Community Development Department
Jill Dever Ekas, AICP, Director

December 19, 2018

Dear Reader,
Community Development Department staff and the Ad Hoc Planning Subcommittee are pleased
to release this initial draft of the Land Use Plan Development Chapter. We are seeking public
input and the full Planning Commission will hold a study session to discuss this document on
January 22, 2019. We would like to emphasize that this is an initial draft, and we expect there
will be changes before a final draft is released, at which time there will be additional
opportunities for review by the public, Planning Commission, and City Council.
Sincerely,
Jill Ekas
Community Development Director

2. Development
This chapter includes the Land Use Map, land use classifications, standards for density and
intensity, and limitations on development in Half Moon Bay. At the time of this Land Use Plan
update, twenty-eight percent of the city consists of vacant or undeveloped land. New
development is constrained by the ability to provide or expand public infrastructure and the
capacity of existing facilities, the presence of environmentally sensitive habitat areas,
agriculture, coastal hazards, and visual resource protection. Land Use Plan policies aim to
define Half Moon Bay’s physical development, preservation and restoration priorities which
reinforce the community’s vision while supporting Coastal Act goals.

Coastal Act Framework
The Coastal Act calls for new development to be concentrated in existing developed areas
with available public services, and where it will not have significant adverse effects, either
individually or cumulatively, on coastal resources (Section 30250). The Coastal Act requires
that new development avoids coastal hazards and protects coastal resources, including public
access, sensitive habitat areas, and scenic and visual quality (Sections 30251, 30252, 30253).
The Coastal Act states that new or expanded public facilities must be designed to
accommodate needs generated by development that is consistent with the LCP, but not to
induce new development beyond what is anticipated in the LCP. The Act also establishes
specific development priorities for coastal-dependent uses and visitor and recreation uses,
which are considered further in Chapter 5 of this Land Use Plan (Coastal Access and
Recreation).

COASTAL ACT POLICIES
The following Coastal Act definitions and policies are relevant to the regulation of
development and are incorporated into this Land Use Plan (LUP).
Chapter 2: Definitions
Section 30101. Coastal-dependent development or use
"Coastal-dependent development or use" means any development or use which requires a
site on, or adjacent to, the sea to be able to function at all.
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Section 30101.3 Coastal-related development
"Coastal-related development" means any use that is dependent on a coastal-dependent
development or use.
Section 30106. Development
“Development” means, on land, in or under water, the placement or erection of any solid
material or structure; discharge or disposal of any dredged material or of any gaseous, liquid,
solid, or thermal waste; grading, removing, dredging, mining, or extraction of any materials;
change in the density or intensity of use of land, including, but not limited to, subdivision
pursuant to the Subdivision Map Act (commencing with Section 66410 of the Government
Code), and any other division of land, including lot splits, except where the land division is
brought about in connection with the purchase of such land by a public agency for public
recreational use; change in the intensity of use of water, or of access thereto; construction,
reconstruction, demolition, or alteration of the size of any structure, including any facility of
any private, public, or municipal utility; and the removal or harvesting of major vegetation
other than for agricultural purposes, kelp harvesting, and timber operations which are in
accordance with a timber harvesting plan submitted pursuant to the provisions of the Z'bergNejedly Forest Practice Act of 1973 (commencing with Section 4511).
As used in this section, “structure” includes, but is not limited to, any building, road, pipe,
flume, conduit, siphon, aqueduct, telephone line, and electrical power transmission and
distribution line.
Article 5: Land Resources
Section 30240. Environmentally sensitive habitat area; adjacent developments
(a) Environmentally sensitive habitat areas shall be protected against any significant
disruption of habitat values, and only uses dependent on those resources shall be
allowed within those areas.
(b) Development in areas adjacent to environmentally sensitive habitat areas and parks
and recreation areas shall be sited and designed to prevent impacts which would
significantly degrade those areas, and shall be compatible with the continuance of
those habitat and recreation areas.
Article 6: Development
Section 30250. Location; existing developed area
(a) New residential, commercial, or industrial development, except as otherwise
provided in this division, shall be located within, contiguous with, or in close
proximity to, existing developed areas able to accommodate it or, where such areas
are not able to accommodate it, in other areas with adequate public services and
where it will not have significant adverse effects, either individually or cumulatively,
on coastal resources. In addition, land divisions, other than leases for agricultural
uses, outside existing developed areas shall be permitted only where 50 percent of
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the usable parcels in the area have been developed and the created parcels would be
no smaller than the average size of surrounding parcels.
(b) Where feasible, new hazardous industrial development shall be located away from
existing developed areas.
(c) Visitor-serving facilities that cannot feasibly be located in existing developed areas
shall be located in existing isolated developments or at selected points of attraction
for visitors.
Section 30251. Scenic and visual qualities
The scenic and visual qualities of coastal areas shall be considered and protected as a
resource of public importance. Permitted development shall be sited and designed to protect
views to and along the ocean and scenic coastal areas, to minimize the alteration of natural
land forms, to be visually compatible with the character of surrounding areas, and, where
feasible, to restore and enhance visual quality in visually degraded areas. New development
in highly scenic areas such as those designated in the California Coastline Preservation and
Recreation Plan prepared by the Department of Parks and Recreation and by local
government shall be subordinate to the character of its setting.
Section 30252. Maintenance and enhancement of public access
The location and amount of new development should maintain and enhance public access to
the coast by (1) facilitating the provision or extension of transit service, (2) providing
commercial facilities within or adjoining residential development or in other areas that will
minimize the use of coastal access roads, (3) providing nonautomobile circulation within the
development, (4) providing adequate parking facilities or providing substitute means of
serving the development with public transportation, (5) assuring the potential for public
transit for high intensity uses such as high-rise office buildings, and by (6) assuring that the
recreational needs of new residents will not overload nearby coastal recreation areas by
correlating the amount of development with local park acquisition and development plans
with the provision of onsite recreational facilities to serve the new development.
Section 30253. Minimization of adverse impacts
New development shall do all of the following:
(a) Minimize risks to life and property in areas of high geologic, flood, and fire hazard.
(b) Assure stability and structural integrity, and neither create nor contribute
significantly to erosion, geologic instability, or destruction of the site or surrounding
area or in any way require the construction of protective devices that would
substantially alter natural landforms along bluffs and cliffs.
(c) Be consistent with requirements imposed by an air pollution control district or the
State Air Resources Board as to each particular development.
(d) Minimize energy consumption and vehicle miles traveled.
(e) Where appropriate, protect special communities and neighborhoods that, because of
their unique characteristics, are popular visitor destination points for recreational
uses.
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Section 30255. Priority of coastal dependent developments
Coastal-dependent developments shall have priority over other developments on or near the
shoreline. Except as provided elsewhere in this division, coastal-dependent developments
shall not be sited in a wetland. When appropriate, coastal-related developments should be
accommodated within reasonable proximity to the coastal-dependent uses they support.
Section 30010. Compensation for taking of private property; legislative declaration
The Legislature hereby finds and declares that this division is not intended, and shall not be
construed as authorizing the commission, port governing body, or local government acting
pursuant to this division to exercise their power to grant or deny a permit in a manner which
will take or damage private property for public use, without the payment of just
compensation therefor. This section is not intended to increase or decrease the rights of any
owner of property under the Constitution of the State of California or the United States.

COASTAL COMMISSION PLANNING GUIDANCE
The Coastal Commission provides guidance for updating LCPs consistent with the Coastal Act
and community-specific conditions and needs. With respect to each Coastal Act topic area, as
covered here and in the following chapters of the Land Use Plan, the Commission’s guidance
acknowledges the need to address population growth projections, development patterns and
local needs, public facilities constraints, new pressures on coastal resources and public
access, and new regulatory laws or scientific information that affect land use decisions and
planning.
In this light, community priorities and local context are essential to the LCP update process.
The intent of the Land Use Plan update and this Development Chapter is to represent the
City’s changed conditions, growth patterns, priorities and needs since original LCP
certification and to guide land use and new development accordingly. As described in the
previous chapter, Framework, the City’s residential growth limitation, public service
constraints, and local priorities of protecting fragile coastal resources, bolstering the longterm viability of agriculture, and preserving the small town community character, illuminate
the importance of increasing coastal resource protections while dialing back allowed
densities in Planned Development, open space, and agricultural areas that were laid out in
the original Land Use Plan.

COASTAL ZONE PRIORITY USES
Coastal Act policies set out to assure that coastal-dependent and coastal-related development
are prioritized over other development on the coast. With respect to private lands suitable
for development, priority uses relevant to Half Moon Bay include commercial recreational
facilities and other uses supportive of coastal tourism such as restaurants, retail, and
accommodations geared toward visitors. Lower-cost visitor-serving uses, especially
overnight room rentals, are encouraged. Coastal-dependent, visitor-serving, and recreational
uses, including no-cost uses such as regional public coastal recreation, are addressed further
in Chapter 5, Coastal Access and Recreation. These uses have priority over private residential,
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general industrial, or general commercial development; however, they are not priorities over
agriculture or coastal-dependent industry. Community interest in environmental resource
and agricultural preservation are consistent with Coastal Act concerns.

General Plan Framework
Half Moon Bay’s Land Use Plan functions as the City’s General Plan Land Use Element. As such,
it must cover the policy topics of the Coastal Act and meet State General Plan requirements.
The Land Use Plan expands upon the scope and level of detail required for non-coastal zone
General Plans to address Coastal Act provisions, while General Plan requirements address
many topics that are beyond the focus of the Coastal Act. Commonalities with the Land Use
Plan can also be seen in other General Plan Elements, including Circulation, Safety, Noise,
Conservation and Open Space. This overlap and expansion is most pertinent to the
Development Chapter of the Land Use Plan, which is most aligned with the content required
in a Land Use Element.

STATE GENERAL PLAN LAW AND GUIDELINES
All California local jurisdictions are required by state law to adopt a general plan that
provides comprehensive policy direction for the future growth and resource conservation
within the jurisdiction. As described above, there are several areas of overlap between
required general plan elements and local coastal land use plan requirements.
Similar to the Coastal Commission’s LCP Update Guidance, the State Office of Planning and
Research provides General Plan Guidelines (GPG) for local jurisdictions to use in periodic
general plan updates. Pursuant to the GPG, land use elements are intended to reflect the
community’s vision of what to put where. This is accomplished by establishing designations
and uses for public and private land, defining population density and building intensity
standards, and considering conflicts and impacts of new growth. Correspondingly, this
Development Chapter lays out the City’s land use designations with allowed uses and
densities in consideration of population and development growth patterns and local
community priorities.

SAN MATEO COUNTY GENERAL PLAN
Although San Mateo County’s General Plan does not regulate the City of Half Moon Bay, it
influences and is influenced by the City’s planning efforts. The 280 acres of the Planning Area
located outside of Half Moon Bay city limits are covered by San Mateo County’s General Plan,
which establishes policies to guide County decision-makers in matters related to land use,
development, and resource management. County lands included in the Planning Area are
considered Rural Lands, and are subject to the policies of the Rural Land Use chapter. Rural
Land Use policies focus on the protection and enhancement of resources in order to preserve
biodiversity, efficiently manage resources, protect scenic quality, provide recreational
opportunities, protect public health and safety, minimize environmental damage from
development, and promote local employment opportunities.
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San Mateo County’s Agriculture land use designation applies to lands currently under
agricultural cultivation or in use for the grazing of livestock, lands suitable for agriculture or
which contain soils with agricultural capability (including prime agricultural land), or
ancillary lands which may not be suitable for agriculture, but which may be strategically
located to protect agricultural lands from the encroachment of incompatible land uses. The
designation applies to land along the south side of Highway 92 and the east side of Highway
1 that are outside of Half Moon Bay City limits but included in the Planning Area. It also
applies to the Moonridge farm labor housing community.

Land Use Plan Framework
The Land Use Plan framework reflects Coastal Act priorities, as well as the vision and
priorities expressed by community members during the Plan Update process. The Half Moon
Bay community deeply values the city’s unique character, derived from its setting between
the foothills and the Pacific Ocean, as well as the small-town feel produced by the built
environment and close-knit neighborhoods. Numerous elements contribute to Half Moon
Bay’s coastal and rural agricultural setting and its identity as a smaller-scaled community in
close proximity to larger Bay Area cities. These elements include the beaches and views of
the ocean, coastal habitats and bluffs, as well as surrounding and interspersed farmland. The
city’s development pattern is largely defined by alternating residential and agricultural land
uses, as well as small-scale and historic architectural styles, with a defined town center. The
Land Use Plan, composed of the Land Use Map, land use designation classification system,
and supporting policies seeks to preserve or enhance these aspects of Half Moon Bay’s coastal
small-town character, and address community priorities such as development scale, visual
quality, environmental resources, historical resources, community heritage and culture,
community connections, and Downtown vibrancy.
As discussed in Chapter 1: Framework, comprehensively updating the City’s LCP provides an
opportunity to revisit fundamental land use policies and continuing planning challenges in
Half Moon Bay. These include growth management measures, land use designations and
policies, and specific zoning designations, rules and procedures to facilitate an
environmentally and economically sustainable strategy consistent with the Coastal Act and
other state land use requirements while also tending to community needs. The 2018 Land
Use Plan update achieves the following major Coastal Act and community goals:
•

•
•

Prioritizing the preservation of community character, protection of environmental
resources including habitat for special status species such as the California red-legged
frog (CRLF) and San Francisco garter snake (SFGS), and avoidance of and adaptation to
challenging coastal hazards;
Limiting and focusing development to that which is most needed to support the
community locally and with respect to its regional and coastal zone context;
Regulating development using best available science on climate change impacts including
sea level rise and extreme weather conditions;
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•
•

Recognizing that infrastructure is at or near capacity and that expanding it, especially the
roadway network, will be more detrimental than beneficial; and
Putting forth a clear intent for the planning horizon of this Land Use Plan to manage
growth, restore natural systems, and proceed within a context of sustainability and
resilience.

The updated plan is reframed, and this chapter presents a significantly revised approach to
growth and development from the 1993 Land Use Plan. Half Moon Bay’s future buildout is
reduced through policies that acknowledge fundamental land use and infrastructure
constraints. Ultimately, the updated Land Use Plan reflects the wisdom of the community and
will reinforce community resilience as the foundation for decision-making.
Significant changes from the original Land Use Plan that are introduced in Chapter 1:
Framework and addressed further in the policies of this chapter include introduction of a
Town Center as the City’s central area where commercial development, mixed-use
neighborhoods, and public spaces should be concentrated; implementation of Measure D, the
City’s 1 percent annual residential growth limitation; and Planned Development (PD)
designation updates, including the addition of several new PDs and down-scaling the upper
bounds of buildout of several existing PDs to reflect updated resource mapping and other
land use constraints.

Land Use Map and Designations
The Land Use Map, Figure 2-1, maps the City’s land use designations. It will be used in
conjunction with policies established in the Plan to review and approve, modify or deny
proposed development projects. The land use designations establish allowed use, maximum
density and intensity, and the type and character of development that is expected. Details on
development standards are established in the Local Coastal Implementation Plan (IP), which
includes the City’s Zoning Ordinance. More than one zoning district may be consistent with a
single General Plan/Land Use Plan land use designation. Land use designations and policies
control future development. Uses and development that were lawful when they were
established may continue under the updated Land Use Plan.
As required by State law, the General Plan establishes standards of population density and
building intensity for each land use classification, including each Planned Development (PD).
The General Plan and Land Use Plan specify residential densities in housing units per acre.
For nonresidential uses, the Plan specifies a maximum permitted ratio of floor area to site
area, or floor area ratio (FAR).
Densities and FAR for a site or PD area are calculated based on the net area potentially
available for development (that is, exclusive of land with development constraints such as
ESHA and its buffers, steep slopes, or waterbodies). For the PD areas, net rea also typically
excludes exiting rights-of-way and lands in public ownership or with other restrictions, such
as those owned by land trusts for the purpose of establishing open space. The approach is
somewhat different for PD areas because the land area in private ownership is the focus for
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planning in these cases. Additional detail regarding density and intensity for PD areas is
presented later in this chapter.
Maximum density and intensity standards do not imply that development must be approved
at the intensity specified for each use. Zoning regulations consistent with General Plan
policies and/or site conditions may result in lower, or in some cases, higher attainable
densities/intensities. State-mandated density bonuses for below market or senior housing
are in addition to densities otherwise permitted pursuant to the land use designation’s
density limits.
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LAND USE DESIGNATIONS
The following definitions describe the principal permitted uses for each land use designation
indicated on the Land Use Plan Map. For each designation, the maximum density for
residential development and maximum floor-area-ratio (FAR) for non-residential
development establish the potential upper limit of allowable development, provided that
such buildout can be achieved consistent with all other policies of the Land Use Plan and with
applicable policies of the Coastal Act. Density bonuses, as consistent with Policy 2-15 and
State law, may allow for higher densities than specified as maximums for any residential land
use designation. The land use designations cover approximately 3,950 acres of public and
private lands throughout the city.
Residential - Low Density (Up to 2.0 units per acre)
This designation provides for single-family residential development at relatively low overall
densities with a minimum lot size of 0.5 acres. It is found in two areas in the northern portion
of the city. Approximately 17 acres of land are designated Residential - Low Density.
Residential - Medium Density (2.1-16.0 units per acre)
This designation provides for single-family development with minimum lot sizes of 5,000
square feet and allows for detached and attached single-family residential units and duplexes.
Most of the city’s existing residential neighborhoods have this designation. Approximately
556 acres in Half Moon Bay are designated Residential - Medium Density.
Residential - High Density (16.1-25.0 units per acre)
This designation applies to areas suitable for multifamily or high-density single-family
development of densities as high as one residential unit for every 1,500 square feet of lot area
with a minimum lot size of 5,000 square feet. It is mapped within and adjacent to the Town
Center. This designation provides for flexibility in development form and can include
multifamily apartment buildings, small houses on small individual lots, clustered
development including duplexes, triplexes, townhomes, with private and shared open space.
The Residential - High Density designation covers about 66 acres in Half Moon Bay.
Mobile Home Park (Up to 21 units per acre)
The intent of this designation is to protect and preserve existing mobile home parks and to
allow for possible designation of other appropriate sites for mobile home park development
in the future. Mobile home parks provide affordable housing opportunities, and individual
mobile home sites within a park shall not be sold separately. A comprehensive development
plan for the entire property that incorporates common facilities and amenities is required
prior to approval of development of new mobile home parks. Approximately 64 acres are
designated Mobile Home Park.
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Priority Residential Overlay (up to 10.0 units per acre outside Town Center, up to
25.0 units per acre inside Town Center)
This overlay designation is intended to be applied to specific parcels or portions of parcels
suitable for medium density residential development with Agriculture, Horticultural
Business, Urban Reserve, Open Space Reserve, Regional Public Recreation, or Public Facilities
and Institutions land use designations. The residential development must be affordable to
employees or those served by the primary use associated with the underlying designation as
follows:
Agriculture, Horticultural Business, Urban Reserve, and Open Space Reserve: For lands
designated for agriculture, a Coastal Act priority use, the residential overlay is intended to
facilitate development of affordable workforce housing for agricultural. The overlay would
be applied to certain parcels that are too small to farm, or to portions of larger agricultural
parcels most suited for agricultural worker housing. The overlay also provides for temporary
quarters to support on-site agricultural research.
Regional Public Recreation: State Parks lands comprise this land use designation which
provide for coastal access and recreation. Coastal access and recreation are Coastal Act
priority uses. In this case, the Priority Residential Overlay would support long-term planning
for the relocation of housing reserved for State Parks rangers away from eroding coastal
bluffs and other resources. Local residency of park rangers supports State Parks in their
service to these large beach and bluff areas.
Public Facilities and Institutions: This designation covers a broad range of public uses, for
which several would be compatible with residential use including churches, schools, and
some City properties such as the Ted Adcock Community Center and surrounding campus.
Residential units developed under this overlay designation are priority uses. The Priority
Residential Overlay is applied to approximately 20 acres (includes approximately 8 acres for
agriculture and related designations; 1 acre for regional public recreation, and 11 acres for
public facilities and institutions).
Commercial – General (0.35 - 1.0 FAR and 25 units per acre)
This designation is intended to support a vital commercial area and mixed-use Town Center
in central Half Moon Bay. It supports a variety of commercial activities including downtown
retail, service and office uses, shopping centers, visitor-serving facilities, health care, and
live/work spaces. Permitted uses include amenities for day-to-day needs, office, wholesale,
and retail activities. Single- and multifamily residential uses, with a maximum density
equivalent to the Residential – High Density designation, are also allowed in this designation
but are restricted to upper stories along Main Street north of Correas Street, and permitted
at the ground level elsewhere. Typical maximum building height is three-stories. The City
provides incentives in the form of reduced development standards which may include bonus
FAR or height allowances for below market rate and senior housing meeting specific criteria,
as specified in the Municipal Code. Approximately 107 acres are designated Commercial General.
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Commercial – Visitor Serving (0.25 - 0.7 FAR and 16 units per acre)
This designates areas for commercial uses intended to serve the coastal recreation needs of
visitors. Visitor-serving commercial areas are sited near coastal recreation areas or along
Highway 1. Uses may include visitor accommodations, restaurants, bars, art galleries,
equestrian supply, fishing and boating facilities, and other similar uses. Small-scale
neighborhood convenience businesses and service stations are allowed; however, this
designation does not permit retail that will not also support coastal access or recreation.
Single- and multifamily residential uses, with a maximum density equivalent to the
Residential – Medium Density designation, are also conditionally allowed in this designation
provided that the primary use of the development is for visitor-serving uses. The Commercial
– Visitor Serving designation applies to 33 acres in Half Moon Bay.
Light Industrial (Up to 0.75 FAR)
This designation allows for uses such as light industrial, distribution, repair, construction,
and storage. It is limited to two areas along Highway 92. Half Moon Bay has approximately
23 acres of land designated Light Industrial.
Horticultural Business (Up to 0.75 FAR)
This designation permits nurseries and greenhouses, and ancillary field production and is
intended to support existing nursery businesses and their infrastructure. The Land Use Plan
applies this designation to three main areas: in the north of the city, along Highway 1; along
Pilarcitos Creek east of the downtown area; and adjacent to the Wavecrest area along
Highway 1. This designation also facilitates farm produce stands and similar small-scale
commercial operations ancillary to the primary use. This designation covers 132 acres in the
City of Half Moon Bay.
Agriculture (Up to 0.2 FAR)
This designation emphasizes open field agricultural uses and primarily permits field
production. Equestrian uses are considered compatible with agricultural uses and are also
permitted in this land use designation. Ancillary uses customarily subordinate to primary
uses and structures include farmworker housing, farm stands, agritourism, small bed and
breakfast operations, greenhouses, stables, and other equestrian facilities.
Public Facilities and Institutions (Up to 1.0 FAR)
This designation provides for educational, governmental, and institutional uses, such as
public schools, public works and utilities yards and maintenance buildings, public hospitals
and quasi-public uses including churches. The Public Facilities and Institutions designation
covers 100 acres.
Regional Public Recreation
The purpose of the Regional Public Recreation areas is to identify and preserve the publiclyowned beaches and associated uplands that should be maintained as State Beach by the
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California Department of Parks and Recreation or other public agencies including the City.
The Land Use Plan considers such areas the city’s major coastal recreational resource. This
designation can be found along the coast from the northern end of the city to the Seymour
Watercourse. Approximately 318 acres in Half Moon Bay are designated Regional Public
Recreation. The Priority Residential Overlay may be applied to up 1 acre of Regional Public
Recreation lands.
City Parks
This designation is intended to identify and preserve lands for local park or recreation use,
especially City parks and indoor or outdoor recreation facilities. For this update, the City
Parks designation is applied to existing and planned City parklands and covers 38 acres.
Planned Development
The Planned Development (PD) land use designation was established to ensure
comprehensive planning for the city’s undeveloped lands. The intent of this designation is to
allow for appropriately sited and scaled development including all associated infrastructure
while maintaining community character and protecting the area's environmental attributes,
including scenic resources, environmentally sensitive habitat areas, and viable farmland. The
designation requires that each PD be master planned comprehensively as a whole with the
inclusion of any possible residential uses, neighborhood recreational facilities, commercial
recreation, and office or industrial uses determined prior to approval of any development
within the PD area, with phasing of development also made part of the overall planning
consideration. The master plan may be a specific plan or precise plan. The maximum density
for each PD is specified in the Land Use Plan’s policies and further defined through the specific
plan or precise plan. PD master plans constitute zoning regulations for the PD area, and thus
they are subject to Coastal Commission certification. The Land Use Plan provides for a limited
range of uses in PD areas in advance of master plan certification such as trails, agriculture,
and habitat restoration. PD areas will be generically designated specific plan or precise plan
on the zoning map until such time as the appropriate master plan is certified, and then the
zoning will be amended to be the master plan. The Planned Development (PD) designation
covers a total of 1,099 acres.
Urban Reserve (Up to 0.20 FAR)
This designation is applied to lands in open field agricultural use which are clearly within the
perimeter of existing urban development. While these lands are outside of the Town Center,
they are within the Urban Boundary and adjacent to residential neighborhoods. Some of these
lands contain prime agricultural soils as defined by the Coastal Act and are in active
agricultural use, while some are too small to support a viable agricultural operation and are
more suited to support supplemental agricultural uses. Primary permitted uses include open
field agricultural uses, accessory buildings, and ancillary uses including farm worker housing.
In order to reinforce the purpose of this designation for long-term continuation of field
agricultural uses, additional uses are permitted to support the economic viability and
technical operations of these relatively small farms. Only at such a time as substantial
development has already taken place in the city’s non-reserved lands will Urban Reserve
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lands become available for urban development. The Urban Reserve designation applies to
278 acres in Half Moon Bay. The Priority Residential Overlay is applied to about 6 acres of
Urban Reserve lands, including 4 acres as floating overlays allowing flexibility for large
agricultural operations.
Open Space Reserve (Up to 0.20 FAR)
This designation applies to agricultural and open land at the perimeter of existing developed
areas, and prohibits the conversion of these lands to urban uses until such a time that almost
all other land in the city suitable for development has been committed to other uses. Lands
include hilly uplands with timber and open space resources, where future potential is limited
to low-density development or recreational use. Most of the hillsides in this category are also
designated as very high fire hazard zones by the California Department of Forestry and Fire
Protection (CAL FIRE), further calling into question the prospect of future development.
Permitted uses have been limited to open field agricultural uses and accessory buildings.
With the Land Use Plan update, in order to support long-term viability of these areas for
agricultural use, worker housing will be allowed in this designation. Approximately 864 acres
of land in the City are designated Open Space Reserve. The Priority Residential Overlay is
applied to 2 acres of Open Space Reserve lands.
Open Space for Conservation (Up to 0.10 FAR)
This designation is established with the 2018 Land Use Plan update. The Open Space for
Conservation designation applies to lands intended for permanent conservation and are
therefore not held in reserve for potential future development. Habitat protection,
management, and restoration as well as hazard avoidance are the primary uses. Ancillary
uses may be strictly limited in cases where habitat is especially fragile, or hazard risk is high,
such as in the case of extremely steep slopes subject to erosion or landslide. If found to be
compatible, uses could include public trails, education, passive open space amenities, and
grazing for fuel modification and/or ESHA enhancement. Green infrastructure
implementation measures such as stormwater detention swales, ground water recharge
wells, de-channelization of channelized watercourses, and stormwater harvesting systems
for reuse may support the primary intent for habitat restoration or reducing flood, erosion,
and other hazards. This designation applies to 247 acres of land in public-ownership
designated as ESHA, as well as areas with recorded deed restrictions for habitat conservation.
Greenbelt – Stream Corridor Overlay
Greenbelt – Stream Corridor is an overlay land use designation applied to specified
watercourses and the extents of their riparian vegetation. The overlay is intended to further
ensure preservation and protection of riparian ESHA consistent with Coastal Act
requirements and as specified in the Natural Resources chapter. The Greenbelt – Stream
Corridor overlay is applied to Frenchmans Creek, Kehoe Watercourse, Pilarcitos Creek,
Arroyo Leon, Wavecrest Arroyo, and Arroyo Canada Verde. The minimum boundaries of this
overlay are established as of the 2018 Land Use Plan update to be coterminous with the
extents of riparian vegetation as presented in Figure 6-2 Environmentally Sensitive Habitat
Areas (Habitat ESHAs). The boundaries will be adjusted to new extents over time with future
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updates to Figure 6-2; however, this designation is coterminous with the extents of riparian
vegetation at any time.

DEVELOPMENT REVIEW
Development review takes place as part of the Coastal Development Permit process. Some
developments may be subject to Environmental Review and/or Architectural and Site and
Design Review approvals before a coastal development permit may be issued. Submission
requirements, review procedures, and approval criteria are detailed in the Local Coastal
Implementation Plan, which includes the Half Moon Bay Zoning Ordinance. The Community
Development Director, Planning Commission, and/or City Council upon appeal would be
responsible for action on development applications within the City’s permitting jurisdiction
and would consider all findings of any required review processes in the decision. The Coastal
Commission retains original permitting jurisdiction over public trust lands and tidelands, and
has appeals jurisdiction over developments approved between the sea and the first public
road paralleling the sea, within 100 feet of a wetland or stream, within 300 feet of a coastal
bluff edge, and within defined sensitive habitat areas.
Specific Plans and Precise Plans
Specific plans and precise plans are master planning tools. They both establish zoning
regulations for the affected property(ies) including land use, density and intensity, and all
other development standards such as height, setbacks and floor area ratios, parking,
landscaping, and open space.
Specific plans are defined under Government Code section 65451. In addition to land use and
development standards, specific plans must also address infrastructure and financing.
Specific plans are most appropriate for areas lacking infrastructure, with multiple
ownerships, where significant grading would be necessary, or in cases where financing
mechanisms and other complicated matters must be addressed.
Precise plans are not defined by State Government Code and can be structured to suit the
needs of individual jurisdictions. To implement precise plans, a jurisdiction must adopt
enabling language in its zoning ordinance. For Half Moon Bay, precise plans enabling
language will be established in the IP to implement this Land Use Plan update. The precise
plan enabling language will specify the guidelines and standards that must be included in
precise plans; the process for adopting precise plans; and the process for permitting
development within adopted precise plan areas. Precise plans are most appropriate for infill
sites where infrastructure is already present.
Until such time as Coastal Commission certification of a specific plan or precise plan, the
zoning map will generically identify PD areas as “specific plan” or “precise plan” districts.
Once certified, these planning areas will be zoned as the adopted master plan. Specific plans
and precise plans may also be used as zoning overlays for defined areas such as Downtown
or commercial corridors. In these cases, master plans serve to provide additional planning
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context and requirements that go above and beyond site specific zoning standards and do not
change the base zoning.
Coastal Development Permits
A coastal development permit is required for any project that meets the definition of
development pursuant to Coastal Act Section 30106. The administration of coastal
development permits is established in the Implementation Plan (IP). The coastal
development permit review process ensures that development complies with the Land Use
Plan, the IP, growth management objectives, and the Coastal Act, and that the proposed
development be provided with adequate services and infrastructure. Certain categories of
development are exempt from coastal development permit requirements, such as repair and
maintenance, agricultural harvesting, minor additions to existing structures, and
replacement of structures destroyed by natural disaster. Other types of de minimis
development projects that do not have potential for any coastal resource impacts may be
granted a coastal development permit waiver, such as residential additions, accessory
dwelling units, invasive plant removal, and minor habitat restoration projects without the
use of motorized or mechanized equipment. A public hearing is required on any discretionary
action and on all appealable development. Approvals for relatively minor permits, such as for
accessory dwelling units and additions to single-family homes, as well as permit exemptions
and waivers are made by the Community Development Director. Appeals of the Community
Development Director’s decisions may be made to the Planning Commission. The majority of
discretionary approvals are made by the Planning Commission; these decisions may be
appealed to City Council, which would then make the final determination for projects located
outside of the Coastal Commission appeals jurisdiction. Any decision made by the City within
the Coastal Commission’s appeals jurisdiction may be appealed to the Coastal Commission.
Planned Area Development Permits
A Planned Area Development Permit is an entitlement that allows flexibility from the strict
adherence to the zoning regulations for qualifying sites not located in a PD land use
designation to encourage mixed-use, multi-family residential, and residential development
affordable to lower income households. This permit type will be established in the IP to
implement this Land Use Plan update and provide a vehicle for planned development within
existing zoning districts. Sites within the Town Center or an area designated for multifamily development are eligible for this entitlement. In the IP, the Planned Area
Development Permit enabling language will allow for clustered development,
condominiums, townhouses, and other forms of subdivisions that would not otherwise
comply with zoning standards. The Planned Area Development Permit will not allow for
higher residential densities than the base zoning; however, it will allow for flexibility in
setbacks, and other zoning standards while also establishing criteria for appropriate
architectural solutions, building materials, landscaping, and sustainable development
measures to ensure a high-quality living environment and compatible infill residential
development within established neighborhoods.
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Review for Coastal Resource Conservation
Coastal resource conservation policies are discussed in Chapter 6: Natural Resources,
including those that define the conditions under which special environmental studies are
required. The necessary elements of each study are detailed in the Implementation Plan.
CEQA Review
Any development deemed a non-categorically exempt “Project” by California Environmental
Quality Act (CEQA) standards requires an environmental review to determine the extent of
any environmental impacts and whether or not significant impacts can be avoided or
lessened to a level of insignificance. Projects with potentially significant impacts that might
not be mitigated require an environmental impact report (EIR) prior to Planning Commission
consideration of the development application and before any decision on discretional
approvals may take place. Projects with potentially significant environmental impacts that
can be mitigated require a mitigated negative declaration. Where mitigation is required, the
City must adopt a mitigation monitoring and reporting program for the project. Non-exempt
projects with no potential to result in adverse environmental effects require a Negative
Declaration. Local review is concurrent with review by outside agencies to ensure
opportunities for coordinated public and agency participation in the CEQA process. Local
thresholds of significance will be established and updated pursuant to Land Use Plan policy.
Architectural Review and Site and Design Approval
The architectural review and site and design approval process is intended to ensure that
development projects comply with site specifications established in the Zoning Ordinance
and that development of the city’s neighborhoods and commercial areas proceeds in a
harmonious fashion. The process is described in the Implementation Plan. Review criteria
address such issues as the compatibility of building materials, colors, and textures with
adjacent development; the compatibility of height, bulk, and design with the surrounding
environment; the safety and convenience of access to the site; and the appropriateness of
landscaping.
Review for Historic Resource Protection
The City’s municipal code requires protection of historic structures as important cultural,
visual, and visitor-serving resources in Half Moon Bay. Any alterations or demolition of
designated historic structures triggers architectural review to ensure design compatibility
and historic resource protection. The Historic Resources Preservation Ordinance establishes
review criteria for designating, altering, or demolishing any historic resource as consistent
with the Historic Preservation Act of 1966 and the state standards of the Secretary of the
Interior. Historic resources make a significant contribution to the development context of
Half Moon Bay, especially where resources are concentrated in the downtown area. Historic
resources are a consideration of the Development chapter and the focus of the Cultural
Resources chapter of the Land Use Plan.
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Heritage Tree Ordinance
The city’s “town forest” consists of notable tree stands and hedgerows along roadways and
within habitat areas throughout the city; neighborhood trees on private property; trees
included in landscaping for commercial development; expansive landscaped areas such as
golf courses; and public trees including street trees and park trees. The Heritage Tree
Ordinance is intended to preserve and protect the City’s town forest to provide a range of
scenic, biological, and hydrologic benefits. The ordinance requires property owners to
maintain and preserve any heritage trees on their property and property frontage, and
requires planting replacement trees in the event that a tree needs to be removed. Prior to the
update of the Land Use Plan, the City inventoried the location and condition of all street trees
and park trees to take a proactive approach to management of these public resources. Tree
preservation and planting is often required as a condition of development and is thus a
consideration of the Development chapter, as well as the Natural Resources and Scenic and
Visual Resources chapters of the Land Use Plan.
Sign Permits
Sign permits are required for any new signage associated with a business frontage, multiple
tenant center, wayfinding, and temporary events with exceptions for signs that are installed
by a public agency or are not visible from a public location. Such signage typically supports
coastal access and visitor-serving uses, promotes local businesses and historic structures,
and improves traffic safety and wayfinding. Review criteria ensure compatibility with
community character and continuity of city streetscapes, promote economic sustainability
and public safety, and protect scenic and visual quality. Signage is an important component
of building and site design and is therefore acknowledged in the Land Use Plan, especially in
the Scenic and Visual Resources and Coastal Access and Recreation chapters of the Land Use
Plan.
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LAND USE DESIGNATION CHANGES
The following table highlights each land use map designation change brought forward with
the Land Use Plan update. Sites are listed from north to south.
Table 2-1. Land Use Designation Changes
Site
1985/93 Designation
2018 Designation
City Parks
Various
City Parks and Recreation
Public Schools: Hatch Elementary, Public Facilities and Priority Residential Overlay
Cunha Middle School, Half Moon
Institutions
Bay High School, Alternative
School
Churches: 900 Cabrillo Highway
North, eastern portion (Coastside
Lutheran Church); 515 Kelly
Avenue (six parcels comprising
Our Lady of the Pillar Catholic
Church property)
City Facilities: 535 and 555 Kelly
Avenue (Ted Adcock Community
Center and Kelly Avenue frontage
parcel)
Guerrero PD

Nurserymen’s Exchange PD
Stoloski/Gonzalez PD
990 Cabrillo Highway
City-SAM Bev Cunha’s Country
Road Properties
Upper Grandview Boulevard and
upper Glencree parcel
Beachwood
Pacific Ridge Areas A and B
Pilarcitos West Urban Reserve PD
250 San Mateo Road and “Goat
Farm” parcels to the east – 6
parcels

PD

Residential – Low
Density
PD
Urban Reserve
Public Facility, PD, and
Urban Reserve
Residential – Medium
Density
Residential – Medium
Density
PD
PD
Industrial

Open Space for Conservation
and Residential – Medium
Density
PD
Residential – Low Density
Priority Residential Overlay
Open Space for Conservation
Upper Grandview and
Glencree PD
Open Space for Conservation
Open Space for Conservation
Urban Reserve
Mobile Home Park
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Site
880 Stone Pine Road

1985/93 Designation
Urban Reserve

2018 Designation
Stone Pine Public Works and
Conservation Corridor PD

901-1023 Miramontes Street

Open Space Reserve

555 Kelly and westerly strip and
back portion of 515 Kelly Avenue
Railroad right-of-way conservation
easement between Kelly Avenue
and Seymour Street
700 Monte Vista, 840 and 890
Main Street
1167 Main Street (Theatre)

Commercial – General

Residential – Medium
Density
Public Facilities and
Institutions
Open Space for Conservation

1191 Main Street, Fire Station

Residential – Medium
Density
Residential – Medium
Density
Public Facilities and
Institutions
Open Space Reserve

1430 Cabrillo Highway and 450
Wavecrest Road
Coastside Land Trust 50 Acres
POST 80 Acres
Smith Field Park
Wavecrest Arroyo
18.5 acres bounded by Bernardo
Avenue and horticultural business
to the north, Highway 1 to the east,
Bonita Avenue to the south and
Central Avenue to the west
400 - 408 Redondo Beach Road

Horticulture Business

2005 – 2265 Cabrillo Highway
South
2251 Cabrillo Highway and 1602
Miramontes Point Road (4 parcels,
2.6 AC)
2411 Cabrillo Highway South –
Portions of 17.6-acre parcel
• 1-acre northwest corner
• 2-acre northeast frontage on
Miramontes Point Road

Commercial – General
Commercial - Visitor Serving
Public Facilities and
Institutions
Commercial - Visitor Serving

PD
PD
PD
PD
Residential – Medium
Density

Open Space for Conservation
Open Space – Reserve
City Parks and Recreation
Open Space for Conservation
Dolores PD

PD
Open Space Reserve

Residential – Medium
Density
Horticultural Business

Open Space Reserve

Commercial - Visitor Serving

Open Space Reserve
•
•

Commercial - Visitor
Serving
Priority Residential
Overlay
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POLICIES
Policies applicable to all development are provided below. Policy consistency, growth
management, community character, and meeting long-term land use needs are addressed in
this section.
General Policies
2-1.

Land Use Plan Map. Apply Land Use Plan designations in accordance with the policies
of this Land Use Plan.

2-2.

Complete Policy Compliance. Ensure that all new development complies with all
policies of the Land Use Plan. New development means any project for which a Coastal
Permit is required. Allow flexibility only when the Land Use Plan provides for an
exception.

2-3.

Priority Uses. Define priority land uses throughout the City include those defined by
the Coastal Act, including visitor-serving commercial uses, coastal dependent uses,
environmental resources, coastal access and recreation, agriculture and associated
research uses, as well as affordable housing including residential development
pursuant to the Priority Residential Overlay.

2-4.

Housing Element Conformance. Ensure the Land Use Plan provides adequate and
appropriate sites to allow implementation of the Housing Element.

2-5.

Sustainable Land Use Pattern. Accommodate development within the defined Urban
Boundary, and site land uses to protect natural resources, avoid hazards, and
preserve agricultural uses, and maintain compatibility with other adjacent uses.

2-6.

Development Distribution. Concentrate new development in the Town Center while
also allowing for infill development within established neighborhoods and to support
priority uses.

2-7.

Master Plan Certification.
All plans established for implementing Planned
Development land use designations and other defined areas involving land use
provisions shall be submitted to the Coastal Commission for certification prior to City
approval of applications for required entitlements including but not limited to coastal
development permits, and subdivisions. Plans subject to this requirement include
specific plans and precise plans.

2-8.

Development Permit Requirements. Require a coastal development permit for any
project that meets the definition of development pursuant to Coastal Act Section
30106. Exempt certain categories of development from coastal development permit
requirements pursuant to Title 14, Division 5.5, Chapter 6 of the California Code of
Regulations. Establish a local coastal development permit waiver process for other
types of de minimis development that has no potential for impacts to coastal
resources.

2-9.

Constitutional Use of Property. Nothing in this Land Use Plan is intended to nor shall
be construed as authorizing the City of Half Moon Bay to grant or deny a permit in a
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manner which will take or damage private property for public use without the
payment of just compensation.
2-10.

Thresholds of Significance. Establish thresholds of significance for CEQA review
purposes for impacts that require special consideration in Half Moon Bay.

Growth Management
2-11.

2-12.

Residential Growth Management. Provide for compatible and orderly residential
growth at a managed pace and ensure that future development is consistent with the
city’s growth management standards. Measure D (Residential Growth Limitation
Ordinance) added the following provisions to the Land Use Plan and they may not be
amended or repealed except by a majority vote of the people of Half Moon Bay as
follows:
a.

The number of dwelling units which the City may authorize each calendar
year may not exceed the number of units which would result in a growth of 1
percent in the City’s population as of January 1 of that year. In determining
the number of permissible units, the City shall use the most recent United
States Census figures for Half Moon Bay to calculate the average number of
persons per household.

b.

The number of dwelling units authorized each year under subsection a. may
be increased by 50 percent for additional dwelling units in the Downtown
Area.

c.

Applications for new units from areas of the City outside the Downtown Area
have priority for one-half of the units authorized under subsection a. If fewer
applications are received, the remainder of these units may be authorized in
the Downtown Area.

d.

Subject to subsections b. and c., the city shall allocate permissible dwelling
units among applications under the existing allocation system in the
Municipal Code, to the extent feasible, and subsequent modifications by the
City Council.

e.

The limitations in the Section shall not apply to replacement of existing
dwelling units on a one-for-one basis, nor shall it apply to density bonuses for
the provision of low and moderate income housing to the extent required by
State law.

f.

The Downtown Area is the area designated as the Downtown Half Moon Bay
Redevelopment Survey Area in City Resolution No. C-91-98, November 3,
1998.

Residential Growth Management Administration. Evaluate residential growth limits
every five years. They may be reduced if the City Council finds that infrastructure is
not adequate to serve additional development and doing so would be consistent with
the City’s Housing Element. Consider options for amending the growth allocation

Public Review Draft
December 2018
2-22

Half Moon Bay - Local Coastal Land Use Plan
Chapter 2: Development

method to better correlate population growth to the types of housing units being
developed.
2-13.

Non-Residential Development Growth Management. Monitor and assess the
cumulative impacts of non-residential development on the capacity of infrastructure
and utilities. Every three years after certification of the Land Use Plan update, the City
shall confirm its inventory of non-residential development including commercial
office, retail and restaurants, overnight accommodations, industrial and agricultural
uses. The monitoring and assessment program is intended to ensure the following:
a. That commercial development, representing both priority and nonpriority uses,
is prioritized within the Town Center over new commercial development outside
the Town Center.
b.

That non-residential uses which are limited in area and/or have minimal impacts
on infrastructure are accommodated, including:
i.

Agriculture uses;

ii.

Industrial uses;

iii.

Commercial uses established within existing development or within new
development on sites previously developed with commercial uses; and

iv.

Commercial portions of mixed-use development, provided that the floor area
of the commercial use is limited to the ground floor and occupies less floor
area than the residential portion.

2-14.

Minimum Residential Density Zoning Provisions. Establish minimum residential
densities or buildout for every multi-family residential zoning district throughout the
city and for each specific plan or precise plan within the Town Center.

2-15.

Affordable Housing Density Bonus. Provide for density bonuses above the maximum
densities cited for each residential land use designation, including mixed-use and PD
designations that provide for residential development consistent with California
Government Code Section 65915 and the Housing Element.

2-16.

Development Intensity Reductions. Reserve the right to reduce the density and/or
intensity specified in the Land Use Plan for a particular parcel or area if it is
determined that such reduction is warranted by conditions specifically applicable to
the site, such as the presence of ESHA, impacts on coastal access or recreation, and
exposure to hazards such as steep slopes or flooding, particularly where such
constraints are indicated on Land Use Plan maps.

2-17.

Lot Retirements. To protect coastal resources, coastal access, and the capacity of
public facilities, establish a lot retirement program that minimizes and mitigates the
individual and cumulative impacts of creating new residential lots by retiring
development potential on the same number of existing lots. The program shall:
a. Require retirement of lots wherein for each new residential lot created, a legal lot
with residential zoning within the city limits, shall be retired through recordation
of a no-build restriction.
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b. Determine priority areas for lot retirement based on the presence of natural
resources, risk of hazards, viable agricultural use, or other characteristics
consistent with the intent of the program.
c. Exempt lot retirement requirements for deed restricted affordable housing
outside Town Center, and for all residential development within the Town Center.
d. Allow lot retirements as a means to increase density for new residential
development within the Town Center pursuant to a transfer of development
rights program.
2-18.

Transfer of Development Rights. Establish a transfer of development rights (TDR)
program with the intent of retiring lots located within PD designations outside the
Town Center and transferring their development rights to increase density or
buildout allowances on properties within the Town Center. For development sites
with a mixed-use or residential land use designation, the TDR program would allow
a maximum increase in residential density of 10-residential units/acre. In the case of
Town Center PDs, the buildout increase is up to 50 percent above the maximum
number of units specified for the PD. The additional units allowed through TDR (“TDR
units”) are separate and apart from affordable housing density bonus units.
Affordability requirements do not apply to TDR units and TDR units do not contribute
to the base density upon which affordable housing density bonuses are determined.
The TDR program may similarly allow for increased non-residential intensities
(FAR).

2-19.

Lot Mergers. Establish a lot merger program for contiguous substandard lots under
common ownership in order to create standard sized lots for the underlying zone.

2-20.

Environmentally Sustainable Development. Through preparation and adoption of a
climate action or adaptation plan, establish targets and actions for sustainability,
including but not limited to VMT, greenhouse gas emissions, carbon sequestration,
water conservation, clean energy sources, and green building practices.

2-21.

Infrastructure Capacity and Design. Design public infrastructure, including water,
sewer, stormwater management, communications, energy, and transportation
systems, to serve the existing community and new development as permitted by
growth limits, infrastructure constraints, and to support new technology including
the continued expansion of EV vehicle use. Infrastructure shall be designed according
to best practices for sustainability, maintenance, aesthetics, resilience, and durability.
As applicable, new infrastructure shall be undergrounded.

2-22.

Development Impact Fees. Periodically review, prepare nexus studies, and update
development impact fees. Establish additional fiscal impact measures necessary to
assure that new development permitted by the Land Use Plan will generate sufficient
revenues to cover costs to the City for providing public services (e.g. public safety,
parks, schools, roads, and utilities, etc.).

2-23.

Fiscally Sustainable Development. New development shall fully fund the development,
operation, and maintenance of public infrastructure required for the new
development.
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Community Character
2-24.

Development Scale. Ensure that development is appropriately scaled and in harmony
with the town’s existing small-scaled and low-rise development pattern.

2-25.

Visual Character. Preserve the unique visual quality that contributes to Half Moon
Bay’s coastal and small-town character, including its open, expansive views from the
coastal terrace to the foothills.

2-26.

Development Standards and Design Guidelines. Establish and periodically review and
update development standards and design guidelines for new and remodeled
structures to ensure compatibility with the unique character of Half Moon Bay’s built
environment. All development shall be subject to current development standards and
design guidelines.
Development standards are regulated through the IP. Design guidelines may be
included in the IP as well as within separately adopted plans and guidelines
applicable to specified areas and/or land uses. Standards and guidelines address site
planning, scale (height and mass), density and intensity, architectural details and
landscaping. Additional definitions and standards shall be incorporated into the IP to
implement the Land Use Plan including, but not limited to: gross and net development
site area, floor area ratios for commercial and mixed-use development, maximum
impervious surface areas, and allowances for setback exceptions for certain
architectural features including porches and bay windows, noise, lighting, and
parking requirements.

2-27.

Heritage Land Uses. Maintain land uses that have contributed to the community’s
heritage including agriculture, open space, coastal recreation, maritime uses, and the
commercial, residential, and civic uses that make up the historically significant
Heritage Downtown.

2-28.

Cultural Resource Preservation. Preserve the community’s cultural resources,
including archeological and historic resources, through identification, education and
awareness, and standards for siting and design of new development.

2-29.

Town Forest. Periodically review and update the Heritage Tree Ordinance to ensure
the following:
a. Heritage Tree Definition. Review and update the definition of heritage trees to be
consistent with the City’s tree preservation priorities for aesthetics, canopy
density, carbon sequestration, green infrastructure, contribution to habitat, and
other sustainability criteria.
b. Canopy Preservation. Determine the city’s tree canopy coverage and conduct
periodic reviews to track the effectiveness of the Heritage Tree Ordinance and the
health of the Town Forest over time and in relationship to drought and other
environmental factors.
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c. City Trees. Establish and update a list of species for use as street and park trees
suited to the coastal environment and that provide for species and cohort
diversification, while also accommodating design goals for specific canopy shape,
density, height, and lifespan for monoculture and mixed-species plantings in the
case of street trees or other featured public landscapes.
d. Trees on Private Property. Provide education about the importance of tree
maintenance and requirements for permitting to prune and/or remove heritage
trees.
e. Large Landscapes. Establish permitting means for proactive long-term
maintenance of large landscapes, such as for golf courses and private common
areas in residential developments, including the preemptive planting of
replacement trees in advance of planned tree removals; as well as phased
conversions to drought tolerant, less invasive, or otherwise more sustainable
landscaping.
f.

2-30.

Standards and Best Management Practices.

Establish and implement tree
planting standards and best management practices to ensure that trees are
compatible with adjacent habitat areas if present, contribute to without blocking
view sheds, can grow to healthy maturity, are irrigated through sustainable
means, and are suited to the site where they are planted.

Signage. Periodically review and update the Sign Ordinance to ensure consistency
with dark skies policies and other standards applicable to architectural compatibility.

Complete Community
2-31.

Desired Land Uses. Encourage the development of land uses desired by the
community and which contribute to quality of life. Uses include affordable and
diverse housing types such as farmworker housing and smaller homes; healthcare
and assisted living; light industrial including live-work and artisan uses; adaptive
reuse of heritage buildings; agriculture along with supportive accessory uses;
commercial including neighborhood and local-serving uses; and civic and public uses
including parks and other community facilities.

2-32.

Habitat Conservation. Ensure that development adjacent to Environmentally
Sensitive Habitat Areas (ESHAs) avoids impacts to habitat values or sensitive species
to the maximum extent feasible.

2-33.

Hazard Avoidance. Require that development be sited and designed to avoid and
mitigate impacts from hazards such as flood, erosion, sea level rise, fire, seismic and
geologic hazards.

2-34.

Public Spaces. Ensure the adequate provision and maintenance of public spaces,
including parks, trails, and gathering places to foster a strong and healthy community.

2-35.

Gathering Places. Foster community connection and cohesion through the
development of more public gathering places.

Public Review Draft
December 2018
2-26

Half Moon Bay - Local Coastal Land Use Plan
Chapter 2: Development

2-36.

Diversity of Housing Types. Promote the development of diverse types of housing to
meet the needs of an aging population and to accommodate young families and
households at various income levels. Consider sponsoring the establishment of a
housing land trust as a means to further support development of diverse and more
affordable housing for coastside residents.

2-37.

Housing Stock Preservation. Safeguard existing housing stock so that it is preserved
and used as housing through the establishment of programs and ordinances, such as
an empty house tax or updated use regulations.

2-38.

Diversity of Commercial Land Uses. Promote a range of commercial uses, providing
employment opportunities for the local population, flexible commercial space for
businesses, and an array of uses and amenities that cater to residents’ everyday needs
for goods and services while also supporting visitors.

2-39.

Industrial Land Uses. Establish performance standards and allow light industrial land
uses in general commercial and downtown commercial areas, except for on Main
Street or on sites designated for visitor service commercial uses.

2-40.

Sphere of Influence. Coordinate with the San Mateo County Local Agency Formation
Commission (LAFCo) to make appropriate adjustments to the City’s sphere of
influence. The sphere of influence includes unincorporated Miramar, El Granada,
Princeton, Moss Beach, and most of Montara; additional areas for consideration
include contiguous developed sites such as Moonridge, the greenhouse uses at the
southeast end of town, and the greenhouse uses abutting the city limits on the south
side of Highway 92. Consider the City’s sphere of influence in any annexation process
or large-scale land use and development projects.

2-41.

Annexations. Consider annexations and amend the urban-rural boundary to be
consistent, for such areas that would comply with all of the policies of the Land Use
Plan. Moonridge, the City-owned Johnston House property, the north side of the
Miramar neighborhood, and other contiguous developed sites including the
greenhouse uses at the southeast end of town are priorities for annexation study.

2-42.

Sphere Infrastructure and Development. Consult with San Mateo County regarding
infrastructure, development, and land use policy decisions affecting areas within the
City’s sphere of influence that may have significant environmental impacts or
otherwise affect demand for city services or midcoast infrastructure capacity.

Town Center
This Land Use Plan identifies a Town Center within which future development should be
concentrated to support a vibrant, walkable core area with a diverse mix of pedestrianoriented businesses, shops, housing types, and public spaces. The Town Center includes all
land designated Commercial – General, including the Main Street area and the land around
the intersection of Highway 1 and Highway 92, as well as some adjacent residential and
mixed-use neighborhoods with other Plan designations.
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A detailed diagram of the Town Center area is provided as Figure 2-2. The Town Center
broadly consists of three areas, including:
Town Center: Development Context
Heritage Downtown. Heritage Downtown centers on Main Street between the Main Street
Bridge and Correas Street. It also contains parallel streets San Benito, Johnston, Church, and
Purissima Streets and cross streets Mill, Kelly, and Miramontes Streets. Heritage Downtown
contains the highest concentration of the City’s designated historic resources and presents a
traditional small-town street grid with commercial buildings fronting directly onto
sidewalks, contributing to a pedestrian-oriented neighborhood. Critical for Half Moon Bay’s
tourism, Heritage Downtown provides a concentration of visitor-serving commercial uses
including retail, restaurants and accommodations. Much of Heritage Downtown is included
in an adopted Downtown Specific Plan, which focuses on parking and landscaping. An
intention of the Land Use Plan update is to improve the vibrancy of Heritage Downtown by
updating land use provisions, addressing infrastructure and streetscape needs, considering
approaches to improving circulation and parking.
Recent development within Heritage Downtown leading up to and including 2018 included
visitor-serving, mixed-use, and residential proposals. The Boys and Girls Club Gym and the
Half Moon Bay Library are the two most recently constructed civic buildings. The City-owned
historic jail and Johnston garage were permitted for visitor-serving use as a San Mateo
Coastside history museum. Eleven underutilized hotel rooms were converted to six efficiency
apartments at the Zaballa House on Main Street as part of a larger visitor-serving complex. A
new development form for Half Moon Bay was nearing completion on the southeast corner
of Kelly Avenue and Church Street. This two-story building includes four live-work units for
individual ownership. The Creekside Court subdivision was entitled at 320 Church Street to
allow future development of ten single-family homes and up to nine additional multi-family
units, including at least four units deed restricted to be affordable to lower income
households. Development interest in vacant and underutilized parcels along Main Street has
picked up along with the increasing demand for housing. The return on investment for
residential development is critical to funding vertical mixed-use projects where visitorserving retail and restaurant uses would be located on the ground floor. Flexibility in change
of use has been identified as key to ensuring that underutilized lots and vacant tenant spaces
can be more readily developed and/or occupied with permitted uses.
North Downtown. North Downtown includes the lands north of Main Street Bridge and
around the intersection of Highways 1 and 92. Existing development in North Downtown is
dominated by single use commercial, surface-parked shopping centers, and service
commercial development. Allowing for commercial and residential mixed-use retrofit of
existing shopping center sites would provide housing in a location consistent with the
sustainability intent for the Land Use Plan update. Underdeveloped properties within North
Downtown include the “Goat Farm” parcels east of the Hilltop Mobile Home Park on the north
side of Highway 92, and an undeveloped 6.5-acre parcel on the southeast corner of Highway
1 and Highway 92, recently referred to as “Cabrillo Corners” in real estate literature. The Goat
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Farm parcels provide room for expansion of the Hilltop Mobile Home Park. Nearly 10 percent
of Half Moon Bay’s housing stock is comprised of mobile homes. Designating additional space
for mobile homes, identified as a particularly important housing type by the community, is
consistent with the Housing Element and the City’s intention to provide for diverse housing
options. The Cabrillo Corners parcel was historically in agricultural use and is a challenging
development site because the southern side of the site consists of Pilarcitos Creek and its
extension riparian vegetation, the site grade is significantly lower than that of the adjacent
roadways which limits site access, and the property is wholly within a flood plain. Town
Center policies do not prioritize development of this site due to these constraints; instead,
policy encourages exploration of land use options compatible with anticipated frequent
flooding and exploration of taking shared access from adjacent parcels. Development within
North Downtown leading up to 2018 has been primarily limited to change of use within
existing commercial development and very limited new construction.
South Downtown. South Downtown includes lands south of Correas Street between Highway
1 to the west, and the limits of development to the east. South Main Street runs up the center
of South Downtown. The area is mostly residential. Older subdivisions with modest sized
homes make up much of the west side of the area at medium residential densities. A private
elementary school and recently developed affordable housing for seniors are located within
the east side of South Downtown, where residential densities tend to be higher. The Half
Moon Bay Fire Station is located at the south end of the area. The boundaries of Highway 1
and agricultural uses require special attention with respect to compatibility, buffering, and
land use impacts. Several vacant lots remain in South Downtown, including several
substandard in size.
In South Downtown, development leading up to and including 2018 consisted of a mixed-use
and residential development. A new mixed-use building was under construction in the 700
Block of Main Street and will provide for visitor-serving uses on the ground floor and two
apartments on the second story. Shared parking, EV charging stations and other
sustainability measures were part of the Planning Commission’s considerations when
approving this project. A subdivision of mostly undeveloped 2-acre site at 940 Main Street
will allow for eleven duplexes for a total of 22 new units, five of the new units will be deed
restricted and affordable to lower income households, and a historic farmhouse fronting
Main Street will be retained. Several applications have been approved or are under review
for small lot infill, including several single-family homes and a duplex.
Town Center: Planning Issues
Development within the Town Center including its PDs is intended to be sustainable from an
environmental, economic and equity perspective.
Residential development policies for the Town Center will ensure that new neighborhoods,
mixed-use areas, and higher density infill sites are developed such that they generate less
traffic, greenhouse gas emissions, energy and water demand, and other impacts than
neighborhoods outside this area. Components of residential development that support
sustainability goals include providing housing for a mix of income levels, requiring a range of
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housing types emphasizing smaller homes, and mandating that the entire Town Center and
its neighborhood components be designed such that pedestrian circulation is prioritized.
Commercial and mixed-use development policies for the Town Center will ensure that service
needs are met for both residents and visitors. Again, walkability is prioritized over vehicular
access. While vehicle traffic within the Town Center will continue to be congested during peak
periods, well-connected biking, walking and transit facilities for shopping and services will
be readily available to provide options. Parking is also a necessary component in Town
Center. Consistent with the Coastal Access and Recreation chapter’s parking policies, public
parking facilities east of Highway 1 can serve visitors to both the Heritage Downtown and
beaches.
The Town Center also contains industrial uses, including a concrete batch plant and auto
repair services. Accommodating light industrial uses within Half Moon Bay is important.
Availability of these types of industries and services on the coastside reduces a significant
number of truck and automobile trips to the bayside of the peninsula and beyond. The Land
Use Plan policies provide for maintaining existing industrials uses, while allowing for
additional light industrial uses in specific locations subject to performance standards to
ensure compatibility with adjacent land uses.
In North Downtown, the Highway 92 and Main Street intersection is especially congested
during the weekend peak traffic period. Development around this intersection auto-oriented
and setback behind parking areas. These parking areas in combination with the large
intersection roadway area present as a vast expanse of paved area as the terminus to the
arrival sequence from westbound Highway 92. This condition does not impart a sense of
place consistent with the small-town character of the Town Center, nor does it provide
wayfinding cues for Heritage Downtown or the beaches. Redesign of the intersection as part
of the Town Boulevard, potentially with a round-about, would reduce the overall scale of this
expansive area. Future redevelopment of the adjacent private properties with denser
development framing the roadways would establish both a gateway and a node of walkable
commercial and residential uses in this area.
The cost of water connections is a detriment to changing occupancies in existing development
throughout the Town Center, especially in Heritage Downtown. At the time of the Land Use
Plan update, priority connections were available through CCWD; while non-priority
connections could only be obtained through the secondary market wherein securing
connections may be cost-prohibitive, especially for smaller land uses. Vacant commercial
space with priority connections have at times remained vacant even though appropriate nonpriority uses might otherwise be able to occupy the space were it not for the high cost of nonpriority water connections. Because economic health and vibrancy of the Town Center is
enhanced by a mix of uses and also supports retention of heritage building stock, both priority
and non-priority, simplifying the permitting process and reducing the cost associated with
change of use is important. To that end, an assessment district or other program should be
established to allow property owners within Heritage Downtown to pool their water
connections for reassignment, or via a resell and buyback approach to provide flexibility as
market demand for various land uses changes over time. Such a program would not reclassify
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priority connections as non-priority connections, but instead could reduce the cost of nonpriority connections while also providing for economic value of unused connections
associated with a specific parcel.
Policies for the Town Center Area are listed below and include general policies as well as
additional policy considerations for the three Town Center areas: Heritage, North and South
Downtown. The five PD areas within the Town Center are discussed in the next section.
Substantially developed PDs in the Town Center include Stone Pine/Cypress Cove and Main
Street Park; substantially undeveloped PDs in the Town Center include Podesta, Stone Pine
Public Works and Conservation Corridor, and South Downtown Gateway.
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Town Center Policies
General Policies
2-43.

Vibrant Downtown. Enhance Downtown vitality and vibrancy through promoting a
diversified mixture of uses, including pedestrian-oriented residential and commercial
uses, while balancing and respecting the area’s historic character. Concentrate new
development in the Town Center to create a vibrant walkable center with a variety of
uses and amenities.

2-44.

Residential Development. Promote the development of local workforce and urbanlifestyle housing located within walking distance of amenities.

2-45.

Residential Diversity. Encourage a diversity of housing types, including housing at a
range of affordability levels, densities, sizes, and ownership types. Meet the needs of
Half Moon Bay’s diverse population, including young families, multi-generational
families, students, young professionals, and seniors.

2-46.

Minimum Density Requirement. In the Residential - High Density designation, require
new development to meet a minimum density of 16 residential units per acre (net).

2-47.

Commercial Development. Promote the development of commercial uses that fulfill a
diversity of local needs; visitor-serving uses to support tourism; and office and
business incubation space.

2-48.

Local-Serving Commercial. Promote the development of businesses providing goods
and services to Half Moon Bay residents accessible from the city’s pedestrian, bicycle,
and transit networks.

2-49.

Visitor-Serving Commercial. Promote the development of businesses providing goods
and services to visitors, including dining, recreation, shopping, and agritourism.
Consider the local and regional market demand for lower-cost options when
evaluating the need for new overnight accommodations.

2-50.

Mixed-Use Development. Promote mixed-use development on sites accessible by the
city’s pedestrian, bicycle, and transit networks and allow flexibility for potential
mixed-uses (including housing, office space, retail, restaurants, or personal services).

2-51.

Pedestrian Environment. Ensure inviting, safe and comfortable pedestrian
environment to encourage activity in the Town Center area.

2-52.

Connectivity and Wayfinding. Improve the Town Center’s connectivity to other areas
of the city, including the beaches, highways, and residential neighborhoods outside
the Town Center. Increase the Town Center’s visibility and overall accessibility for
travelers of all modes and abilities with wayfinding signage, gateway treatments, and
Town Boulevard design elements.

2-53.

Pedestrian-Oriented Scale. Ensure developments face public streets, and promote
development at a pedestrian-oriented scale, incorporating visually interesting
facades and massing techniques.
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2-54.

Architectural Diversity. Maintain the diversity of architectural styles along Main
Street and throughout the Town Center, while ensuring that development is
compatible in scale with existing development and preserves views of the
surrounding coastal hillsides.

Heritage Downtown Policies
2-55.

Heritage Downtown Plan. Prepare and adopt an updated plan for the Heritage
Downtown that includes design guidelines, accommodates new activities and
buildings, enhances the area’s pedestrian-oriented character, supports bicycle
circulation, and supports parking management through a “park-once-and-walk”
approach to Downtown and beach access. The plan shall include measures to protect
the historic architectural character of Downtown. Streetscape plans focused on
smaller areas, such as Kelly Avenue or Church Street, may be considered separately
or in conjunction with a more comprehensive plan for Heritage Downtown.

2-56.

Main Street Uses. Along Main Street north of Correas Street, which represents the
heart of Heritage Downtown, require retail, eating and drinking establishments, and
other similar active uses at the first floor to foster a distinctive, vibrant pedestrianoriented atmosphere. Promote small hotels with lobbies at the ground level, and
office and residential uses on the upper floors.

2-57.

Residential Development. Within the Heritage Downtown area, allow residential as a
permitted use on all floors, except along Main Street north of Correas Street, where
residential is permitted on upper stories and the ground floor if oriented to the rear
of the building or a side street for corner properties.

2-58.

Heritage Downtown Height Limits. In Heritage Downtown, generally allow building
heights two to three stories on Main Street and up to three stories elsewhere.
Consider allowing additional height for projects that provide affordable housing,
housing for seniors, or support other broad community interests, provided they are
harmoniously designed and integrated with the Downtown neighborhood fabric.

2-59.

Non-Priority Uses in Heritage Downtown. Establish a program to encourage and
manage a mix of priority and non-priority uses within Heritage Downtown through
the following means:
a. Monitor the inventory of priority and non-priority uses on a periodic basis, at
least every three years.
b. Establish a program or assessment district to manage priority and non-priority
water connections in Heritage Downtown with the intent to facilitate changes of
use, maintain the use of priority connections, and reduce the cost of non-priority
connections.
c. Do not require new non-priority water connections for non-priority uses located
in development where the principle use of the site or building is an on-going
priority use and existing water connections will adequately serve both the
priority and non-priority uses. Otherwise, if the existing capacity is inadequate,
non-priority water connections must be secured for the non-priority use.
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North Downtown Policies
2-60.

Highway 92 and North Main Street Study. Study the Highway 92 and North Main Street
area for redevelopment options including visitor-serving and mixed-use
development coordinated with intersection realignment or redesign to provide
visitor and neighborhood services while also addressing congestion from visitor
traffic.

2-61.

Shopping Center Conversions and Retrofit. Allow for commercial and residential
mixed-use retrofit or residential conversions of buildings within the North
Downtown commercial centers. Allow residential uses on the ground floor and for
commercial and residential mixed-use to be horizontal (side-by-side) or with
residential above commercial uses.

2-62.

North Main Street Uses. Establish a mixed-use neighborhood environment along
North Main Street between Highway 92 and the Main Street Bridge with residential,
visitor and local serving retail, personal service, and other commercial walk-in uses.
Allow offices and other uses requiring minimal customer visits on North Main Street
between Highway 92 and Highway 1.

2-63.

Highway 1 and 92 Frontages. Improve the appearance of the Highway 1 and 92
frontages as properties redevelop through the following means:
a. Build-to Lines. Establish build-to lines to frame and define the transportation
corridors.
b. Frontage Enhancements. Reduce visual clutter by consolidating utilities; phasing
out monument signs, and requiring permanent maintenance of frontage
landscaping.

2-64.

Underdeveloped North Downtown Properties. Establish uses for the underdeveloped
properties along the Highway 92 corridor as follows:

a. Goat Farm. Allow this property to develop as an extension of adjacent Hill Top
Mobile Home Park.
b. Cabrillo Corners. Consider appropriate land use options for this low-lying
property on the southeast corner of Highways 1 and 92 that provide for safe
ingress and egress, incorporate a buffer from the Pilarcitos Creek riparian
corridor, and are resilient to flooding, including but not limited to parking
facilities or other uses supportive to coastal access or recreation.

South Downtown Policies

In addition to the following South Downtown Policies, general policies presented for
Established Neighborhoods in the next section are also applicable to the residential areas
within South Downtown.
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2-65.

Residential Priority. Maintain residential use as a primary use within South
Downtown. Do not require a Use Permit for residential development in South
Downtown.

2-66.

South Main Street Uses. Allow mixed-use development along Main Street in South
Downtown, including residential development on second and third stories above
commercial development; or in a horizontal format with residential development
comprising a ground floor use adjacent to commercial development.

2-67.

Highway 1 Transition. Require a transition with stepped down heights, setbacks, and
other means between more intense visitor-serving commercial uses along the
Highway 1 frontage and abutting residential uses.

2-68.

Agriculture Transitions. Require buffers between private development and
agricultural uses to the south and east of South Downtown.

Established Neighborhoods
Outside the Town Center, Half Moon Bay’s residential areas built out as discrete
neighborhoods interspersed with mostly agricultural uses. The pattern reflects the
conversion of primarily agricultural lands over several decades. Most of the city’s established
single-family residential neighborhoods are in the Residential – Medium Density land use
designation and were established with traditional residential zoning. The Residential – High
Density land use designation is applicable to multi-family and mobile home park
neighborhoods. Some established neighborhoods have PD land use designations and were
developed according to associated specific plans and other types of development plans, as
further discussed in the next section on Planned Development Designations. Figure 2-3
presents a map of the city’s established neighborhoods.
Several of Half Moon Bay’s neighborhoods are located within the Town Center and were
addressed in the previous section. They include the Hilltop Mobile Home Park and residential
portions of Heritage and South Downtown. These are also mapped in Figure 2-3 to provide a
comprehensive view of the City’s neighborhood areas.
Outside the Town Center, it is estimated that up to 231 additional residential units could be
built within established neighborhoods. This estimate takes into account remaining vacant
parcels, potential for subdivision to create new lots, and opportunities to redevelop sites with
multi-family zoning with more units. Estimates of existing development and additional
development potential do not include accessory dwelling units (ADUs). ADUs are discussed
later in this section.
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Half Moon Bay - Local Coastal Land Use Plan
Chapter 2: Development

Established Neighborhoods: Existing Conditions
Half Moon Bay’s established neighborhoods outside the Town Center include the following
presented from north to south:
Casa Mira. This area is a small beach front location bounded by Mirada Road to the north,
the Miramar neighborhood to the south and east, and State Parks land and the Pacific Ocean
to the west.
• Land Use Designation. PD
• Existing Development. 14 units
• Additional Development Potential. None
Casa Mira is built out with multi-family development including 14 apartment/condo units. It
is a high-risk area for coastal hazards and a rock revetment provides protection from wave
runup and bluff erosion impacts. A California Coastal Trail span traverses the area. Casa Mira
is a PD and is further discussed in the next section.
Miramar. The city’s northernmost beachside neighborhood is bounded by Mirada Road to
the north, commercial uses on Highway 1 to the east, the Surf Beach/Dunes Beach PD to the
south and State Parks land and the Pacific Ocean to the west.
• Land Use Designation. Residential – Medium Density
• Existing Development. 190 units
• Additional Development Potential. 34 Units
Miramar is a substantially built out single-family residential neighborhood with several infill
lots remaining, primarily south of Washington Boulevard. The channelized Pullman and
Naples Creek watercourses present erosion and flood risk. The centrally located Guerrero
wetlands is designated as ESHA in this Land Use Plan update. Miramar offers multiple
connections to the California Coastal Trail; several streets have sidewalks although most do
not; and overhead utilities are present on most streets in the northern portion of the
neighborhood.
Frenchmans Creek. Tucked up to the eastern foothills, the Frenchmans Creek neighborhood
is bounded by horticultural business operations to the north, the foothills to the east,
Frenchmans Creek to the south, and Highway 1 to the east.
• Land Use Designation. Residential – Medium Density
• Existing Development. 181 units
• Additional Development Potential. Likely none
Frenchmans Creek is a built out single-family residential neighborhood. The riparian and
hillside trees provide a striking vegetated backdrop, and include Frenchmans Creek Park. The
area abuts the very high fire severity zone to the east. The neighborhood has direct access to
the Eastside Parallel and Naomi Patridge Trails and is well located to link to potential future
hillside trails. The curvilinear streets do not have sidewalks. Traffic calming speed humps are
present on the through-streets. Utilities are undergrounded throughout.
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Casa del Mar. This westside neighborhood is bounded by the Venice Beach PD to the north,
Highway 1 to the east, Kehoe Watercourse to the south, and the SAM plant, State Parks land
and the Pacific Ocean to the west.
• Land Use Designation. Residential – Medium Density
• Existing Development. 276 units
• Additional Development Potential. 1 unit
Casa del Mar is a built out single-family residential neighborhood. Coastal Access is provided
via several connections to the California Coastal Trail from Pilarcitos Avenue. ESHA and
potential ESHA abut the southern, western, and northern boundaries of the neighborhood.
Kehoe Park is a small neighborhood park with a tot lot. Frontage Road and the Naomi Patridge
Trail provide multi-modal connectivity parallel to Highway 1, and Kehoe Avenue has speed
humps for traffic calming. Sidewalks are provided throughout and utilities are
undergrounded north of Saint Joseph Avenue.
Sea Haven. Sea Haven is an east side neighborhood bounded by agricultural and equestrian
operations to the north, east and south, and by Highway 1 to the west.
• Land Use Designation. Residential – Medium Density
• Existing Development. 165 units
• Additional Development Potential. 1 unit
This is a built out single-family residential neighborhood. Poor bicycle and pedestrian access
will be improved with implementation of the Eastside Parallel Trail. The neighborhood does
not have a park. Sidewalks and undergrounded utilities are provided throughout.
Grandview. The Grandview neighborhood is bounded by agricultural use to the north, an
undeveloped paper subdivision centered on upper Grandview Boulevard to the east, the
undeveloped Glencree property to the south, and Highway 1 to the west.
• Land Use Designation. Residential – Medium Density
• Existing Development. 74 units
Additional Development Potential. 3 Units
Grandview is a substantially built out single-family residential neighborhood. It has poor
bicycle and pedestrian access which will be improved with implementation of the Eastside
Parallel Trail. The neighborhood does not have a park. Streetscape includes sidewalks with
planter strips. Overhead utilities are present throughout. Upper Grandview Boulevard to the
east and the upper portion of the Glencree property to the southeast are designated PD with
the 2018 Land Use Plan update. The Upper Grandview and Glencree PD is discussed in the
“Substantially Undeveloped Planned Development Areas” section later in this chapter.
Grand-Belleville. This west side neighborhood is bounded by agricultural uses to the north,
Highway 1 to the east, the Strawflower Shopping Center to the south, and Pilarcitos Creek to
the west.
• Land Use Designation. Residential – Medium Density
• Existing Development. 85 units
Additional Development Potential. 16 Units
This mostly built out neighborhood is predominately single-family residential and has a few
infill lots remaining. Although multi-modal access will be improved and made safer with
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implementation of the Highway 1 and Terrace Avenue intersection signalization project,
neighborhood residents have expressed a strong interest in traffic calming measures. The
neighborhood has direct access to the Naomi Patridge Trail; and although it is located west
of Highway 1, it does not have beach access. The neighborhood does not have a park.
Sidewalks are present on some streets, utilities are overhead throughout.
Pacific Ridge. This eastern hillside neighborhood is bounded by open space conservation
lands to the north and east (Areas “A” and “B”), Half Moon Bay High School and the
substantially undeveloped Carter Park PD to the south, and the Highland Park neighborhood
to the west.
• Land Use Designation. PD
• Existing Development. 19 units built, 44 pending
Additional Development Potential. None
Development was approved for 63 units by a settlement agreement and has proceeded in
three phases, the first of which containing 19 units had been built at the time of the Land Use
Plan update. Pacific Ridge provides access to a public loop recreational trail through
conservation lands uphill to the east (Area “B”). The neighborhood may also have access to
the future Vista Trail. Pacific Ridge does not have a neighborhood park. Sidewalks are
provided on one side of each street, and utilities are undergrounded throughout. Pacific Ridge
is a PD and is further discussed in the next section.
Highland Park. Highland Park is bounded by the Beachwood property to the north, the Pacific
Ridge neighborhood to the east, Half Moon Bay High School and agricultural use on the
Podesta PD to the south, and Highway 1 to the west.
• Land Use Designation. Residential – Medium Density
• Existing Development. 155 units
Additional Development Potential. 3 Units
This is a substantially built out single-family residential neighborhood with only one or two
infill lots remaining at the time of the Land Use Plan update. It will connect to the Eastside
Parallel Trail, but lacks a neighborhood park; and although located adjacent to Half Moon Bay
High School, it does not provide direct access to the school campus. Sidewalks and
undergrounded utilities are provided throughout.
Matteucci. Matteucci is a large lot subdivision bounded by Pilarcitos Creek to the north, the
Pilarcitos neighborhood to the east, Kelly Avenue to the south, and agricultural uses to the
west.
• Land Use Designation.
• Existing Development. 12 units
• Additional Development Potential. 1 Unit
Matteucci is a PD and the approved development plan covers the 13 lots with frontage on
Jenna Lane, of which 11 are built and one of the remaining two lots is entitled for
development. The remaining 7 “back lots” to the west provide a buffer to adjacent agricultural
use. An easement for a reach of the Pilarcitos Creek Trail traverses the northernmost parcels.
With implementation of this trail segment, the neighborhood will have direct access to Oak
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Avenue Park to the east. Sidewalks and undergrounded utilities are provided on Jenna Lane.
This PD is further discussed in the next section.
Pilarcitos. Pilarcitos is one of the City’s few areas with multi-family zoning. It is bounded by
Oak Avenue Park and Pilarcitos Creek to the north, the backs of commercial businesses along
Highway 1 to the east; Kelly Avenue to the south; and the Matteucci neighborhood to the west.
• Land Use Designation. Residential – High Density
• Existing Development. 285 units
Additional Development Potential. 28 Units
This mostly built out mixed density residential neighborhood has a few infill lots remaining.
Housing types are primarily multi-unit apartments, condominiums, and townhomes
interspersed with single-family homes and duplexes. The neighborhood has direct access to
Pilarcitos Creek Trail and the Naomi Patridge Trail. Oak Avenue Park serves the
neighborhood and backs up to Pilarcitos Creek. Sidewalks are provided throughout the
neighborhood. Utilities are overhead throughout.
East Miramontes Street. This is a small, yet distinct enclave, bounded by agricultural lands to
the north and east, an unnamed tributary of Arroyo Leon to the south, and Downtown Half
Moon Bay to the west.
• Land Use Designation. Residential – Medium Density
• Existing Development. 10 units
• Additional Development Potential. Up to 3 Units
The neighborhood consists of 10 residences constructed on land previously designated for
Open Space Reserve. Although the homes front agricultural land, they are not associated with
the farming operations. There is potential for a limited number of lot splits but the area is
primarily built out. Miramontes Street is a narrow lane with traffic calming measures
(signage and speed humps). There are no sidewalks, and utilities are overhead throughout.
Alsace Lorraine. Alsace Lorraine is bounded by Kelly Avenue to the north, Hatch Elementary
School and Highway 1 to the east, the Arleta Park neighborhood to the south, and the West of
Railroad PD, Poplar Beach Blufftop Park and Pacific Ocean to the west.
• Land Use Designation. Residential – Medium Density
• Existing Development. 283 units
• Additional Development Potential. 19 Units
Along with Arleta Park, Alsace Lorraine is the largest traditional west side neighborhood in
Half Moon Bay. It is a substantially built out single-family residential neighborhood with
clusters of small infill lots remaining. It offers access to Poplar and the State Beaches with
several informal trails to the California Coastal Trail. It also has direct access to the Naomi
Patridge Trail. Ocean View is the neighborhood park. The area is predominately without
sidewalks, utilities are undergrounded throughout.
Arleta Park. This west side neighborhood is oriented to Poplar Beach and bounded by the
Alsace Lorraine neighborhood to the north, Highway 1 to the east, two large parcels in land
trust ownership to the south, and the West of Railroad PD, Poplar Beach Blufftop Park and
Pacific Ocean to the west.
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• Land Use Designation. PD
• Existing Development. 542 units
• Additional Development Potential. 49 Units
This is a mostly built out single-family residential neighborhood with numerous small infill
lots remaining including larger undeveloped areas along Magnolia Street west of Highway 1
and Metzgar Street east of Highway 1. Arleta Park has direct access to Poplar Beach and
several informal connections to the California Coastal Trail; as well as direct access to the
Naomi Patridge Trail. A future neighborhood park is designated for Magnolia Street. Some
streets have sidewalks. Utilities are overhead throughout except on Seymour and Myrtle
Streets.
Ocean Colony. The City’s largest developed PD is bounded by Wavecrest PD to the north,
Highway 1 to the east, the Canada Cove neighborhood, Pelican Point RV Park and a golf course
to the south, and the Pacific Ocean to the west.
• Land Use Designation. PD
• Existing Development. Approximately 636 units
• Additional Development Potential. 50 Units
Ocean Colony is a collection of smaller neighborhoods. It was established through 22 separate
subdivisions built out in phases around the Half Moon Bay Golf Links Old Course, built in
1973. At the time of the Land Use Plan update, one 8-parcel subdivision remained for
development off Carnoustie Drive. Although unlikely there is potential for up to five
additional homes along the golf course. Change of use or redevelopment of the commercial
uses fronting Highway 1 could allow for additional residential development, specifically
multi-family formats. The area provides access to the California Coastal Trail, and will have
direct access in the future to the Naomi Patridge Trail when it is extended south. Traffic
calming measures include speed humps and signage. Numerous private parks and recreation
facilities are located throughout this community. Sidewalks and undergrounded utilities
provided throughout. The streets, sidewalks, parks, common areas, storm drainage facilities
and other amenities are owned and maintained by the Ocean Colony Homeowners
Association. This PD is further discussed in the next section.
Canada Cove. This age restricted neighborhood (over 55 years old) is bounded by the Ocean
Colony neighborhood to the north, Highway 1 to the east, Arroyo Canada Verde and the Half
Moon Bay Gold Links Old Course to the south, and the Pelican Point RV Park to the west.
• Land Use Designation: Mobile Home Park
• Existing Development. 362 units
• Additional Development Potential. 40 Units
Canada Cove is a substantially built out mobile home park neighborhood west of Highway 1.
An approximately 4-acre vacant parcel on the southwest corner of Miramontes Point Road
and Highway 1 remains available for expansion of this neighborhood community. Canada
Cove has access to the California Coastal Trail, and will have direct access in the future to the
Naomi Patridge Trail when it is extended south. Traffic calming measures include speed
humps and signage. On-site amenities include private open space and a community building
with an outdoor pool.
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Moonridge. Moonridge is located just outside the city limits at the south end of town, off
Miramontes Point Road, east of Highway 1.
• Land Use Designation. San Mateo County LCP Agriculture
• Existing Development. 160 units
• Additional Development Potential. Unknown
Moonridge is a deed restricted affordable housing development for local agricultural workers
and their families. It consists of rental townhouse style units with small yards, courtyards, a
community room, and other shared facilities and services. This neighborhood was included
in the planning area with the intention to study potential for future annexation.
Additional residential development occurs throughout the City in small clusters including on
the north side of Kelly Avenue west of Highway 1, and at the south end of town along the west
side of Highway 1. These areas do not have specific neighborhood names; however, they are
located within residential land use designations and have associated residential zoning.
General policies applicable to larger neighborhood areas apply to all such residential parts of
town.

Established Neighborhoods: Development Context
As summarized above, the established neighborhoods are almost fully built out. New
development in these areas is expected to consist of pockets of infill where small clusters of
lots remain undeveloped. Notably, such areas are found along the Pullman Watercourse in
the Miramar neighborhood, on Seymour and Magnolia Streets along the southern border of
the Arleta Park neighborhood, and at the eastern end of Grandview Boulevard. For these
portions of the Miramar and Arleta Park neighborhoods, these parcels are anticipated to be
buildable; however, for each site biological resource assessments will be required, and sites
may need to be planned to accommodate buffers. The 4-acre vacant parcel adjacent to Canada
Cove could allow for additional mobile home park development which would further expand
the diversity of the city’s housing stock.
The eastern end of Grandview Boulevard presents more challenges. East of the developed
homes on Golden Gate Avenue, the area consists of a paper subdivision lacking infrastructure
and comprised of nearly seventy parcels where fewer than ten conform to the minimum site
area defined in the IP. Biological resources including wetlands and a watercourse are mapped
and much of the area is designated as potential ESHA. Due to these constraints, as well risk of
inundation of the impoundment above this area, the eastern end of or “upper” Grandview
Boulevard parcels are re-designated with the 2018 Land Use Plan update from Residential –
Medium Density to PD. The Upper Grandview and Glencree PD is discussed in the next
section.
Additional individual undeveloped lots are scattered throughout the older neighborhoods,
especially in Arleta Park and to some extent in Alsace Lorraine, as well as in the western half
of South Downtown as already noted. In Arleta Park, many of these parcels are substandard
or severely substandard in lot area and the City has been working on regulations to allow
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development of small homes compatible with the neighborhood character yet providing for
more diverse and affordable housing stock. Several such small lots have been successfully
developed with relatively minor variances or exceptions to allow for neighborhood
compatibility and sufficient enjoyable use of the property.
Established neighborhoods are also ideal locations for small additions and new accessory
dwelling units. As such projects would be located on previously developed sites where
infrastructure is already available. As previously described in the Development Review
section above, these types of de minimis development projects would be suited for processing
as a coastal development permit waiver.
ADU development is considered within the City’s annual growth limit. In 2018 the City
updated its ADU ordinance in conformance with Coastal Commission guidance to comply
with State ADU law.

Established Neighborhoods: Planning Issues
Housing Insecurity. Housing availability and affordability has been a Bay Area challenge for
decades. As San Mateo County recovered from the great recession of 2008, the housing costs
shot up by rates much higher than in most of the parts of the county and housing affordability
has become a locally and regionally acute issue. Housing insecurity is evident in some
neighborhoods where over-crowding occurs. Through the City’s in-depth community
engagement on this topic, anecdotal stories about multiple families sharing modest sized
homes, mobile homes, and apartments are more and more commonplace. The Land Use Plan
policies generally, and especially throughout the Development Chapter, are strategically
aligned to accommodate additional housing inventory, primarily within areas already
developed. This approach is meant to protect community character and implement the
Coastal Act, while also allowing for new and diverse housing options consistent with the
community’s interest and the City’s certified Housing Element.
Neighborhood Compatibility. It is commonplace in substantially build out areas that the
parcels most challenging to develop are the last to be pursued. Undeveloped lots within
established neighborhoods tend to be substandard in area, impacted by natural resources or
a nearby watercourse, or on upland slopes. For infill development of such sites to be
compatible, zoning controls need to be carefully reconsidered. Also, outside of the established
neighborhoods, infill commercial, industrial, and public facilities development can impose
impacts on established residential living environments. Additional stresses from
densification within and outside the established neighborhoods must be considered and
managed through development review processes and the application and enforcement of
performance standards.
Supplemental Residential Uses. For various reasons, including to cover housing costs, a
number of subordinate land uses within residential development are desired by some
community members. Accessory dwelling units, as described above, are becoming more
important for providing flexibility and potential life-cycle housing. Traditional home-based
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businesses are popular in Half Moon Bay with commute data indicating that a higher
percentage of Half Moon Bay residents work from home than the rest of San Mateo County.
Expansion of home occupation allowances are desired and could help residents continue to
work at home and not add to peak hour commute traffic. The strong emergence of the shortterm rental industry has been evident in Half Moon Bay. These types of subordinate uses can
be accommodated but also need to be bounded by performance standards.
Zoning Consistency. The Land Use Plan update is an opportunity to ensure that long-term
desired land uses are assigned the most appropriate land use designation, and in turn
consistently zoned. Two small areas are included for revised land use designations: East
Miramontes Street as described above has been in the Open Space Reserve Designation; and
parcels on Redondo Beach Road in the PD land use designation associated with Ocean Colony.
In both cases, the Residential Medium Density land use designation is appropriate and
included in this update.

Established Neighborhoods - General Policies
2-69.

Development Review in Established Neighborhoods. Study and identify appropriate
portions of established neighborhoods as categorical exclusion areas to allow for
ministerial review of new development and additions that conform to the IP and
design guidelines. Such areas shall not include visual resource areas, impact coastal
access, be subject to coastal hazards, and contain or are adjacent to known or
potential ESHA.

2-70.

Design Standards and Guidelines. Review, update, and expand IP standards and the
associated design guidelines for new and remodeled structures within established
neighborhoods. Allow for new development that will be:
a. Compatible within each unique neighborhood area, including infrastructure and
streetscape provisions such as walkways, street trees, and parking.
b. Scaled and appropriate for the limitations of non-conforming sites, such as
smaller allowed build out for substandard sized parcels and those that must
accommodate natural resources, hazards, watercourses, coastal access, and
visual resource requirements.

2-71.

Complete Neighborhoods. Integrate single-family and multi-family residential
neighborhoods with neighborhood shopping centers, parks, child care, and other uses
to be convenient and supportive of the residential living environment.

2-72.

Incompatible Uses. Protect neighborhoods from the encroachment of incompatible
activities or land uses that may have a negative impact on the residential living
environment.
a. Within neighborhoods: Implement neighborhood preservation and code
compliance programs to address weed abatement, outside storage, and other
basic property maintenance standards; establish and enforce noise and lighting
performance standards.
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b. Adjacent to neighborhoods: Establish and enforce performance standards for
commercial, industrial, and public facilities uses including controls for noise,
vibration, air quality, lighting, and visual impacts. Such standards are not
applicable to interfaces with agricultural uses and right-to-farm allowances.
2-73.

Small Infill Lots. Update standards for substandard infill residential lots to encourage
development of smaller homes that provide diverse and affordable housing options
compatible with neighborhood character.

2-74.

Accessory Dwelling Units. Update the IP as necessary to ensure that the Accessory
Dwelling Unit ordinance complies with State law.

2-75.

Home Occupations. Encourage home occupations within established neighborhoods
allowing business types and activities compatible with the residential living
environment and subservient to the primary residential use of each property.
Establish performance standards in the IP for traffic, parking, noise, and other
considerations with respect to home occupations.

2-76.

Short-Term Rentals. Allow short-term rental businesses within the established
neighborhoods with reasonable limitations, such as limitations on occupancy,
frequency, and duration. Short-term rental uses should be subordinate to the primary
residential uses such that residential units continue to be used for long-term
residential occupancy. Establish land use regulations in the IP with performance
standards necessary to protect the residential living environment of the
neighborhoods, such as standards for property management, traffic, parking, noise,
and trash. Short-term rental businesses shall pay transient occupancy tax to the City.

2-77.

Neighborhood Infrastructure. Maintain and improve neighborhood infrastructure.
Require new construction, additions and remodels to provide infrastructure
concurrently with development or to commit to participation in a benefit assessment
district or deferred infrastructure agreement. Identify and fund City projects in the
five-year Capital Improvement Program to improve infrastructure on individual
blocks or portions of neighborhoods as prioritized by City Council. Within
established neighborhoods, priority infrastructure improvements include
undergrounding overhead utilities, complete streets provisions such as pedestrian
pathways and bikeways, and safety improvements including traffic calming,
emergency access, hazard planning, and communications systems. Neighborhood
infrastructure improvements shall be sized so as to not be growth-inducing.

Planned Development
The Planned Development (PD) land use designation is applied to numerous areas
throughout the city. As indicated previously in the definition of this designation, PD
provisions require comprehensive planning and allow flexibility for the sake of protecting
coastal and visual resources, maximizing coastal access, and avoiding hazards. Nineteen PD
designations are discussed in this section. Several are built out, while many remain
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substantially undeveloped. PD areas vary by land use and may include residential, mixed-use,
commercial, and public facilities uses.
The PD designation is used in this Land Use Plan update for the following cases:
Previously Designated PDs. Most of the PDs established before this update are brought
forward. In these cases, PD policies are updated, several PDs have been renamed, and the PD
boundaries have been revised in some instances. PDs areas are indicated on the Figure 2-3:
Neighborhoods and Planned Developments.
Paper Subdivisions. Two new PD areas are established in this update characterized by paper
subdivisions. In both cases, the subdivisions were laid out without specific regard to various
site conditions including drainage, access, lack of infrastructure, and the presence of sensitive
habitat areas. These types of planning challenges have been commonly cited reasons for
establishing PDs in the past, instead of traditional zoning which does not provide for
comprehensive master planning.
Conversion of Urban Reserve Areas. In one case, a property previously designated Urban
Reserve is designated PD to allow for limited development along with habitat conservation.
Areas removed from the PD designation with this update include the Guerrero PD, the
Stoloski/Gonzalez PD, large portions of the Pacific Ridge PD, the Public Facilities PD, and the
Pilarcitos West Urban Reserve PD. Developed lands within the Guerrero PD are designated
Residential – Medium Density, and the larger deed restricted wetlands area is Open Space Conservation. The Stoloski/Gonzalez PD is designated Residential – Low Density. Deed
restricted habitat areas in Pacific Ridge are designated Open Space – Conservation, as is the
Public Facilities PD area owned by the City near the SAM plant. The Pilarcitos West Urban
Reserve PD is designated Urban Reserve.
PD Planning Approach
The approach to updating and establishing new policies for the PDs falls within the same
framework as planning for the rest of the city. The over-arching strategy to concentrate
development within the Town Center applies to the five Town Center PDs where
infrastructure is present and potential impacts related to natural resources, coastal access,
and hazards are limited. These PDs are prioritized for development over other PD areas
located outside the Town Center through more generous buildout allowances. Fourteen PDs
are located outside the Town Center. Five of them are well established or fully built out and
updated Land Use Plan policies address their on-going land use and development
considerations. The remaining nine PDs are substantially undeveloped. Each received a fresh
look with this Land Use Plan update as further described below.
Many of the undeveloped PD areas outside the Town Center contain valuable biological
resources and are also subject to hazards such as bluff and watercourse erosion, flooding,
landslide, and wildland fire. Because of changing environmental conditions and regulatory
setting, this Land Use Plan update includes a more stringent planning approach and
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standards for PD areas. As part of a two-step application process for master plans, the City
will require a comprehensive preliminary assessment of PD areas to establish critical site
plan design principles.
The 1993 Land Use Plan included policies for each of the PD areas to protect and enhance
natural resources, coastal access, scenic and visual resources, and cultural resources. These
policies were brought forward and refined for this update. In addition to those focus areas,
new policies in this Land Use Plan update address the following addition PD planning needs:
Neighborhood Design Context and Compatibility. A holistic consideration of potential new
neighborhoods must be assessed for their context and compatibility. This will include
identification of land use conflicts such as noise and lighting; connectivity to the roadway and
bikeway networks; architectural and aesthetic compatibility with natural surroundings and
adjacent neighborhoods; and ability to enhance, support, and connect to the existing
neighborhood context.
Neighborhood Parks. The open space provisions remain at 20 percent for all PDs; however;
for residential development, open space must also include a public neighborhood park in
conformance with the City’s standard of 5 acres of parkland per one thousand residents. The
intent of this requirement is to ensure that each PD includes a park sized to serve at least the
potential population of the resulting new neighborhood.
Agriculture. Preservation of existing agricultural land uses and prime soils must be
considered in PD planning, particularly for PDs located outside of the Town Center. Methods
for retaining agricultural operations and prime soils include clustering development away
from prime soils, encouraging small-scale farming and community gardens, supporting
compatible supplemental uses on existing agricultural operations, and providing buffers to
reduce land use conflicts between any agricultural use and the proposed PD land uses. Where
conversion of prime soils is unavoidable, mitigation is required pursuant to the Agriculture
chapter of the Land Use Plan.
Hazards. PDs can be at risk of a range of coastal hazards including fire, flooding, erosion,
landslides, and sea level rise, depending on their location and physical characteristics.
Strategies for hazard avoidance and sea level rise adaptation are primarily addressed in the
Coastal Hazards chapter of the Land Use Plan. Fire protection measures will include required
setbacks from areas with high fuel load and designated Very High Fire Severity Zones, as well
as a comprehensive fuel modification plan for the PD site. PDs located near the shoreline or
natural watercourses will need to assess vulnerability to erosion, flooding, and sea level rise,
and will be required to provide buffers to allow for land loss due to sea level rise and bluff
erosion. Siting and grading restrictions will apply on steep slopes to avoid erosion and
landslide potential.
Stormwater Management. The City’s evolving approach to stormwater management will
apply to PD planning to protect coastal water quality and minimize coastal hazard risks. At
least 5 percent of PD areas must be reserved to accommodate green infrastructure systems
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to address all onsite drainage needs and to provide additional capacity to improve
stormwater management from a systematic perspective throughout a watershed or along a
watercourse. Consideration must be given to upstream and downstream impacts from new
impervious surfaces, and low impact development strategies are encouraged to reduce
runoff.
Buildout Density and Intensity
The 1993 Land Use Plan assumed a base residential density for PDs of 2 residential
units/acre. The base density could be revised downward in such cases where the gross area
of the PD was found to be severely limited for development and clustering development at
the base density within the net buildable area was determined not be realistic, appropriate,
or otherwise consistent with all of the policies of the Land Use Plan. Alternately, base density
could also be revised upward in some cases as a result of invocation of a density bonus for
the provision of affordable housing, or if compliance with other conditions limit the area
which may be developed. The 1993 Land Use Plan did not specify intensity limits for
commercial development.
The updated Land Use Plan considers both residential development density and commercial
development intensity for each substantially undeveloped PD. In each case, residential
density and commercial intensity is based on net site area available for new development (i.e.
excluding protected resources and buffers, hazard areas, and lands in public or land trust
ownership). In the 1993 Land Use Plan, the base residential density was based on the gross
site (total) area of each PD. Although this is an important change from a policy perspective;
in practice, for residential PDs where hazards and natural resources have been significant
factors, such as for Matteucci and Pacific Ridge, permitted buildout was substantially reduced
from that identified in the 1993 Land Use Plan and resulted in densities similar to that
achievable through a net land area approach. The net land area approach is also consistent
with the IP’s Density Bonus regulations.
The primary reason for transitioning to a net land area approach is to proactively anticipate
the limitations of development within the substantially undeveloped PDs, especially those
outside the Town Center. In the 1993 Land Use Plan, the densities established based on gross
land area significantly overstated the carrying capacity of many of the PDs, especially those
on the west side of Highway 1, as well as Carter Hill which is located within a very high fire
severity zone.
Planned Development Policies
PD policies are presented in four parts: General, Town Center Planned Developments,
Established Planned Developments, and Substantially Undeveloped Planned Developments.
General PD Policies 2-78 through 2-98 apply broadly to undeveloped PD areas. Policies 2-99
and 2-100 addresses built out PDs and should be considered applicable to each PD area that
is identified as substantially built out in 2018, as well as those that may develop during the
planning horizon.
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General policies, applicable to all of the PDs, are presented first. These are followed by
policies for the individual PD policies grouped by category: Town Center, Established
Planned Developments, and Substantially Undeveloped Planned Developments.

NOTE TO THE READER: For individual PDs, gross acreages are from City of Half Moon

Bay GIS and San Mateo County Assessor. Net acreages are best estimates utilizing
Assessor’s data, ESHA mapping from the Natural Resources chapter, and aerial
photography. Net acreage for any PD would need to be confirmed as part of the
preliminary site assessment. For the undeveloped PDs, diagrams are for illustrative
purposes only.

Planned Developments - General Policies
2-78.

Comprehensive Master Planning. The entire PD area shall be comprehensively
planned as a unit with a master plan as follows:
a. Master plans may be established as specific plans (Government Code Section
65450) or precise plans as specified in policies for each PD.
b. City approved master plans shall be certified by the California Coastal
Commission.
c. In the case of any PD where portions are in separate ownership, approval may be
given for development of a single parcel or group of parcels, provided that the
City has approved and the Coastal Commission has certified a master plan for the
entire PD area as required by the provisions of this section.

2-79.

Master Plan Site Assessment. Require a comprehensive site assessment of the entire
PD area as an initial submittal for master plans. The assessment shall determine the
net site area as the basis for determining residential and commercial buildout and
shall consider the PD area in the context of the city as whole. A preliminary
assessment shall include at least the following evaluations and identify:
a. Natural Resources. ESHA, required buffers, potential ESHA that may require
future study, and identification of predevelopment that may have impacted or
removed ESHA. If wetlands are found to be present, delineation is a requirement
for a complete application.
b. Access. New access points along Highways 1 and 92, primary interconnectivity
routes within the PD and to other neighborhoods; and conceptual level plans for
all primary modes of transportation including bicycle, pedestrian, and transit.
c. Recreation and Open Space. Locations for meeting the 20 percent open space
requirement, and the City’s Parkland Standard in the case of residential
development.
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d. Agriculture. Existing agricultural uses and approaches to retain such uses
especially in cases of prime soils and locations for agricultural buffers within the
PD site plan design as applicable.
e. Hazards. Preliminary assessment and mapping of hazards including but not
limited to site contamination, flood, erosion (blufftop and banks of watercourses),
sedimentation, fire, seismic and geotechnical conditions such as steep slopes and
areas subject to landslide. In the case of bluff erosion, it must be established that
development will not be subject to risk of loss from bluff erosion for its economic
life.
f.

Visual Resources. Designated scenic corridors and view sheds and the 160-foot
contour if present.

g. Cultural Resources. Potential for archaeological and historic resources so that
preservation can be addressed in the PD master plan.
h. Stormwater Management.
Potential locations to accommodate green
infrastructure systems comprising at least 5 percent of the PD area for
stormwater management.
i.

Neighborhood Compatibility. Potential land use conflicts such as noise and
lighting; and of how new development can enhance, support, and/or connect to
other neighborhoods.

2-80.

Site Plan Design. Site plan design shall be prepared to comply with the findings of the
Master Plan Site Assessment, shall incorporate flexible siting and design concepts
such as clustering and/or spreading out of development, and shall accommodate a
mixture of residential and non-residential uses to accomplish the following:
a. Protect coastal resources, including but not limited to ESHA, coastal access, view
sheds, archaeological sites, historic resources, and prime agricultural lands as
required by the Coastal Act;
b. Avoid siting structures in hazardous areas;
c. Provide public open space, recreation, and/or beach access; and
d. Protect the scenic qualities of the site as a designated visual resource area.

2-81.

Development Standards. Master plans shall include development standards including
maximum building height, lot coverage, FAR, setbacks, daylight plane, parking
requirements including EV charging stations and bicycle facilities, right-to-farm
provisions, buffers from agricultural uses, and other appropriate criteria.

2-82.

Performance Standards. Master plans shall include performance standards including
setbacks, buffers and other impact thresholds to protect viewsheds and address
impacts associated with vehicle trip generation, VMT, greenhouse gas emissions, air
quality, noise, vibration, lighting, and other appropriate sustainability measures.
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2-83.

Mitigation for Loss of Prime Agriculture. Require compliance with policies in Chapter
4. Agriculture for the conversion of prime agriculture land for PDs outside the Town
Center.

2-84.

Planned Development Uses. Establish the following as permitted uses in PDs:
a. Allowed uses described in the Land Use Plan policies for each specific PD;
b. Habitat restoration and conservation uses;
c. Agriculture and agriculture compatible uses including worker housing;
d. Educational and resource conservation and restoration projects; and
e. Open space.

2-85.

Uses Allowed Prior to Master Planning. Existing and new uses allowed in advance of
master plan certification for PD areas include:
a. Established conforming and non-conforming uses;
b. Existing, new, and/or expanded agriculture and agriculture compatible uses
including worker housing;
c. Habitat restoration and conservation projects;
d. Lateral and vertical coastal accessways;
e. Multi-use trails including the California Coastal Trail which may be located within
the 300-foot setback from the blufftop edge;
f.

Hazard mitigation; and

g. Ancillary facilities to support coastal access including small parking areas,
restrooms, and similar amenities.
Uses shall be sited so as to anticipate and not preclude future development of the PD
pursuant to the policies and buildout allowances herein.
2-86.

Maximum Planned Development Buildout. The Land Use Plan provides estimated
maximum allowed development buildout based on a preliminary site assessment of
net land area. Each master plan shall specify the maximum residential density and
non-residential intensity of development permitted within the PD area.
The allowable buildout may be reduced if it is determined that coastal access will be
substantially impaired and if other infrastructure and services are inadequate to
support the proposed development.

2-87.

Planned Development Net Land Area. Net land area for the purposes of determining
base residential density and non-residential intensity for the PD master plan shall
include only the potentially developable portion of a given site. Net land area shall not
include lands subject to the following conditions:
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a. ESHA: Areas designated as sensitive habitat or buffers to sensitive habitat
including but not limited to dunes, riparian corridors, coastal terrace prairie and
wetlands;
b. Accessways: Public streets including paper streets and other required public
accessways such as trails whether acquired in fee, easement, or otherwise;
c. Watercourses: Any portion of a site within the bounds of any watercourse or
drainage easement and its associated buffers, as well as any wetlands and
buffers that are not otherwise designated ESHA;
d. Hazards: Areas with steep slopes over 30 percent, within 300-feet of a coastal
bluff face, within 100 feet of a very high fire severity zone or habitat determined
to have a high fuel load, subject to flooding from a 100-year storm event, subject
to inundation from tsunami, and/or subject to geologic instability such as
landslide;
e. Visual Resources: Areas above the 160-foot contour; and
f.

Parcels with Development Restrictions: Those parcels whose development rights
have been retired, where development is prohibited by deed restriction, or are in
public or land trust ownership for the purposes of establishing open space.

2-88.

Planned Development Base Residential Density. Establish base residential densities
for PD master plans based on net land area. Generally, higher densities may be
assigned to PD areas within the Town Center, while lower densities shall be applied
to areas outside the Town Center. Base densities shall be established as follows,
except as provided for specific PD designations under the policies of this chapter:
a. Town Center. 25 units per acre net land area
b. Outside Town Center. 2 units per acre net land area
Base density may be revised upward as a result of invocation of a density bonus for
the provision of affordable housing or as part of a transfer of development rights or
other similar program.

2-89.

Planned Development Base Commercial Intensity. Establish base commercial
development intensities for PD master plans based on net land area. Base commercial
development may be specified as a square footage or as floor-area-ratios (FAR).
Generally, base commercial development intensities shall be the same as the
commercial land use designation most consistent with the type of commercial
development specified for the PD area.

2-90.

Constitutional Protections. Each master plan shall include policies and programs
ensuring that implementation of the plan will not take or damage private property
for public use, without the payment of just compensation, therefore.

2-91.

Provisions for Housing Affordability. New residential development in substantially
undeveloped PDs shall be comprised of lower-cost development types with smaller
units. Lower-cost development types include medium-density small single-family
homes, cottages, attached townhomes, live-work units, duplexes, triplexes, and
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garden apartments; and high-density multi-family and mixed-use development.
Generally, single-family homes shall be no more than 2,000 square feet. For PDs with
more than 10 residential units, at least 20 percent of the residential units shall be
restricted and made affordable to lower income households.
2-92.

Natural Resource Conservation. ESHA and wetlands, including required buffers,
identified during master plan site assessment and subsequent environmental review
shall be delineated and protected through the dedication of these areas and their
buffers for permanent open space. Appropriate measures for natural resource
protection, preservation, and enhancement, where feasible, shall be incorporated
into the master plan.

2-93.

Green Infrastructure. At least 5 percent of the gross site area shall be designated for
stormwater management purposes, to improve water quality, as well as for habitat
restoration and conservation. This area shall be used for green infrastructure
provisions including but not limited to swales, detention basins, and dechannelizing
watercourses if applicable and shall be incorporated into the master plan. Unless
otherwise specified in the policies for the PD, the green infrastructure design capacity
shall be for at least a 10-year storm event and up to a 25-year storm event or higher
if feasible.

2-94.

Hazard Avoidance. Most types of development, including but not limited to
residential, mixed-use, and commercial, shall be sited away from significant hazards,
including those subject to flooding from 100-year storm events, within tsunami or
dam inundation hazard areas, within 100-feet of a Very High Fire Severity Zone, with
steep slopes greater than 30 percent, within 300 feet of coastal bluffs, as well as other
hazards identified during master plan site assessment and subsequent environmental
review. Appropriate measures for hazard avoidance including, but not limited to
setbacks and special construction techniques materials, shall be incorporated into the
master plan.

2-95.

Open Space in Planned Development. Require that the amount of public, private, and
common open space in each PD is specified in the master plan. The required amount
of common and public open space for PDs is at least 20 percent of the gross area. For
each PD area with maximum build out potential for more than 20 residential units,
require that a portion of the open space be comprised of a public neighborhood park
sized to meet or exceed the City’s parkland standard of 5 acres/1,000 residents. For
PDs subject to significant hazards and/or with a buildout of less than 20 units,
payment of an in-lieu fee is preferable to the provision of parkland. In-lieu fees do not
substitute for required open space.
Determine the amount of public open space required for coastal access and recreation
and protection of public views, if not specified elsewhere in this Plan.
Open space is defined as follows:
a. Public open space. Includes but is not limited to public parks and accessory
parking lots, beaches, access corridors such as bike paths, hiking or equestrian
trails, usable natural areas, and vista points which are accessible to members of
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the general public. Public open space does not include areas which are unusable
for recreational purposes, i.e. private or public streets, private parking lots, or
hazardous areas, such as steep slopes and bluff faces. Environmentally sensitive
habitat areas and archaeological sites may be included in public open space only
if such areas are usable by the public for passive recreation. Portions of a PD used
for green infrastructure and natural stormwater management purposes may be
counted as public open space provided that they are landscaped, visually
accessible, and otherwise compatible with adjacent areas so as to benefit the
function and aesthetics of the PD as a whole.
b. Common open space. Includes but is not limited to recreational areas and
facilities for the use of prospective residents of the project, such as tennis courts,
golf courses, swimming pools, playgrounds, community gardens, and other
agricultural use, landscaped areas for common use, or other open areas of the site
needed for the protection of natural, archaeological, scenic, or other resources.
Common open space does not include driveways, parking lots, private patios and
yards, or other developed areas; and
c. Private open space. Includes but is not limited to patios, decks, and yards for the
private use of the residents of individual units, and includes land permanently
dedicated to agricultural use.
Additional open space conditions for parcels designated as PD are found in the
following sections on specific PD areas.
2-96.

Planned Development Infrastructure Concurrency. Infrastructure for PDs shall be
fully funded by development. It shall be incorporated in advance of unphased
development or concurrently with phased development.

2-97.

Planned Development Neighborhoods. In the case of residential and mixed-use PDs,
community design elements shall provide for safe and walkable neighborhoods
accessible to the public with usable public spaces, compatibility with adjacent uses,
and connectivity to other parts of town to create high-quality living environments
with access to goods, services, and recreation space.

2-98.

Fallback Zones. A master plan may provide that regulation of future development
within the master plan area would be governed by an applicable district consistent
with all of the policies and standards in the master plan.

2-99.

Substantial Redevelopment of Planned Development Areas. Proposed redevelopment
of built out PD areas requires a Land Use Plan amendment and either preparation of
a new master plan or rezoning to an appropriate district.

2-100. Established Planned Developments. Allow continued development within
substantially developed and established PDs provided that additional development
falls within the maximum allowed buildout as established in the Land Use Plan and
certified master plan for the PD. Additional development may be allowed as follows:
a. Remaining parcels or phases as consistent with the approved master plan;
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b. Minor modification and additions to existing development as consistent with the
siting and design requirements of the approved master plan and compatible with
the existing development; and
c. Substantial redevelopment that does not comply with approved master plan
policies may occur with a certified amendment to the existing master plan that
considers all factors of siting and design of an undeveloped PD described herein.
Town Center Planned Developments
The PD areas within the Town Center tend to be subject to fewer hazards, are located near or
are already served by infrastructure, and contribute to the core area of the city which has
been strategically slated for the most concentrated development. Higher residential densities
and commercial intensities are allowed for these PDs than for those outside the Town Center.
This Land Use Plan update recognizes that two of the Town Center PD areas are fully or
substantially built out. For these cases, policies establish on-going requirements. Developed
or substantially built out Planned Development areas located in the Town Center include
Stone Pine/Cypress Cove and Main Street Park. Undeveloped Planned Developments include
Podesta, Stone Pine Public Works and Conservation Corridor, and South Downtown Gateway.
Policies for substantially developed PDs within the Town Center provide for compatible infill
as applicable to remaining available lands, as well as for flexibility to change use of existing
development over time consistent with the mixed-use nature of the Town Center. For the
undeveloped PDs, policies are updated from the original Land Use Plan to reflect the
significance of their location within the Town Center where infrastructure is readily available
and environmental and hazardous conditions are less prevalent. The Town Center PDs and
their associated policies are presented from north to south.

Podesta (formerly Podesta/Silvera)
Site Area

35 acres gross; estimated 33 acres net

Allowed Uses

Residential, assisted living and supportive housing; neighborhood
commercial; and community-oriented uses including childcare,
recreation facilities, parkland and related public facilities

Estimated Maximum
Development

- 125 residential units (44 additional units with affordable housing
density bonus; 63 additional units with TDR); and
- 100,000 square feet non-residential development including
assisted living, supportive housing, and neighborhood commercial
development; and
- Community park, services and facilities

Development (2018)

2 residential units and agriculture

Natural Resources

Low-lying portions of the site may have wetlands

Public Review Draft
December 2018
2-56

Half Moon Bay - Local Coastal Land Use Plan
Chapter 2: Development

Coastal Access

None existing; opportunity to connect to future Eastside Parallel
Trail

Coastal Recreation

None existing

Agriculture

The site is characterized by prime soils and is in agricultural use

Hazards

The site has limited exposure to known hazards

Visual Resources

The site is visible from Highway 1 and the active agricultural use has
scenic and visual significance

This area contains about 34.5 acres of land between Highway 1, North Main Street, Half Moon
Bay High School, Lewis Foster Drive, and the Highland Park neighborhood. The area consists
of 2 parcels, one long strip of about 4.5 acres running along Lewis Foster Drive and the other,
about 30 acres fronting on Highway 1. The Lewis Foster Drive parcel is currently vacant while
the larger parcel is in agricultural use. The site was previously used for horticultural
production. An agricultural pond is located on the southeastern side of the PD.
Access to this site is constrained. Its Highway 1 frontage lies within one of the most congested
spans of the highway in close proximity to Highway 92 where gridlock occurs during peak
traffic periods. The other frontage, Lewis Foster Drive, is the only access to Half Moon Bay
High School and is heavily used during the weekday morning and afternoon peak traffic
periods. Thus, despite its convenient Town Center location, for development traffic to not
overwhelm nearby roadways, buildout of this PD will need to consist of relatively low trip
generating uses.
Advancing the 1993 Land Use Plan for this PD, the policies are updated to establish a walkable
mixed-use neighborhood consisting of smaller scale housing units affordable to a range of
income levels, potentially including senior housing. Additional low-trip generating uses,
including assisted living, limited neighborhood convenience commercial uses, and other
community-oriented uses would be incorporated in vertical or horizontal mixed-use formats.
In combination, these uses could support internal trip capture and thereby produce less
traffic than traditional larger-lot single-family development. Car-share, bike share and other
facilities, along with limiting parking spaces dedicated for residents would be incorporated
to encourage lower rates of automobile ownership and daily trips taken per residential unit.
The mix of uses should be arrayed such that a new walkable neighborhood would provide for
compatible transition between Highland Park to the north and the industrial and commercial
uses to the south, with the residential portion of the neighborhood buffered from North Main
Street and Highway 1 by compatible commercial service and community-oriented uses. Given
the relatively large size of the property, it also presents an opportunity to site communityoriented uses in a central location, especially those that require more land area than other
opportunity sites within the Town Center including a large-scale park, childcare center,
indoor recreation, and/or public corporation yard and support facilities in conjunction with
other public uses. The Parks Master Plan identified the Podesta PD as an appropriate location
for a community park.
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Podesta Policies
2-101. Podesta Master Plan. Require that a specific plan be certified for the entire area to
establish a new neighborhood. The specific plan shall incorporate all of the conditions
below and conform to all other policies of the Land Use Plan. The specific plan must
show the locations of infrastructure and structures, and indicate the location, amount,
and type of public and private recreation facilities and open space. The specific plan
will be subject to Environmental Review pursuant to the California Environmental
Quality Act and City CEQA Guidelines. The specific plan shall incorporate all of the
following requirements:
a. Development Type and Estimated Maximum Buildout. Development may include:
i.

Residential. 125 units (44 additional units with affordable housing density
bonus; 63 additional units with TDR). Additional buildout restrictions apply
as follows:
1. Residential units shall consist of a mix of unit types including single-family
detached, single-family attached, duplexes, triplexes, townhomes or
garden apartments with no more than four-units per structure;
2. Maximum and average home sizes established in the specific plan shall be
consistent with the Land Use Plan’s provisions for housing affordability in
Policy 2-91.
3. Accessory dwelling units may be established with single-family homes
and do not count toward the 125-unit cap or as density bonus units.

ii.

Non-Residential Uses. Non-residential development is limited to 7 acres of
the site and 100,000 square feet or 0.35 FAR. It may include assisted living,
medical office, a childcare center, and other supportive service uses such as
neighborhood-serving commercial uses. This development cap does not
include structures associated with community and public facilities uses such
as indoor recreation and associated public facilities located within the
required open space provisions.

iii.

Mixed-Use. In the case of vertical mixed-use development, the development
limits defined above for residential and non-residential uses may be
combined and distributed throughout the PD in accordance with all other
policies of the Land Use Plan, including the general PD policies and the
Podesta PD policies.

b. Development Phasing. The PD may be developed in up to three phases including
one phase for the residential development, one phase for non-residential
development including assisted living and neighborhood commercial uses, and
one phase for community-oriented uses. The specific plan shall require that each
phase functions independently and as a whole.
c. Development Location. Horizontal or vertical mixed-use development forms are
allowed for this PD. Generally, the non-residential uses shall be located along the
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property frontages of South Main Street and Lewis Foster Drive, while the
residential neighborhood shall be located behind these frontage uses adjacent to
the Highland Park neighborhood to the north. The community park and other
community and service-oriented uses shall be centrally located.
d. Vehicular Access. Primary access shall consist of up to two points of access from
the public right-of-way currently fronting the area. Prohibit structures from
having direct access to Lewis Foster Drive, North Main Street, or Cabrillo Highway
beyond these access points.
e. Bicycle and Pedestrian Access. Bicycle and pedestrian facilities shall provide for
safe and connected circulation within the neighborhood and shall also provide
connections to adjacent areas.
f.

Community Park and Open Space. Require the total project area to retain 25
percent, or at least 7 acres, in public open space. The open space shall include:
i.

Community Park. At least a 5-acre community park, including community
gardens, and a variety of areas suitable for picnicking, community events, and
casual recreation. Active playfields with lighting are not allowed in the
community park. The community park fulfills the requirement for a
neighborhood park to serve the residential development.

ii. ESHA and Conservation Areas. The agriculture pond may be included in the
open space area.
iii. Community facilities. Community center, childcare center, or indoor
recreation facilities may be included in the community park design.
g. Special Site Planning and View Provisions. Structures shall be arranged according
to traditional neighborhood design standards. Specific requirements include:
i.

Height. Height limits shall protect the viewshed to the eastern foothills from
Highway 1 and North Main Street with structures generally limited to 3stories or 36 feet in height;

ii.

Setbacks. Generally, structures shall be setback 100 feet from the Highland
Park neighborhood and the Half Moon Bay High School.
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Stone Pine/Cypress Cove (formerly Andreotti)
Site Area

23 acres gross; estimated 23 acres net

Allowed Uses

Commercial, residential, light industrial, open space

Estimated Maximum
Development

- 129 residential units in Cypress Cove and Stone Pine Center
(existing in 2018); and
- Highway 92 Fronting Parcels: 40 units (14 additional units with
affordable housing density bonus; 20 additional units with TDR);
or light industrial and/or service commercial development with a
maximum FAR of 0.35; and
- Stone Pine Center: 30 residential units (11 additional units with
affordable housing density bonus; 15 additional units with TDR)

Development (2018)

129 residential units; Stone Pine Center; US Post Office; mobile
home park; light industrial uses, horse pasture

Natural Resources

Low-lying portions of the site may have wetlands; however, most of
the PD area is developed and all of the area has been in active use
for many years.

Coastal Access

Pilarcitos Creek Trail alignment may be accommodated within the
PD at a future time.

Coastal Recreation

Passive recreation opportunities at adjacent John L. Carter
Memorial Park

Agriculture

The site was formerly in agricultural use and a portion of the site
has prime soils.

Hazards

Potential fire hazard from riparian vegetation area

Visual Resources

The parcels fronting on Highway 92 are in a low intensity horse
pasturing use and provide for an attractive agricultural context;
however, they are flanked by light industrial and mobile home park
development and are thus not the dominant aesthetic of this span
of Highway 92’s frontage.

This area is located within the North Downtown portion of the Town Center and is
substantially built out. It originally contained about 24 acres of land bordered by Pilarcitos
Creek to the south, the Stone Pine Public Facilities and Conservation Corridor PD to the east,
Highway 92 to the north, and North Main Street to the west. The topography of the property
varies, with flood plains along Pilarcitos Creek and rolling contours over the majority of the
site. As part of this Land Use Plan update, John L. Carter Memorial Park’s land use designation
is amended from the PD designation to a City Parks designation, and thus the overall acreage
of the PD is decreased by about an acre. The PD is also renamed in this Land Use Plan update
to relate to its location along both sides of Stone Pine Road, and to avoid confusion of this
area with the Andreotti farm located off Kelly Avenue west of Highway 1.
In the original Land Use Plan, this primarily agricultural tract was designated for a mix of
residential and commercial uses. Since then, much of the site has been developed with
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residential and commercial development and public facilities. Stone Pine Center consists of
three parcels under separate ownership totaling about 4.25 acres and contains retail and
office uses. It fronts North Main Street, adjacent to the John L. Carter Memorial Park stepping
down in an amphitheater toward Pilarcitos Creek. Half Moon Bay’s U.S. Post Office is located
to the east above the creek, while the Cypress Cove condominium development is built out
with 129 townhouses in the site interior. These uses are all accessed via Stone Pine Road. No
significant additional development is anticipated during the planning horizon of this Land
Use Plan update for these portions of the PD. However, consistent with the North Downtown
policies for shopping centers, a modest number of residential units (40 units allowing for a
density of up to 10 units/acre) could be incorporated into Stone Pine Center if buildings
within the center were retrofitted or replaced for mixed-use development.
The north edge of the site along Highway 92 retains the same land uses present at the time of
the original Land Use Plan: a mobile home park, three properties in light industrial use, and
approximately 2.5 undeveloped acres used to pasture horses. Developer interest in the
Highway 92 frontage parcels is anticipated to be high during the planning horizon. Two
access points are currently located on Highway 92. Consolidated access is better for traffic
flow and safety. Because most of the Highway 92 parcels are in one ownership, access
consolidation is realistic. No additional access point from Highway 92 will be permitted
should the Highway 92 frontage parcels redevelop.
There is significant community interest in providing sites for diverse housing types. Half
Moon Bay also has very limited lands designated for light industrial uses. Service commercial
and light industrial uses can be made compatible with each other and to adjacent residential
development via performance standards. Considering that the Highway 92 frontage parcels
comprise almost 6.5 acres, 65 units could be spread out over all of the frontage parcels at an
overall density of 10 units per acre; or clustered on the two undeveloped parcels for a site
specific density of 25 units per acre. Due to the challenge with site access, unit type is limited
to live-work or another low-intensity housing types with low trip generation rates.
Alternately, in-lieu of live-work units, low intensity light industrial or service commercial
uses are also appropriate for this location.
Stone Pine/Cypress Cove Policies
2-102. Stone Pine/Cypress Cove Master Plan - Highway 92 Fronting Parcels. Require that a
precise plan be certified prior to development of the Highway 92 fronting parcels. The
precise plan shall incorporate all of the conditions below and conform to all other
policies of the Land Use Plan. The precise plan must show the locations of
infrastructure and structures, and indicate the location, amount, and type of public
and private recreation facilities and open space. The precise plan will be subject to
Environmental Review pursuant to the California Environmental Quality Act and City
CEQA Guidelines. The precise plan shall incorporate all of the following
requirements:
a. Development Type and Estimated Maximum Buildout. Development may include
service commercial light industrial, live-work units or other low-intensity mixed-uses
as follows:
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i.

Live-Work. 40 units (14 additional units with affordable housing density bonus;
20 additional units with TDR); or

ii.

Service Commercial and Light Industrial. Light industrial and/or service
commercial development with a maximum FAR of 0.35.

b. Development Phasing. Due to the challenges with site access and need for
consolidation, the PD may not be phased.
c. Access. Consolidate access with access to other parcels and prohibit a net increase of
points of access from Highway 92.
d. Parking. Establish parking provisions appropriate for the types of low-intensity
development allowed, which are associated with lower rates of auto ownership and
trip generation.
e. Frontage Improvements. Require pedestrian infrastructure including sidewalks,
pedestrian scale lighting, bus stop accommodations, and landscaping to improve
access and contribute to the streetscape of Highway 92.
f.

Open Space. At least 20 percent of the gross site area shall be designated for open
space. The open space may include portions of the site that are not developable
including ESHA and green infrastructure areas.

g. Special Site Planning and View Requirements. Structures shall be maintained low in
height to maintain open views along Highway 92. Specific requirements include:
i.

Height. Structures shall have a maximum height of 28 feet;

ii.

Setbacks. Generally, structures shall be setback 50 feet from Highway 92 and the
Cypress Cove neighborhood to the south.

2-103. Stone Pine/Cypress Cove On-going Requirements. Require all of the following for ongoing development and maintenance of Stone Pine/Cypress Cove:
a. Displacement. Prioritize retention of the existing light industrial uses and the
existing mobile home park. For the mobile home park, if to be redeveloped,
include a conversion plan that addresses displacement, required relocation, and
provides for another type of affordable housing.
b. Small-scale Additional Development. Ensure that any small-scale new
development within the Stone Pine/Cypress Cove PD, including additions or new
uses, be compatible in character with the existing Cypress Cove residential
neighborhood and Stone Pine Center commercial area.
c. Open Space. Maintain all open space areas within Stone Pine Center and Cypress
Cove. Additional development shall not encroach into these areas or otherwise
affect the quality and amount of open space provided within the Stone Pine PD.
d. Development Standards. Enforce the development standards of the approved
specific plan including the two-story height limit, setbacks as specified, and
allowable land uses. Do not require a Use Permit for change of use from one
allowed use to another within Stone Pine Center.
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e. Shopping Center Retrofit. Allow for mixed-use retrofit of one or more buildings
within Stone Pine Center for 30 residential units (11 additional units with
affordable housing density bonus; 15 additional units with TDR) located on the
second floor above commercial uses. Construction of a new building is not
considered to be a retrofit and would be considered substantial redevelopment.
2-104. Stone Pine/Cypress Cove Substantial Redevelopment. Prior to substantial
redevelopment within Stone Pine/Cypress Cove, the area shall either be rezoned to a
designation consistent with the North Downtown area; or a new master plan shall be
prepared for the entire area in conjunction with an amendment to the Land Use Plan.
Any new or revised master plan for Stone Pine/Cypress Cove PD shall:
a. Mixed-use Development. Emphasize mixed-use development requiring ground
floor retail and restaurant uses along the Main Street and Pilarcitos Creek
frontages.
b. Pilarcitos Creek Trail. Require provisions for implementation of the Pilarcitos
Creek Trail, consistent with the requirements for setbacks from riparian
vegetation and allowable uses within riparian buffers.
c. Parking. Require that parking areas not front on or be visible from North Main
Street. Establish mixed-use parking standards to reduce the size of surface
parking areas.
d. Open Space. Locate open space areas so as to expand the functional space of John
L. Carter Memorial Park; maintain visual access to the heavily vegetated Pilarcitos
Creek riparian area; and provide for green infrastructure provisions including
swales and landscape detention basins.

Main Street Park (formerly South Main Street/Cassinelli)
Site Area

4.5 acres gross and net

Allowed Uses

Residential and limited commercial

Estimated Maximum
Development

64 residential units and private park; commercial uses including
home occupations and childcare permitted within existing
development

Development (2018)

64 residential units, private park

Natural Resources

The site is fully developed, and environmental resources are not
likely to occur

Coastal Access

Not applicable

Coastal Recreation

Not applicable

Agriculture

Existing development is buffered from active agricultural uses
abutting the eastern side of the site

Hazards

The site has limited exposure to known hazards
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Visual Resources

The site is fully built out with two-story residential development in
scale with other portions of South Downtown

Located within the South Downtown portion of the Town Center, this PD contains 4.5 acres
of land fronting on the east side of Main Street in a strip 200 feet wide from Magnolia Street
south down to about 500 feet north of Higgins Canyon Road. At the time of the Land Use Plan’s
certification, the site was undeveloped. The Main Street Park residential development was
completed between 1996 and 2001, featuring 64 affordable family units and the
approximately half-acre Main Street Park, privately owned but accessible to the public. No
significant additional development is anticipated during the planning horizon of this Land
Use Plan update.
Main Street Park Policies
2-105. Main Street Park On-Going Requirements. Additional development in Main Street
Park shall not result in additional residential units. Require all of the following for ongoing development and maintenance within Main Street Park:
a. Small-scale Additional Development. Ensure that any small-scale new
development within Main Street Park, including additions or new uses, be
compatible in character with the existing residential community.
b. Buffers to Agriculture. Require any small-scale new development within Main
Street Park, including additions or new uses, to maintain established buffers from
adjacent agricultural areas. At a minimum, walls, landscaping, and setbacks must
be maintained to prevent conflicts with the continuation of adjacent agriculture.
2-106. Main Street Park Substantial Redevelopment. Prior to substantial redevelopment
within the Main Street Park PD, the site shall either be rezoned to a designation
consistent with the South Downtown area, emphasizing residential development
with allowances for limited commercial mixed-use configurations along Main Street;
or a new master plan shall be prepared for the entire area in conjunction with an
amendment to the Land Use Plan. Prior to redevelopment of Main Street Park, the
affordable residential units shall be replaced off-site or otherwise incorporated into
new development. A tenant relocation plan is required.

South Downtown Gateway (formerly L. C. Smith Estate)
Site Area

5.04 acres gross; estimated 2.8 acres net

Allowed Uses

Mixed-use or general or visitor-serving commercial

Estimated Maximum
Development

- Mixed-Use: 70 residential units (25 additional units with
affordable housing density bonus, 35 additional units with TDR),
and commercial up to 10,000 square feet; or
- General Commercial: 61,000 square feet (0.50 FAR); or
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- Visitor-Serving Commercial: 61,000 square feet (0.50 FAR); and
an additional 25,000 square feet (0.2 bonus FAR) for provision of
lower-cost visitor-serving uses or a TDR FAR bonus
Development (2018)

None

Natural Resources

Low-lying portions of the site fronting Highway 1 include wetlands

Coastal Access

Eastside Parallel Trail, crossing to Naomi Patridge Trail, linkage to
Higgins Canyon Road bike route

Coastal Recreation

Johnston House, Downtown

Agriculture

The site was formerly in agricultural use and is characterized by
prime soils

Hazards

The site has limited exposure to known hazards

Visual Resources

The site is especially sensitive due to its long frontage along
Highway 1 and as a terminus to the southern end of Downtown;
views of foothills from and across the site

This area contains 5.38 acres of land between Highway 1 and South Main Street. The site is
comprised of one large, mostly level, triangular parcel situated at the southern entrance to
downtown Half Moon Bay via Main Street. The parcel is vacant and located adjacent to an
existing auto dealership to the north. Four jurisdictional wetland areas have been mapped
along the eastern boundary of the site adjacent to Highway1.
At the time of the 1993 Land Use Plan, it was determined that the previous Public Facility
designation on this site was not necessary to carry out the intent of the City's Land Use Plan
and General Plan. To accomplish the objectives for this site, the most logical alternative was
Planned Development consistent with the General Commercial land use designation with
modifications, including restrictions on the types of commercial uses, special limitations on
bulk, height, and setbacks for any structures, and dedication of an area for an "entry feature"
to the City. The PD was intended to encourage a development solution which would achieve
all of these objectives.
Developer interest in the site has led to further study of its constraints and build out potential.
Being located within the Town Center, the site is prioritized for development over others
outside the city’s core area. Highway 1 traffic volumes south of Highway 92 are much lower
than those to the north, and thus some level of commercial or mixed-use development is
proposed. Wetlands along the Highway 1 frontage result in a requirement for a deep setback.
It has also been recognized that the 10-foot setback requirement from an undefined “entry
feature” in the 1993 Land Use Plan is wholly inadequate to maintain site lines to the western
hills, Johnston House, and agricultural fields as experienced from Highway 1 in both the north
and southbound directions.
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South Downtown Gateway Policies
2-107. South Downtown Gateway Plan. Require that a precise plan be certified for the entire
area. The precise plan shall incorporate all of the conditions below and conform to all
other policies of the Land Use Plan. The precise plan must show the locations of
infrastructure and structures, and indicate the location, amount, and type of public
and private recreation facilities and open space. The precise plan will be subject to
Environmental Review pursuant to the California Environmental Quality Act and City
CEQA Guidelines. The precise plan shall incorporate all of the following requirements:
a. Development Type and Estimated Maximum Buildout. Development may be either
mixed-use, general commercial, or visitor-serving commercial as follows:

i.

Mixed-Use. 70 residential units (25 additional units with affordable housing
density bonus, 35 additional units with TDR), and 10,000 square feet of
commercial uses with additional buildout restrictions as follows:

1. Residential units may include townhomes, garden apartments or
residential units in the upper floors above commercial uses; and
2. Commercial uses may include service commercial, neighborhood
commercial, or small-scale quasi-public uses such as medical office or
childcare.
ii.

General Commercial. 61,000 square feet (0.5 FAR).

iii.

Visitor-Serving Commercial. 61,000 square feet (0.5 FAR); with a bonus of up
to 25,000 square feet (0.2 bonus FAR) for the provision of lower-cost visitorserving commercial uses (e.g. coastal access, coastal recreation, and/or
overnight accommodations) or through a TDR FAR bonus.

b. Development Phasing. The PD may be developed in up to two phases for mixeduse development; and one phase for commercial development.
c. Vehicular Access. Site access shall be taken from Main Street at up to two
locations.
d. Eastside Parallel Trail. Concurrent with development, a span of the Eastside
Parallel Trail shall be provided along the Highway 1 frontage. At least one link
between Main Street and the Eastside Parallel Trail shall be provided through the
site for public use.
e. Pedestrian Access. Sidewalks and crosswalks shall be provided along Main Street
as part of development of the site, consistent with City design standards.
f.

Gateway Feature. Ensure that a 5,000 square foot area at the southern end of the
property is set aside to provide a site for a gateway feature for South Downtown.
This feature could include a sign, sculpture, or landscaping to provide a sense of
arrival. The gateway feature design may be coordinated with landscaping and
other features on the immediately adjacent City-owned property to the south. Any
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future site plan and building architecture must be compatible with the gateway
feature.
g. Gateway Amenities. Amenities shall be provided for residents and/or employees
of the development including bicycle rentals and EV charging stations. With
commercial development, the amenities shall also be made available to the public.
h. Special Site Planning and View Provisions. Site planning shall ensure structures
are designed and sited so as to minimize interruption of views of the upper
hillsides from Highway 1 and shall incorporate the following additional
requirements:
i.

Building Entrances. Entrances to buildings shall be oriented and generally
visible from Main Street.

ii.

Building Heights. Limit building height adjacent to the entry feature to two
stories or 28 feet, and any additional structures to three stories or 36 feet.

iii.

Setbacks. Generally, development shall be setback a minimum of 100 feet
from the Highway 1 right-of-way, 15 feet from Main Street, and 100 feet from
the terminus of the property lines at the southern corner of the property
"entry feature." No minimum setback is required from the adjacent property
on the north.

iv.

Building Massing. Development shall be divided into at least four buildings
with adequate space between buildings in keeping with Half Moon Bay’s
traditional development scale and to maintain view corridors through the
site.

v.

Neighborhood Park. For mixed-use development, a neighborhood park of a
least 1.5 acres shall be located so as to serve both residents and the public.
The park area may include portions of the site dedicated to public access to
the Eastside Parallel Trail.

i.

Fallback Zoning. Once implemented, the PD may be re-zoned to a commercial
zoning district.

Established Planned Developments
Established PD neighborhoods include Casa Mira, Pacific Ridge, Matteucci, and Ocean Colony.
South Wavecrest is a built-out mixed-use PD. For these substantially developed PDs, policies
from the 1993 Land Use Plan are replaced to reflect actual buildout, allowances for minor
additional development, and requirements in the event of substantial redevelopment.
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Casa Mira (formerly Miramar Beach)
Site Area

2.5 acres gross

Allowed Uses

Residential, parks and open space

Estimated Maximum
Development

14 residential units

Development (2018)

14 residential units

Natural Resources

Within the shoreline habitat area

Coastal Access

The California Coastal Trail runs through the middle of PD

Coastal Recreation

The State Beach is accessible near the site

Agriculture

Not applicable

Hazards

Significant risk due to on-going erosion anticipated to
increase as a result of sea level rise; tsunami inundation zone

Visual Resources

Highly sensitive coastal shoreline

This property is located within the Miramar neighborhood and consists of 2.5 acres on the
south side of Mirada Road. It is developed with one three-story structure containing three
apartments located above the bluff face and further inland, ten townhouse style
condominium homes. The PD also contains a small parking lot at the western end of Mirada
Road for public use, providing coastal access. The property is located within the zone of
potential tsunami inundation. Much of the property is susceptible to coastal erosion by 2050,
and nearly all of the property could be subject to coastal erosion by 2100. Though data on
erosion resulting from potential sea level rise were not available in 2018 at the time of this
writing, it is understood that higher sea levels are likely to accelerate shoreline and bluff
erosion and retreat due to increased wave attack. Any further development of the property
is dependent on the possibility of reducing or eliminating the high rate of erosion. However,
this must be done in accordance with policies in the Coastal Hazards chapter. Long-term
protection of the existing apartment structure may not prove to be possible, because it is not
certain that any means of protecting the existing building will be adequate and extensive
riprapping or seawall construction to the south and north could conflict with Coastal Act
policies.
Policies in the Coastal Hazards Chapter of the Land Use Plan relevant to existing development
or substantial redevelopment in Casa Mira include, but are not limited to, the following: Nonconforming Structures; Redevelopment in At-Risk Locations; New or Replacement
Foundations; Redevelopment Standards; Relocation Incentives; Acquisition and Buyout
Programs; and Repair and Retrofit of Existing Structures.
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Casa Mira Policies
2-108. Limit New Development. Prohibit substantial new development within the PD area
unless a demonstration is made that new development complies with other policies
of the Land Use Plan, and an opportunity has been given to the State Department of
Parks and Recreation or another public agency or land trust to acquire the property
and there has been no indication of intent to acquire.
2-109. Nonconforming Development Status. Deem structures within the Casa Mira PD
nonconforming pursuant to policy implementation of the Coastal Hazards Chapter of
the Land Use Plan.
2-110. Shoreline Armoring. Shoreline modifications, including the riprap revetment or other
types of armoring, are within the California Coastal Commission’s jurisdiction. The
City of Half Moon Bay advocates against additional future armoring following the
Coastal Commission’s issuance of a Coastal Development Permit (anticipated for
2019) allowing for additional rip rap.
2-111. Casa Mira On-Going Requirements.
redevelopment within Casa Mira:

Require all of the following for minor

a. Prohibited Additional Development – Western Parcel. Prohibit additions and
alternations to the apartment structure on the west side of the PD with the
exception of improvements required for life safety and minor interior remodeling
that does not extend the economic life of the structure.
b. Limited Additional Development - Townhomes. Ensure that any small-scale new
development for the townhome portion of the PD on the eastern side of Casa Mira,
such as small additions, be compatible in character with the existing
development.
c. Coastal Trail. Maintain the segment of the California Coastal Trail that provides
unimpeded lateral access across the property from Mirada Road to the State
Beach property for pedestrians and bicyclists. Provide for a new coastal trail
alignment on the eastern side of the property as an adaptation to on-going bluff
erosion.
d. Public Access to the Beach. Require an accessway to the beach from the property
to be constructed and dedicated for public use, in accordance with designs
approved by the Planning Commission, sufficient to assure safe and adequate
access to the beach at times of high tides.
e. Public Parking Provisions. Provide and maintain a public parking area along
Mirada Road.
2-112. Casa Mira Substantial Redevelopment. Prior to substantial redevelopment within
Casa Mira, the area shall either be rezoned to a designation consistent with the
Miramar neighborhood; or a new master plan shall be prepared for the entire area in
conjunction with an amendment to the Land Use Plan. Any new or revised master
plan for Casa Mira PD shall address the following:
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a. Limit Residential Development. Because of anticipated bluff erosion, development
shall be limited to no more than one unit per acre and shall be determined to have
an economic life of at least 100 years.
b. Site Planning, Setbacks, and Coastal Hazards. Ensure structures are set back from
the shoreline to the maximum extent feasible, in accordance with policies in the
Coastal Hazards Chapter, and sited to preserve views from Mirada Road to the
ocean and to preserve native vegetation and tree stands.
c. Coastal Trail. Maintain the existing or provide a new Coastal Trail segment.

d. Public Access and Parking. Maintain or provide beach access and public parking
provisions.
e. Shoreline Armoring Prohibited. Future development shall not be protected by new
shoreline armoring. Any existing shoreline armoring that becomes undermined
by wave action, shall not be replaced for the sake of protecting redevelopment
within Casa Mira.
Pacific Ridge (portion of former Dykstra Ranch)
Site Area

29 acres gross

Allowed Uses

Residential

Estimated Maximum
Development

63 residential units

Development (2018)

Phase 1 of three-phased subdivision is built out with 19 homes;
build out of phases 2 and 3 anticipated within five years of Land Use
Plan adoptions

Natural Resources

Adjacent to conservation areas “A” (56 acres) and “B” (30 acres),
which were formerly part of the Dykstra Ranch PD, and are now
designated as Open Space for Conservation

Coastal Access

Not applicable

Coastal Recreation

Potentially near or part of future alignment for the Vista Trail; a
loop trail for public use on adjacent area B parcel provides views of
the ocean and foothills; small public parking area

Agriculture

Cattle grazing has occurred on Area A to the north

Hazards

Risk of landslide as evident by occurrence of a scarp at the base of
the foothills immediately to the east

Visual Resources

Open spaces, mature stands of trees, riparian corridors, coastal and
sweeping landscape views from the PD are significant

Pacific Ridge is the 29-acre developed portion of the original 114-acre Dykstra Range PD.
Previously, a planned Unit Development and tentative tract map were approved for
development in this area, with a total of 228 units. However, following a legal challenge to the
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entitlements, a settlement agreement stipulated that two portions of the PD be designated
for habitat conservation: Areas A and B. The remaining lower lying area, located directly east
of the Highland Park neighborhood, was permitted to be planned and subdivided for
development of 63 single-family homes, public streets, and associated infrastructure.
Maximum development has been established through the settlement agreement and
subdivision map for 63 homes. The agreement specified design criteria for a farmhouse
vernacular architecture and also allowed for large residences, generally limited to 5,000
square feet, but allowed to be larger for several parcels. Of the original Dykstra Ranch PD, 75
percent was retained in open space, and no development was permitted above the 160-foot
contour line, with the exception of drainage improvements and repair of the scarp.

Pacific Ridge Policies
2-113. Pacific Ridge On-Going Requirements. Require all of the following for the on-going
development and maintenance of Pacific Ridge:
a. Settlement Agreement. All on-going activities and development shall comply with
the approved settlement agreement.
b. Additional Development. Ensure that any additional development within Pacific
Ridge comply with the Pacific Ridge Settlement Agreement and be compatible in
character with the first phase of development. Additional development and
specific considerations include the following:

i.

Phase 2 and 3 Homes. Ensure that home designs for phases 2 and 3
conform to the settlement agreement terms and design standards;

ii. Additions and New Uses. New development or new uses affecting the
homes or their sites for any of the phases in the future shall comply with
City requirements for residential development including but not limited to
additions, landscaping, and home occupations;
iii. Accessory Dwelling Units. With future updates to the IP Accessory
Dwelling Unit provisions, consider making the Pacific Ridge PD area an
allowed location for accessory dwelling units, especially those that are
wholly within existing development.
c. Drainage System. Maintain the on-site drainage system pursuant to the
subdivision improvement plans.
d. Circulation Linkages. Require that the cul-de-sac at the terminus of Upper Terrace
Avenue be kept open for bicycles and pedestrians and provide for future
connections to the future Vista Trail.
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e. Habitat Management Plan. Implement, manage, inspect and review reports for the
Pacific Ridge Open Space Habitat Management Plan for Areas A and B. Encourage
conveyance of Areas A and B to a resource management agency.
2-114. Pacific Ridge Substantial Redevelopment. Prior to substantial redevelopment within
the Pacific Ridge area, the site shall either be rezoned to a designation consistent with
the Highland Park neighborhood or a new master plan shall be prepared for the entire
area that addresses preservation of slopes and natural drainage courses, site planning
and views, coastal and community access, and local housing needs in conjunction with
an amendment to the Land Use Plan.

Matteucci
Site Area

13.5 acres gross

Allowed Uses

Residential

Estimated Maximum
Development

13 residential units

Development (2018)

11 residential units, 1 unit pending

Natural Resources

Adjacent to Pilarcitos Creek; western portions of the PD area are
not developed and likely useful for dispersal habitat

Coastal Access

Pilarcitos Creek Trail alignment along north end of PD

Coastal Recreation

Near State Beach

Agriculture

Agricultural use and prime soils immediately west; undeveloped
western parcels serve as a buffer to agricultural use

Hazards

Small portion of the north end of the PD within tsunami inundation
zone and subject to flooding due to 100-year storm events

Visual Resources

Views of the Pilarcitos Creek riparian area

This area contains about 5.5 acres of land and is generally located west of the Pilarcitos
neighborhood, south of Pilarcitos Creek, north of Kelly Avenue and east of active agricultural
uses. A specific plan was created for 13 single-family houses (including two existing houses),
and the area has been partially developed since the 1993 Land Use Plan. The specific plan
map shows an additional seven abutting parcels to the west intended to be included in the
Matteucci PD area that were not addressed in the specific plan. These 7 “back lots” provide a
buffer to adjacent agricultural use. The intent of the 1993 Land Use Plan policy for the
Matteucci PD was for these parcels to be deed restricted so as to not be developed to maintain
separation from the field agricultural operations. Inclusion of these parcels in the Matteucci
PD area was never certified by the Coastal Commission and their land use designation has
been Urban Reserve.
Prior to development, the subdivider and neighbors to the east entered into an agreement to
address concerns about compatibility and transitions from the existing Pilarcitos
neighborhood and the pending development of the Matteucci specific plan, especially on
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Jenna Lane. The “Matteucci Agreement” from 2001 addressed height limits and landscaping
requirements among other provisions and has been considered as guidance with respect to
development review within the PD. It is formalized by policy in the LCP update.
As of the 2018 Land Use Plan update, 11 of the parcels fronting on Jenna Lane and Kelly
Avenue were developed, an additional site was entitled, and the remaining site was
undeveloped. For this Land Use Plan update, these back lots are explicitly brought into the
PD area. The specific plan will need to be amended to address land use allowances for these
lots.
Matteucci Policies
2-115. Matteucci Specific Plan Amendment. Amend the Matteucci Specific Plan to include the
provisions of the Matteucci Agreement and to incorporate the western lots, which are
to be maintained as a buffer to the active agricultural use to the west. Permitted
development of the western lots includes drought tolerant landscaping, stormwater
management including green infrastructure, habitat restoration and conservation,
and other uses compatible with scenic and visual resources standards.
2-116. Matteucci On-Going Requirements. Require all of the following for the on-going
development and maintenance of the Matteucci PD:
a. Additional Development. Ensure that any additional development within the
Matteucci PD comply with the Matteucci Specific Plan.
b. Neighborhood Agreement. All on-going activities and development shall comply
with the Matteucci Agreement as entered into by the original subdivider with
respect to height limits for residential development and landscaping.
c. Undeveloped Lots. Lots fronting on Jenna Lane may be developed pursuant to the
Matteucci Specific Plan; in the case where the landowner also has ownership of a
western lot, as a condition of approval, deed restrictions are required on the
western lot to include right-to-farm disclosures for the agricultural use to the
west and to limit future development to drought tolerant landscaping,
stormwater management, habitat restoration and conservation, and other uses
consistent with scenic and visual resources standards.
d. Additions and New Uses. New development or new uses affecting the homes or
their sites in the future shall comply with City requirements for residential
development including but not limited to additions, landscaping, and home
occupations.
e. Accessory Dwelling Units. Pursuant to the Matteucci PUD plan, allow accessory
dwelling units according to the IP.
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f.

Buffers. Ensure that development includes all necessary buffer improvements
(including but not limited to such techniques as setbacks and fences) to confine
urban impacts to the development site and avoid conflicts with permanent
agricultural use of the adjacent lands, ESHA associated with the Pilarcitos Creek
riparian corridor.

2-117. Matteucci Substantial Redevelopment. Prior to substantial redevelopment within the
Matteucci area, the site shall either be rezoned to a designation consistent with the
Pilarcitos neighborhood for the eastern parcels and agriculture or open space for the
western parcels; or a new master plan shall be prepared for the entire area that
addresses buffers to agricultural use, natural drainage courses, site planning and
views, coastal and community access, and local housing needs in conjunction with an
amendment to the Land Use Plan.

Ocean Colony (formerly Half Moon Bay Country Club)
Site Area

298 acres gross

Allowed Uses

Residential, recreational, commercial, public facilities

Estimated Maximum
Development

1,050 residential units, commercial complex, 400 hotel rooms, golf
course, recreational facilities, public facilities as specified

Development (2018)

Approximately 568 single-family residential units, 68 multi-family
units, a commercial complex, two hotels with a total of 341 rooms,
a golf course, recreational facilities

Natural Resources

Includes irrigation ponds that support habitat

Coastal Access

Coastal access provided at Ritz Carlton Hotel and golf course

Coastal Recreation

A golf course, restaurant, and hotel for public use; private parks
maintained by the homeowner’s association; and a community
center with gym and pool maintained by the Ritz Carlton Hotel

Agriculture

Not applicable

Hazards

The Ritz Carlton Hotel and portions of the golf course are
threatened by bluff erosion

Visual Resources

Miramontes Point Road, the Coastal Trail, Ritz Carlton Hotel, and
golf course facilities provide significant public coastal views

The Ocean Colony PD is located west of Highway 1 in the southern portion of the City between
Redondo Beach Road and Miramontes Point Road. It was originally established in 1972 as
the Half Moon Bay Country Club, a 278-acre residential, recreational and commercial PD. The
Spyglass subdivision added an additional 20 acres in the early 2000s. The PD implementation
plans were fully approved by the City in compliance with all applicable State land use and
environmental statutes and local ordinances prior to the adoption the Coastal Zone
Conservation Act in 1972. At the time of the 1993 Land Use Plan, the following improvements
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had been completed: an approximately 145-acre, 18-hole golf course; primary utilities; a
motel and commercial complex along Highway 1; a pro shop and restaurant; an athletic club
with tennis courts and an indoor swimming pool; and about 189 residential units. Since that
time, a commercial office building, a 12-unit affordable housing development, 56
condominium units, and the Ritz-Carlton Hotel and the Ocean Colony residential community
were developed.
As entitled, the PD allowed up to 1,050 residential units and hotels with up to 400 rooms. The
PD built out to a lower density than originally envisioned. It provides significant visitorserving uses and coastal access. At the time of this Land Use Plan update, phases 1-3 of the
Carnoustie development had been recently completed (32 units) and entitlements for an
additional 8 units in Carnoustie phase 4 were in the City review process which is the final
subdivision within the Ocean Colony PD area.
While the overall development of the Ocean Colony PD is controlled by the existing Country
Club PD approvals, and the density, location, and type of future development has already been
determined by the existing development, the Coastal Commission and the City have required
permits for specific residential and commercial developments within this area. In the process
of obtaining those permits, various covenants and restrictions have been recorded or
imposed establishing design review controls and public dedications acceptable to the Coastal
Commission and City.
Substantial development or redevelopment is not expected in Ocean Colony over the Land
Use Plan planning horizon; however, policies provide for some densification of already
developed sites, especially along the Highway 1 frontage parcels.
Ocean Colony Policies
2-118. Ocean Colony PD. Allow Ocean Colony PD to be completed in accordance with the
Existing Country Club PUD Approvals and the provisions of that certain instrument
entitled "Offer to Dedicate Trail Easement and Declaration of Covenants and
Restrictions" recorded in the Office of the Recorder of the County of San Mateo, State
of California, on August 21, 1981, as Instrument No. 80020AS.
2-119. Ocean Colony On-Going Requirements. Require all of the following for the on-going
development and maintenance of Ocean Colony:
a. Additional Development. Ensure that any additional development within Ocean
Colony comply with the Country Club PUD approvals and is compatible in
character with existing development. Additional development and specific
considerations include the following:
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i.

Residential and Mixed-Use.
1. Multi-family and Mixed-Use Residential. Multi-family development as
single-use or in mixed-use configurations on Highway 1 frontage parcels
at a density not to exceed 20 units per acre.
2. Additions and New Uses. New development or new uses affecting the
homes, or their sites shall comply with City requirements for residential
development including but not limited to additions, landscaping, and
home occupations.
3. Accessory Dwelling Units: With future updates to the IP Accessory
Dwelling Unit provisions, consider making the Ocean Colony PD area an
allowed location for accessory dwelling units, especially those that are
wholly within existing development.

ii.

Non-Residential.
1. Quasi-public uses. Churches, private schools, and childcare centers in
locations consistent with the Country Club PUD approvals.
2. Commercial. Community-serving commercial uses including medical
office and personal services, as well as convenience retail and restaurants.

2-120. Ocean Colony Substantial Redevelopment. Prior to substantial redevelopment within
the Ocean Colony area, a new master plan shall be prepared for the entire area that
addresses preservation of slopes and natural drainage courses, site planning and
views, coastal and community access, and local housing needs in conjunction with an
amendment to the Land Use Plan.

South Wavecrest (formerly Wavecrest Restoration Project)
Site Area

120 acres gross

Allowed Uses

Residential; parks; commercial recreation; open space; recreational
vehicle park; green infrastructure

Estimated Maximum
Development

The PD is built out, potential for additional development ancillary
to the existing uses

Development (2018)

California Coastal Trail span, golf course, RV park, and the Spyglass
subdivision which following development was brought into the
Ocean Colony PD

Natural Resources

Adjacent to Arroyo Canada Verde and site of a CRLF breeding
pond

Coastal Access

Parking lot and vertical access to the beach

Coastal Recreation

The golf course and RV park uses provide public coastal recreation
within the PD

Agriculture

Not applicable
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Hazards

Bluff erosion, bank erosion of Arroyo Canada Verde

Visual Resources

Views of ocean, beach, and bluffs, Arroyo Canada Verde, sweeping
landscape views, native vegetation and mature tree stands

South Wavecrest is located between Ocean Colony and the Cañada Cove Mobile Home Park,
to the north, the Half Moon Bay City limits to the the south, and between Highway 1 and the
Pacific Ocean. Formerly, the Wavecrest Restoration Project PD encompassed approximately
630 acres; including about 490 acres north of Ocean Colony (the "North Project Area"); and
140 acres south of Ocean Colony (the "South Project Area"). In 1981, the State of California
and the City of Half Moon Bay designated the Wavecrest area as a California Coastal
Conservancy Project referred to as the "Wavecrest Restoration Project." The Project was
officially approved by the California Coastal Conservancy, California Coastal Commission, and
the City of Half Moon Bay.
At the time of the 1993 Land Use Plan, the area included two undeveloped “paper
subdivisions” and an unsubdivided property, on both sides of Arroyo Cañada Verde. None of
the land was used for agriculture, and agricultural use was considered infeasible. The 1993
Land Use Plan called for re-subdivision and development of the South Project Area, including
transitional residential, recreational, and visitor-serving commercial development, as an
opportunity to achieve the Coastal Act goals intended to be achieved by the Wavecrest
Restoration Project. The 1993 Land Use Plan noted that improvement and extension of
Miramontes Point Road was needed to provide access to a proposed public vista point on the
bluff and parking for beach access, as well as to provide access to the hotel to be built in Ocean
Colony.
In the years since the 1993 Land Use Plan, Miramontes Point Road was improved; a public
vista point, parking, and access to the beach were provided; and the Ritz Carlton Hotel was
built directly to the north in the Ocean Colony development. Concurrently, the South Project
Area was fully developed with the Spyglass 50-unit single-family housing development, an
18-hole golf course (Half Moon Bay Golf Links Ocean Course), an RV park, and related trails,
roads, utilities and other improvements. A riparian corridor was maintained along the creek.
The Spyglass subdivision consisting of approximately 20 acres, was annexed into the Ocean
Colony Homeowner’s Association, and is now considered part of the Ocean Colony
neighborhood and PD.
The South Project Area, now comprises approximately 120 acres and is primarily developed
with commercial recreational uses. Going forward, it shall be referred to as South Wavecrest.
South Wavecrest is a separate PD from the North Wavecrest PD, which is discussed below as
a substantially undeveloped PD. No additional development is anticipated in this area and the
policies are updated to address the current developed condition of the area.
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South Wavecrest Policies
2-121. South Wavecrest On-Going Requirements. Require all of the following for
development and on-going operations of South Wavecrest:
a. Additional Development. Additional development shall be ancillary to the existing
commercial-recreational golf course and RV park uses.
b. Coastal Trail. The span of the California Coastal Trail along the bluff shall be
maintained for pedestrian and bicycle use and shall be realigned inland in the
event that bluff erosion results in in adequate setbacks, generally less than 100
feet.
c. Recycled Water. The irrigation for the golf course and other significant landscaped
areas shall use recycled water when it becomes available.
d. Tree Preservation. Development and landscape maintenance shall comply with
the Heritage Tree Ordinance.
e. Discontinued Use. In the event of discontinued use of the golf course, the irrigation
pond, any watercourses, and surrounding areas shall be evaluated for designation
as ESHA.
2-122. South Wavecrest Substantial Redevelopment. Prior to substantial redevelopment
within of the South Wavecrest PD, the area shall either be rezoned, or a new master
plan shall be prepared for the entire area in conjunction with an amendment to the
Land Use Plan.
Substantially Undeveloped Planned Developments
Many of the undeveloped PDs located outside the Town Center are characterized by the
presence of sensitive habitat, hazardous conditions, steep slopes, and other encumbrances.
Challenges to planning these areas have remained since the 1993 Land Use Plan was certified.
Several undeveloped PDs contain paper subdivisions from attempts in the early 1900s to
fund the proposed railroad that was intended to span from San Francisco through Half Moon
Bay to Santa Cruz. These paper subdivisions comprise a variety of public and private
ownership, substandard-sized lots, and lots located in areas with sensitive habitat and at high
risk to erosion and flooding. The paper subdivisions often conflict with site conditions. The
conflicts are exacerbated by the lack of infrastructure therefore require a more conservative
approach to site planning and determining sustainable land use options and appropriate
densities and intensities for future development.
Consideration of land use alternatives for the substantially undeveloped PDs was based on
the following evaluation:
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Constraints. Constraints were identified including ESHA, hazards, requirements for view
corridors and viewsheds, and access, among others.
1993 Land Use Plan. In many cases, the 1993 Land Use Plan land uses are brought forward
because they remain viable for a particular area.
Needed Uses. The community outreach process and other studies leading up to the Land Use
Plan update identified that many important land uses are scare or unavailable in Half Moon
Bay. These land uses - including but not limited to assisted living, childcare, medical services,
diverse housing options, light industrial, and lower-cost overnight accommodations and
visitor-serving uses - were considered for each case and incorporated into the buildout for
PDs where compatible and appropriate.
PD Policy Requirements. Having mapped the constraints, reconsidered the 1993 Land Use
Plan’s land use considerations for a PD area, and incorporated needed uses, the general PD
policies provided additional guidance for establishing the combination of uses and their
maximum densities and intensities.
Implementation. And finally, in order to accommodate future uses, infrastructure, and
policies for hazard avoidance and protection of coastal resources, re-platting or retirement
of development potential of existing lots will occur in most cases. Lot merging, purchasing
development potential through lot retirement, and transfer of development rights are
effective tools for ensuring that existing lots maintain economic value while also ensuring
that development occurs in appropriate locations at the right density with the overall intent
of creating high-quality neighborhoods and special use areas to serve Half Moon Bay’s needs
through and beyond the planning horizon.
This evaluation process, along with utilizing net densities and intensities results in more
realistic expectations for sustainable development of the PDs outside the Town Center. The
policies for the substantially undeveloped PDs follow, presented from north to south.

Nurserymen’s Exchange
Site Area

37 acres gross; estimated 20 acres net

Allowed Uses

Residential and limited commercial and service uses

Estimated Maximum
Development

- 40 residential units (14 additional units with affordable housing
density bonus); and
- 10,000 square feet non-residential uses including neighborhood
commercial and services

Development (2018)

Vacant, formerly agriculture

Natural Resources

Naples Creek traverses the southern portion of the site, riparian
wetlands along the Highway 1 frontage, Monterey cypress forest
habitat northeast sloped corner of the PD

Coastal Access

Eastside Parallel Trail extension planned along western side of PD
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Coastal Recreation

Not applicable

Agriculture

Formerly in agricultural use and adjacent to greenhouse operations;
prime soils and non-prime soils

Hazards

Eastern portion of the PD is steeply sloped; adjacent uplands are in
the Very High Fire Severity Zone; dams and impoundments along
Naples Creek pose risk of flood hazards including erosion,
sedimentation, inundation, and accelerated downstream flows

Visual Resources

Views over the site to the foothills are significant

This PD is located at the northern City boundary on the east side of Highway 1. There are
approximately 37 acres under two separate ownerships, with a real estate investment trust
the majority landowner with almost 36 acres. Although the site contains both class I and II
soils, it has been used in the past for only limited agriculture production.
The potentially buildable portion of the PD is a relatively flat area at the foot of steeply sloped
lands to the east. It is traversed by Naples Creek and several manmade drainage ditches.
Riparian vegetation is present on both sides of the Naples Creek watercourse, requiring a
minimum 50-foot buffer from the edge of riparian vegetation. Within the eastern portion of
the PD and above the 90-foot contour, the PD is characterized by slopes over 30 percent. This
eastern portion of the PD is also within 100 feet of the Very High Fire Severity Zone. The
buffer from Naples Creek and the lands above the 90-foot contour are not included in the
estimated developable area of the PD.
Low density residential development has been envisioned for this area for many decades. The
site is within the span of Highway 1 with some of the heaviest peak traffic and is not well
served by transit, nor is it within walking distance of most services. Thus, the Land Use Plan
update maintains the site for low density residential use, with an option for limited
neighborhood serving commercial uses or services such as a convenience store, café, or small
childcare center. Such commercial or service uses would be allowed in so far as they can be
demonstrated to reduce vehicle trips and/or vehicle miles traveled. The update also includes
policies to ensure appropriate neighborhood planning standards, such as requirements to
cluster development away from the higher intensity greenhouse uses to the south. Smaller
homes are specified consistently with the City’s identified need for more affordable housing
inventory. A public park, green infrastructure, and sustainable development methods and
materials are also required.
There are several options for site access. Two vacated driveways along Highway 1 provided
access to the former agricultural use. Access was also taken from Alto Avenue along the
northern boundary, as well as via a shared drive along the southern boundary of the PD. Land
Use Plan policy discourages new access points along Highway 1 while also encouraging
consolidation of existing access points along the highway. The Alto Avenue and shared drive
could provide access on two sides of the property below the 90-foot contour and are the
preferred access points in the event that the property develops in the future. Land Use Plan
policy has also anticipated improvements to the intersection of Highway 1 at Roosevelt
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Boulevard on the west side of the Highway. Development of this PD could present an
opportunity to align the access drive with Roosevelt Boulevard and establish a controlled
intersection as envisioned for the Town Boulevard, such as through a round-about. At the
time of the Land Use Plan update, an extension of the Eastside Parallel Trail was planned
along the Highway 1 frontage of the PD.
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Nurserymen’s Exchange Policies
2-123. Nurserymen’s Exchange Master Plan. Require that a specific plan be certified for the
entire area to establish a new neighborhood. The specific plan shall incorporate all of
the conditions below and conform to all other policies of the Land Use Plan. The
specific plan must show the locations of infrastructure and structures, and indicate
the location, amount, and type of public and private recreation facilities and open
space. The specific plan will be subject to Environmental Review pursuant to the
California Environmental Quality Act and City CEQA Guidelines. The specific plan
shall incorporate all of the following requirements:
a. Development Type and Estimated Maximum Buildout. Development may
include:

i.

Residential. 40 residential units ( 14 additional units with affordable
housing density bonus), with additional buildout restrictions as
follows:
1. Residential units shall consist of a mix of unit types including singlefamily detached, single-family attached, duplexes, triplexes,
townhomes or garden apartments with no more than four-units per
structure;
2. Maximum and average home sizes established in the specific plan
shall be consistent with the Land Use Plan’s provisions for housing
affordability in Policy 2-91.
3. Accessory dwelling units are encouraged in this PD, may be
established with single-family homes, and do not count toward the
40-unit cap or as density bonus units.

ii.

Neighborhood Commercial and Services Uses. 10,000 square feet
neighborhood commercial uses such as convenience stores, cafes or
restaurants, or services such as a small childcare center.

b. Development Phasing. The PD may be developed in up to three phases
including up to two phases for the residential development; and one phase for
the neighborhood commercial or services development. The neighborhood
commercial or services development may be established concurrently with,
but not before, the first phase of residential development.
c. Development Location. The residential development shall be north of Naples
Creek and clustered away from both Highway 1 and the greenhouses to the
south; the neighborhood commercial or services development shall be
located at the northwest and/or southwest corners of the PD.
d. Vehicular Access. Access shall be provided from Alto Avenue and the shared
drive along the southern boundary of the PD. Round-abouts or other
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improvements at Alto Avenue and/or the southern drive shall be
incorporated into the access plan to maintain circulation safety and service
levels to adjacent neighborhoods. Access and egress to the development shall
be subject to review and approval by the City and Caltrans, and shall be
designed in such a manner as to be safe, convenient, and not conflict with any
existing or future development permitted in the area.
e. Upland Trail Linkage. The specific plan shall accommodate a trailhead and
trail easement for public use to provide access to upland trails in the Open
Space Reserve area east of the PD should they be developed in the future.
f.

Hazard Avoidance. Development is prohibited above the 100-foot contour
line to avoid development on slopes over 30 percent and to establish at least
a 100-foot setback from the Very High Fire Severity Zone.

g. Special Site Planning and View Provisions. Site planning shall ensure
structures are designed and sited so as to minimize interruption of views of
the upper hillsides from Highway 1 and shall incorporate the following
additional requirements:
i.

Building Heights. Structures shall have a maximum height of 28 feet.

ii.

Setbacks.

iii.

Neighborhood Park. Concurrently with the first phase of residential

Generally, residential development shall be setback a
minimum of 100 feet from Highway 1; commercial development shall be
setback a minimum of 25 feet from Highway 1.
development, a neighborhood park available for public use of at least one
acre in size shall be provided.

Surf Beach/Dunes Beach
Site Area

48 acres gross; estimated 34.5 acres net

Allowed Uses

Residential, agriculture, visitor-serving commercial and recreation

Estimated Maximum
Development

Development (2018)

- Minimum 10 acres of agriculture or outdoor visitor-serving
recreation south of Young Avenue; and 69 residential units (24
additional units with affordable housing density bonus)
predominately north of Young Avenue; or
- 20 acres of lower-cost overnight accommodations with ancillary
uses including up to 5,000 square feet for a hostel and/or retail
businesses offering recreational goods and supplies south of
Young Avenue, and 49 residential units (17 additional units with
affordable housing density bonus) north of Young Avenue
Agriculture and equestrian operations, four single-family homes
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Natural Resources

Adjacent to State Parks coastal lands including dunes, wetlands, and
other sensitive areas; Frenchmans Creek and its riparian area along
south side of the PD which includes a documented monarch
butterfly overwintering site, CRLF, SFGS, and steelhead habitat

Coastal Access

Young Avenue

Coastal Recreation

Adjacent to State Parks beaches

Agriculture

Agricultural operations on site, prime soils mapped south of Young
Avenue and likely also occurring north of Young Avenue

Hazards

Tsunami inundation zone northwest corner of PD; potential
localized flooding from Pullman Watercourse and Frenchmans
Creek; fire hazard associated with eucalyptus forest habitat on both
sides of the riparian corridor

Visual Resources

Broad ocean views across the site from Highway 1; expansive views
of foothills from Coastal Trail and Beach; Frenchmans Creek riparian
corridor and significant tree stands

The Surf Beach/Dunes Beach area is a partially undeveloped area totaling about 48 acres,
bisected by Young Avenue and bounded by Half Moon Bay State Beach on the west and south,
Highway 1 on the east, and the Miramar neighborhood on the north. As of 2018, land north
of Young Avenue has been predominately in agricultural use, with some parcels from the old
unimproved Surf Beach subdivision now conserved by land trusts as open space. The area
south of Young Avenue is used primarily for agriculture and stabling and rental of horses and
horseback riding. The Dunes Beach section of Half Moon Bay State Beach is accessed via
Young Avenue.
A significant portion of the PD is potentially buildable; however, habitat considerations,
presence of hazards, land trust ownership, and requirements for visual resource protection
require careful consideration for future development. Encumbered portions of the PD area
include: streets, 100-foot setback along the entire western boundary abutting State Beach
lands, an approximately 2-acre area covering the northwest corner of the site subject to
tsunami inundation, and a 100-foot setback from the eucalyptus vegetation along the
southern side of the site. North of Young Avenue, land trust and public ownership account for
nearly 2 acres. At the time of the Land Use Plan update, a biological resources evaluation had
recently been completed for the entire PD area. The evaluation indicated potential for a
wetlands area within the southwest corner of the site, which is indicated as potential ESHA
on Figures 6-2 and 6-4. Because most of the PD area has been in agricultural use, very little
coastal scrub or other habitat typically found in undeveloped areas west of Highway 1 are
present. Additional study will be required to determine whether sensitive resources are
present.
This Land Use Plan update confirms the land uses proposed for this PD in 1993: residential
and visitor-serving commercial or recreation use. The proposed buildout is substantially
lower to reflect realistic carrying capacity of the site and Highway 1. The net developable land
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for residential development includes 12 acres north of Young Avenue, and 10 acres south of
Young Avenue. With a base density of 2 residential units per acre, maximum residential
development is 44 units, which could be increased to 60 units pursuant to a density bonus.
In keeping with the City’s intention to provide for diverse and more affordable housing,
smaller units are specified by policy. Neighborhood design could incorporate community
garden space to take advantage of prime soils, emphasize walkability and otherwise be
suitable for a multi-generational neighborhood with young families, seniors, and assorted
other household groups of mixed income levels. Clustered north of Young Avenue, the new
residential neighborhood would be compatible with the Miramar area to the north.
South of Young Avenue, up to ten acres may be used for visitor-serving commercial recreation
including horseback riding. The remaining acreage can be in other priority uses including
continuation of field agricultural operations and/or lower-cost overnight accommodations
such as tent or RV camping, which would need to be designed and managed to be compatible
with the adjacent State Parks Sweetwood group campground. Both eco and agritourism
themes are appropriate due to the presence of prime soils, historic agriculture use, and
numerous nearby habitat areas, including the National Marine Sanctuary. Related to these
primary uses, small ancillary retail businesses such as a farm stand, or those offering
recreational goods, could be accommodated.
The location, height and bulk of development is a key consideration for this PD. With broad
ocean views across the site from Highway 1 and expansive views of the foothills from the
Coastal Trail and Beach, Surf Beach/Dunes Beach provides a bi-directional viewshed. The
1993 Land Use Plan established height limits for such areas at 15 feet unless an increase in
height would not obstruct public views to the ocean from the highway, or would facilitate
clustering of development so as to result in greater view protection. This requirement is
brought forward and is consistent with the intention for both the residential and visitorserving development to be low-scale, as well as setback from Highway 1, Young Avenue and
the State Parks lands.
Young Avenue is the primary vehicular point of access the Surf Beach/Dunes Beach PD. It is
also a designated coastal access route as well as a view corridor, and therefore its use must
be prioritized for coastal access. Because the theoretical maximum buildout for this PD in the
1993 Land Use Plan was significantly higher than for this update, there had been concern that
traffic associated with new development would result in deleterious levels of traffic on Young
Avenue. With this update, it is acknowledged that Young Avenue is adequate to serve as the
primary ingress and egress route for both coastal access and new development. The real
concern is the intersection of Young Avenue with Highway 1. Within the context of the Town
Boulevard Similar to the approach for Nurserymen’s Exchange PD, the primary option for
managing intersection traffic operations concept is a round-about. Right-in and right-out only
access points, one north and one south of Young Avenue, would provide emergency access
and serve to distribute traffic entering and leaving the area. In the 1993 Land Use Plan, a
frontage road was also considered; however, a new road in this location could conflict with
other improvements as described below.
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The Surf Beach/Dunes Beach site presents numerous opportunities for improving multimodal coastal access. 1993 Land Use Plan policy required dedication of an additional 25 feet
of right-of-way parallel to Young Avenue to State Parks for a separated class 1 bicycle and
pedestrian route. This requirement is retained as both an access improvement and to
maintain a portion of the viewshed across the site. Additional improvements are also
identified to establish an interconnected network within the PD and to link to the City’s
expanding bicycle and pedestrian infrastructure. Knewing Avenue, a paper street, could
provide a class 1 bicycle and pedestrian route, as well as possibly equestrian access, across
the north end of the site. Extension of the Naomi Patridge Trail along the entire frontage
would connect to both the Young and Knewing Avenue class 1 facilities. The site has been
identified as having poor drainage. The PD’s proximity to the Pullman Watercourse presents
an opportunity for improving stormwater management on site and in Miramar to the north.
Encumbered portions of the PD include the tsunami inundation area and the 100-foot setback
from State Parks land. A minimum 100-foot setback from Highway 1 is also required as a
means to preserve the viewshed. These constrained areas could provide significant
stormwater detention capacity. The City could consider the benefits of reducing the risk of
flooding and erosion of the Pullman Watercourse as offsetting to other project impacts
through a CEQA evaluation.
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Surf Beach/Dunes Beach Policies
2-124. Surf Beach/Dunes Beach Master Plan. Require that a specific plan be prepared for the
entire area to establish a new neighborhood. The specific plan shall incorporate all of
the conditions below and conform to all other policies of the Land Use Plan. The
specific plan must show the locations of infrastructure and structures, and indicate
the location, amount, and type of public and private recreation facilities and open
space. The specific plan will be subject to Environmental Review pursuant to the
California Environmental Quality Act and City CEQA Guidelines. The specific plan
shall incorporate all of the following requirements:
a. Development Type and Estimated Maximum Buildout. Development may include:

i.

Residential. 49 residential units 17 additional units with affordable housing
density bonus ; or in-lieu of ten acres of commercial recreational uses south
of Young Avenue, 69 units 24 additional units with affordable housing
density bonus . Additional buildout restrictions apply as follows:
1. Residential units shall consist of a mix of unit types including single-family
detached, single-family attached, cottages, or duplexes.
2. Maximum and average home sizes established in the specific plan shall be
consistent with the Land Use Plan’s provisions for housing affordability in
Policy 2-91.
3. Accessory dwelling units associated with a primary unit shall not be counted
toward the total buildout.

ii.

Priority Uses. A minimum of 10 acres of agriculture or outdoor visitor-serving

recreation with the following additional provisions:

1. Agriculture. Field agriculture is a principally permitted use for the entire
PD; and/or
2. Lower-cost visitor-serving overnight accommodations. Up to ten acres of
RV or and/or tent campgrounds; and
3. Commercial recreation. Up to ten acres of outdoor commercial recreation
including equestrian uses; and
4. Ancillary uses. Up to 5,000 square feet for a hostel and/or retail businesses
offering recreational goods and supplies related to the primary use of the site.
b. Development Phasing. The PD may be developed in up to four phases including up to
two phases for the residential development; and two phases for the lower-cost
visitor-serving overnight accommodations and commercial recreation. The ancillary
commercial uses may be established concurrently or subsequent to the primary
related uses.
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c. Development Location. Residential development shall be sited north of Young
Avenue, outside the tsunami inundation area; visitor-serving commercial
development and its ancillary use shall be located south of Young Avenue; open field
agricultural uses may be located anywhere within the PD.
d. Bluff Protection and Buffers. Require suitable landscaping, fencing, and other means
to ensure that direct pedestrian access to the State Beach property is controlled and
limited from the new development and that an adequate buffer is provided between
the Young Avenue right-of-way and residential use.
e. Vehicular Access. Primary access shall be provided from Young Avenue. A roundabout or other improvements shall be incorporated into the access plan consistent
with the Town Boulevard concept to maintain circulation safety and service levels.
Up to two right-in/right-out access points one north and the other south of Young
Avenue shall be provided to ensure adequate emergency access and to distribute
traffic associated with development away from coastal access traffic. Access and
egress to the development shall be subject to review and approval by the City and
Caltrans, and shall be designed in such a manner as to be safe, convenient, and not
conflict with any existing or future development permitted in the area.
f.

Bicycle and Pedestrian Access. Class 1 bicycle and pedestrian facilities shall be
provided as follows:
i.

Young Avenue. A 25-foot wide right-a-way parallel and separate from Young
Avenue.

ii. Knewing Avenue. A 25-foot right-of-way utilizing Knewing Avenue, a paper street.
iii. Naomi Patridge Trail. An extension of the existing class 1 facility on the west side
of Highway 1.
g. Special Site Planning and View Provisions. Structures shall be clustered, maintained
low in height, or constructed at low elevations to the maximum extent feasible and
specific view corridors shall be established including the Young Avenue right-ofway and protected by easements so as to maintain views of the ocean from Highway
1. Specific requirements include:
i.

Height. Structures shall have a maximum height of 15 feet unless an increase in
height would not obstruct public views to the ocean from the highway or would
facilitate clustering of development so as to result in greater view protection;

ii.

Setbacks. Generally, structures shall be setback 100 feet from Highway 1, the
western side of the site abutting State Parks Beach lands, and 100 feet from both
sides of Young Avenue.

iii.

Neighborhood Park. Concurrently with the first phase of residential development,
a neighborhood park available for public use of at least 1 acre in size shall be
provided.
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iv.

Sweetwood Group Camp Considerations. Noise, lighting, and other visual and use
impacts shall be considered in the specific plan to maintain the remote and quiet
character of the Sweetwood Group Camp southwest of the PD.

Venice Beach
Site Area

44 acres gross, estimated 31 acres net

Allowed Uses

Residential, commercial recreation

Estimated Maximum
Development

- Minimum 10 acres of agriculture or outdoor visitor-serving
recreation north of Venice Boulevard; and either
- 62 residential units (22 additional units with affordable housing
density bonus); or
- 42 residential units (15 additional units with affordable housing
density bonus) and an additional 10 acres maintained in outdoor
commercial recreation or agritourism uses

Development (2018)

4 units; non-agricultural equestrian operations

Natural Resources

Much of the PD is identified as potential ESHA with suitable habitat
for CRLF and SFGS; adjacent to State Parks coastal lands including
dunes, wetlands, and other sensitive areas; Frenchmans Creek and
its riparian area along north side of the PD including past monarch
butterfly overwintering site and presence of steelhead; dusky footed
woodrat nest previously sited

Coastal Access

Venice Boulevard

Coastal Recreation

Adjacent to State Parks beaches

Agriculture

Equestrian operations, mostly prime soils

Hazards

Potential localized flooding from Frenchmans Creek; fire hazard
associated with eucalyptus forest habitat on both sides of the
riparian corridor

Visual Resources

Broad ocean views across the site from Highway 1; expansive views
of foothills from Coastal Trail and Beach; Frenchmans Creek riparian
corridor and significant tree stands

The Venice Beach area is a partially developed area totaling about 44 acres. It is bordered on
the north by Frenchmans Creek and on the south by the Casa del Mar subdivision. Venice
Boulevard, an unimproved road to Venice Beach, bisects the area. An old, primarily
unimproved subdivision known as Venice Beach encompasses 5 acres on both sides of Venice
Boulevard; several old substandard lots have been developed for 4 homes, with
approximately 94 vacant lots remaining. North of the subdivisions, there are two parcels
totaling almost 9 acres; most of this area is used for a commercial equestrian operation,
providing stables, rentals, and trails to the equestrian trail adjacent to the Coastal Trail and
State Beach. South of the subdivision, three parcels totaling 14 acres are developed although
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they may have been used in the past to raise hay or barley. Drainage conditions, as in the Surf
Beach/Dunes Beach area, are considered poor. It is anticipated that stormwater management
using green infrastructure measures will require additional land area to be effective in the
Venice PD.
This Land Use Plan update confirms the land uses proposed for this PD in 1993: residential
and commercial recreation use, while also emphasizing potential for agricultural uses.
Similar to other PD areas, the proposed buildout is lower to reflect realistic carrying capacity
of the site and Highway 1. Past biological resource evaluation of the western and southern
portions of the PD indicate that these areas may be especially important as part of a habitat
corridor and are characterized by Central Coast Scrub which has been less disturbed by than
other portions of the PD. Several sitings of CRLF have occurred in this area as indicated in
Figure 6-3. The northern portion of the PD is fully developed with recreation equestrian uses.
The net developable land for residential development includes approximately 20 acres
within the middle of the PD, bisected by Venice Boulevard. With a base density of 2 residential
units per acre, maximum residential development is 40 units, which could be increased to 54
units pursuant to a density bonus. Smaller units are specified by policy.
Similar to the Surf Beach/Dunes Beach PD, Venice Beach PD offers a bi-directional viewshed
with broad ocean views across the site from Highway 1 and expansive views of the foothills
from the Coastal Trail and Beach. Venice Boulevard is a designated coastal access route and
view corridor. Because the most developable portion of the site for a residential
neighborhood is centrally located around Venice Boulevard, policy directs clustering
development either towards Highway 1 or on either side of Venice Boulevard to maintain
distance from potential habitat areas as well as to keep development setback from Venice
State Beach. The 1993 Land Use Plan specified a 15-foot height limit for Venice Beach PD and
other visual resource areas on the west side of Highway 1. This requirement is brought
forward and allows for increased heights in cases where they would not obstruct public views
to the ocean from the highway that and provide for better clustering of development.
Venice Boulevard is the primary vehicular point of access to the PD. The 1993 Land Use Plan
considered shifting Venice Boulevard north to align with Frenchmans Creek Road. The 1993
plan also included an inland route (“Foothill Boulevard”) which was to connect Highway 92
to Frenchmans Creek Road as a parallel bypass of Highway 1. This circulation option is no
longer desired or feasible. Thus, the volume of traffic on Frenchmans Creek Road is not
expected to increase significantly over time and does not justify establishing a significant
intersection improvement at that location. Retention of Venice Boulevard in its current
location is preferred because it delineates the developed north side of the PD from the south
side which has potentially high habitat value. Instead of realignment of Venice Boulevard, a
Class 1 bicycle and pedestrian path could be established on this alignment to connect the
Naomi Patridge Trail to the California Coastal Trail. This alignment would also serve as a
buffer between the new residential neighborhood and existing or future commercial
recreation or agricultural uses.
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1993 Land Use Plan also anticipated the potential for a frontage road to handle the traffic;
however, a frontage road would impinge upon the Naomi Patridge Trail and is likely not
needed for this level of development. Round-abouts or other intersection improvements are
contemplated for both the Nurserymen’s Exchange and Surf Beach/Dunes Beach PDs should
they, but in both of those cases, the improvements would address access needs for both sides
of Highway 1. This is not the case for Venice and would also result in an intersection
improvement in close proximity to the signalized intersection of Ruisseau Francais Avenue.
The paper subdivision also anticipated extension of Pilarcitos Avenue from the Casa del Mar
neighborhood as a primary roadway in a future development. This alignment conflicts with
ESHA and further study of this area for this Land Use Plan update confirms that vehicular
access between Casa del Mar and a future neighborhood in the Venice PD is precluded by
existing development and the need for habitat protection. Site access will be a primary
challenge for planning this PD and may necessitate reduced buildout if it cannot be
accomplished without conflict with the needs of agriculture circulation on the other side of
the highway.
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Venice Beach Policies
2-125. Venice Beach Master Plan. Require that a specific plan be certified for the entire area
to establish a new neighborhood. The specific plan shall incorporate all of the
conditions below and conform to all other policies of the Land Use Plan. The specific
plan must show the locations of infrastructure and structures, and indicate the
location, amount, and type of public and private recreation facilities and open space.
The specific plan will be subject to Environmental Review pursuant to the California
Environmental Quality Act and City CEQA Guidelines. The specific plan shall
incorporate all of the following requirements:
a. Development Type and Estimated Maximum Buildout. Development may include:
i.

Residential. 42 residential units 15 additional units with affordable housing
density bonus : and in-lieu of the ten acres of commercial recreational uses
north of Venice Boulevard, an additional 62 units 22 additional units with
affordable housing density bonus . Additional buildout restrictions apply as
follows:
1. Residential units shall consist of a mix of unit types including single-family
detached, single-family attached, cottages, or duplexes.
2. Maximum and average home sizes established in the specific plan shall be
consistent with the Land Use Plan’s provisions for housing affordability in
Policy 2-91.
3. Accessory dwelling units associated with a primary unit shall not be
counted toward the total buildout.

ii.

Priority Uses. At least ten acres of any combination of the following:
1. Commercial recreation. Outdoor commercial recreation including
equestrian uses; or
2. Visitor-serving commercial businesses. Agri- or ecotourism businesses,
without overnight accommodations.

b. Development Phasing. The PD may be developed in at most three phases
including one phase for the residential development and up to two phases for
commercial recreation or agricultural uses.
c. Development Location. Residential development shall be sited so as to maintain
Venice Boulevard as a view corridor, preferably clustered either near Highway 1,
or on either side of Venice Boulevard.
d. Dune and Bluff Protection and Buffers. Require suitable landscaping, fencing, and
other means to ensure that direct pedestrian access to the State Beach property
is controlled and limited from the new residential development.
e. Vehicular Access. Primary access shall be provided from Venice Boulevard. If
intersection improvements are determined to be necessary, they shall be
consistent with the Town Boulevard concept to maintain circulation safety and
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service levels. Up to one additional access point north of Venice Boulevard shall
be provided for the commercial uses. If an intersection improvement at Venice
Boulevard is found to be necessary, a frontage road between Venice Boulevard
and the north access point shall be provided parallel to the Naomi Patridge Trail.
Access and egress to the development shall be subject to review and approval by
the City and Caltrans, and shall be designed in such a manner as to be safe,
convenient, and not conflict with any existing or future development permitted in
the area.
f.

Bicycle and Pedestrian Access. Class 1 bicycle and pedestrian facilities shall be
provided in approximate alignment with Rousseau Francais to connect the Naomi
Patridge Trail to the California Coastal Trail and to provide a buffer between
residential and commercial or agricultural uses.

g. Special Site Planning and View Provisions. Structures shall be clustered,
maintained low in height, or constructed at low elevations to the maximum extent
feasible and specific view corridors shall be established including the Venice
Boulevard right-of-way and protected by easements so as to maintain views of
the ocean from Highway 1. Specific requirements include:

i.

Height. Structures shall have a maximum height of 15 feet unless an increase
in height would not obstruct public views to the ocean from the highway or
would facilitate clustering of development so as to result in greater view
protection;

ii. Setbacks. Generally, structures shall be setback 100 feet from Highway 1, the
western side of the site abutting State Parks Beach lands, and 100 feet from
Venice Boulevard.

iii. Neighborhood Park. Concurrently with the residential development, a
neighborhood park available for public use of at least 1 acre in size shall be
provided; preferable on the north side of the neighborhood connected to the
bicycle and pedestrian Class 1 trail and to provide additional separation from
the commercial uses.

iv. Sweetwood Group Camp Considerations. Noise, lighting, and other visual and
use impacts shall be considered in the specific plan to maintain the remote
and quiet character of the Sweetwood Group Camp northwest of the PD.
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Upper Grandview and Glencree
Site Area

16 acres gross, estimated 8.5 acres net
(Gross acreage includes 10.6 acres in the upper Grandview paper
subdivision and 5.4-acres of the upper portion of the Glencree
parcel)

Allowed Uses

Residential and conservation uses

Estimated Maximum
Development

17 residential units (6 additional units with affordable housing density
bonus)

Development (2018)

Two homes

Natural Resources

Portions of the area have been identified as suitable habitat for
CRLF; central coastal and riparian scrub present, wetlands, adjacent
to Beachwood ESHA area to the north and Pacific Ridge open space
to the east

Coastal Access

Potential to accommodate a span of the Vista Trail

Coastal Recreation

Not applicable

Agriculture

Prime and non-prime soils; adjacent to the open field agriculture
uses north of the site

Hazards

Localized flooding, erosion, and sedimentation potential onsite and
downstream

Visual Resources

Broad views across the site and up to foothills

The Upper Grandview and Glencree PD was established with the 2018 Land Use Plan update.
The PD area consists of the upper portion of Grandview neighborhood east of Golden Gate
Avenue and the upper portion of the City-owned Glencree property immediately south of the
Grandview properties. Upper Grandview contains approximately 70 parcels, of which only
ten conform to the minimum lot size of the zoning district. This area is being reconsidered as
a PD in order to provide flexibility for clustering development as a means to address needed
replatting of the paper streets and substandard paper lots, to accommodate various drainage
courses, to provide buffering from ESHA.
The PD is abutted by existing agricultural operations to the north, Pacific Ridge open space
to the east, Beachwood conservation area to the south, and the lower portions of the
Grandview neighborhood and Glencree property to the southwest.
As a result of a settlement agreement, 23 Measure A certificates were reserved for future
development of the upper Grandview Boulevard parcels. These are now treated as equivalent
to Measure D certificates and coincidently represent the base density for the PD with full use
of density bonus allowances.
The upper portion of the Glencree property is the most developable portion of that site.
Because it is City owned, there is an opportunity to ensure that residential development of
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this site will be affordable to lower income households. The upper Grandview paper
subdivision and upper Glencree parcel are distinct from each other from the perspective of
their subdivision heritage and past use; however, these areas are considered together in one
PD because both serve to expand the existing Grandview neighborhood and are further linked
by natural resources, drainage and access infrastructure.
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Upper Grandview and Glencree Policies
2-126. Upper Grandview and Glencree Master Plan. Require that a specific plan be certified
for the entire area to establish a new neighborhood. The specific plan shall
incorporate all of the conditions below and conform to all other policies of the Land
Use Plan. The specific plan must show the locations of infrastructure and structures,
and indicate the location, amount, and type of public and private recreation facilities
and open space. The specific plan will be subject to Environmental Review pursuant
to the California Environmental Quality Act and City CEQA Guidelines. In adopting the
specific plan, the City will specify the number and type of housing units and open
space requirements for each of the parcels which are under separate ownership or
for each group of parcels which is to be developed as a unit.
a. Development Type and Estimated Maximum Buildout. Development may include
17 residential units (additional 6 units with affordable housing density bonus),
with additional buildout restrictions as follows:
i.

Residential units shall consist of a mix of unit types including single-family
detached, single-family attached, duplexes, or triplexes;

ii.

Maximum and average home sizes established in the specific plan shall be
consistent with the Land Use Plan’s provisions for housing affordability in
Policy 2-91.

iii.

Accessory dwelling units are encouraged in this PD, may be established with
any of the primary unit types, and do not count toward the 17-unit cap or as
density bonus units.

b. Development Phasing. The PD may be developed in at most two phases including
one phase for the Upper Grandview portion and one phase for the Upper Glencree
portion of the PD.
c. Development Location. Development shall be sited to accommodate drainage
courses and provide adequate buffers to ESHA.
d. Vehicular Access. Primary access shall be provided from Grandview Boulevard. If
intersection improvements are determined to be necessary, they shall be
consistent with the Town Boulevard concept to maintain circulation safety and
service levels. Access and egress to the development shall be subject to review
and approval by the City and Caltrans, and shall be designed in such a manner as
to be safe, convenient, and not conflict with any existing or future development
permitted in the area.
e. Vista Trail. The specific plan shall include an optional alignment for the Vista Trail
through both the Glencree and Grandview portions of PD.
f.

Hazard Avoidance. Development shall be sited and designed to minimize required
fuel modification with 100-foot setbacks from WUI and ESHA as applicable.

g. Green Infrastructure. The green infrastructure provisions for this PD may be
designed as part of a larger system linked to the adjacent lower portion of the
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Glencree or Beachwood parcels which could provide significantly more capacity
for stormwater management of the upslope portion of this watershed.
h. Special Site Planning and View Provisions. Site planning shall ensure structures
are designed and sited so as to minimize interruption of views of the upper
hillsides from Highway 1 and shall incorporate the following additional
requirements:
i.

Setbacks. Generally, development shall be setback 100 feet from the adjacent
agriculture operations to the north, the Pacific Ridge open space to the east,
and the Beachwood open space to the south.

ii.

Grandview Neighborhood Compatibility. The specific plan shall include
design standards to ensure that any expansion of the Grandview
neighborhood with the development of this PD is compatible with existing
neighborhood character and respects views, privacy and other neighborhood
features.

iii.

Neighborhood Park. Concurrently with development of the Grandview
portion of the PD, a neighborhood park available for public use of at least one
acre in size shall be provided; preferable on the east side of the neighborhood
connected to provide for a trailhead connection to the Vista Trail and
sweeping landscape views. The neighborhood park may be located within
ESHA buffers subject to use requirements for the specific type of ESHA.

Carter Hill
Site Area

53 acres gross, estimated 15 acres at 160 contour line or lower; 1
acre outside of the Very High Fire Severity Zone

Allowed Uses

Residential, public facilities

Estimated Maximum
Development

6 residential units; expansion of Coastside County Water District
uses

Development (2018)

3 residential units; Coastside County Water District tank

Natural Resources

Characterized by eucalyptus forest

Coastal Access

Not applicable

Coastal Recreation

Potential connection to Vista Trail

Agriculture

Not applicable

Hazards

Located within a Very High Fire Severity Zone; landslide risk

Visual Resources

Hillsides

The Carter Hill PD is bounded by the Pacific Ridge PD to the north, Half Moon Bay High School
to the west, Highway 92 to the south, and the city limits to the east. This area consists of about
47 acres in seven parcels, including one containing a water tank owned by the Coastside
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County Water District. At least one of the properties is already developed with a home and
outbuildings. Most of the site is very steep, with landslide and erosion potential, and the
upper part of the hill is located in the scenic viewshed from Highway 1. The entire property
is located within the Very High Fire Severity Zone. Site access is either from Lewis Foster
Drive or an access easement off of Highway 92. Both of these means of access are owned by
the Cabrillo Unified School District.
The 1993 Land Use Plan acknowledged that residential development and road construction
on the steeper slopes would require a substantial amount of hillside cutting and filling which
could increase the possibility of slope failure, posing a hazard to homes and development on
the lower slopes. Only about 15 acres of the PD are located below the 160-foot contour where
the property is characterized by less steep slopes. Only one parcel in the PD is outside the
Very High Fire Severity Zone.
Considering the extreme hazards and site constraints, the 1993 Land Use Plan provided for
an unwarranted amount of residential development at 50 units. For this Land Use Plan
update, the Carter Hill PD is reconsidered for extremely limited low-density development, up
to three additional units. Development should be clustered on the lowest portion of the hill,
outside the Very High Fire Severity Zone where the site is relatively flat and also outside the
scenic viewshed.
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Carter Hill Policies
2-127. Carter Hill Master Plan. Require that a specific plan be certified for the entire area. The
specific plan shall incorporate all of the conditions below and conform to all other
policies of the Land Use Plan. The specific plan must show the locations of
infrastructure and structures, and indicate the location, amount, and type of public
and private recreation facilities and open space. The specific plan will be subject to
Environmental Review pursuant to the California Environmental Quality Act and City
CEQA Guidelines. In adopting the specific plan, the City will specify the number and
type of housing units and open space requirements for each of the parcels which are
under separate ownership or for each group of parcels which is to be developed as a
unit.
a. Development Type and Estimated Maximum Buildout. Development may include
6 residential units, with additional buildout restrictions as follows:

i.

Units may be single-family detached or attached.

ii.

Due to the extremely limited development viability of the property, any
accessory dwelling units associated with single-family development shall
be counted toward the 6-unit buildout.

b. Development Location. Prohibit development (except the existing Coastside
County Water District tank parcel) above the 160-foot contour line and otherwise
site development outside of the Very High Fire Severity Zone on the flattest
portions of the site where adequate vegetation clearance can be maintained.
c. Preservation of Upper Slopes., and as a condition of approval, require an open
space easement to be dedicated which ensures the permanent retention of
undeveloped portions of the site above the 160-foot contour in open space.
d. Vehicular Access. Primary access shall be provided from Lewis Foster Drive. A
secondary access point shall be secured in perpetuity to provide emergency
vehicle access. Access and egress to the development shall be subject to review
and approval by the City, the Coastside Fire Protection District, and Caltrans.
e. Water District Facility. As part of resilience planning for the City and midcoast,
allow expansion of Coastside County Water District facilities, including additional
water storage facilities and site security measures. Access to the water district
site shall maintained in perpetuity and acknowledged in any development plan
approved for this site.
f.

Vista Trail. The specific plan shall include an optional alignment for the Vista
through the site to Lewis Foster Drive or the access drive connecting to Highway
92.

g. Hazard Avoidance. Development shall be sited and designed to minimize required
fuel modification with 100-foot setbacks from WUI and ESHA as applicable.
Development shall utilize highly fire-resistant materials and incorporate
alternative fuel modification measures, such as firewalls (except where this
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would have impacts on visual resources and/or habitat), and landscaping
techniques, where feasible, to minimize the total area modified.
h. Site Planning and Views. Structures shall be sited so as to preserve open views of
the ridgelines from Highways 1 and 92.
i.

Fallback Zoning. Once implemented, the PD may be re-zoned to a low-density
residential category; alternately if further development is deemed to be
infeasible, the site could be placed in a conservation easement and designated in
the Land Use Plan as Open Space for Conservation with a zoning amendment to
the comparable zoning district.

Stone Pine Public Facilities and Conservation Corridor
Site Area

21 acres gross; estimated 11 acres net

Allowed Uses

Public services, conservation and resource dependent uses

Estimated Maximum
Development

8 acres of corporation yard space and other compatible public
facilities, habitat conservation area, interpretative trails and passive
open space

Development (2018)

City of Half Moon Bay Corporation Yard, abandoned irrigation
pond, former agricultural land reverting to ruderal conditions

Natural Resources

Pilarcitos Creek and its riparian vegetation cover the southern side
of the site; the abandoned irrigation impoundment located on the
northwest corner of the site has been identified as a CRLF breeding
pond; the entire site is designated as potential ESHA with habitat
suitable for both the CRLF and the SFGS; steelhead are present in
Pilarcitos Creek

Coastal Access

The site can provide for a span of the future Pilarcitos Creek Trail

Coastal Recreation

Conservation and other resource dependent uses, such as the
future Pilarcitos Creek Trail can support recreational interests for
residents and visitors

Agriculture

The site was formerly in agricultural use and a portion of the site
has prime soils

Hazards

The site has limited exposure to known hazards

Visual Resources

The site is visible from Highway 92 and provides part of the arrival
sequence into the city; the Highway 92 frontage has been planted
with Monterey cypress trees on 30-foot centers which frame the
highway corridor.
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This Land Use Plan update amends the land use designation of this property from Urban
Reserve to a PD designation. Because the property is located within the Town Center it is
prioritized for development over other PD and reserve areas outside the heart of town. The
site has frontage on Pilarcitos creek to the south, light industrial and commercial uses to the
east, Highway 92 to the north, and the Stone Pine/Cypress Cove PD to the west.
This site was formerly in agriculture use. In the past, the City considered the property for a
multi-use park with active playfield. The plan was set aside due to concerns about
neighborhood compatibility, circulation and the presence of ESHA. The site was reconsidered
for a community park in the Parks Master Plan; however, due to updated biological resource
evaluation of the property and the confirmed presence of the CRLF breeding pond, the
developable site area is significantly reduced. Currently, most of the property is in an open
field ruderal condition which is mowed to reduce fire risk during the dry season. The City’s
corporation yard occupies about an acre at the east end of the site.
The priority for this PD is to establish an effective conservation corridor for the CRLF and a
use compatible with the adjacent Cypress Cove neighborhood. The combination of Pilarcitos
Creek and the uplands pond along, with forage and dispersal areas provided in between and
around these water features, provide for the range of lifecycle needs of the CRLF, and may
also be suitable for SFGS. The relatively low intensity use of the upper portion of the site for
the City’s corporation yard apparently has not diminished the biological productivity of the
site for this species. Further study will be needed to determine the appropriate amount of
land area and location for the conservation corridor, as well what types of improvements are
needed to further enhance its function. Appropriate buffering of the conservation corridor
from the public services use must be defined. Also, the public service use may need to follow
additional best management practices to contain impacts of the range of activities associated
with such use. The conservation corridor could also provide a buffer from the public service
use and act as an attractive backdrop for Cypress Cove.
Primary access to the PD area is from the terminus of Stone Pine Road; however, there is also
a previously used access point on Highway 92, which is now closed off to vehicles. The City’s
corporation yard and other similarly low intensity land uses are preferred for this site in part
because of their relatively low trip generation rates, which is compatible with the site’s access
constraints and the sensitivity of the ESHA. It may be possible to establish a one-way ingress
and egress access route with right turns onto the site from Highway 92 eastbound, and exiting
the site via Stone Pine Road. This would reduce the number of trips traversing the site near
the ESHA and on Stone Pine Road through the Cypress Cove neighborhood.
This site can also accommodate a future span of the Pilarcitos Creek trail. With limited
development potential, there is ample room to align the trail outside the meander belt.
Several other spans of this trail are already in place or have been secured with access
easements. Once implemented it will provide a coastal access fully separated from roadways
for bicycles and pedestrians. If necessary, for ESHA protection, the bicycle route could also be
located outside the conservation corridor.
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Once the conservation corridor’s needs are established, the land use designations and any
associated zoning could revert, or fallback, to traditional zoning: Open Space Conservation
for the conservation corridor and Public Services for the remainder of the site. A precise plan
is an appropriate master plan approach for this PD. A specific plan is not necessary in this
case because the site is in one ownership and the criteria for planning the PD are
straightforward.
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Stone Pine Public Works and Conservation Corridor Policies
2-128. Stone Pine Public Works and Conservation Corridor Master Plan. Require that a precise
plan be certified for the entire area. The Precise Plan shall incorporate all of the
conditions below and conform to all other policies of the Land Use Plan. The precise
plan must show the locations of infrastructure and structures, and indicate the
location, amount, and type of public recreation facilities and open space. The precise
plan will be subject to Environmental Review pursuant to the California
Environmental Quality Act and City CEQA Guidelines.
a. Land Use Mix and Estimated Maximum Development. Development must be low
intensity and include habitat conservation; development may include public
services and shall conform to the following provisions:
i.

Conservation. The conservation area shall provide a long-term biologically
productive habitat area for the CRLF.

ii.

Public Services. The public service use shall occupy a maximum of 8 acres and
may include public services offices, corporation yard space including outside
storage for vehicles and supplies.

iii.

Public Recreation.

Passive open space uses including education and
interpretive facilities, the Pilarcitos Creek Trail segment, and other uses
determined to be compatible with the primary conservation and public
services uses.

b. Development Location. The conservation area shall be located to maintain or
improve the existing biological productivity of the site for CRLF. The public
services uses shall generally be located on the north and east sides of the
property.
c. Development Phasing. The PD may be developed in multiple phases to
accommodate the pacing and requirements for implementing habitat restoration
and conservation measures; however, initiation of habitat restoration shall be
before or concurrent with expansion or relocation of public services uses.
d. Subdivision. The precise plan shall specify the conditions under which a
subdivision of the property is allowed. Subdivision of the conservation corridor
from the public services uses may be preferable in order to convey the
conservation corridor to a resource management entity.
e. Vehicular Access. Primary vehicular access shall either continue to be from Stone
Pine Road; emergency vehicular access may be taken to or from Highway 92; or
alternatively a vehicle access route utilizing a Highway 92 driveway for ingress
and Stone Pine Road for egress. Vehicular access shall be designed to traverse the
habitat conservation area on low bridges or other means so as to not harm
habitat.
f.

Pilarcitos Creek Trail. The precise plan shall include an alignment for a span of the
Pilarcitos Creek Trail outside of the meander belt. A public access easement shall
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be established, and the trail span shall be implemented concurrently with the
habitat restoration project. If necessary for ESHA protection, the trail may be split
to allow pedestrian access within the conservation corridor with bicycle access
sited along the north side of the site.
g. Open Space. The conservation corridor will require more than 50 percent of the
site area and as such fulfills the minimum requirement that 20 percent of each PD
area be open space.
h. Special Site Planning and View Provisions. Structures shall be sited so as to
preserve substantially open views across the site from Highways 92.
i.

Fallback Zoning. Once implemented, the PD may be zoned to Open Space –
Conservation (OS-C) and Public Services (PS).

West of Railroad (formerly Arleta Park/Miramontes Terrace South, West of Railroad Avenue)
Site Area

38.5 acres gross, estimated 16 acres net, estimated fewer than 10
acres unencumbered by ESHA buffer requirements

Allowed Uses

Habitat restoration and conservation, stormwater management
green infrastructure, public access, limited residential development

Estimated Maximum
Development

20 residential units

Development (2018)

3 homes

Natural Resources

The entire PD is considered potential ESHA with wetlands; found
to be likely suitable foraging habitat for CRLF and SFGS; raptor and
short-eared owl habitat; adjacent to Coastal Terrace Prairie ESHA

Coastal Access

Adjacent to a City-owned and maintained span of the California
Coastal Trail

Coastal Recreation

Adjacent to Poplar Beach and State Parks Francis Beach

Agriculture

Not applicable

Hazards

Bluff erosion

Visual Resources

Broad ocean and bluff views across the site from Railroad Avenue;
expansive views of foothills from Coastal Trail; views of ESHA and
tree stands

This area consists of a portion of the large Miramontes and Arleta Park tracts south of Kelly
Avenue and west of Railroad Avenue. It is subdivided into small lots, with undeveloped street
rights-of-way terminating at the public recreation area owned by the City of Half Moon Bay.
This area contains about 145 vacant lots and 3 developed with homes on 37 acres. The former
railroad right-of-way, now owned by the City, abuts the eastern edge for the length of the PD.
This strip of land is subject to a conservation easement managed by the Coastside Land Trust
and designated Open Space for Conservation in this Land Use Plan update. A “rails to trails”
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multi-use path is included in the Coastal Access and Recreation chapter of the Land Use Plan
for this corridor.
The 1993 Land Use Plan conveyed that development of this area was not an ideal outcome.
The land use map assigned the Regional Recreation land use designation to the West of
Railroad PD, which is consistent with what is considered to be the most appropriate use of
this area. The 1993 Land Use Plan also recognized numerous constraints inherent to
developing this the West of Railroad PD stating that development in accordance with existing
platting would result in conflicts between residential and recreational use. The Land Use Plan
encouraged acquisition by State Parks which would be consistent with Coastal Act priorities,
provide an adequate buffer between residential and recreational use in an area where the
blufftop width in public ownership is limited. The 1993 plan included policies prioritizing
public acquisition by the State Department of Park and Recreation to assure an adequate
buffer between residential and recreational use in an area where the width of current public
ownership is quite limited.
The 2018 Land Use Plan update is informed by new information that reinforces the 1993
Land Use Plan’s approach to this area. Concurrently with the Land Use Plan update, the City
completed detailed erosion studies of the City-owned and maintained Poplar Beach Blufftop
Park area immediately west of the West of Railroad PD. The analysis considered existing ongoing erosion conditions as well as the effects of sea level rise. The estimated location of the
bluff edge in 2050 and 2100 was mapped for a “business as usual” condition as well as a
mitigated approach wherein drainage and public access improvements are implemented. In
the unmitigated case, the bluff face is projected to recede as much as 200 feet by 2100 which
would bring it into the West of Railroad PD. The mitigated case is about half that, or 100 feet.
In either case, it should be assumed that much less blufftop land will remain between the
West of Railroad PD and the beach below over the course of the plan horizon to 2040; and
moreover, through one hundred years representing the economic life of development.
In conjunction with the erosion study, a biological resource reconnaissance survey was
conducted on the City-owned property west of the PD. The study identified numerous
occurrences of wetlands and led to the determination that the area as a whole is potential
ESHA. A 300-foot wide swath of Coastal Terrace Prairie habitat, designated as ESHA, is
present along the blufftop edge between Kelly Avenue and Poplar Street. A 100-foot buffer is
required from this habitat, as established in Chapter 6. Natural Resources. The assessment of
the City-owned land also took into account past biological and hydrology studies of the West
of Railroad PD and it appears to have similar habitat conditions, including central coast scrub
and freshwater marsh within vast areas of nonnative grasslands. The entire West of Railroad
PD is designated as potential ESHA in the Land Use Plan, it likely contains numerous wetland
areas, and contributes to the overall biological productivity of the area for numerous special
status and unique species including dispersal and foraging habitat.
In consideration of these studies’ findings, the Land Use Plan update recognizes that
acquisition remains a priority. Due to budget constraints and numerous competing interests,
State Parks has not been able to purchase any of the remaining privately-owned lots. This
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situation is not likely to change. Because this area is located immediately east of the City
blufftop lands they should be considered for acquisition directly by the City directly, through
the City’s lot retirement program, or by land trusts. At the time of the Land Use Plan update,
about 25 percent of the 22-acre parcel land area had already been acquired by the City, San
Mateo County, and the Coastside Land Trust.
Although undesirable, limited residential development remains a potential use in
acknowledgement of property owner expectations established in the 1993 Land Use Plan.
Because the recent studies clearly indicate that the site is significantly constrained, the
maximum allowable buildout is proportionally reduced, down from 65 to 15 units. Complete
re-planning and re-platting of the area continues to be required to establish buildable lots,
alter the mapped street system to minimize access conflicts and improve local circulation,
avoid ESHA and conform to ESHA buffers, and preserve views along the blufftops within this
significant visual resource area.
It is not yet possible to affirmatively establish the best potential location(s) for development,
site access, open space and other amenities, and green infrastructures in the Land Use Plan.
Detailed site assessments, including a detailed biological resources evaluation with wetlands
delineation, traffic study, geotechnical and hydrological investigations are needed prior to
siting the best possible location for limited development should it be pursued.
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West of Railroad Policies
2-129. West of Railroad Opportunity to Acquire. Prioritize acquisition of privately-owned
parcels in the West of Railroad PD area. Utilize City funds collected for lot retirement
purposes and encourage developers subject to City or Coastal Commission lot
retirement requirements to purchase lots in the West of Railroad PD area.
2-130. West of Railroad Master Plan. Require that a specific plan be prepared for the entire
area. The specific plan shall incorporate all of the conditions below and conform to all
other policies of the Land Use Plan. The specific plan must show the locations of
infrastructure and structures, and indicate the location, amount, and type of public
and private recreation facilities and open space. The specific plan will be subject to
Environmental Review pursuant to the California Environmental Quality Act and City
CEQA Guidelines. In adopting the specific plan, the City will specify the number and
type of housing units and open space requirements for each of the parcels which are
under separate ownership or for each group of parcels which is to be developed as a
unit.
a. Development Type and Estimated Maximum Buildout. Development may include
20 residential units, with additional buildout restrictions as follows:
i.

Units may be single-family detached, single-family attached with up to three
units per structure, duplexes, or triplexes.

ii. Maximum and average home sizes established in the specific plan shall be
consistent with the Land Use Plan’s provisions for housing affordability in
Policy 2-91.
iii. Due to the limited development viability of the PD, any accessory dwelling
units associated with single-family development shall be counted toward the
20-unit buildout.
b. Development Location. Development shall be located to conform to the following
requirements as far east as possible, setback at least 400 feet from the blufftop to
accommodate a 300-foot bluff edge setback plus a 100-foot buffer from coastal
terrace prairie ESHA. Structures shall avoid wetlands and other ESHA and their
buffers both on and offsite, and to preserve existing Monterey cypress stands.
c. Public Beach Access. Ensure that pedestrian accessways to the beach are
dedicated and improved as a part of any development.
d. Buffers. Require suitable landscaping, fencing, and other means to be used to
ensure that there is a clear separation between new residential development and
the public recreation area.
e. Vehicular Access. Access to the PD shall be consolidated to no more than two
locations to reduce the visual impact of additional roadways in this area.
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f.

Open Space. ESHA and buffers will likely affect more than 50 percent of the site
area and as such these areas will fulfill the minimum requirement for 20 percent
of the PD area to be open space.

g. Special Site Planning and View Provisions. Site planning shall ensure structures
are designed and sited to maintain the visual resource qualities of the site and
shall incorporate the following additional requirements:
i.

Viewshed. Development shall be sited so as to preserve open views across
the PD from Railroad Avenue toward the bluff and ocean and from the
California Coastal trail to the foothills.

ii. View Corridors. Development shall be offset from the terminus of the east to
west aligned streets in the Alsace Lorraine and Arleta Park neighborhoods in
order to maintain view corridors through the neighborhood streets between
the ocean and foothills.
iii. Building Heights. Structures shall be limited to 15 feet in height.

North Wavecrest (a portion of the former Wavecrest Restoration Project)
Site Area

236 acres gross (including 134 acres accessed via Wavecrest Road,
and 102 acres accessed via Redondo Beach Road); estimated 71
acres net (including 32 acres accessed via Wavecrest Road, and 39
acres accessed via Redondo Beach Road)

Allowed Uses

Limited residential; parks; commercial recreation; open space;
green infrastructure

Estimated Maximum
Development

Wavecrest Road Access: Lower-cost commercial recreation uses,
including camping and ecotourism uses and up to 15,000 square
feet of permanent structures for a lodge with cafeteria, retail
supplies, services, educational facilities.
Redondo Beach Road Access: 142 residential units (50 additional
units with affordable housing density bonus)

Development (2018)

Childcare center, 1 residential unit, horse pasture, informal trails
and undeveloped lands

Natural Resources

An approximate 300-foot band along the western bluff frontage is
designated as ESHA due to presence of Coastal Terrace Prairie
habitat. The remainder of the PD is designated as Potential ESHA
with wetlands; found to be likely suitable foraging habitat for CRLF
and SFGS; raptor and short-eared owl habitat

Coastal Access

Wavecrest and Redondo Beach Roads are designated Coastal
Access Routes, California Coastal Trail span is planned to traverse
the western side of the PD between its northern and southern
extents and provide connections to vertical access (Wavecrest
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Trail Phase 2), additional bicycle and pedestrian linkage identified
for future implementation between Smith Field and the California
Coastal Trail
Coastal Recreation

Passive recreation activities for pedestrians and bicyclists, birders,
and other related activities

Agriculture

Open field agriculture operations to the northeast and horticultural
businesses to the east

Hazards

Bluff and watercourse erosion, flooding

Visual Resources

Designated visual resource area as a PD with significant additional
visual resource attributes including views of beach, bluffs, habitat
and eastern foothills

Formerly, the Wavecrest Restoration Project PD encompassed approximately 600 acres;
including about 460 acres north of Ocean Colony (the "North Project Area"); and 140 acres
south of Ocean Colony (the "South Project Area"). In 1981, the State of California and the City
of Half Moon Bay designated the Wavecrest area as a California Coastal Conservancy Project
referred to as the "Wavecrest Restoration Project." The Project was officially approved by the
California Coastal Conservancy, California Coastal Commission, and the City of Half Moon Bay.
The Project was intended to achieve five Coastal Act goals of statewide significance:
1. Consolidation and re-platting of over 1,400 substandard lots in paper subdivisions;
2. Provision of public access to the coast;
3. Restoration and protection of riparian corridors and blufftops;
4. Establishment of a stable Urban/Rural Boundary to preserve the potential for
agricultural use of currently vacant and idle lands south of the City; and
5. Generation of funds to protect lands with agricultural potential located outside of the
Project area.
The Project was also intended to better enable the City to meet its fair share of existing and
projected regional housing needs by providing up to 900 housing units, up 20 percent of
which were to be made available to persons of low and moderate income.
The 1993 Land Use Plan anticipated that development of this PD could provide habitat
restoration including improved access to the shoreline and the beach, restoration of existing
gullies, protection of the returning scrub habitat and protection of coastal view corridors. For
land use, the PD was slated to support new low-cost visitor accommodations in the form of a
new RV park, new low and moderate-income housing, and new commercial recreational
opportunities. The Pelican Point RV park was established in South Wavecrest.
The Wavecrest Restoration Project PD is redefined in the Land Use Plan update due to the
following important changed conditions:
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Development of South Wavecrest. Because the South Project Area is fully developed with
primarily commercial recreational uses, going forward it shall be referred to as South
Wavecrest, a separate PD. South Wavecrest is discussed above as a substantially developed
PD. As of 2018, much of the North Project Area had been purchased by conservation land
trusts. This includes all land between Smith Field Park on the south and Seymour Street on
the north, extending from Highway 1 to the blufftop, as well as substantial land holdings in
the “paper subdivisions” to the west and south of Smith Field Park, and all land between Smith
Field Park and Highway 1. The City of Half Moon Bay owns 16 acres of undeveloped land
adjacent to the developed ballfields at Smith Field Park.
Public and Land Trust Ownership. Two large contiguous portions of the North Project area
are now owned by public entities or land trusts. These areas are in use for passive open space,
habitat restoration, agriculture, and Smith Field which is the City’s largest active use park.
These lands comprise the following:
•
•
•
•

Coastside Land Trust owned 50 acres – designated Open Space for Conservation
POST owned Wavecrest Arroyo – designated Open Space for Conservation
POST owned 80 Acres – Open field agricultural use designated Open Space Reserve
City of Half Moon Bay owned Smith Field – 29 acres – designated City Parks and
Recreation

Removal of these large parcels in public ownership results in two distinct sections within the
North Wavecrest PD: the northern 140 acres with access from Wavecrest Road; and the
southern 110 acres with access from Redondo Beach Road.
ESHA. The Land Use Plan update includes improved assessment and mapping of biological
resources in the PD. As a consequence, the entire PD has been designated as potential ESHA.
Coastal Hazards. Sea level rise is anticipated to increase the rate of bluff erosion. The effects
of sea level rise are considered for all of the PD areas on the west side of Highway 1. Setbacks
from blufftops and dunes are required in all of the affected areas.
As a consequence of changed conditions, the buildout of North Wavecrest is significantly
reduced. Buildout in the updated Land Use Plan is based on net acreage to establish a more
realistic planning context. In North Wavecrest, net acreage specifically does not include
public and land trust owned properties; streets (both developed and paper); 400 feet of bluff
frontage (300-foot setback from the bluff edge plus an additional 100-foot buffer from
Coastal Terrace Prairie habitat); a 100-foot hazard setback/ESHA buffer from the south side
of the Wavecrest Watercourse; and a 100-foot hazard setback/ESHA buffer from the north
side of the Wavecrest Arroyo. Numerous wetlands have been identified throughout the area,
and historic mapping consistent with the Natural Resources chapter indicates that significant
portions of the area will likely be constrained because of them. These areas were removed
from the net acreage; however, because they have not been delineated, their buffers were not
accounted for. The master plan site assessment will determine net acreage more accurately
and will need to also address required buffers.
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The redefined North Wavecrest PD is characterized by paper subdivisions in scattered
ownerships and infrastructure is limited. A trunk sewer line running north-south through the
area. Otherwise, there are no water or sewer services and no paved streets. Re-planning and
re-platting the existing subdivisions is essential to protect and improve coastal access, to
ensure continuous lateral access and protected recreational opportunities along the bluff
edge, to reduce the potential impacts of new development, to restore damaged habitats and
bluffs, and to protect watercourses.
Restoration and conservation of North Wavecrest is the land use alternative most consistent
with Coastal Act priorities. Habitat restoration and conservation, provision of coastal access
and associated lower-cost visitor-serving uses in conjunction with hazard avoidance can be
best achieved in North Wavecrest if development is limited, especially development between
the blufftop and Pacific Avenue. As in the case for the West of Railroad PD, acquisition is
highly desired for the remaining privately-owned parcels. However, despite constraints,
strong developer interest remains. The policies for the North Wavecrest PD seek to ensure
that if future development of this area occurs, Land Use Plan policies, Coastal Act priorities,
and community interests are considered. A policy for transfer-of-development (TDR) rights
is also proposed to establish a program for North Wavecrest development to be transferred
to the immediately adjacent Dolores PD which is significantly less encumbered. Many
landowners have property in both the North Wavecrest and Dolores PD areas which can
facilitate TDR and lead to retirement of some lots in North Wavecrest.
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North Wavecrest Policies
2-131. North Wavecrest Opportunity to Acquire. Prioritize acquisition of privately-owned
parcels in the North Wavecrest PD; encourage developers subject to City or Coastal
Commission lot retirement requirements to purchase lots in the North Wavecrest PD
area.
2-132. North Wavecrest Master Plan. Require that a specific plan be certified for the entire
area. The specific plan shall incorporate all of the conditions below and conform to all
other policies of the Land Use Plan. The specific plan must show the locations of
infrastructure and structures, and indicate the location, amount, and type of public
and private recreation facilities and open space. The specific plan will be subject to
Environmental Review pursuant to the California Environmental Quality Act and City
CEQA Guidelines. In adopting the specific plan, the City will specify the number and
type of housing units and open space requirements for each of the parcels which are
under separate ownership or for each group of parcels which is to be developed as a
unit.
a. Development Type and Estimated Maximum Buildout. Development may include:
i.

Wavecrest Road – Visitor-Serving Uses. 10 acres of lower-cost visitor-serving
accommodations for ecotourism, camping, birding and other educational
services including up to 15,000 square feet for permanent structures to
support the primary uses.

ii. Redondo Beach Road – Residential. 142 residential units (50 additional units
with affordable housing density bonus), with additional buildout restrictions
as follows:
1. Residential units shall be attached or detached and shall include smaller
sized homes, cottages, duplexes, triplexes, or low-rise garden apartments
with no more than four units per structure.
2. Maximum and average home sizes established in the specific plan shall be
consistent with the Land Use Plan’s provisions for housing affordability in
Policy 2-91.
3. Due to the limited development capacity of the property, any accessory
dwelling units associated with single-family development shall be
counted toward the 142-unit buildout.
b. Development Phasing. The PD may be developed in up to three phases including
up to two phases for the residential development; and one phase for the lowercost visitor-serving accommodations and associated visitor-serving
development.
c. Development Location. The location of development shall conform to the
following requirements:
i.

Clustered east of Park Avenue to the extent feasible; however, ESHA may also
be present on the eastern side of the site and thus flexibility will be required;

Public Review Draft
December 2018
2-122

Half Moon Bay - Local Coastal Land Use Plan
Chapter 2: Development

ii.

As an extension of the concentration of visitor-serving uses on Wavecrest
Road; and

iii.

As an interconnected neighborhood with the Dolores PD.

d. Transfer of Development Rights (TDR) Program. Implement a TDR program
between the immediately adjacent North Wavecrest and Dolores PDs; with the
North Wavecrest PD as a donor and the Dolores PD a receiver. Such a TDR
program would be in addition to the TDR program in which the Town Center
serves as a receiver area.
e. Vehicular Access. Primary access shall be provided from Wavecrest and Redondo
Beach Roads. Prohibit new points of access from Highway 1. Access and egress to
the development shall be subject to review and approval by the City and Caltrans,
and shall be designed in such a manner as to be safe, convenient, and not conflict
with any existing or future development permitted in the area.
f.

Coastal Trail, Trail Linkages, and Vertical Coastal Access. Development of the
California Coastal Trail may proceed in advance of specific plan certification;
otherwise, it shall be a included in the specific plan as a requirement of
development and implemented concurrently or in advance of development.
Development of the trail includes habitat restoration, trail linkages including but
not limited to a connection to Smith Field Park, as well as vertical beach
accessways. Ancillary facilities including a small parking lot, restrooms, bike
stations, benches and other amenities are also allowed.

g. Buffers. Require suitable landscaping, fencing, and other means to be used to
ensure that there is a clear separation between new residential development and
the public recreation area.
h. Tree Preservation. Ensure that development gives maximum consideration to
preserving and enhancing the existing Monterey cypress and eucalyptus
hedgerows.
i.

Site Planning and Views. Structures shall be clustered, maintained low in height,
or constructed at low elevations to the maximum extent feasible and specific view
corridors shall be established (including the Young Avenue right-of-way) and
protected by easements so as to maintain views of the ocean from Highway 1.
Specific requirements include:
i.

Height. Structures accessed from Wavecrest Road shall have a maximum
height of 15 feet with the exception of nature viewing blinds and other view
platforms; structures accessed from Redondo Beach Road shall have a
maximum height of 28 feet.

ii.

Setbacks. Generally, structures shall be setback 100 feet from Wavecrest and
Redondo Beach Roads.
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iii.

Neighborhood Park. Concurrently with the first phase of residential
development, a neighborhood park available for public use of at least two
acres in size shall be provided.

Dolores
Site Area

25 acres gross, estimated 20 acres net

Allowed Uses

Residential, supportive housing, neighborhood commercial,
commercial office, and quasi-public uses

Estimated Maximum
Development

- 50,000 square feet for neighborhood commercial, assisted living,
medical office, and quasi-public uses including churches, private
schools and childcare centers; and
- 40 residential units (14 additional units with affordable housing
density bonus, 160 additional units with TDR received from
North Wavecrest)

Development (2018)

About 10 homes, quasi-public uses including a church and a
childcare center

Natural Resources

Monterey cypress grove south side of site, east of Potential ESHA
Wavecrest PD

Coastal Access

Redondo Beach Road

Coastal Recreation

Not applicable

Agriculture

Immediately adjacent to Horticultural Business, non-prime soils

Hazards

None known

Visual Resources

Highway 1 Scenic Corridor

The Dolores PD is new with the 2018 Land Use Plan update. It is partially developed, with the
remainder of the area comprised of a paper subdivision lacking streets, stormwater, and
sewer infrastructure. It is bounded by horticultural business use to the north, Highway 1 to
the east, Bonita Avenue (a paper street) to the south, and Central Avenue to the west (another
paper street). A panhandle toward the west along the northern boundary picks up an
additional block. The area was part of the Bernardo Station subdivision
The Dolores PD is established to address the development constraints associated with paper
subdivisions. It also offers an opportunity for infill development at the south end of town
where traffic volumes are lower and services and diverse housing options are limited.
The range of land uses proposed for the Dolores PD considers the existing development
which includes both quasi-public and residential uses. Expanding upon this foundation,
multi-family and mixed-use development is envisioned for a compact, new walkable mixeduse neighborhood. Setbacks from Highway 1 are reduced in caparison to other PDs to allow
for a modestly denser development form which takes advantage of the area’s lack of
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environmental constraints. Because there is more capacity for density in this location,
especially with multi-family development forms, the Dolores PD is cited as a receiver site for
TDR from North Wavecrest.
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Dolores Policies
2-133. Dolores Master Plan. Require that a specific plan be certified for the entire area to
establish a new mixed-use neighborhood. The specific plan shall incorporate all of the
conditions below and conform to all other policies of the Land Use Plan. The specific
plan must show the locations of infrastructure and structures, and indicate the
location, amount, and type of public and private recreation facilities and open space.
The specific plan will be subject to Environmental Review pursuant to the California
Environmental Quality Act and City CEQA Guidelines. The specific plan shall
incorporate all of the following requirements:
a. Development Type and Estimated Maximum Buildout. Development may include:
i.

Residential. 40 residential units (14 additional units with affordable housing
density bonus, 160 additional units with TDR received from North
Wavecrest) consisting of multi-family development forms including garden
apartments, condominiums, and attached townhomes.

ii.

Commercial and Quasi-Public Uses. Up to 50,000 of the following:

1. Medical and Quasi-Public Uses. Assisted living, medical office, and quasipublic uses including churches, private schools and childcare centers.
2. Neighborhood-Serving Commercial. Up to 5,000 square feet of service
commercial and commercial retail and/or restaurant uses.
3. Ancillary uses. Up to 5,000 square feet retail businesses offering medical
supplies and services, or other businesses related to the primary nonresidential uses of the site.
iii.

Mixed-Use. Any of the above uses may be part of a mixed-use development,
either vertically with residential uses generally located above ground floor
non-residential uses; or horizontally with a combination of uses on the same
site.

iv.

Existing Uses. Allow for additions, redevelopment, and change of use of
individual parcels with existing permitted development as of the time of the
Land Use Plan update according to the zoning regulations in place at that as
they apply to those uses and parcels.

b. Development Phasing. The PD may be developed without defined phasing given
that infrastructure, including all utilities and roadways, is provided in advance of
development pursuant to the specific plan.
c. Development Location. Development shall comply with any required buffering
from ESHA; otherwise, development may be located throughout the PD, with the
non-residential uses generally located along the Highway 1 frontage. Residential
development should be setback at least 100 feet from the adjacent horticultural
businesses to the north; and otherwise generally located to the west of nonresidential development.
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d. Transfer of Development Rights (TDR) Program. Establish a TDR program
between the immediately adjacent North Wavecrest and Dolores PDs; with the
North Wavecrest PD as a donor and the Dolores PD a receiver.
e. Vehicular Access. No more than two access points from Highway 1 to the PD are
allowed. Redondo Beach Road is the southern access point. The second point of
access shall be either via an existing street or paper street (e.g. Van Ness Avenue),
or via a new street at the north end of the PD area established through re-platting.
Access and egress to the development shall be subject to review and approval by
the City and Caltrans, and shall be designed in such a manner as to be safe,
convenient, and not conflict with any existing or future development permitted in
the area.
f.

Bicycle and Pedestrian Access. Development and vehicular access shall
accommodate the Naomi Patridge Trail along the Highway 1 frontage and
prioritize safe pedestrian and bicycle use of this Class 1 facility. A bicycle and
pedestrian route (Class 1, 2, or 4) shall be provided through the PD from west to
east to connect the Naomi Patridge Trail to the California Coastal Trail. Alignment
could be on or parallel to Dolores or Marinero Avenues.

g. Special Site Planning and View Provisions. The PD shall be designed as a mixeduse neighborhood:

i.

Height. Structures shall have a maximum height comparable to height limits
in the City’s mixed-use zoning districts or 36 feet, whichever is lower;

ii. Setbacks. Generally, structures shall be setback 25 feet from Highway 1 and
50 feet from the adjacent horticultural businesses to the north.

iii. Parking. For structures with Highway 1 frontage, parking areas shall not be
located between the structure and the highway.

iv. Neighborhood Park. Concurrently with the first 10 units of residential
development, a neighborhood park available for public use of at least 1 acre
in size shall be provided; preferable on the north side of the neighborhood to
provide additional separation from the adjacent horticultural business use; or
centrally located. In the event of additional buildout allowed pursuant to a
TDR program with North Wavecrest, the park area shall be increased to a size
to meet the City’s parkland standard of 5 acres of parkland per 1,000
residents.
h. Fallback Zoning. Once implemented, the PD may be zoned to a suitable mixed-use
zoning designation, such as Commercial – General (C-G).
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Agriculture, Urban Reserve and Open Space Reserve
The Agriculture, Urban Reserve, and Open space Reserve land use designations and policies
in the Land Use Plan establish a logical scheme for potentially phasing the conversion to
urban use of lands currently in some form of agricultural use. The phasing scheme is not
based on an arbitrary time frame, but rather on the actual needs and capabilities of the City.
Subject to the availability of the necessary public works infrastructure and the phasing
policies elsewhere in this Plan, those lands which are clearly no longer suitable for
agricultural use have been designated for development on the Land Use Plan Map and will be
developed first. Those lands designated Open Space Reserve will be developed only after all
of the remaining lands in the City suitable for development have been developed or
committed to other uses.
The category also allows for a wide range of complementary uses to support the economic
viability of agriculture within the city limits. In-town farms tend to be smaller and are
encroached upon by urban uses. These farms are well-suited to related retail business
The Horticulture Business land uses designation is discussed in the Commercial, Industrial
and Horticultural Business section below. Because flora and horticultural businesses are nonsoil dependent agricultural uses, and involve significant greenhouse, these uses are more
consistent with commercial development than open field operations as discussed here.
Agriculture. The Land Use Plan update introduces an Agriculture Land Use Designation for
open field agricultural uses. The update does not apply the designation, but instead makes it
available should owners of agricultural lands determine that is would be in their best interest
to shift their lands into this category. An Agriculture designation would most applicable for
sites with Williamson Act Contracts or conservation easements; it may also provide for other
tax advantages.
Urban Reserve. Urban reserve lands are clustered around the Sea Haven neighborhood,
between Highway 1 and Pilarcitos Creek north of the Grand-Belleville neighborhood, and
between Pilarcitos Creek and Kelly Avenue west of the Matteucci PD. Primary uses are open
field agriculture, horse breeding, and recreation. Many small non-conforming parcels are
either vacant or development with one or two residences. Low-lying Urban Reserve lands
along Pilarcitos Creek are within the tsunami and dam inundation zones, and will become
subject flooding from 100-year storm events as sea levels rise.
Open Space Reserve. These areas include undeveloped uplands at the northeast extents of the
city; as well as lands in agriculture or agriculture compatible uses including an area east of
Heritage Downtown, the POST property between Seymour Street and North Wavecrest PD,
and at the southeast corner of Highway 1 and Miramontes Point Road.
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Agricultural and Reserve Designations – General Policies
2-134. Urban-Rural Boundary. Review and update the urban-rural boundary to classify
those areas appropriate for long-term agricultural use, as well as those essential for
natural resource conservation and hazard avoidance, as rural. The rural classification
restricts the expansion of urban services and infrastructure to these areas to provide
protection from urbanization.
2-135. Development Sequence.
conditions:

Development of reserve lands is predicated upon the

a. Town Center. 80 percent buildout of the Town Center PDs and infill properties;
b. Established Neighborhoods. 80 percent buildout of infill properties within
established neighborhoods;
c. Undeveloped Planned Developments. 80 percent buildout of the substantially
undeveloped PDs as of the time of the Land Use Plan update; and
d. Sustained Periods of Limited Development. No more than 20 percent of available
Measure D certificates, the equivalent of one year’s allowed growth, have been
issued over a consecutive five-year period.
Upon reaching all of the above thresholds, and subject to all other policies in the Land
Use Plan pertinent to the conversion of agricultural land uses, the following sequence
for conversion to urban use is as follows:
a. Urban Reserve. Before any development occurs, a Land Use Plan amendment to a
PD land use designation to allow for comprehensive planning of the area
proposed for conversion shall be approved by the City and certified by the Coastal
Commission.
b. Open Space Reserve. Upon 80 percent conversion and buildout of Urban Reserve
lands as of the time of the Land Use Plan update, before any development occurs,
a Land Use Plan amendment to a PD land use designation to allow for
comprehensive planning of the area proposed for conversion shall be approved
by the City and certified by the Coastal Commission.
Lands in Agriculture and Open Space for Conservation land use designations are
generally not considered applicable for future conversion or urban development.
2-136. Agriculture Designation. Encourage property owners to consider options for
designating open field agricultural areas within Open Space and Urban Reserve land
use designations to the Agriculture land use designation, especially if such areas
become permanently protected for agricultural operations such as though
conservation easements or when property owners seek Williamson Act Contracts.
2-137. Consistency with Agricultural Use Policies. Policies in Chapter 4. Agriculture are
specifically intended to supplement policies in the Development Chapter for lands in
agricultural use with Agriculture, Urban Reserve and Open Space Reserve land use
designations. In the event of a conflict, the policy most supportive of agricultural
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viability shall take precedence, excepting cases wherein the policy would be less
protective of coastal resources.
2-138. Minimum Lot Size. Establish a minimum lot size of 50 acres for the Agriculture, Urban
Reserve and Open Space Reserve land use designations. Subdivision of lands in these
designations for sites smaller than the minimum site area may be permitted only if
the resulting lot configurations will not lead to decreased agricultural production or
increase nonconformance.
Agriculture Policies
2-139. Agricultural Preservation. Ensure the continued viability of agriculture within and
surrounding the community. This may include the following:

a. Accommodate the housing needs of farmworkers within the community.
b. Promote the economic viability and/or adaptive reuse of agriculture
infrastructure within Half Moon Bay by permitting small-scale on-site produce
retailing and greenhouses if appropriately designed; enhancing linkages between
farming and tourism; and promoting activities such as farm-to-table events and
operations.

c. Acknowledge potential land use compatibility challenges and allow flexibility for
agricultural uses with regards to noise and other performance standards.
2-140. Priority Residential Overlay – Agriculture. Apply the Priority Residential Overlay to
portions of lands in open field agricultural use when they are designated with the
Agriculture land use designation. The overlay area shall be sized to provide for an
adequate number of housing units to support all full-time agricultural workers for
each agricultural business.
Urban Reserve Policies
2-141. Urban Reserve Permitted Uses. Permit primary agriculture uses including field
agriculture and horse breeding while allowing for a wide range of complimentary
and/or ancillary uses to support long-term viability of agriculture. Permitted
ancillary uses include:
a. Agri-tourism uses including farm stands, tasting rooms, agricultural home-stays
(farm-stays);
b. Educational opportunities for adults and children such as tours, classes, and day
camps;
c. Temporary events;
d. Research uses including modest facilities for conducting basic laboratory
functions or on-site veterinary care;
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e. Boarding, and care of horses including training and demonstration clinics; and
f.

Other uses ancillary to primary permitted uses.

2-142. Urban Reserve Permitted Facilities. Permit facilities associated with agricultural use
of the land including but not limited to farmhouses, barns, feed storage facilities, field
shelters, wells, reservoirs, lot line adjustments, fences, and arenas.
2-143. Urban Reserve Land Use Compatibility. Maximize the amount of land in production
and consider vacating streets and establishing buffers on adjacent lands, not on the
agriculture land.
2-144. Priority Residential Overlay – Urban Reserve. Apply the Priority Residential Overlay
designation to the following areas: the one-acre parcel on the southwest corner of
Frontage Road and Bev Cunha’s Country Road; all other Urban Reserve properties
with open field agricultural use where the total area of the operation is over 50 acres
apply a floating overlay of 1 acre.
Open Space Reserve Policies
2-145. Open Space Reserve Permitted Uses. Limit permitted development to facilities
associated with agricultural use of the land (e.g. farmhouses, wells, reservoirs, lot line
adjustments, fences) and limited recreation (e.g. trails) buffered from agricultural
operations.
2-146. Open Space Reserve Land Use Compatibility. Addresses agricultural enhancement and
resolves conflicts with adjacent residential and recreation uses so as to maintain the
maximum amount of land in production and to restrict unnecessary public access to
agricultural operations.
2-147. Priority Residential Overlay – Open Space Reserve. Apply the Priority Residential
Overlay designation to the following areas: 2-acres near the southeast corner
property on Highway 1 and Miramontes Point Road.

Conservation Areas
The Greenbelt Stream Corridor Overlay and Open Space for Conservation land use
designations are intended to provide protection of the most significant habitat areas in Half
Moon Bay.
Greenbelt Stream Corridor Overlay. The Greenbelt Stream Corridor designation is brought
forward from the 1993 Land Use Plan as an overlay. This approach allows for additional
protections of specified watercourses and the extents of their riparian vegetation. The
Greenbelt – Stream Corridor overlay is applied to watercourse with ESHA status including
Frenchmans Creek, Kehoe Watercourse, Pilarcitos Creek, Arroyo Leon, Wavecrest Arroyo,
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and Arroyo Canada Verde. The boundaries of the overlay are established as of the 2018 Land
Use Plan update to be coterminous with the extents of riparian vegetation as presented in
Figure 6-2 Environmentally Sensitive Habitat Areas (Habitat ESHAs). If riparian vegetation
expands over time, the Greenbelt Stream Corridor Overlay expands as well. Greenbelt Stream
Corridor is addressed in detail through the riparian corridor policies in the Natural Resources
Chapter.
Open Space for Conservation. This is a new designation for the Land Use Plan update. The
designation is meant to be applied to lands suitable for preservation and conservation
because of natural resources, hazard avoidance, retreat for bluff erosion and sea level rise
inundation. Such lands should be already protected from future use for other development
through deed restrictions or other means. These areas are grouped according to
watercourses and their associated drainage sub-basins because a primary function and
opportunity for each is to provide space for green infrastructure to ameliorate the impacts of
flooding, improve water quality, and support sediment transport balance.
The following areas are designated as of the 2018 Land Use Plan update:

Naples Creek.
•

Guerrero Wetlands. The former Guerrero PD included 7 parcels for residential
development and a larger area in the center of the PD, which has become known as the
Guerrero Wetlands. The wetlands portion is characterized by vernal marsh habitat and is
considered ESHA. It is deed restricted as a wetlands area, although it remains in private
ownership. The Naples Creek watercourse abuts the south side of the Guerrero wetlands.

Pilarcitos Creek and Kehoe Watercourse.
•

Pacific Ridge Areas A and B. As previously described for the Pacific Ridge PD, the former
Dykstra Ranch PD included two areas, known as “A” and “B” which were deed restricted
as natural resource conservation areas as a stipulation to a settlement agreement. The
lands total about 90 acres and are currently maintained by the homeowners association
for the adjacent residential development. Ideally, a land trust or other conservator would
be better suited to manage these properties.

•

Beachwood. This 24.5-acre City-owned property is designated as ESHA in the Land Use
Plan update due to the significant density and quality of habitat throughout the site,
including wetlands. The Natural Resources chapter and the City’s Parks Master Plan
identified this area as appropriate for a mitigation bank. It is also strategically located at
the base of the foothills where it could be utilized for a larger-scale green infrastructure
project providing significant water storage capacity which would reduce the volume and
rate of storm event flows through the culvert under Highway 1 leading to the Kehoe
Watercourse.

•

Lower Glencree. Adjacent to Beachwood, this 6.7-acre portion of another City-owned
property has also been identified as appropriate for a mitigation bank. For the Land Use
Plan update it is shown as potential ESHA.
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•

City-SAM Bev Cunha’s Country Road Properties. These properties consist of 15 acres of
City-owned land on two parcels on the south side Bev Cunha’s Country Road and a 9.25acre parcel owned by SAM north of Bev Cunha’s Country Road. This area is suited to
educational and interpretation trails, especially those that provide access for birding due
to the high diversity of species found in throughout the area. These properties could also
be included in a comprehensive upstream to downstream green infrastructure plan
involving the Beachwood and Lower Glencree properties mentioned above.

•

Stone Pine Public Facilities and Conservation Corridor PD. This PD is anticipated to
include at least ten acres for conservation purposes. Adjacent to Pilarcitos Creek, the
ultimate design for this area could also include stormwater management functions.

Seymour and Wavecrest Watercourses and Wavecrest Arroyo:
•

Railroad Avenue Conservation Corridor. This City-owned 60-foot wide strip of land runs
immediately parallel to and east of Railroad Avenue between Kelly Avenue and Seymour
Street. A conservation easement managed by the Coastside Land Trust (CLT) has been
secured over the area. With the exception of two privately owned parcels, the entire strip
is brought into the Open Space for Conservation land use designation in the Land Use Plan
update.

•

Land Trust Properties. Peninsula Open Space Trust (POST) and CLT own and manage
larger properties between the Seymour and Wavecrest watercourses. Although these
watercourses follow traditional drainage patterns to some extent, many years ago they
were straightened and realigned as manmade ditches, which has resulted in high flow
rates and extensive erosion and incising. At the time of the Land Use Plan update, POST
had also recently purchased the Wavecrest Arroyo. In combination, the POST and CLT
lands are operated in conservation uses including habitat restoration and agriculture.
Similarly, to the Beachwood, lower Glencree and City-Sam properties, in combination
there is potential for stormwater management approaches utilizing green infrastructure
methods, Both POST and CLT own many other parcels throughout the North Wavecrest
PD, including some that are fairly well aggregated.

Conservation Policies
2-148. Greenbelt Stream Corridor Overlay. Apply the Greenbelt Stream Corridor Overlay to
the extents of riparian vegetation of Frenchmans Creek, Kehoe Watercourse,
Pilarcitos Creek, Arroyo Leon, Wavecrest Arroyo, and Arroyo Canada Verde. The
policies in the Natural Resources chapter for riparian corridors implement this land
use designation.
2-149. Open Space for Conservation Permitted Uses. Permitted uses include resource
dependent uses, necessary public safety activities and public access as consistent
with the habitat and buffer requirements established in the Natural Resources
chapter.
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2-150. Guerrero Wetlands. Encourage restoration and conservation, specifically by
facilitating establishment of a conservation easement for management by a land trust
or other qualified agency.
2-151. Beachwood and Lower Glencree. Establish Beachwood and Lower Glencree as a
conservation area and/or mitigation bank and prepare and implement a resource
conservation plan that allows for public access for passive recreation and educational
purposes, while prioritizing restoration, conservation, stormwater management.
2-152. City-SAM Bev Cunha’s Country Road Properties. Establish the City-Sam Bev Cunha’s
Country Road Properties as a conservation area and/or mitigation bank and prepare
and implement a resource conservation plan that allows for public access for passive
recreation and educational purposes, while prioritizing restoration, conservation,
stormwater management.
2-153. Pacific Ridge Areas A and B. Limit use to resource dependent uses consistent with the
stipulated settlement agreement and deed restrictions. Establish passive recreation,
including interpretative trails, if feasible.
2-154. Land Trust Properties. In collaboration with land trusts and other public entities
support efforts to establish lands in conservation easements including the Railroad
Avenue conservation corridor, lands in and around the North Wavecrest PD, and
others as they may be acquired over the planning horizon.
2-155. Lot Retirement Properties. Consider adding retired lots (those whose development
potential is extinguished) to the Open Space for Conservation land use designation
based on criteria including: suitable for aggregation with other conservation lands,
contributes to habitat value, reduces risks from hazards, provides for other public
benefits consistent with the designation, including coastal access, research, and
education.

Commercial, Industrial and Horticultural Business
Designations
The City’s commercial land use designations include General Commercial and Visitor-Serving
Commercial. Both designations allow for mixed-use development, in which case commercial
and residential land uses are allowed in a vertical or horizontal arrangement on the same
property. General Commercial is primarily located within the Town Center and was
previously addressed in that section.
The Visitor-Serving Commercial land use designation is applied primarily along Highway 1
toward the north and south ends of the city limits. This designation is pitched to support
Coastal Act priority visitor-serving uses including accommodations, recreation, and services.
Chapter 5. Coastal Access and Recreation includes policies that address these uses, especially
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those that are lower-cost. In this Land Use Plan update, the Visitor-Serving Commercial land
use designation is expanded modestly in the south end of town where traffic congestion tends
to be lower than north of Highway 92. The designation is added to the eastern corners of the
Highway 1 intersection with Miramontes Point Road and expanded west along Wavecrest
Road. These two locations provide for small convenient clusters of uses of interest to coastal
tourists. The Miramontes Point Road location is intended to also contribute to a notable
southern gateway; while the Wavecrest Road uses provide immediate access to habitat and
coastal recreation.
The City’s Industrial land use designation provides for distribution, repair, construction, and
storage and is located on both sides of Highway 92 east of Highway 1. The city has very little
industrial zoning. In fact, many of the town’s light industrial uses, such as production,
distribution and repair operations, operate in General Commercial areas. A concrete batch
plant below the Half Moon Bay High School is the largest industrial land use in Half Moon Bay.
The Horticultural Business land use designation covers nearly all of the greenhouse
developments in the City. These areas serve as the city’s predominate industrial use. The
Priority Residential Overlay may be applied to the Horticultural Business designation to more
readily allow for on-site housing for workers in this industry which tends to be lower-wage.
Policies for the commercial, industrial and horticultural business land use designations
emphasize support for Coastal Act priorities while also providing for the service needs of the
local population.
Commercial Land Use Designations Policies
2-156. General Commercial. Allow for horizontal and vertical mixed-use development
development pursuant to policies for the Town Center.
2-157. Visitor-Serving Commercial. Support the diversity and availability of visitor-serving
commercial uses as follows:
a. Establish new visitor-serving commercial uses at the city’s southern gateway and
along Wavecrest Road.
b. Prioritize lower-cost visitor-serving uses including camping and various types of
eco- and agri-tourism uses.
2-158. Industrial Use Protection. Protect industrial land uses and areas designated with the
Industrial land use designation from encroachment of sensitive uses so as to maintain
a diverse range of employment and industry. Discourage conversion of Industrial
uses to other uses.
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2-159. Industrial Use Performance Standards. Review and update performance standards in
the IP to ensure compatible operation of industrial land uses as means to maintain
these uses.
2-160. Horticultural Business Protection. Protect Horticultural Business land use designated
areas from encroachment of sensitive uses so as to maintain a diverse range of
employment and industry. Discourage conversion of Horticultural Business land use
designation to designations allowing other uses.
2-161. Horticultural Business Performance Standards. Review and update performance
standards in the IP to ensure compatible operation of horticultural businesses as
means to maintain these uses. Standards shall address operational impacts of these
uses including but not limited to truck traffic, air quality, noise, and lighting including
dark skies provisions.
2-162. Priority Residential Overlay – Horticultural Business. Apply the Priority Residential
Overlay designation to three sites fronting the east side of Highway 1 at the north end
of the city as indicated on the Land Use Map.
Absent the overlay, residential build out of Horticulture Business designated land is
limited to one unit per 5 acres.

Public Use Designations
Public use designations include Public Facilities and Institutions, Regional Public Recreation,
and City Parks.
Public Facilities and Institutions. This land use designation covers a diverse range of uses
including government, civic, cultural, heath and infrastructure uses and activities that
contribute to and support community needs. In Half Moon Bay, this category is applied to city
facilities, public schools, the fire and police stations, and the SAM plant. Quasi-public uses and
institutions are also included in this category. These are often privately owned and operated
and may include places of worship, private schools, hospitals and large medical facilities.
Emergency shelters and other uses necessary for the health and safety of the community are
often accounted for within the Public Facilities and Institutions land use designation.
The land uses associated with this category can be vastly different, with some having
characteristics of commercial office space, while are essential industrial uses. The associated
implementing zoning, typically the Public Services Zoning District, must accommodate a
variety of public uses while also imposing performance standards to ensure that such uses,
as in the case of utilities, are compatible with adjacent development.
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Half Moon Bay’s public facilities needs are mostly met through the City’s existing holdings.
City Hall operations have been supplemented with leased office space nearby. The Ted
Adcock community center complex is under-going upgrades and longer-term master
planning. The primary need at the time of the Land Use Plan update was for a long-term site
for the corporation yard. The City has been leasing space for this approximately 2-acre
facility. Because the City does not have significant land holdings suitable for development,
most are designated ESHA or potential EHSA, it and has been exploring options. Three
locations are acknowledged in the Land Use Plan for consideration, including the Stone Pine
Public Facilities and Conservation Corridor PD, a portion of the Podesta PD, and land in the
Smith Field Park area. The corporation yard can be accommodated in in two to four acres.
The Stone Pine PD is the preferred choice, however, the presence of ESHA may prove too
limiting for its use. Thus, it is important to continue to evaluate and plan for other sites.
Policies in the Public Facilities chapter of the Land Use Plan also address these uses.
The Residential Priority Overlay may be combined with the Public Facilities and Institutions
land use designation. For the 2018 update the overlay is applied to all of the public schools,
two church sites and the Ted Adcock Community Center complex. The overlay creates
opportunity in the future for public and quasi-public institution to develop affordable
housing on-site for employees, or for those who receive services, as in the case of churches,
from the institution.
Regional Public Recreation. This land use designation is located along the City’s coast and
blufftops from the northern end of town to Seymore Street. It applies primarily to State Parks
beach lands and the City’s Poplar Beach Blufftop park. The Pillar Point RV Park (leased from
the Harbor District for this visitor-serving commercial use) and County-owned and
maintained Surfer’s Beach are also included. The primary planning need for these areas is
funding. Maintenance and operation are critical for public enjoyment and safety along the
coast, including the California Coastal Trail and other amenities including parking, restrooms,
and recreation and educational offerings. The City, San Mateo County, and many other
governmental agencies have been actively planning for adaptation and retreat in advance of
anticipated inundation and erosion along the coast exacerbated by sea level rise. These
studies and future implementation of avoidance and adaptation measures will take decades.
The Coastal Hazards and Coastal Access and Recreation chapters of the Land Use Plan include
policies that are especially pertinent to these coastal areas.
The Residential Priority Overlay may be combined with the Regional Public Recreation land
use designation. For this designation, the overlay is intended for State Parks lands to provide
local housing for State Parks rangers and employees who work in Half Moon Bay and the
along the midcoast. At the time of the 2018 Land Use Plan update, the most appropriate
location for the overlay had not yet been determined. Instead, the update policies allow for
the designation to be “floating” for a maximum of 2 acres to be applied to State Parks lands.
Criteria for siting the overlay include consistency with all policies of the Land Use Plan to
ensure coastal resource protection, hazard avoidance, and compatibility with coastal access,
recreation and visual resources. The overlay is especially important for State Parks long-term
planning for adaptation and retreat in the face of bluff erosion and future inundation. In 2017,
one of their seven ranger homes had to be removed due to eminent threat of collapsing on
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the beach below in the Miramar neighborhood. Establishing safe and sustainable housing for
State Parks employees, especially with structures that can be relocated, is a need that they
have expressed to both the City and Coastal Commission staff.
City Parks. This designation updates the 1993 Land Use Plan’s “Local Recreation and Open
Space” designation, which was never implemented. Until this update, City Parks have been
primarily designated in residential categories consistent with their surrounding
neighborhoods. Application of this City Parks land use designation confirms the City’s longterm commitment to park maintenance and operations throughout the city. The provision of
active parkland for the local population is a Coastal Act requirement. Coastal cities may not
rely upon coastal public recreation areas for their local parks and recreational needs. The
Coastal Access and Recreation chapter of the Land Use Plan includes policies additional parks
policies. The City’s Parks Master Plan was also nearing adoption at the time of this update
and is the primary implementation guide for the City’s parks and recreation programs.

Public Use Designations Policies
2-163. Public Facilities and Institutions. Plan for the maintenance, operation, expansion and
improvement to public facilities including the for the SAM plant subject to future
inundation by sea level rise and by securing a site a permanent location for the City’s
corporation yard, including the Stone Pine Public Facilities and Conservation
Corridor PD, Podesta PD, and Smith Field Park.
2-164. Quasi-Public Uses. Allow quasi-public uses, including places of worship, private
schools, childcare centers, and others as permitted or conditional uses in residential
zoning districts.
2-165. Regional Public Recreation Funding. Coordinate with State Parks to seek grant funding
and other support for maintenance and operations, planning and other needs.
2-166. Priority Residential Overlay – Regional Pubic Recreation. Apply the Priority
Residential Overlay designation as a floating overlay of no more than 2 acres for State
Parks lands within the Regional Public Recreation land use designation.
2-167. City Parks. Apply the City Parks land use designation to existing parks, with the
exception of the Skate Park and downtown plazas. When new parks are developed,
they shall be designated as City Parks.
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