areas before more public land is opened to recreational use or proposed for acquisition by government entities.  Management priorities for outdoor recreation areas shall be to limit levels of use in environmentally sensitive areas and redirect recreational activities to other areas able to support anticipated use with minimal environmental impacts or conflicts with surrounding private land.  Lands acquired by public entities as preserves or reserves shall be designated as Resource Conservation lands, shall be maintained in conformity with the designation, and shall be used primarily for scientific study of on-site resources.  Public lands acquired for habitat protection shall be limited to uses consistent with the purpose for which they were acquired.

	Big Sur ER-9 (LCP)
	Overutilization of Public Lands Shall Be Avoided - Policies elsewhere in this Plan designed to encourage full utilization of all publicly owned recreation areas (e.g., Policy PS-10.4 ??) shall not apply in the Big Sur Planning Area.  Unlike many other areas of Monterey County, there are tens of thousands of acres of public recreational lands within the Big Sur Planning Area.  Encouraging full utilization of all such areas would result in overcapacity use of Highway 1, and degradation of the rural, wild, and scenic qualities that characterize the Big Sur coast.  The California Coastal Act expresses the intent that no one area be utilized to the point of adverse social or ecological impacts, and such philosophy shall be applied when considering the appropriateness of recreational uses proposed for public areas within the Big Sur Planning Area.  Impacts shall be evaluated not only in the context of the individual project but collectively as well, including impacts on the Big Sur environment from all other recreational uses within the Planning Area.

	Big Sur ER-10 (LCP)
	Invasive Species Control - Monterey County encourages residents and public agencies to undertake restoration of Big Sur's natural environment by removal of exotic plants such as Scotch and French Broom, Eucalyptus, Kikiyu grass, Vinca, Pampas grass, Gorse, Cape Ivy, and other non-native invasive species providing such removal does not increase potential erosion problems. 

The Monterey County Department of Public Works shall control invasive species on County road rights of way within the Big Sur Planning Area.  Invasive species control shall take the form of annual mowing prior to seed maturity, minimal use of herbicides that do not pose a threat of contaminating surface or groundwater, or such other means as the County may determine will control invasive species without danger to public health and safety.  The County shall coordinate its invasive species eradication efforts with the California Department of Transportation and private landowners.

	Big Sur ER-11 (LCP)
	Maintaining Wood and Brushlands - Most of the Big Sur Planning Area is comprised of heavily vegetated woodlands and native brushlands; much of which is overgrown.  In the event of a wildfire, the kindling effect of overgrowth results in destruction of plant and animal life to an extent unknown in times before the otherwise beneficial practice of fire suppression.  Policies intended to protect the relatively little remaining native vegetation in other parts of the County by requiring replacement of vegetation removed, are not always appropriate in Big Sur.  In the Big Sur Planning Area, policies elsewhere in this Plan that require replacement when native vegetation is removed (e.g., policies ER-3.4 and ER-3.5) shall not apply if the purpose of the removal is to maintain fire clearances around structures, or to maintain wildland areas in a healthy condition.  For purposes of this Policy, "healthy condition" shall mean a condition approximating the natural condition the vegetation would be in had fire suppression practices never been applied in the area.  The County shall encourage public and private landowners in the Big Sur Planning Area to maintain their wildlands in a healthy condition.  Generally, a coastal development permit must be obtained for the removal of trees and other major vegetation.  However, in the Big Sur Planning Area, the following will not be considered as removal of major vegetation, and shall not require any permit:

a) Removal of non-native or planted trees, except where this would result in the exposure of structures in the critical viewshed;

b) Removal of hazardous trees which pose an imminent danger to life or property, or threaten contagion of nearby forested areas, subject to verification by the County or California Department of Forestry;

c) Thinning of small (less than 12" diameter) or dead trees from density forested areas, especially as needed to reduce unsafe fuel accumulations adjacent to existing occupied buildings or to maintain woodlands in a healthy condition, and;

d) Prescribed burning, crushing, lopping or other methods of brush clearing which do not materially disturb underlying soils or threatened or endangered species.

	Forest Resources

	Big Sur ER-12 (LCP)
	Commercial Timber Harvests - Commercial Timber Harvests are not consistent with maintaining the wild, rural, and scenic qualities of the Big Sur Planning Area, and shall not be a permitted use under any Major Land Group within the area.  It is the County's policy that no variance be granted to allow such use within the planning area.  This Policy shall not be construed as precluding non-commercial vegetation removal needed to maintain woodlands in a healthy condition or as otherwise provided in Policy Big Sur ER-11 ??.  Nor shall this Policy be construed as precluding non-commercial salvage of dead or fallen trees.  This Policy shall not apply to lands zoned Timberland Production Zone or Timberland Preserve Zone, if any.  Lands shall not be zoned Timberland Production Zone or Timberland Preserve Zone within the Big Sur Planning Area unless required by state law.

	Hydrology

	Big Sur ER-13 (LCP)
	Interparcel Transfer of Water - No municipal or public water is available in the Big Sur Planning Area, and a traditional source of water is to obtain it from the land of a neighbor.  For these reasons, any policy elsewhere in this Plan that precludes inter-parcel transfer of water (e.g., Policy PS-3.5 ??) shall not apply within the Big Sur Planning Area.  Permit applicants intending to utilize water from a source not occurring on the parcel to be served shall obtain any necessary permits or approvals to appropriate the water from the State Division of Water Rights prior to receiving project approval from the County.  The County shall inform applicants with on-parcel riparian or groundwater sources of the desirability of perfecting and recording their rights to the water, to help avoid future conflicts.

	Big Sur ER-14 (LCP)
	Interbasin Transfer of Water - Generally, water shall not be transferred from one watershed to another in the Big Sur Planning Area.  For purposes of the Big Sur Area Section of this Plan, all tributaries that flow into a stream or river that flows to the sea shall be considered to be in the same watershed.  Other than as is provided in Policy Big Sur ER-17 ??, water may be transported from one watershed to another only if all of the following conditions are met:  

· Stream flow in the watershed in which the water will be used is approaching or is less than the minimum flow required to maintain riparian habitat, either due to natural or man-made conditions (the receiver watershed), and,

· The watershed from which the water is transferred has a sufficient quantity of water so that instream flows are expected to be sufficient to supply all planned uses within the watershed, and to provide instream flow sufficient to maintain riparian habitats, at buildout (the donor watershed), and,

· The water is not being transferred out of the boundaries of the Big Sur Planning Area, as those boundaries exist on the initial date of adoption of this Plan by the Board of Supervisors; provided however, the Carmel Riviera Mutual Water Company (CRMWC) shall be allowed to continue to transfer water out of the Big Sur Planning Area for use on parcels within the boundaries of the CRMWC, as those boundaries exist on the date of adoption of this Plan.

Except for the express exception provided in this Policy for the CRMWC, water shall not be transported out of the Big Sur Planning Area and any Integrated Water Management Plan or similar plan shall not provide for any such transfer.

When evaluating donor stream riparian habitat conditions to determine whether instream flow is sufficient to allow water to be diverted to a receiver watershed, the primary consideration shall be stream flows and riparian habitat conditions downstream from the location of the diversion.  Burden of demonstrating such sufficiency shall be on the applicant proposing the transfer.

This Policy shall not be construed as causing any County-approved water system that is in existence as of the initial date of adoption of this Plan, to be operating unlawfully, or to be non-conforming with this Plan.

	Big Sur ER-15 (LCP)
	Exception for Watersystem Interbasin Transfer - Where no on-site surface water source exists, exceptions to the general rule against interbasin transfer of water may be made for the development of a principal residence and allowable ancillary structures on a parcel served by a County-approved connection to an existing water system.

	Big Sur ER-16 (LCP)
	Water Source Priorities  - Most of the estimated 70 watersheds within the Big Sur Planning Area have sufficient water to maintain riparian habitat and accommodate human activity at buildout.  There shall be no priority for whether a surface-water or groundwater source will be used as the source of water for a project. 

	Big Sur ER-17 (LCP)
	Streams Supporting Rainbow And Steelhead Trout - Water quality, adequate year-round flows, and stream bed gravel conditions shall be protected in streams supporting rainbow and steelhead trout. 

	Big Sur ER-18 (LCP)
	Big Sur River Management Plan - The County encourages both public and private interests to undertake work to restore riparian vegetation, improve stream channel conditions, and reduce impacts of concentrated use along the lower Big Sur River.  These needs are discussed more fully in the management plan for the Big Sur River, which serves as an additional guide to development and use of the lower river area.  The management plan for the Big Sur River is on file at the County Planning Department.  The Big Sur River Management Plan should be updated and its recommendations implemented.

	Big Sur ER-19 (LCP)
	Big Sur River Minimum Flows  - The county shall work with local, State, and Federal agencies, and local community organizations to monitor water withdrawals from the Big Sur River, establish minimum summer/fall flow requirements for sustaining a healthy aquatic ecosystem, and assure that water withdrawals do not deplete flows below those minimum requirements.

	Big Sur ER-20 (LCP)
	Alteration Of The Shoreline - Alteration of the shoreline including diking, dredging, seawalls, rip rap and filling, shall not be permitted except for work essential for the maintenance of Highway 1, in addition to shoreline alteration General Plan Policy ER-5.7 ??.  Where dredging or temporary dikes are required for essential work or maintenance of Highway 1, they should avoid disruption of marine and wildlife habitats and should restore the site to its original condition as early as practical. 

	Big Sur ER-21 (LCP)
	Dredging, Filling, And Shoreline Structures - Boating facilities requiring onshore structures are not appropriate on the Big Sur coast.  If a harbor of refuge is required, it should be designed so as not to require onshore structures.

	Big Sur ER-22 (LCP)
	Septic Drainfield Setback - Unless the County Department of Environmental Health agrees that a lesser setback will not endanger public health, septic system drainfields shall not be closer than 100 feet from any creek, stream, or river.  This Policy shall not be construed as rendering non-conforming any existing drainfield that was installed in compliance with the laws in effect at the time of installation.  Replacement of such existing drainfields shall conform with this Policy to the maximum extent conformance is practical.  When replacement drainfields would not meet this setback, or when site conditions for new construction do not permit siting new drainfields to meet this setback, the department of Environmental Health should consider allowing feasible alternative means of sewage disposal.  Nothing in this Policy shall be construed as requiring the Department of Environmental Health to approve any septic drainfield or alternative sewage system that presents a significant danger of harm to public health or safety.

	Mineral Resources

	Big Sur ER-23 (LCP)
	Background - The Big Sur area has a number of sites of historic and potential mineral resources which may be proposed for extraction in the future.  Gold mining in the Los Burros District has occurred in the past and may be continued.

Significant conflicts arise in the watershed of the Little Sur River where substantial limestone deposits on Pico Blanco lie partly inside and partly outside the Los Padres National Forest.  In 1981 the U.S. Forest Service approved a five-year Plan of Operations, 1981-1986, that allows the owner Granite Rock to commence exploratory operations and the mining company has opened a quarry on the South face of Pico Blanco within the National Forest boundary.

In 1982, in response to a petition by Granite Rock, Co., the California State Mining and Geology Board classified these limestone deposits as a significant mineral resource (MRZ-2 area).  The Classification Report estimates they contain 640 million tons of limestone whiting, a non-strategic, industrial chemical mineral.  The State Mining and Geology Board has not designated the Pico Blanco deposits as a mineral resource of regional or statewide significance.

Granite Rock also owns two easements across the El Sur Ranch connecting its limestone deposits to the Old Coast Road, one of which -- referred to in this Mineral Resources section as the Dani Ridge access road -- has been developed for a haul road, while the other -- which cuts across slopes on the north side of the South Fork of the Little Sur River -- has not been developed.

In 1973 the California State Legislature recognized the statewide significance of the Little Sur River watershed's "extraordinary scenic, fishery, wildlife, (and) outdoor recreational values" by including it in the California Protected Waterways System and requested Monterey County to prepare a Protected Waterways Management Plan to protect these values and the watershed's "free-flowing and wild status." (Assembly Concurrent Resolution No. 32 - Relative to the Little Sur and Big Sur Rivers, 1973, and 1968 Cal. Stats. Chap. 1278 1.) Pursuant to this legislative request the Board adopted a Protected Waterways Management Plan for the Little Sur River in December 1983 and incorporated it by reference in this Plan.

Through adoption of the Protected Waterways Management Plan for the Little Sur River, the State has recognized the statewide significance of the fish and wildlife habitat of this watershed.  These resources are also of national significance, and the County encourages the State to designate this area as a "coastal resource of national significance", as the term is used in Section 1455(i) of the federal Coastal Zone Management Act, and to adopt as part of the state coastal Zone Management Act, and to adopt as part of the state coastal management program" specific and enforceable standards to protect (these) resources", in accordance with Section 1455(i)." 

Because of the extraordinary value of the natural resources of the Little Sur River watershed, the conflicts arising from mining operations on Pico Blanco and the jurisdictional complexities arising from the location of Pico Blanco limestone deposits partly inside and partly outside a national forest in a California Protected Waterway within the California coastal zone, the specific policies of Policy Big Sur ER-41 ?? are needed to guide the application of state and federal law and other policies of this plan.

Limited mining of sand and gravel for local use has taken place in the past from the stream beds of the Big Sur and Little Sur Rivers.  The Department of Fish and Game has reviewed and provided guidance to some of these operations.  Also, of considerable concern, is the potential development of the offshore oil and gas deposits.  In addition to these mineral resources there are also limited oil and gas reserves located offshore on the Outer Continental Shelf.  Proposals are being made by the Federal Government to lease these reserves for exploration and development.  Experience with offshore oil development has repeatedly shown the inevitability of serious oil spills or other disasters that result in degradation and destruction of the marine environment including extensive loss of fish and wildlife and damage to local dependent industries.  The Big Sur coast is the location of the California Sea Otter Refuge and a substantial portion of the Monterey Bay National Marine Sanctuary, and possesses extensive and undisturbed marine and intertidal habitats for fish, marine mammals, and birds.  Additionally, the coast is a scenic area of great renown.  The County is deeply concerned that these wildlife and scenic resources will be critically jeopardized by exploration and development of off-shore oil and gas reserves and, accordingly, is in strong opposition to the development of these reserves. 

The following Mineral Resources policies are applicable in any review by the County of mineral resource development activities, whether on federal or non-federal land.  These policies are adopted pursuant to the California Coastal Act of 1976, and the County's general plan power and police power.  All lands within the "National Forest" land use designation  which are subject to coastal development permit jurisdiction are subject to the land use policies for the Watershed and Scenic Conservation land use designation.

	Big Sur ER-24 (LCP)
	Key Mineral Resources Policy - Development of mineral resources in the Big Sur coast area must be carefully planned and managed to ensure protection of the area's important scenic, recreational, and habitat values.  The County shall evaluate any proposal for an increased level of extraction based upon a thorough balancing of the social, technological, environmental and recreational values long recognized to exist on the Big Sur coast and the economic values of any mineral deposit.  In determining the value of a mineral deposit, the costs of reclamation and mitigation of adverse impacts will be considered.  The County opposes development of any offshore or onshore oil and gas reserves that could adversely affect threatened or endangered species or the scenic values of the Big Sur coast.

	Big Sur ER-25 (LCP)
	All Plan Policies Applicable - All mineral resource development shall be in keeping with the broad resource protection objectives of this Plan.  The specific policies, criteria and standards of other sections of this Plan shall govern both onshore and offshore mineral resource development.  Mining will not be allowed in environmentally sensitive areas such as threatened and endangered plant and animal habitat locations, or wetlands.  Mining activities and related facilities such as roads, loading or conveyance facilities, shall not be permitted to be constructed in the critical viewshed and shall be sited and designed to otherwise conform to scenic protection policies of this Plan.

	Big Sur ER-26 (LCP)
	County Retains Responsibility Over Surface Mining In Big Sur - The California Surface Mining and Reclamation Act of 1975 (SMARA) establishes procedures whereby mineral deposits can be classified as significant mineral deposits and designated as having statewide or regional significance.  In the event of classification the State Mining and Geology Board publishes a Classification Report containing useful mineral information.  The County will recognize in this Plan such information pertaining to mineral deposits within the Big Sur Planning Area and will emphasize the conservation and development of classified deposits.  However, pursuant to SMARA the County retains responsibility and broad discretion as lead agency to regulate, approve or disapprove all proposed surface mining operations, including those affecting deposits that have been classified as a significant mineral resource or designated as having statewide or regional significance.

	Big Sur ER-27 (LCP)
	Alternatives to Surface Mining Shall be Considered - Alternative methods of mineral extraction which result in minimal environmental impact shall be given substantive consideration before surface mining is allowed.  Surface mining will not be considered an acceptable practice where less environmentally damaging techniques are feasible or in streams supporting anadromous fish runs unless it can be demonstrated that no adverse impacts will result.

	Big Sur ER-28 (LCP)
	Terms Defined - For purposes of this Plan the term "surface mining" is now used to mean "surface mining operations" as that term is defined by the California Surface Mining and Reclamation Act of 1975, Pub. Res. Code ~2735.  The following operations are excluded from this definition: (1) the operations conducted by the California Department of Transportation to extract road building materials for local use and (2) prospecting for, or the extraction of, minerals for commercial purposes and the removal of overburden in total amounts of less than 500 cubic yards in any one permit area or from any single mineral deposit or contiguous mineral deposits that have been classified as a significant mineral resource by the California Division of Mines pursuant to Pub. Res. Code ~2761(b).

"Mining", as that term is used in this Plan, includes both surface mining and subsurface mining.  

"Mineral development" is the broad term that encompasses both mining and onshore and offshore exploitation of oil and gas resources.

	Big Sur ER-29 (LCP)
	Areas Where Surface Mining Shall Not be Allowed - Surface mining operations shall not be allowed in the following areas: 

a) Surface mining operations shall not be allowed in areas susceptible to landslide, erosion and other hazards such as proximity to earthquake faults, as designated on the Big Sur LCP Hazards Map or in the "Seismic and Slope Stability Hazards" maps in the Protected Waterways Management Plans for the Little Sur River and Big Sur River. 

b) In order to maintain the long term productivity of soils and potential timberlands, mining within Forestry Special Treatment Areas or other potential commercial timber lands shall not be permitted except for subsurface workings which would not result in a conversion of potential timberlands to other uses.

	Big Sur ER-30 (LCP)
	Large-Scale Mineral Development Not Appropriate - Large-scale mineral development is not an appropriate use in the Big Sur Planning Area.  The total amount of proposed surface from any mineral extraction operation or aggregate of operations (including quarry sites, tailings, overburden disposal sites, drilling pads, processing sites, roads) within any watershed shall be the minimum necessary to support the operation.  (For the purposes of this policy, a watershed must be considered in its entirety, from the point where it drains into the Pacific Ocean, inland to the limit of the coastal zone).

	Big Sur ER-31 (LCP)
	Required Documentation for Mineral Operations - All permit applications proposing to conduct mineral exploration or extraction operations shall be required to prepare an Environmental Impact Report, a quarry management plan and reclamation plan, and must meet the requirements of the Surface Mining and Reclamation Act of 1975 as implemented by the County Mining Ordinance herein incorporated by reference.  The County will request advice and guidance from the State Department of Fish and Game, Regional Water Quality Control Board, and California Division of Mines and Geology, as appropriate in reviewing proposed quarry management and reclamation plans.  The County may engage the services of geologic and biologic experts to review such plans as needed.  This will be at the applicant's expense.

	Big Sur ER-32 (LCP)
	Required Contents of Quarry Management and Reclamation Plans - In addition to the requirements set forth in Monterey County Code Chapter 16.04, the required quarry management plan or reclamation plan, must address at a minimum, all the following elements as a condition of permit approval. 

a) Cross section maps or plans of the land to be affected including the actual area to be mined, prepared by or under the direction of and certified by a registered professional engineer, or professional geologist with assistance from experts in related fields such as land surveying and landscape architecture, showing pertinent elevation and location of test borings or core samplings and depicting all of the following information:

(1) The nature and depth of the various strata of overburden.

(2) The location of subsurface water, if encountered, and its quality.

(3) The nature of the stratum immediately beneath the mineral deposit to be mined.

(4) Existing or previous surface mining limits.

(5) The location and extent of known workings of any underground mines, including mine openings to the surface.

(6) The location of aquifers.

(7) The estimated elevation of the water table.

(8) The location of spoil, waste, or refuse areas, suitable plant growth material stockpiling areas and, if necessary, stockpiling areas for other suitable strata.

(9) The location of all impoundments for waste or erosion control.

(10) Any settling or water treatment facility.

(11) Constructed or natural drainways and the location of any discharges to any surface body of water on the area of land to be affected or adjacent thereto.

(12) Profiles at appropriate cross sections of the anticipated final surface configuration that will be achieved pursuant to the applicant's proposed reclamation plan.

b) Procedures to retain soil or eroded material on the site, to prevent the discharge of any water or runoff which would increase the natural level of turbidity in receiving waters, and to control the circulation of particulate matter in the atmosphere.  Water quality sampling of suspended sediment and turbidity shall be required for any mining operations prior to the beginning of the operation and during subsequent winters.  Costs of monitoring are to be borne by the applicant.

c) Measures to stabilize slopes and mine tailings such as hydromulching, seeding and other appropriate measures; measures to prevent any increase in normal runoff, especially during peak periods, from the site such as requiring dispersal or storage so that scouring and erosion do not occur.

d) A soil survey of all the plant growth material within the permit area.

e) Measures to provide for the restoration of native plant species normally occurring in the mined areas.

f) Measures to stockpile soil and spoils and provide for recontouring quarry sites to a natural appearance.

g) Measures to regulate disposal of undesirable pollutants found in conjunction with mined materials (such as heavy metals, mercury, in gold mines).

h) A phasing plan or other measures adequate to minimize the area of disruption during active mining in order to alleviate such impacts as soil erosion, dust propagation, and viewshed intrusion in areas not covered by Policy Big Sur ER-25 ??.  This phasing plan shall include a detailed estimated timetable for the accomplishment of each major step in the reclamation plan.

i) A transportation element which discusses alternative methods of transporting quarried material.  Haul routes and destinations must be specified.

j) Measures to maintain existing or historic recreational access over the property.

k) Measures to prevent impacts which would significantly degrade adjacent habitats of threatened or endangered species and parks and recreation areas.

l) A determination by the permit applicant of the probable hydrologic consequences of the mining and reclamation operations, both on and off the mine site, with respect to the hydrologic regime, quantity and quality of water in surface and ground water systems including the dissolved and suspended solids under seasonal flow conditions and the collection of sufficient data for the mine site and surrounding areas so that an assessment can be made by the Board of the probable cumulative impacts of all anticipated mining in the area upon the hydrology of the area and particularly upon water availability and quality.

m) The use which is proposed to be made of the land following reclamation, including a discussion of the utility and capacity of the reclaimed land to support a variety of alternative uses and the relationship of such use to existing land use policies and plans, the surface owner's preferred use, and the comments of state and local governments or agencies thereof, which would have to initiate, implement, approve, or authorize the proposed use of the land following reclamation.

n) A detailed description of how the proposed postmining land use is to be achieved and the necessary support activities which may be needed to achieve the proposed land use.

	Big Sur ER-33 (LCP)
	Annual Report of Activities by Permittee - The operator shall annually file on the anniversary date of the permit a notice of intent to continue mining operations and a map or statement that shall indicate:

a) The land affected during the preceding year;

b) The land to be affected during the coming year; and

c) Any land reclaimed during the preceding year.

	Big Sur ER-34 (LCP)
	Environmental Protection Performance Standards - General performance standards shall be applicable to all surface mining and reclamation operations.  In addition to the requirements set forth in Monterey County Code Chapter 16.04, each permittee shall be required at a minimum to comply with the following standards as a condition for permit approval:

a) Mining trucks shall not be permitted on Highway 1 during peak recreational use periods (7 a.m. until 10 p.m.).

b) Fill activities or improvements related to mining operations shall not be permitted in active flood plains or stream channels.

c) Existing or historical recreational access to the shoreline, the Ventana wilderness area or state parks shall not be prevented by mining operations.

d) Unless the County finds that no significant adverse affects on the following specified habitat and recreational features will result, no mining which involves surface blasting, operation of loud equipment, or similar disruptions of natural peacefulness and solitude shall be allowed within close proximity of the following:

(1) Any State Highway 1 pullout;

(2) The Ventana Wilderness:

(3) Public recreation sites such as state parks, trails, campsites, and designated scenic viewpoints;

(4) Known Bald Eagle, Golden Eagle and Peregrine Falcon nesting sites.  

(5) Any California Condor roosting site.

e) Water quality sampling of suspended sediment and turbidity shall be required for any mining operations prior to the beginning of the operation and during subsequent winters.  Costs of monitoring are to be borne by the applicant.

f) Construction or improvements of private roads required by mining operations shall meet standards described in policies Big Sur C-1, C-2, and other applicable policies of this Plan.

g) All surface areas, including spoil piles affected by the surface mining and reclamation operation, shall be stabilized and protected to prevent or effectively control erosion and attendant air and water pollution.  The operator shall ensure that the construction, maintenance, and postmining conditions of haul roads and access roads into and across the site of operations will effectively control or prevent erosion and siltation, pollution of water, damage to fish or wildlife or their habitat.

h) The mining operator shall ensure that explosives are used only in accordance with existing state law and shall:

(1) Provide adequate advance written notice to local governments, adjacent landowners and residents who might be affected by the use of such explosives by the publication of the planned blasting schedule in a newspaper of general circulation in the area by mailing a copy of the proposed blasting schedule to every resident living within one-half mile of the proposed blasting site, and by providing daily notice to residents in such areas prior to any blasting.

(2) Maintain for a period of at least three years and make available for public inspection upon request a log detailing the location of the blasts, the pattern and depth of the drill holes, the amount of explosives used per hole, and the order and length of delay in the blasts.

(3) Limit the type of explosives and detonating equipment, the size, the timing, and the frequency of blasts based upon the physical conditions of the site so as to prevent:

(a) Injury to persons.

(b) Damage to and the impairment of the use and enjoyment of public and private property outside the permit area including, but not limited to, California State Parks, the Ventana Wilderness Area and public access thereto.

(c) Change in the course, channel, or availability of ground or surface water outside the permit area.

i) To minimize visual, scarring, disturbed surface areas shall be restored through use of indigenous vegetation so that no boundary is discernible between mined and unmined areas.

j) Disturbed land shall be restored to a condition capable of supporting the uses which it was capable of supporting prior to any mining, or higher or better uses approved by the Board of Supervisors which may include agricultural, residential, recreational facilities or fish and wildlife habitat.

k) Lands affected by surface mining operations which have been designated for postmining agricultural purposes or wildlife habitat shall be restored to the level of productivity equal to or greater, under equivalent management practices, than nonmined agricultural lands or wildlife habitat of similar soil types in the surrounding area.  For those lands which are to be rehabilitated to indigenous grasslands, a diverse, effective and permanent vegetative cover shall be established of the same seasonal variety indigenous to the area to be affected and capable of self-regeneration, plant succession, and at least equal in extent of cover and productivity to the indigenous vegetation of the area.  The level of productivity and cover attained on disturbed lands within the permit area shall be demonstrated by the permittee using comparisons with similar lands in the surrounding area having equivalent historical management practices and that are undisturbed by mining, or comparable disruptive activities.

l) Reclamation activities, particularly those relating to control of erosion and prevention of visual scarring, to the extent feasible, shall be conducted simultaneously with mining and in any case shall be initiated promptly after completion or abandonment of mining on those portions of the mine complex that will not be subject to further disturbance by the mining operation.  In the absence of an order by the Board of Supervisors providing a longer period, the plan shall provide that reclamation activities shall be completed not more than 2 years after completion or abandonment of mining on that portion of mine complex.

	Big Sur ER-35 (LCP)
	Bond Requirement - A cash deposit, bond or equivalent surety, payable to the County in an amount to be set by the Board of Supervisors, is required to ensure compliance with the Surface Mining and Reclamation Act and regulations and policies of this plan.  Should the mine operator fail to correct any violation or water quality problem due to the mining operation with 15 days following receipt of notification to do so, the County may correct the problem and charge all reasonable costs against the mine operator's surety.

	Big Sur ER-36 (LCP)
	Small Scale Mining - Mining shall not be permitted in live stream channels or in locations where water quality or wildlife could be adversely affected or in sand dunes.  In other areas limited extraction of sand and gravel for local construction purposes may be permitted under careful controls designed to:

a) Regulate instream and near-stream extraction so that maximum mitigation of adverse environmental effects occurs.

b) Limit future insteam extraction to "safe yield" or annual replenishment levels.

c) Preserve soil resources and agricultural lands adjacent to the instream channels.

d) Maintain and enhance streambank stability while encouraging deposition, rather than erosion of fluvial materials.

e) Preserve and enhance the growth of riparian vegetation.

f) Maintain groundwater supplies and quality.

g) Maintain surface water quality.

The Department of Fish and Game shall be requested to review all applications for sand and gravel extraction and to provide recommendations to the County concerning protection of wildlife habitat before the County approves the permit application.

	Big Sur ER-37 (LCP)
	Petroleum Exploration and Extraction Prohibited - Because of extraordinary risk to the Big Sur coast's special wildlife and recreational values and based on extensive evaluation of the Big Sur Coast, no sites have been identified which would be either practical or appropriate for the exploration, extraction, or handling of petroleum or related products either on-shore or off-shore.  Therefore, such uses are not provided for in this plan, either on-shore or off-shore in the area under the jurisdiction of the State of California and Monterey County.  This prohibition is especially designated to protect the California Sea Otter State Fish and Game Refuge, the Monterey Bay National Marine Sancturay, any watershed which empties into the Ventana Wilderness, a designated Area of Special Biological Significance, a State Protected Waterway, State Fish and Game Refuge, or onto a public beach or other public shoreline recreation area.

	Big Sur ER-38 (LCP)
	Oil Spills On Big Sur Coast - In the event an oil spill occurs on the Big Sur coast the responsible entities shall secure a permit from the Board of Supervisors to determine appropriate measures to restore the damaged area to its condition prior to the spill.  Any such permit shall be applied for within 3 calendar days of the spill's impact on the Monterey County Coast.  Any actions taken immediately following the spill to limit or clean up the spill shall be evaluated as to their appropriateness and may be modified as conditions of the subsequent permit.

	Big Sur ER-39 (LCP)
	Assertion of County Jurisdiction Over Mining on Federal Lands - The County asserts its jurisdiction over mining operations on Federal lands within or adjacent to the Big Sur Coastal Zone to the full extent allowed by law.  This includes the County's permit jurisdiction pursuant to its Surface Mining and Reclamation Ordinance and the California Surface Mining and Reclamation Act of 1975 and its coastal development permit jurisdiction pursuant to the California Coastal Act of 1976 and the Federal Coastal Zone Management Act of 1972.  The County shall establish mechanisms for consultation and comment upon mining operations on federal lands.  These mechanisms may include formal and informal review, cooperative planning with federal agencies, development of memoranda of understanding, joint preparation of environmental impact statements or assessments, coordination through state agencies such as the Office of Planning and Research, and the like.  These measures will be in addition to any coastal development permit requirements which may apply in any individual case.

	Big Sur ER-40 (LCP)
	Consultation When Mining Proposed Adjacent to Public Lands - To assure protection of habitat and recreational values on adjacent lands, the County shall consult with the affected public land management agency prior to approval of any mining activity on any parcel adjacent to National Forest, State Park, or University of California Land and Water Reserve lands, access roads or trails.

	Big Sur ER-41 (LCP)
	The Little Sur River Watershed and Pico Blanco Limestone Deposits - 
a) The upper watershed of the Little Sur River is classified as a natural waterway in accordance with the analysis stated in the Protected Waterways Management Plan for the Little Sur River (PWMP), pp. 64-65.

b) No new road may be developed nor may the capacity of any existing road the expanded in the upper watershed of the Little Sur River unless its dominant purpose is to serve priority uses for the Little Sur River watershed (PWMP Objectives 1 and 10, pp. 66-67) and unless it conforms to all resource protection policies of this Plan.  This restriction is based in part on: (1) the prohibition on large scale surface mining any place on the Big Sur Coast (Policy Big Sur ER-30 ??); (2) the determination by the Forest Service that the existing Dani Ridge road provides sufficient access across the U.S. Forest Service lands for Granite Rock's present mining operations (U.S. Forest Service, Environmental Assessment Report on approval of Granite Rock's Operating Plan, 1981, p. 1); (3) the determination that the upper watershed of the Little Sur River is a natural waterway (Policy Big Sur ER-41 a) ??), and; (4) the conclusion in the PWMP that it is extremely unlikely that a new road could be built in the upper watershed without causing severe damage to aesthetic, ecological and recreational resources (PWMP, pp. 32, 46 and 51).

c) Because the North and South Forks of the Little Sur River are steelhead spawning habitat and because they support old growth redwoods and other riparian vegetation that might be harmed by siltation (PWMP, pp. 38, 27, 30 and 45), no new roads or expansion of existing roads shall be allowed that would cause siltation to enter either riparian corridor or the waters of either stream fork.

d) Because of the extraordinary scenic views of Pico Blanco from the Old Coast Road (PWMP, pp. 51, 53, 83 and Objective 10, p. 67) views of Pico Blanco from the Old Coast Road are included in the "Critical Viewshed" as that term is used in Policies Big Sur ER-42 and ER-43. 

e) With respect to any proposed mineral resources development within the upper watershed of the Little Sur River, the applicant must demonstrate as a condition for permit approval that the proposed development, including the use of explosives, is consistent with Objectives 1 and 10 of the PWMP (pp. 66-67), and that it will not adversely impact any threatened or endangered species.  

These specific environmental standards apply to the upper watershed of the Little Sur River in addition to the standards set out in Policy Big Sur ER-34 ?? that apply throughout the Big Sur Planning Area.

f) Existing mining operations on Pico Blanco on federal mining claims within the Los Padres National Forest are deemed to constitute a first phase of operations that must be reclaimed in accordance with the standards set out in Policy Big Sur ER-34 ?? before any expansion of mining operations related to the Pico Blanco limestone deposits may be approved. 

For purpose of this policy, "Pico Blanco limestone deposits" refers to those deposits that were classified as MRZ-2 or MRZ-3 areas by the California State Mining and Geology Board in 1982.  "Additional surface disturbances" as used in this policy includes disturbances affecting the Pico Blanco limestone deposits resulting from both expanded operations that are contiguous to areas that have already been disturbed (e.g., the existing quarry site, access and exploratory roads or disposal site) and those that are not contiguous to such presently disturbed areas.

	Scenic Resources 

	Big Sur ER-42 (LCP)
	Big Sur Scenic Resources - Recognizing the Big Sur coast's outstanding beauty and its great benefit to the people of the State and Nation, it is the County's objective to preserve these scenic resources in perpetuity and to promote the restoration of the natural beauty of visually degraded areas wherever possible.  To this end, it is the County's policy to prohibit all future public or private development visible from Highway 1 and the major public viewing areas in Policy Big Sur ER-43 ?? (the critical viewshed), and to regulate all new development in areas not visible from Highway 1 or such major public viewing areas based on this Plan's siting and design criteria.  This applies to all public and private development, including structures, the construction of public and private roads, utilities, lighting, grading and removal or extraction of natural materials.  New materials and technologies that provide increased protection of the critical viewshed, such as non-glare window glass, shall be incorporated in projects where appropriate.

	Big Sur ER-43 (LCP)
	Critical Viewshed Definition - Everything within sight of Highway 1, and the following specific major public viewing areas:  Turnouts and pullouts that are within the Highway 1 right of way, Soberanes Point, Garrapata Beach, Abalone Cove Vista Point, Bixby Creek Turnout, Hurricane Point Overlook, Upper Sycamore Canyon Road (Highway 1 to Pais Road), and Pfeiffer Beach / Cooper Beach.  Also within the critical viewshed are views of Mount Pico Blanco from the Old Coast Road.  Mount Pico Blanco is defined as that land form bounded on the south by the South Fork of the Little Sur River, on the North by the North Fork of the Little Sur River, and on the East by the Ventana Wilderness Area.  Trails and trail lookouts are not included as major public viewing areas, nor are other locations not listed in this Policy.  Distant development, though technically in the line of sight, will not be considered visible if sited and designed so as to not be visible from Highway 1 or the major public viewing areas listed above.  Visibility will be determined by normal unaided vision, in any direction, in any season, for any amount of time.  Visibility from Highway 1 turnouts and pullouts will be determined while standing on an elevation level with the Highway surface.  Views from beaches will be determined while standing inland from Mean Low Water.  Areas and specific developments that are exempted from the critical viewshed are listed below at Policy Big Sur ER-44 ??.

	Big Sur ER-44 (LCP)
	Exceptions to the Critical Viewshed - Every project proposed under one of the following critical viewshed exceptions and which would be visible from Highway 1 or one of the major public viewing areas listed in Policy Big Sur LU-43 ??, shall be subject to design review by the Big Sur or South Coast Land Use Advisory Committee.  The following specific areas and developments are exempted from the preclusion of development within the critical viewshed and shall conform to all requirements that apply to developments outside the critical viewshed, in addition to such other requirements as are stated in this Policy below:

a) Commercial Areas - Development within areas designated as Rural Community Centers in the Big Sur Coast Land Use Plan, including but not limited to Big Sur Valley, Lucia, Gorda, and Pacific Valley; as well as specific developments designated in the Big Sur Coast Land Use Plan as legal conforming commercial uses outside the areas designated as Rural Community Centers, including but not limited to Rocky Point Restaurant, Big Sur Inn, and Coast Gallery.

b) Essential Ranching Structures - Essential agricultural structures required by commercial ranching and agriculture operations that cannot be feasibly located outside the viewshed shall be permitted under careful design and siting controls.  Examples include barns, fences, windmills, water pumps, water tanks, stockponds and corrals.  All aquaculture facilities will be subject to the same resource protection criteria and environmental standards as other development. 

c) Views From Old Coast Road - All views from the Old Coast Road other than views of Mount Pico Blanco shall be excluded from the critical viewshed, except those views visible from Highway 1.
d) Highway 1
(1) Public Highway 1 Improvements - Highway capacity, maintenance, safety and aesthetic improvements shall be allowed, including signs and guardrails; provided they are of a design complementary to the rural setting and character of Big Sur, with preference for natural materials.  Protective barriers constructed by Caltrans should utilize boulders or walls of rock construction that minimize blocking views.  Public agency permanent highway signs should be framed with unpainted redwood.  All highway signs should be reviewed once every three years by Caltrans to determine the need for their continued use.  All unnecessary signs should be removed.  A restroom may be constructed at Garrapata State Beach, which may be visible from the State Beach pullout, but shall not be visible to motorvehicle traffic passing on Highway 1.  A restroom may be located at the viewpoint near Krenkle Corners / Grey Rock (mile marker 37), which shall be visible to vehicles passing on Highway 1 only to the degree necessary.  A restroom may be located at the vista point near the Big Creek area (between mile markers 27 & 28).

(2) Private Highway 1 Improvements - Private driveway entrances, gates, roadside fences that do not substantially block views of the mountains or ocean, mailboxes, and signs; that are of a design complementary to the rural setting and character of Big Sur, with preference for natural materials.

e) Utilities - It is the County's intent that utilities within the critical viewshed be installed underground.  Overhead power or telephone lines will be considered only where overriding natural or physical constraints exist.  In such instances, poles will be placed in the least conspicuous locations out of public, and where possible, private view.  Transmitter towers and power facilities must not appear in the critical viewshed.  Water lines or underground conduits should be buried or otherwise obscured by vegetation.  Exterior lighting will require shielding to reduce its long-range visibility, and to cause the light source to not be visible.  Further, exterior lighting shall be downlite and minimal to reduce as much as possible light pollution.

f) State Park Parking - Restoration of dirt pullouts on the west side of Highway 1 in the Garrapata State Park area, which were eliminated by covering with fill from the Hurricane Point slide in 1998.  Entranceways to State Park parking lots, provided they are of a design complementary to the rural setting and character of Big Sur, with preference for natural materials.  Parking lots shall accommodate not more than 75 vehicles, and shall be located outside the critical viewshed, as shall all associated facilities such as restrooms, which shall preferably be located with parking lots.  For public safety, in locations where State Park parking lots are located on the opposite side of Highway 1 from the primary public use area the parking lot serves, it is desirable that the parking lot be connected with the public use area by a pedestrian tunnel under the existing highway elevation.  Land acquired for viewshed protection shall not be developed for parking lots or other facilities.  

g) Rocky Point Area - Existing residential parcels between Highway 1 and the sea, from (and including) the southernmost existing residential parcel on Rocky Point, to the northernmost developed residential parcel on Kasler Point and from the southernmost developed parcel north of Abalone Cove to the northernmost developed parcel south of Garrapata Creek shall be permitted to be used for residential purposes subject to the following additional standards.  Additional standards shall include keeping driveways as narrow as possible, avoiding paving where practical and consolidation of driveways; the use of roof and surface treatments, colors and materials which will visibly blend with the surrounding environment; the use of berming and other measures designed to minimize views of structures without blocking ocean vistas seen from Highway 1; prohibiting the dumping of excavated materials over the coastal bluff, and additions, antennae, night flood lighting, or other improvements in view of Highway 1 without separate permit consideration; and dedication of scenic easement over undeveloped portion of lot.  Guest houses shall be attached to the main dwelling except where they can be sited to better implement these policies.

h) Otter Cove Area - Existing residential parcels in the Otter Cove Subdivision seaward of Highway 1, south of Malpaso Creek, shall be permitted to be used for residential purposes subject to the following additional standards.  Additional standards shall include keeping driveways as narrow as possible, avoiding paving where practical and consolidation of driveways; the use of roof and surface treatments, colors and materials which will visibly blend with the surrounding environment; the use of berming and other measures designed to minimize views of structures without blocking ocean vistas seen from Highway 1; prohibiting the dumping of excavated materials over the coastal bluff, and additions, antennae, night floodlighting, or other improvements in view of Highway 1 without separate permit consideration; and dedication of scenic easement over undeveloped portion of lot.  All guest houses shall be attached to the main dwelling. 

i) Natural Resource Management and Specific Coastal Dependent Uses - The following natural resource management needs and the specific necessary public facilities specified below are permitted, provided that in each case there be a finding that no reasonable alternative exists, that no significant adverse visual impacts will result, and that all development will conform with all policies of this Plan applicable to development outside the critical viewshed.  The exceptions are limited to:

(1) Removal of non-native trees and invasive species;

(2) Improvements to existing County roads that are consistent with the limitations and requirements applicable to exceptions for "Public Highway 1 Improvements" above in this Policy;

(3) On-shore navigational aids (lights, radio beacons, weather stations) needed by the commercial fishing industry; and,

(4) Improvements to Pacific Valley School.

j) Restoration Activities - Demolition of buildings and restoration of the scenic quality of an area (e.g., the former Point Sur Naval Facility).

No area or development shall be exempted from preclusion of development within the Big Sur critical viewshed except those listed in this Policy, and this Policy shall control over any policies in this Plan in conflict herewith.  This Policy shall not be construed as precluding replacement of structures pursuant to Policy Big Sur ER‑45 ??.

	Big Sur ER-45 (LCP)
	Replacement of Structures In the Critical Viewshed - The general policy concerning replacement of structures within the critical viewshed shall be to encourage resiting or redesign in order to conform to the basic critical viewshed prohibition of visible development.  Structures lost in fire or natural disaster within the critical viewshed shall be permitted on the original location on the site, provided no other less visible portion of the site is acceptable to the property owner, and provided the replacement does not increase the visibility of the structure.  When a structure within the critical viewshed is voluntarily replaced, the replacement structure shall conform to the maximum extent feasible with the critical viewshed policy (e.g., by resiting, redesign, or similar means); provided however, this shall not be construed as precluding replacement of an existing structure within the critical viewshed if a less visible alternative is not feasible.  Voluntarily replaced structures shall not be more visible than the structure replaced.  The County shall cooperate with landowners to encourage voluntary replacement of existing structures with less visible replacements.

	Big Sur ER-46 (LCP)
	Parcels Partly Within the Critical Viewshed - In order to avoid creating further commitment to development within the critical viewshed all new parcels must contain building sites outside the critical viewshed.  Where it is determined that an alternative building site on a parcel would result in conformance with the basic critical viewshed prohibition of visible development, then the applicant will be required to modify the proposal accordingly.  Similarly, changes in the design, height, or bulk of proposed structures will be required where this will result in an approvable project.  

Where it is determined that a proposed development cannot be resited, redesigned, or in any other way made to conform to the basic critical viewshed policy, then the site shall be considered environmentally inappropriate for development.

	Big Sur ER-47 (LCP)
	Compensation of Critical Viewshed Landowners - The County will participate with other public agencies and private groups to secure adequate funds to compensate critical viewshed landowners when critical viewshed property is proposed for development, or to secure for use by restricted landowners, other developable land areas to which the right to construct new development can be transferred.  The value of parcels, for purposes of establishing compensation price, shall not be diminished by virtue of their location in the critical viewshed or by application of critical viewshed policies.  The County shall discourage any increase in federal ownership of critical viewshed lands.

	Big Sur ER-48 (LCP)
	Restoration of Critical Viewshed Lands - The County encourages creative public and private efforts to restore the scenic beauty of visually impacted areas of the coast and will assist such efforts where possible.  Special attention should be given to demolishing visible structures at the former Point Sur Naval Facility and restoring the scenic quality of the area.

	Big Sur ER-49 (LCP)
	All Trail and Access Improvements Shall Comply With the Critical Viewshed Policy - In order that the views from Scenic Highway 1 and other major public viewing areas listed in Policy Big Sur ER-43 ?? not be degraded, all trail and access improvements within the Big Sur Planning Area shall comply with the Big Sur critical viewshed Policy.  This requirement shall apply to accessways and trails, and to accessories thereto, including improvements needed to conform with requirements of the Americans With Disabilities Act or other state or federal law.  In areas where trails or accessways cannot be developed in conformance with all legal requirements while complying with the Big Sur critical viewshed policy, rather than physical access, visual access from Highway 1 will be emphasized as an appropriate response to the needs of the public.  Trail and accessway development outside the critical viewshed shall conform with all policies of this Plan that apply to development not in the critical viewshed.  This Policy shall not be construed as precluding inconspicuous coastal access signs or other access management measures that comply with the critical viewshed Policy.

	Big Sur ER-50 (LCP)
	Visual Standards for Development of Land Not in the Critical Viewshed - Land not in the critical viewshed, and land that is exempted from the critical viewshed policy, shall be developed consistent with the following siting and design standards.  These standards shall apply to all development, whether by public or private entities, and whether residential, commercial, or agricultural; including access roads thereto.  When applying these standards to a particular project on a particular piece of land, the goal is to consider all of the standards together to best ensure that the visual continuity of the natural terrain is not made subordinate to the project; the natural terrain, not the project, should predominate.

To the maximum extent practical, all development shall be sited and designed to not detract from the natural beauty of undeveloped skylines, ridgelines, and the shoreline.

New applicants, when selecting a building site, must consider the visual effects upon public views as well as the views and privacy of neighbors.  The portion of a parcel least visible from public viewpoints will generally be considered the appropriate site for the location of new structures.  New structures shall be located where existing topography or trees provide natural screening and shall not be sited on open hillsides or on ridges where they will be silhouetted against the sky.  Sites shall not leave excavation scars or slope disturbance.  Structures and access roads shall be designed to avoid, insofar as feasible, removal of healthy tree cover, and to minimize alteration of the natural landform; provided however, this shall not be construed as precluding a structure itself from being excavated into a landform in order to allow the structure to better conform with and blend into the surrounding area. 

New development should be subordinate and blend with its environment, using materials or colors that will achieve that effect.  Where necessary, appropriate modifications will be required for siting, structural design, size, shape, color, textures, building materials, access, and screening.  Landscape screening may be used wherever a moderate extension of native forested and chaparral areas is possible.  When mature, planted plants and trees shall conform in appearance to native growth in the area.  Non-native invasive species shall not be used for screening.

	Historic Resources

	Big Sur ER-51 (LCP)
	Historic Resources - In order to preserve and protect the historic resources of the area, if any existing structure that is not known to be less than 50 years old would be affected by the project, the site or development shall not be categorically exempt from historic environmental review.  The preservation of historic resources within state and federal facilities shall be encouraged.

[May need more work after we see County's final county-wide Historic Resources Policy.]

	Archaeological Resources

	Big Sur ER-52 (LCP)
	Archaeological Resources - Because of the Coastal Zone's known abundance of paleontological resources and archaeological and other cultural sites, no sites or development shall be categorically exempt from archaeological environmental review in the Big Sur Planning Area.

	HEALTH AND SAFETY

	Big Sur HS-1 (LCP)
	Standard for Evaluating Exposure to Hazards - When evaluating projects proposed within the Big Sur Planning Area for appropriateness of exposure to hazards, the standard shall be whether the project is exposed to a level of hazard that is generally acceptable to the community in the locality where the development is proposed.

	Big Sur HS-2 (LCP)
	Development in Areas With Single Road Access - All of the Big Sur Planning Area is served by a single road that is subject to closure during an emergency (Highway 1).  Aside from Highway 1, most land in Big Sur is served by a single road subject to closure during an emergency.  Given that the Big Sur community has accepted the risk associated with living in areas with single road access, and given that it is undesirable to require construction of dual access roads in Big Sur, any prohibition against development in areas with single road access expressed elsewhere in this Plan (e.g., Policy HS-1.9 ??) shall not apply within the Big Sur Planning Area.  Early in the permit process, applicants shall be informed of the hazards associated with locating in an area with a single access road that is subject to closure in an emergency.

	Big Sur HS-3 (LCP)
	Storm Drains - Due to the rugged terrain and low development density in Big Sur, storm drains are generally neither physically nor economically feasible in the area; nor are they in keeping with the rural and rustic character of Big Sur.  Therefore, any requirement elsewhere in this Plan that storm drains be required as part of new development approval (e.g., Policy HS-2.1 ??) shall not apply within the Big Sur Planning Area.

	Big Sur HS-4 (LCP)
	Encourage Volunteer Fire Departments - The County shall encourage the establishment, maintenance, and expansion of volunteer fire departments within the Big Sur Planning Area.  Encouragement shall take the form of waiver of permit fees; waiver of County property taxes; donation of surplus County property; waiver of policies of this Plan applicable to siting of structures (except the critical viewshed policy) if structure is related to fire prevention or suppression, so long as such waiver would not endanger public health and safety; and such other means of encouraging volunteer fire departments as the Board of Supervisors or Planning Commission shall direct.  Existing volunteer departments in the area include the Mid Coast Fire Brigade and the Big Sur Fire Brigade.

	Big Sur HS-5 (LCP)
	Professional Assessment of Geologic Hazard - Although the terrain is steep throughout most of the Big Sur Planning Area, and many older homes are constructed on slopes approaching 100%, there is no significant history of building-site failure in areas with low earthquake induced landslide potential; and much of the area has such low potential (e.g., see Map 17).  Therefore, within the Big Sur Planning Area, professional assessment of building site stability shall be required when the development site is over 30% cross slope, or, if the locality is indicated as having moderate or high susceptibility to earthquake induced landslide on Map 17.  This Policy shall control over policies elsewhere in this Plan to the extent they conflict herewith (e.g., Policy HS-4.7 ??).

	Big Sur HS-6 (LCP)
	Site Preparation and Excavation - Rugged terrain within the Big Sur Planning area often necessitates more excavation for roads and building sites than other areas within Monterey County.  Properly placed and landscaped, excavated earth may often be used as fill on-site to reduce the total amount of excavation needed to achieve a given excavation dimension.  In order to utilize excavated earth to avoid unnecessary excavation, policies elsewhere in this Plan that preclude side casting of excavated earth (e.g., Policy HS-4.18 ??) shall not apply within the Big Sur Planning Area in locations where excavated earth may be placed as fill in a manner that will not present a significant likelihood of harm to persons, property, or resources.  In locations where such side cast earth would be visible from off site, it shall be placed in a manner that will blend with surrounding landforms, and planted with native-appearing vegetation.  Nothing in this Policy shall be construed as allowing side casting of earth that would pose a significant threat to persons, property, or resources. 

	Flood Hazards

	Big Sur HS-7 (LCP)
	Flood – Big Sur River - The 100-year floodplain of the Big Sur River poses considerable limitations on development in the Valley.  No additional permanent structures shall be permitted in the floodplain.  Campgrounds or similar temporary outdoor recreational uses are most appropriate in this hazardous area.

	Fire Hazards

	Big Sur HS-8 (LCP)
	Restricted Access When Fire Danger is Critical - Local, regional, state, and federal government entities managing public lands that are open to public entry shall close all such areas to public entry during times when critical fire danger exists.  Lands so closed shall be posted and patrolled.

	PUBLIC SERVICES

	Big Sur PS-1 (LCP)
	Water Systems - Unlike other areas in Monterey County, no municipal or public water supply is available within the Big Sur Planning Area.  Traditionally, water is obtained from an owner's land, the land of a neighbor, or from a small water system.  Some water systems are organized as mutual water companies.  Generally, the source of water that is used depends upon which method is physically and economically feasible for the location.  Policies elsewhere in this Plan designed to consolidate water sources, and that prohibit the formation of mutual water companies (e.g., Policy PS-3.15 ??) are impractical within the Big Sur Planning Area and therefore shall not apply.  Nothing in this Policy shall be construed as relieving an applicant of demonstrating availability of sufficient water as provided by Policy Big Sur LU-5 ??.

	Big Sur PS-2 (LCP)
	Small Wastewater Consolidation - The rugged terrain and dispersed population within the Big Sur Planning Area are unlike other areas of Monterey County.  The geology of most of the Big Sur Planning Area has excellent septic percolation characteristics.  The terrain and dispersed population in the Big Sur area makes it physically and economically unfeasible to consolidate private on-site wastewater systems into a regional wastewater system.  Policies elsewhere in this Plan that encourage consolidation of private on-site wastewater systems into a regional wastewater system (e.g., Policy PS-4.2 ??) shall not apply within the Big Sur Planning Area.  Nothing in this Policy shall be construed as preventing a property owner from electing to consolidate wastewater treatment into a larger than on-site system, provided such consolidation and system are approved by the Department of Environmental Health.

	Big Sur PS-3 (LCP)
	Service Standards - Many utilities and public facilities available elsewhere in the County are not available within the Big Sur Planning Area.  No municipal or public water is available.  No natural gas is available.  No cable TV is available.  The most widely available utility in Big Sur is telephone service; however, many areas, especially in southern Big Sur do not have telephone service available.  Electricity is available in some areas but not in others.  Therefore, service standards for Big Sur shall vary by area, based upon availability, and based upon the level of service generally acceptable to the local community where the standard will be imposed.  Because of the highly localized availability of the few utilities in Big Sur, any service standards shall be developed by the local Land Use Advisory Committee, after public input.  Standards shall recognize alternative sources of power as being acceptable means of meeting service standard requirements for single family homes.  This Policy shall control over other policies in this Plan that may conflict herewith.

	Big Sur PS-4 (LCP)
	Placement of Public Utilities - Within the Big Sur Planning Area, new public utilities shall be placed underground to the extent such placement is physically and economically feasible, unless abovegrounding would better meet other policies of this Plan, such as avoiding potential erosion or less disturbance of native vegetation.  Placement of public utilities in the critical viewshed shall be controlled by the critical viewshed policy and exceptions thereto.

	Big Sur PS-5 (LCP)
	Alternative Energy Systems - Within the Big Sur Planning Area alternative energy systems are an accepted means of producing heat and power.  The County should encourage alternative means of producing heat and power.  For purposes of this Policy, '"alternative means of producing heat and power" shall mean producing heat or power without consuming a nonrenewable resource.  The County recognizes that solar energy systems and wind generators must be sited to maximize their effectiveness.  In order to encourage such alternative energy means, the County may waive Plan limitations that would otherwise preclude development in a given location to allow siting of alternative energy systems.  Such exceptions shall be determined on a site-specific case-by-case basis, after consideration by the applicable Land Use Advisory Committee; provided however, no exception shall be made to the critical viewshed Policy.  Structures that rely primarily upon an alternative means of producing heat for space heating may be exempted by the County from energy efficiency requirements.  This Policy shall not be construed as requiring use of alternative means of producing heat or power.  This Policy shall control over other policies in this Plan in conflict herewith.

	Big Sur PS-6 (LCP)
	Minimum Lot Size for Septic Systems - Within the Big Sur Planning Area, the minimum lot size required to accomodate a septic system shall be one acre.  This Policy shall control over policies elsewhere in this Plan in conflict herewith.

	Big Sur PS-7 (LCP)
	Public Restrooms at Major Destination Points - Where consistent with scenic protection and other resource management policies, public restrooms should be provided at major destination points including areas designated as Rural Community Centers by the Big Sur Coast Land Use Plan, a limited number of popular stopping points on Highway 1, and Public Agency developed recreation sites.  Trash receptacles should be considered and a program of litter abatement shall be undertaken.  Creative design shall be employed to develop public restrooms and trash receptacles that comply with the critical viewshed policy and other scenic protection standards.

	Big Sur PS-8 (LCP)
	Coastal Access Parking - New parking areas shall be provided at off-highway locations rather than on the Highway 1 shoulder when possible.  The creation of new parking lots between Highway 1 and the ocean shall be consistent with the critical viewshed policy.  Existing visible parking and support facilities shall be removed from Highway 1 whenever the necessary off-highway parking is provided.  Creative design shall be employed to develop parking areas that comply with the critical viewshed policy and other scenic protection standards.

	Big Sur PS-9 (LCP)
	Coastal Access Trails - The coastal and inland trailhead access areas along Highway 1 should be planned for low-intensity, day-use only recreational uses with minimal development of facilities.  The scenic and natural resources of these areas should be preserved in a natural state.

	Big Sur PS-10 (LCP)
	Outdoor Recreation – Surfing and Scuba Diving - Surfing and scuba diving are hazardous activities due to the high energy surf environment along the Big Sur Coast.  Development of special facilities to encourage increased use by the general public would be inappropriate.

	Big Sur PS-11 (LCP)
	Outdoor Recreation – Hang-Gliding - The Forest Service may designate appropriate areas in the vicinity of Pacific Valley for hang-gliding and shall provide supervision to discourage hang-gliding in areas that could endanger the safety of hang-gliders and the public.  Hang-gliding from private property shall be allowed only upon prior approval of the owner.

	Big Sur PS-12 (LCP)
	Airfields, Helipads, Takeoffs, and Landings - There shall be no airfields or helipads within the Big Sur Planning Area, except those provided for use exclusively during emergencies.  Takeoffs and landings of motorized fixed-wing aircraft or helicopters shall not be permitted within the Big Sur Planning Area, except those necessary during an emergency.  The County shall work cooperatively with pilot associations and other flight-oriented organizations and entities to achieve voluntary compliance with a flight ceiling of not less than 1,500 feet higher than all landforms within a one mile radius, for all fixed wing aircraft and helicopters flying over the Big Sur Planning Area.

This Policy shall not apply to the following helicopter activities:  a)  inspection of public utility lines,  b)  operations for the purpose of placement or removal of materials, that do not exceed 50 hours in duration within any 30 day period.  For purposes of this Policy the term "materials" shall not include persons.

	HOUSING

	Low and Moderate Income Housing

	Big Sur H-1 (LCP)
	Caretaker's Houses - The County shall encourage the use of caretaker's accommodations as an appropriate means of providing affordable housing for caretakers, ranch hands, convalescent help, and locally employed persons.  Applicants for detached caretakers' residences shall demonstrate a need for the unit as part of the development review process.  Detached caretaker's residences may be located in any designation where principal residences are permitted, provided there is sufficient developable building area and other Plan policies are complied with.  Caretaker's shall derive a substantial portion of their livelihood from working on the property, which may include the amount rent is reduced below fair market value as compensation for work on the property.

Detached caretaker's residences within the Big Sur Planning Area shall not exceed 850 square feet in size.  Subdivisions shall not be permitted to divide a principal residence from a caretaker's residence.  Only one caretaker's unit shall be allowed per parcel, or per group of parcels in close proximity under the same ownership, whichever is less.  Rent paid by caretakers, if any, shall not exceed 40% of the fair market value for comparable rentals in the locality, or as otherwise required by state law for low income housing.  A total of 50 such units may be allowed within the Big Sur Planning Area; provided however, units that participate in a program to provide affordable housing for those employed within the Big Sur Planning Area shall be excluded when calculating whether the 50 unit limit has been reached.  Such program shall be specific to the Big Sur Planning Area and shall be developed with input from the Big Sur and South Coast Land Use Advisory Committees.

	Big Sur H-2 (LCP)
	Agricultural Employee Housing - In addition to a caretaker's house, agricultural employee housing is permitted at the rate of one dormitory/bunkhouse per ranch (minimum of 640 acres), consistent with all other Plan policies.

	Big Sur H-3 (LCP)
	Non-Standard Homes - The County shall work cooperatively with Big Sur residents desiring to construct hand-made houses of original design, utilizing native materials.  The County encourages this as a contribution to the coast's culture and will assist residents in insuring these designs meet minimum necessary health and safety standards. 

	Big Sur H-4 (LCP)
	Reduced Permit Costs - The County shall consider ways of substantially reducing the total cost of obtaining permits and complying with permit conditions for low and moderate income individuals who seek to build modest homes within the Big Sur Planning Area.  Modest homes shall mean principal residences with living space not larger than 2,000 square feet.

	Big Sur H-5  (LCP)
	Protect Existing Affordable Housing - The County shall promote rehabilitation and weatherization of housing units owned or rented by low and moderate income households.  The County shall study relaxation of building code requirements and if appropriate adopt minimum building code regulations for the rehabilitation of older housing units. 

	Employee Housing

	Big Sur H-6  (LCP)
	Employee Housing - Applicants for commercial developments shall submit a profile of the number of expected employees.  The profile shall indicate, in general ranges, the income of the prospective employees and other information that would allow for an assessment of the employee housing needs to be created by the development.  An employee housing plan shall be submitted that indicates how the employer shall, as part of the development or otherwise, satisfy all, or a substantial portion of, the housing needs of the employees.  

The County may require that as a condition of permits related to additions to existing public or private visitor facilities or the construction of new facilities that employee housing be constructed on-site, or in the immediate vicinity, and be made available to low and moderate income employees in accordance with this Policy.  Such housing must be provided prior to or concurrent with the proposed development, and must be permanently linked to the visitor-serving use through appropriate binding guarantees.  Maximum size per newly-constructed employee housing unit (other than dormitories) shall be 850 square feet.  The maximum number of such new housing units shall not exceed one per inn unit or one per six restaurant seats.


BIG SUR TABLE AS-2:  LAND USE AND DEVELOPMENT INTENSITY AND BUILDOUT
	USES
	LOCATION ON LAND USE MAP
	OVERALL DENSITY STANDARD *
	SITE DEVELOPMENT STANDARD *
	TOTAL NO. OF UNITS IN BIG SUR (estimated or maximum)†

	1. Residential
	
	
	
	

	a. Principal Residences


	Watershed & Scenic Cons.

Rural Residential Areas

Big Sur Valley RCC
	1 per existing parcel **

1 per 40 acres W. of Hwy 1

1 per 40-320 ac., per slope density formula E. of Hwy 1 
	
	1,595 Total (est.)

(approx. 1,030 existing +

approx. 565 additional)


	b. Additional Residences
	………………………………………………….
	2 X the above (except RCC Areas)   ………………………
	…………………………………
	50 per TDC program (est.)



	c. Employee Housing
	
	
	
	

	(1) Caretaker units


	Watershed & Scenic Cons.

Rural Residential
	1 per parcel, or group of parcels in same ownership
	N/A
	50 maximum

	(2) Commercial - employee housing


	Rural Community Centers

Watershed & Scenic Cons.

Outdoor Recreation
	Specified in housing plan required for each commercial project
	N/A
	300 (est.)    (range 0 - 650+)

	(3) Ranch hands - Dormatories / bunkhouses


	Watershed & Scenic Cons.   ……………….
	1 per ranch (640 ac.)  ……………………………………...
	N/A
	6 (est.)       [Close enough?]

	2. Visitor Accommodations
	
	
	
	

	a. Inns


	Westmere    ………………………………….

Pacific Valley    ………………………………

Rural Community Centers    ……………….
	24 units (Special Treatment Area)   ………………………

30 units (Special Treatment Area)    ……………………..

1 unit per undeveloped acre 30% slope or less  ……….
	24 units max.

30 units max.

10 acre minimum parcel and 

30 units per cluster max.
	24

30                  468 maximum ††
414  max.

	b. Bed & Breakfasts


	Watershed & Scenic Cons.   ……………....

Rural Community Centers    ……………….
	5 guestrooms maximum per parcel (TDCs not applicable)

5 guestrooms maximum per parcel (TDCs not applicable)
	40 acre minimum parcel

10 acre minimum parcel
	

	c. Hostels


	Watershed & Scenic Cons.

National Forest

Outdoor Recreation

Rural Community Centers   …………..……
	1 bed unit per acre (50 max. total for all areas in Big Sur) 

1 bed unit per acre  (50 max. total for all areas in Big Sur)
	40 acre minimum parcel

5 acre minimum parcel
	50 maximum

	3. Campgrounds
	
	
	
	

	a. RV Campgrounds ***


	Rural Community Centers   ………………..

Watershed & Scenic Cons.   ...…………….
	1 unit per undeveloped acre 30% slope or less   …….

2 units for each residential unit credit retired   ………….
	10 acre minimum parcel, maxi-mum 30 units per cluster

40 acre minimum parcel, maxi-mum 8 units per parcel
	?? maximum
[Contact Lee Otter]

	b. Rustic Campgrounds ***


	Outdoor Recreation

National Forest

Watershed & Scenic Cons.

Rural Community Center   …………………
	1 space per 20 acres   …………………………………….

2 spaces per acre   ………………………………………..
	5 spaces per acre (clustering)

10 acre minimum parcel; 10 spaces per acre (clustering)
	Undetermined

Undetermined

	c. Hike-in & Environmental Campsites
	Outdoor Recreation

National Forest

Resource Conservation

Rural Community Center   …………………
	1 space per 20 acres  …………………………………….

2 spaces per acre   ……………………………………….
	5 spaces per acre (clustering)
	Undetermined


*  These represent maximum intensities.  Natural resource limitations or constraints may further reduce these densities for any individual parcel.

**  Development of visitor accommodation use is permitted on a parcel designated RCC and containing an existing residence so long as the existing residence is an ancillary use to the visitor-serving facility.

***  RV Campgrounds are distinguished from Rustic Campgrounds by utility connections, paved surfaces, etc. at each site.

†  Totals designated as maximums are limits (maximum allowed within the Big Sur Planning Area).  Totals designated as estimates are expected results of density requirements and other Plan policies.

††  No additional units to be approved unless the General Plan is so amended.  The maximum may be amended to a higher number only if the higher number is supported by a finding that there would be no adverse impact on the character of the Big Sur area and on Highway 1 levels of service.  Public hearings should be held in Big Sur on such amendment.
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