3. Public Works
The purpose of this chapter is to assess the capacity and performance of public works
facilities for existing and anticipated development as defined by the Land Use Plan and Land
Use Plan map. Public works facilities include water infrastructure and supply, sewage
facilities and capacity, stormwater infrastructure and management, and the circulation
system.
Half Moon Bay and the unincorporated Midcoast have long faced infrastructure capacity
constraints. With nearly 3 million annual visitors to the local area, roadway capacity is
notably overwhelmed by severe periods of congestion from busy weekend visitor traffic.
Accepting the challenges of vehicular traffic without control over increasing population of
and visitation from the greater Bay Area, this chapter identifies that potential growth under
the Land Use Plan and in the unincorporated Midcoast can likely be supported by existing
infrastructure through the 2040 planning horizon. However, the wastewater treatment plant
will likely become overburdened by projected growth beyond the 20-year life of this Land
Use Plan.
This Land Use Plan’s approach is to allow sustainable growth within the context of ensuring
the City’s resilience to changed conditions, including continued regional growth and the
effects of climate change. Regional growth puts pressure on the City to add development,
especially housing. The effects of climate change are already evident and are expected to
worsen coastal and inland hazards including sea level rise, erosion and sedimentation,
flooding, drought, and risk of wildland fire. Overtaxing infrastructure leaves no margin of
safety for systems that are most burdened including wastewater treatment and the primary
roadway infrastructure, which is critical for providing emergency vehicle or evacuation
access.
This Public Works Chapter presents the existing and projected capacities of infrastructure in
the 2040 and maximum theoretical buildout conditions. Because some systems are identified
to have inadequate capacity for buildout, policies establish tiers of prioritization for three
broad land use categories: Tier 1) Coastal Act Priority Uses; Tier 2) Affordable Housing; and
Tier 3) Non-Priority Uses. Finally, policies in this chapter bring forth the prospect that an
ultimate limit on Half Moon Bay’s potential growth must be explored during this 2040
planning horizon.
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Coastal Act Framework
The Coastal Act requires that new or expanded public works facilities accommodate
development consistent with the Local Coastal Program (LCP) without inducing new
development beyond what is anticipated in the LCP. This requires that the capacity of public
facilities be designed and implemented to accommodate growth incrementally through
corresponding capacity increases in the various facilities.
Coastal Act requirements for public works facilities are specifically relevant to the City’s
water, sewer, stormwater, and circulation system capacities. City policies pertaining to
energy, communication systems, and solid waste are in the General Plan Conservation and
Open Space Element and Safety Element.

COASTAL ACT POLICIES
The following Coastal Act definitions and policies are relevant to public works and are
incorporated into this Land Use Plan.
Chapter 2: Definitions
Section 30114. Public Works
"Public works" means the following:
a. All production, storage, transmission, and recovery facilities for water, sewerage,
telephone, and other similar utilities owned or operated by any public agency or by any
utility subject to the jurisdiction of the Public Utilities Commission, except for energy
facilities.
b. All public transportation facilities, including streets, roads, highways, public parking lots
and structures, ports, harbors, airports, railroads, and mass transit facilities and stations,
bridges, trolley wires, and other related facilities. For purposes of this division, neither
the Ports of Hueneme, Long Beach, Los Angeles, nor San Diego Unified Port District nor
any of the developments within these ports shall be considered public works.
c. All publicly financed recreational facilities, all projects of the State Coastal Conservancy,
and any development by a special district.
d. All community college facilities.
Section 30118. Special district
"Special district" means any public agency, other than a local government as defined in this
chapter, formed pursuant to general law or special act for the local performance of
governmental or proprietary functions within limited boundaries. "Special district" includes,
but is not limited to, a county service area, a maintenance district or area, an improvement
district or improvement zone, or any other zone or area, formed for the purpose of
designating an area within which a property tax rate will be levied to pay for service or
improvement benefiting that area.
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Article 2: Public Access
Section 30212.5. Public facilities; distribution
Wherever appropriate and feasible, public facilities, including parking areas or facilities, shall
be distributed throughout an area so as to mitigate against the impacts, social and otherwise,
of overcrowding or overuse by the public of any single area.
Article 4: Marine Environment
Section 30231. Water quality protection
The biological productivity and the quality of coastal waters, streams, wetlands, estuaries,
and lakes appropriate to maintain optimum populations of marine organisms and for the
protection of human health shall be maintained and, where feasible, restored through, among
other means, minimizing adverse effects of waste water discharges and entrainment,
controlling runoff, preventing depletion of ground water supplies and substantial
interference with surface waterflow, encouraging waste water reclamation, maintaining
natural vegetation buffer areas that protect riparian habitats, and minimizing alteration of
natural streams.
Article 6: Development
Section 30254. Public works facilities
New or expanded public works facilities shall be designed and limited to accommodate needs
generated by development or uses permitted consistent with the provisions of this division;
provided, however, that it is the intent of the Legislature that State Highway Route 1 in rural
areas of the coastal zone remain a scenic two-lane road. Special districts shall not be formed
or expanded except where assessment for, and provision of, the service would not induce
new development inconsistent with this division. Where existing or planned public works
facilities can accommodate only a limited amount of new development, services to coastal
dependent land use, essential public services and basic industries vital to the economic health
of the region, state, or nation, public recreation, commercial recreation, and visitor-serving
land uses shall not be precluded by other development.
Section 30254.5. Terms or conditions on sewage treatment plant development; prohibition
Notwithstanding any other provision of law, the commission may not impose any term or
condition on the development of any sewage treatment plant which is applicable to any future
development that the commission finds can be accommodated by that plant consistent with
this division. Nothing in this section modifies the provisions and requirements of Sections
30254 and 30412.
California Coastal Commission Environmental Justice Policy
The Coastal Commission unanimously adopted an Environmental Justice Policy in March
2019 to provide guidance on how to address environmental justice in land use planning and
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coastal development permits. This policy supports affordable housing as a means of
providing coastal access and recreation opportunities to people of all backgrounds, races,
cultures, and income levels. In part, this policy states:

The Commission will use its legal authority to ensure equitable access to clean,
healthy, and accessible coastal environments for communities that have been
disproportionately overburdened by pollution or with natural resources that have
been subjected to permanent damage for the benefit of wealthier communities.
Coastal development should be inclusive for all who work, live, and recreate on
California’s coast and provide equitable benefits for communities that have
historically been excluded, marginalized, or harmed by coastal development.

Federal and State Regulations
The regulatory framework for public infrastructure involves numerous agencies, is extensive,
and frequently updated. At the time of the 2019 Land Use Plan update, the following agencies
and regulations were most relevant to policy considerations for the Planning Area.
Water.
U.S. Safe Drinking Water Act: Established in 1974, this act is the foundational federal law
that ensures the quality of drinking water.
State Health and Safety Code: This code requires each public water system to have sufficient
water available from its water sources and distribution reservoirs. The system must be
shown as able to supply adequately, dependably, and safely the total requirements of all its
users under maximum demand conditions before an agreement can be made to permit
additional service connections to that system.
California Water Code: Broadly, this code requires water conservation throughout the state.
It further establishes that it is wasteful to use potable water for purposes that can be served
with reclaimed water when it is available.
Urban Water Management Plan Act: This act requires water suppliers to prepare and submit
to the State Department of Water Resources (DWR) an Urban Water Management Plan
(UWMP) every five years. The UWMP must document the quality of a supplier’s available
water source(s) and provide an assessment of the ways in which water quality affects its
water management strategies and supply.
Water Conservation Act of 2009 (SB X7-7): This act requires urban retail water suppliers to
set and achieve water use targets that will help the state achieve a 20 percent per capita urban
water use reduction by 2020.
Water Conservation in Landscaping Act: This act requires local governments to require the
use of low-flow plumbing fixtures and the installation of drought tolerant landscaping in new
development.
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Sustainable Groundwater Management Act (SGMA): Included in the California Water Code,
this act requires the Department of Water Resources (DWR) to monitor and assess the status
of groundwater basins throughout the state. Basins receiving a priority or high priority rating
are required to establish a groundwater sustainability agency to prepare and implement a
groundwater sustainability plan.
Sewer.
Clean Water Act: Sewage treatment systems and sewage collection systems in the United
States are subject to this federal act and are regulated by federal and state environmental
agencies including the State Water Resources Control Board (SWRCB) and the Regional
Water Quality Control Board (RWQCB). Local sewage plants typically receive discharge
permits from state agencies or the Environmental Protection Agency (EPA). Treatment plants
must ensure that wastewater does not contaminate the local potable water supply or violate
any additional water quality standards.
U.S. Safe Drinking Water Act: Large-capacity septic systems are regulated under the EPA’s
Safe Drinking Water Act Underground Injection Well program.
California Ocean Plan: SWRCB is responsible for implementation of the California Ocean Plan,
originally adopted in 1972 and most recently updated in 2015. A 2013 amendment to the
plan addressed wastewater outfalls to the ocean, including a prohibition of new outfalls in
State Water Quality Protection Areas which include state-designated Areas of Special
Biological Significance and Marine Protected Areas. The nine statewide RWQCBs support this
Plan and its regulations through review and approval of National Pollutant Discharge
Elimination System (NPDES) permits. Permits contain specific requirements that limit
pollutant loads and discharge locations.
Stormwater Management.
Clean Water Act: The federal Clean Water Act regulates discharges of dredged or fill material
in the Waters of the United States (sections 401 and 404). In 1972, the Act was amended to
provide that the discharge of pollutants to waters of the United States from any point source
is unlawful unless the discharge is in compliance with a National Pollutant Discharge
Elimination System (NPDES) Permit. Additional regulatory context pertaining to the Clean
Water Act is provided in Chapter 6. Natural Resources.
Porter-Cologne Water Quality Control Act: The California State Water Resources Control
Board (SWRCB) and the Regional Water Quality Control Board (RWQCB) share the
responsibility under the Porter-Cologne Act to formulate and adopt water policies and plans,
and to adopt and implement measures to fulfill Clean Water Act requirements. State policy
for water quality control in California is directed toward achieving the highest water quality
consistent with maximum benefit to the people of the State. Therefore, all water resources
must be protected from pollution and nuisance that may occur from waste discharges or
damaging extractions. Beneficial uses of surface waters, ground waters, marshes, and mud
flats serve as a basis for establishing water quality standards and discharge prohibitions to
attain this goal. The goals of this act compliment Coastal Act Section 30231 by ensuring water
quality protection both for biological productivity and human consumption.
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Federal Emergency Management Agency (FEMA): FEMA is responsible for management of
floodplain areas defined as the lowland and relatively flat areas adjoining inland and coastal
waters subject to a 1 percent or greater chance of flooding in any given year (the 100-year
floodplain). Under Executive Order 11988, FEMA requires that local governments covered by
the federal flood insurance program pass and enforce a floodplain management ordinance
that specifies minimum requirements for any construction within the 100-year floodplain.
Flood insurance rate maps (FIRM) present the various risk areas.
Circulation.
California Department of Transportation (Caltrans): Caltrans has authority over the State
highway system, including mainline facilities, interchanges, and arterial State routes. Caltrans
approves the planning and design of improvements for all State controlled facilities.
Metropolitan Transportation Commission (MTC): MTC is the regional transportation
planning agency for the nine-county Bay Area and is the authorized clearinghouse for State
and federal transportation improvement funds. Funded projects are included in the Regional
Transportation Plan (RTP) prepared by MTC.
San Mateo City/County Association of Governments (C/CAG): C/CAG is the Congestion
Management Agency (CMA) for San Mateo County authorized to set State and federal funding
priorities for improvements affecting the San Mateo County Congestion Management
Program (CMP) roadway system.
San Mateo County Transit District (SamTrans): SamTrans is the primary public
transportation provider in San Mateo County. SamTrans manages local and regional bus
services, paratransit services, and the Caltrain commuter rail.

Land Use Plan Framework
This Land Use Plan seeks to focus growth within the Town Center, establishes appropriate
potential buildout for the PD areas, and maintains agricultural land uses. Most of the potential
new residential dwelling units comprise of buildout within the Town Center and within areas
that are already developed. The Land Use Plan also directs non-residential development into
the Town Center in both single-use and mixed-use formats. Based on the land use framework
established in Chapter 2. Development, Chapter 3. Public Works presents potential buildout
scenarios for the Land Use Plan and the infrastructure needed to support anticipated growth.
A critical function of planning is to evaluate the capacity for existing public facilities and
services to handle growth incrementally over time, and to identify long-term infrastructure
needs. In the Coastal Zone, public works facilities should also be sited and designed to support
development that furthers the goals of the Coastal Act (Section 30254). This chapter
summarizes the existing conditions and projected infrastructure needs and demand for
water, wastewater capacity, stormwater management, and circulation system infrastructure.
As emphasized in Section 6 of the Coastal Commission’s LCP Update Guide, these systems are
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the most conducive to growth and development. Other public works systems including
communications, energy, and solid waste are addressed briefly in this chapter and more
completely in the City’s General Plan.
This chapter also addresses infrastructure systems that are considered “critical facilities” in
Chapter 7. Coastal Hazards. These facilities are essential public services. The City defines
“critical facilities” as public utilities including water tanks, municipal wells, and major sewer
and water service mains and pumps; communications infrastructure; the SAM Wastewater
Treatment Plant; Highways 1 and 92; emergency preparedness and response facilities
including the Emergency Operations Center and fire station; and schools. The city does not
have any hospitals; however, large-scale medical care facilities would qualify as critical
facilities. In the context of Chapter 7, these critical facilities have special accommodations for
siting, design, and protection from coastal hazards such as erosion and flooding. In the
context of this chapter, critical facilities that are part of public works systems are assessed to
ensure available and projected capacity and reliability to serve the community’s health and
safety needs under the projected buildout.

2040 Plan Horizon and Maximum Theoretical Buildout
Buildout projections are necessary to determine the extent to which the City’s public works
infrastructure has the capacity to serve existing and anticipated development for the
planning horizon and beyond. This Land Use Plan presents two levels of buildout projections:
first for the 2040 planning horizon, and second for the maximum theoretical buildout. The
2040 buildout projections help foresee nearer term infrastructure needs, as the 20-year plan
horizon is a typical increment for anticipating major infrastructure upgrades. The maximum
theoretical buildout projections are maximum as they include all potential development sites.
They are also theoretical as they represent an extreme scenario of development that is
unlikely to ever occur. Although it is an inflated hypothetical condition, the maximum
theoretical buildout helps take a longer-term look at general capacities and adequacies of
infrastructure systems.
Development of the City’s buildout projections generally relied on land use and zoning
development standards, parcel-by-parcel GIS analysis, the 2015 certified Housing Element,
2018 County Assessor’s data, ABAG/MTC Projections 2040 (November 2018), and 2017
American Community Survey data. Summary buildout tables and associated assumptions for
both residential and non-residential buildout are below. Supplemental calculation tables can
be found in Appendix B.

Buildout projections and the Land Use Plan policies on which they are based are not
entitlements and do not guarantee that any proposed development will be approved.

Residential – Maximum Theoretical Buildout
As of 2018 there were approximately 4,863 housing units in Half Moon Bay and an estimated
capacity for 2,236 new units for the maximum theoretical buildout scenario. Up to 749 new
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units are projected to be developed during the 2040 planning horizon.1 This would result in
a total of 5,612 units by 2040. The 2040 forecast represents a 15 percent increase in housing
units, or an average of 34 new units per year from 2018. Housing and population projections
for 2040 and maximum theoretical buildout are summarized below in Table 3-1. The table
illustrates a notable shift from past development patterns wherein development of new
subdivisions north and south of the Town Center dominated growth. The buildout analysis of
this Land Use Plan demonstrates enhanced capacity in the Town Center while maintaining
lower density allowances outside of this targeted area.
Town Center.
As this Land Use Plan encourages development of the Town Center, higher density
assumptions were made for vacant and underutilized properties within the Town Center
boundary. Residential density assumed 35 dwelling units/acre for single use residential
which includes potential density bonuses for the provision of affordable housing. 25 dwelling
units/acre is used for projected mixed use residential and commercial development of sites
with commercial land use designations. The City’s certified Housing Element was also used
to identify realistic yield of housing opportunity sites in residential land use.

North Downtown. Includes infill and redevelopment of underutilized sites, partial mixed-use
retrofits of the Strawflower and New Leaf centers, expansion of the Hilltop Mobile Home Park,
remaining buildout of the Cypress Cove/Stone Pine PD, and full buildout of the Podesta PD.

Heritage Downtown. Includes infill and redevelopment of underutilized sites and partial
mixed-use retrofit of the Shoreline Station center.

South Downtown. Includes infill and redevelopment of underutilized sites including those
identified in the Housing Element and a mixed-use buildout of the South Downtown Gateway
PD.
Outside Town Center.
Outside the Town Center, the primary focus for additional residential development is the
remaining vacant parcels within existing neighborhoods. Planned Development areas outside
Town Center and the reserve designations also fall within this category.

Established Neighborhoods. As presented in the Established Neighborhoods section in
Chapter 2: Development, assumes infill of all remaining residential lots.

Planned Developments outside the Town Center.
•

Substantially Developed. For the substantially developed PDs outside the Town Center,
there is potential for a limited number of additional units.

1 Based on “City of Half Moon Bay Economic and Real Estate Conditions and Trends” by EPS, 2014, and City permit

data.
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•

Substantially Undeveloped. Assumes the maximum buildout as indicated in the Planned
Development section of Chapter 2: Development for base buildout, with density bonus
for provision of affordable housing.

Urban Reserve. One unit for each 15 acres consistent with the aligned zoning district
allowances. There are 278 acres in the Urban Reserve land use designation. This assumption
overstates potential buildout because many Urban Reserve sites do not meet the minimum
site area for a residential unit.

Open Space Reserve. One unit for each 50 acres consistent with the aligned zoning district
allowances. There are 864 acres in the Open Space Reserve land use designation.

Residential Development Outside Neighborhoods. Small pockets of residential development
occur outside of larger neighborhood areas. The units are accounted for as existing units.
These sites do not provide significant potential for additional development.
Additional Residential Development.
In addition to the areas described above, this Land Use Plan supports housing affordability
by allowing for additional types of residential development both within and outside the Town
Center.

Density Bonus. For sites with potential for more than twenty units, the maximum potential
density bonus is assumed. The maximum density bonus allowed for the provision of
affordable housing at specified levels is 35 percent.

Accessory Dwelling Units. In 2018, the City adopted a new accessory dwelling unit ordinance
intended to encourage development of this type of housing. As a result, a higher number of
accessory dwelling units are projected to be built relative to past production. The buildout
projections indicate 80 new accessory dwelling units for the 2040 plan horizon and 320 new
units in the maximum theoretical buildout condition.

Priority Housing Overlay. Buildout of the Priority Housing Overlay assumes maximum
buildout of the approximately 20 acres in this overlay designation for a total of 200 units
distributed throughout the City as follows:
•

Regional Public Recreation. 15 dwelling units
o State Parks
o County Parks

•

Public Facilities. 120 dwelling units
o Ted Adcock Community Center
o Schools: Half Moon Bay High School, Cunha Intermediate School, and Hatch
Elementary School
o Churches: Our Lady of the Pillar Catholic Church at Kelly and Church Street and
Lutheran Church at 900 Cabrillo Highway
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•

Agricultural Businesses and Reserve Lands. 65 dwelling units
o Horticultural Business
o Urban Reserve
o Open Space Reserve

NOTE TO THE READER: Transfer of Development Right (TDR) units are not included in the
buildout summary table because they do not result in a net increase of units.

Table 3-1. Residential - 2018, 2040 and Maximum Theoretical Buildout Summary

Residential units 2
• Within Town Center
• Outside Town Center
Population3
• Within Town Center
• Outside Town Center

2018
4,863
1,293
3,570
12,565
3,342
9,223

2040 Projections
(2018 + New)
5,612
1,627
3,985
14,505
4,206
10,299

Maximum
Theoretical
Buildout
(2018 + New)
7,099
2,226
4,873
18,386
5,765
12,621

The 1996 Land Use Plan maximum theoretical buildout estimated approximately 8,000 total
units. The 1996 Land Use Plan did not, however, include density bonus units or accessory
dwelling units in its estimates, both of which are permitted uses under the existing LCP. The
1996 Land Use Plan therefore underestimated the capacity of its maximum theoretical
buildout by approximately 500 units. Comparing the 1996 Land Use Plan’s estimated
residential buildout (including density bonus and accessory dwelling units) to the estimated
buildout of this Land Use Plan update, the maximum theoretical buildout is reduced by
approximately 1,400 dwelling units (Table 3-2).

2

Existing units based on American Community Survey data and GIS analysis; 2040 projections based on recent
average of 0.7% annual residential development growth per “City of Half Moon Bay Economic and Real Estate
Conditions and Trends” report by EPS, 2014, and City permit data.
3 Existing based on 2013-2017 American Community Survey data; projections based on 2.59 persons per
household for new units.
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Table 3-2. Residential Maximum Theoretical Buildout Comparison -1996 Land Use
Plan and 2019 Land Use Plan Update
2018
Existing
Residential Units

1996 LUP
New Units
Maximum
Theoretical Buildout

4,863

3,635

LUP Update
New Units
Maximum Theoretical
Buildout
2,236

% Change
in New
Units
-38%

The 1996 Land Use Plan assumed conversion of all of the reserve lands and assigned densities
to them between 2 and 10 units per acre. It also provided for higher buildouts in some of the
PD areas which have been found to be severely constrained by environmentally sensitive
habitat areas, hazardous areas, and agricultural uses.
As previously described, this Land Use Plan focuses development within a defined Town
Center, emphasizes housing affordability for new residential development, and maintains
agricultural and open spaces land uses. As presented in Table 3-1, most of the potential new
units will be within the Town Center, established neighborhoods and substantially developed
PDs. Housing affordability and diversity of housing types will also include accessory dwelling
units, mobile homes, and affordable units via the Priority Housing Overlay. For modeling
purposes, the 320 accessory dwelling units were assumed to be distributed throughout
existing neighborhoods, not including PDs, based on neighborhood size. Undeveloped PDs
account for less than 25 percent of the theoretical buildout.
In addition to the buildout capacity of the plan, it is also important to consider the rate of
buildout. Table 3-3 below indicates the maximum number of units per year that could be
developed pursuant to the annual 1 – 1.5 percent compounding growth rate through the
planning horizon of 2040. As shown in the total, the number of new units allowed under
Measure D approaches the maximum theoretical buildout. However, recent years have shown
less growth than allowed under Measure D, averaging 39 units per year4 (2011-2018) for a
mean annual residential growth rate of 0.7 percent compared to the 1-1.5 percent annual cap.
Applying this growth rate, expected residential development in 2040 is 5,612 total units (749
new units), well under the maximum allowed by Measure D.
Another important factor to consider for rate of buildout is persons per household (PPH).
The City’s Measure D ordinance requires application of the most recent U.S. Census figures to
calculate persons per household, which was 2.59 PPH at the time of this Land Use Plan update.
In previous years, U.S. Census data has shown the city having a higher PPH of 2.75 (2000).
This indicates that the city may be entering a potential downward trend in PPH. A lower PPH
results in a greater number of “allowable base units” under Measure D. Alternately, the
Association of Bay Area Governments (ABAG) projects that this number will increase to 2.90
PPH for Half Moon Bay by 2040. If the ABAG projection is realized, the amount of allowable
base units under Measure D would be reduced.

4

Based on City of Half Moon Bay permit data.
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Table 3-3. Potential Population and New Residential Units under Measure D

Year

Population
Estimate
1% growth

Increase in
Population

Allowable
Base Units
2.59 PPH5

50% units
outside
downtown

2018
2019
2020
2021
2022
2023
2024
2025
2026
2027
2028
2029
2030
2031
2032
2033
2034
2035
2036
2037
2038
2039
2040
TOTAL

12,565
12,691
12,818
12,946
13,075
13,205
13,337
13,470
13,605
13,741
13,878
14,017
14,157
14,299
14,442
14,586
14,732
14,879
15,028
15,178
15,330
15,483
15,638
15,794

126
127
128
129
130
132
133
135
136
137
139
140
142
143
144
146
147
149
150
152
153
155
156
3,387

48
49
49
50
50
51
51
52
52
53
54
54
55
55
56
56
57
58
58
59
59
60
60
1,307

24
24
25
25
25
25
26
26
26
26
27
27
27
28
28
28
28
29
29
29
30
30
30
653

Downtown
units with
50%
additional
48
49
49
50
50
51
51
52
52
53
54
54
55
55
56
56
57
58
58
59
59
60
60
1,307

Total
Units
72
73
74
75
75
76
77
78
78
79
81
81
82
83
84
84
85
87
87
88
89
90
90
1,960

Non-Residential - Maximum Theoretical Buildout
As of 2018, there was an estimated 2,990,000 square feet of existing non-residential
development in Half Moon Bay, including commercial, public facility, horticulture, and light
industrial land uses.6 The buildout analysis prepared for the Land Use Plan update finds a
maximum capacity for an increase of approximately 1,353,600 square feet of new non-

5

2013-2017 U.S. Census Bureau data.

6 Based on “City of Half Moon Bay Economic and Real Estate Conditions and Trends” report by EPS, 2014, and City

permit data.
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residential space. Existing, potential new, and potential total non-residential development
projections are summarized below in Table 3-4.
Town Center.
Similar to residential buildout, higher intensity assumptions were made for vacant and
underutilized properties within the Town Center boundary. Non-residential intensity
assumed a 0.50 FAR buildout for single-use commercial and a 0.35 FAR buildout for mixeduse commercial and residential in North and South Downtown, and a 0.50 FAR buildout for
mixed-use commercial and residential in Heritage Downtown.

North Downtown. Includes vacant and underutilized sites, shopping center expansion, light
industrial growth off North Main Street, full buildout of the Podesta PD, infill of the vacant
parcels fronting Highway 92 in the Stone Pine/Cypress Cove PD, and expansion of the
corporation yard in the Stone Pine Public Works and Conservation Corridor PD.

Heritage Downtown. Includes vacant and underutilized sites, expansion of public facilities
(Cunha Intermediate School, City property, and church lots), and a 5% non-residential
growth factor.

South Downtown. Includes underutilized sites, full buildout of the South Downtown Gateway
PD, and expansion of public facilities (Fire District station).
Outside Town Center.

Commercial – Visitor Serving. Visitor-serving commercial nodes are found along Highway 1
at the northern city limits, the Miramar neighborhood, Wavecrest Road, and the southern city
limits by Ocean Colony. These sites were assumed to have a 0.40 FAR buildout for single-use
commercial.

Planned Developments. For the undeveloped PDs, non-residential buildout includes
neighborhood services, lower cost visitor-serving uses, assisted living, and other uses as
consistent with the Planned Development section of Chapter 2: Development. For the
substantially developed PDs, there is potential for some Ocean Colony commercial infill or
redevelopment.

Horticulture Business. Includes potential for greenhouse infill at existing farms and
horticulture business sites.

Light Industrial. Includes potential for expansion in the Spanishtown light industrial area.
Public Facilities. Includes potential for expansion of Half Moon Bay High School and Hatch
Elementary School, church lots, the sewer treatment plant, and the Caltrans maintenance
station.
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Table 3-4. Non-Residential – Maximum Theoretical Buildout Summary

Floor Area in Square Feet
Town Center
Outside Town Center
Totals:

2018
1,257,000
1,733,000
2,990,000

2040 Projections
(2018 + New)
1,497,632
1,933,368
3,431,000

Maximum
Theoretical
Buildout
(2018 + New)
1,966,800
2,376,800
4,343,600

As previously discussed, this Land Use Plan Update seeks to emphasize growth in the Town
Center and to support the local workforce with the Priority Housing Overlay housing units.
Providing housing for the local workforce can help alleviate commuter traffic, reduce
greenhouse gas emissions, and support the local economy. For the 2040 buildout scenario,
non-residential development is projected to increase by approximately 20 percent in the
Town Center and by approximately 12 percent outside the Town Center. For the maximum
theoretical buildouts, the percentages are 56 percent within and 37 percent outside the Town
Center.
There were approximately 5,379 jobs in Half Moon Bay in 2018. Potential new nonresidential growth projections could support approximately 6,053 jobs in Half Moon Bay in
2040 (net increase of 674 jobs) and approximately 7,684 jobs at maximum buildout (net
increase of 2,305 jobs).

Water System Infrastructure, Supply and Demand
Water Supply and Infrastructure
Coastside County Water District (CCWD) is the municipal water provider for the City of Half
Moon Bay and the unincorporated areas of Miramar, El Granada and Princeton. As shown on
Figure 3-1 below, all of the planning area, with the exception of some agricultural land outside
City limits, is served by CCWD. The remainder of the unincorporated Midcoast is served by
the Montara Water and Sanitary District, which is a member of Sewer Authority MidCoastside (SAM). CCWD’s water supply sources include Upper Crystal Springs Reservoir,
Pilarcitos Lake, as well as Denniston Creek and the Denniston Wells.
Water supply for CCWD’s service area is 1,000 million gallons per year (MGY). This includes
800 MGY supply assurance from the San Francisco Public Utilities Commission (SFPUC),
along with CCWD’s local supplies including the district’s surface water diversions from
Denniston Creek, Pilarcitos Creek, and the Denniston Wells totaling approximately 200 MGY.7

7

CCWD Urban Water Management Plan, 2015
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Crystal Springs Water Supply Project infrastructure conveys and treats the SFPUC water. The
project was completed in 1994 and consists of an intake tunnel under Crystal Springs
reservoir, a pump station, and an eight-mile pipeline terminating at the Nunes Water
Treatment Plant. CCWD’s Denniston Water Treatment Plant near Half Moon Bay Airport
treats and conveys surface water from Denniston Creek and the Denniston Well Field.8
Overall, CCWD’s water storage and distribution system includes 11 treated water storage
tanks, which have a combined storage capacity of 8.1 million gallons, which equates to an
approximate 3-day supply for the entire service area assuming that the total 1,000 MGY
supply is equal to the demand. CCWD operates approximately 100 miles of transmission and
distribution pipelines.9
As the water provider, CCWD routinely evaluates the condition of its infrastructure to ensure
that the District can provide a reliable and safe water supply. They frequently work with
consultants and engineers to assist in these ongoing evaluations.10 For example, in an ongoing
effort to protect and manage the water supply, CCWD has been replacing sections of old and
damaged pipelines throughout their service area with new ductile iron pipelines to reduce
leaks and minimize losses throughout the system.11 In addition to minimizing loss, CCWD’s
adopted Water Shortage Contingency Plan (WSCP) was most recently updated in 2016 and
addresses actions to be taken in the event of a water supply disruption. The WSCP is activated
in the event of prolonged drought, water supply shortages, or emergency outages and
establishes necessary conservation levels depending on the severity of the shortage
condition.12 Other critical system components include the treatment plant and storage tanks
which must be frequently inspected and maintained.
Private water wells are also in use throughout the city. They are especially important for
agriculture and agriculture compatible uses because municipal water is a relatively expensive
source for high volume users. In the past, private wells have been allowed for residential
development in areas that were considered to be inadequately served by the municipal water
system. In many cases, private well water is potable, or safe for drinking. It is anticipated that
state-wide reliance on groundwater will increase with population and extended drought
periods exacerbated by climate change. Going forward, in order to protect against excessive
groundwater withdrawal and seawater intrusion, Land Use Plan policy directs that new
private wells in the city will be limited to agriculture, agriculture compatible, restoration, and
in some cases public recreational uses.

8

Ibid
BAWSCA (www.BAWSCA.org) Member Agency Profiles, 2019
10 CCWD Staff Communication with City of Half Moon Bay Staff, July 2019
11 CCWD Urban Water Management Plan, 2015
12 CCWD Water Shortage Contingency Plan, 2016
9
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Water Supply Allocation
In the Planning Area, municipal water service is provided through a system of water
connection allocations. In 1984, CCWD was granted a coastal development permit from San
Mateo County for the Phase 1 Crystal Springs Water Supply Pipeline Project (Crystal Springs
Phase 1 Project). The Crystal Spring Phase 1 permit established 8,078 water connections by
category, including priority, non-priority and affordable housing. CCWD sold all of the nonpriority connections to fund the project. In 1999 the district sought a new coastal
development permit for the El Granada Pipeline Replacement Project (El Granada Project) to
upsize a segment of the Crystal Springs Phase 1 Project infrastructure. On appeal, the Coastal
Commission found substantial issue and approved the El Granada Project in 2003 with
additional restrictions to avoid inducing growth. The permit conditions defined priority and
non-priority uses and acknowledged water connections for these uses, but did not mention
affordable housing or the 388 connections originally established for affordable housing in the
1984 Crystal Springs Phase 1 Pipeline project.13 Although CCWD keeps the connections
“reserved for affordable housing” on their books, they have maintained that the limitations
imposed by the conditions of the El Granada Pipeline permit restrict them from releasing any
of these connections throughout the service area.14
At the time of the Land Use Plan update, of the approximately 1,300 remaining uninstalled
water connections, about 200 “priority connections” are available from CCWD for priority
Coastal Act uses. The remaining 840 “non-priority connections” may be used for non-priority
uses, typically residential development, and are available through a secondary market of
individual property owners. Priority connections from CCWD cost about $16,000. Nonpriority connections from the secondary market were reported to cost from $70,000 to
$85,000. The cost of a connection reserved for affordable housing was not established at the
time of the Land Use Plan update because these connections had been set aside.
Table 3-5 summarizes the status of unused water connections within CCWD’s service area at
the time of the Land Use Plan update.
Table 3-5. Uninstalled Water Connections in the CCWD Service Area15

Sold but Uninstalled
Reserved for Coastal Act Priority
Uses
Reserved for Affordable Housing
Totals

Priority Connections
40.5
198.0
202.5
441.0

Non-Priority Connections
841.5
0
0
841.5

13

El Granada Pipeline Replacement Project, California Coastal Commission Appeals: A-1-HMB-99-20/A-2-SMC99-63, Staff Report, December 10, 2003.
14 CCWD staff discussion with City of Half Moon Bay staff July 2019.
15 CCWD staff discussion with City of Half Moon Bay staff May 2019.
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The water district’s service area also includes El Granada, Princeton, and the unincorporated
potion of the Miramar neighborhood. Water connections are not reserved for Half Moon Bay
or any other portion of the service area. Generally, one third of CCWD customers are located
in the unincorporated portion of the service area and two thirds are Half Moon Bay
customers. The number of water connections does not equate to the amount of available
water supply and it is difficult to estimate the number of water connections needed for the
Land Use Plan buildout scenarios. For planning purposes, the following discussion provides
a qualitative assessment of the plan buildout and the existing remaining water connections.
Coastal Act Priority Uses. These uses comprise of agriculture, horticulture, public and
commercial recreation, and a wide range of visitor-serving uses including camping, lodging,
restaurants and retail. The Land Use Plan does not anticipate significant expansion of
agriculture uses because most properties in agriculture or horticulture use already have an
established water supply, either through municipal water, or permitted wells, ponds, and
stream diversions. Priority uses with the heaviest water demand are lodging and restaurants
and are expected to utilize the majority of the priority water connections for land uses
included in the plan buildout. There are an additional 40.5 sold but uninstalled priority
connections. These could potentially be sold back to CCWD or transferred to other properties
with qualifying priority uses. Allowing such transfers could increase the number of available
priority water connections by as much as 20 percent.
Residential - Affordable. The Land Use Plan emphasizes affordable housing. Anticipated
types of affordable housing are mobile homes and various types of multi-family development
including duplexes, triplexes, garden apartments and small apartment buildings. These unit
types tend to have limited amounts of irrigated landscaping and would likely require about
one half connection per unit, or potentially fewer, depending on the plumbing fixture count.
The City has determined that affordable housing is a critical community need, especially for
the local workforce who support the various agricultural and service jobs associated with
Coastal Act priority uses. Thus, the Land Use Plan update recognizes affordable housing as a
priority land use locally. This Land Use Plan’s policies support the release of the remaining
water connections reserved for affordable housing. Because this involves connections that
were previously approved with the Crystal Spring Phase I Project, reviving these connections
would not increase potential buildout or demand for water beyond what has already been
anticipated. Conservatively, the 202.5 connections reserved for this use could serve 400 or
more affordable housing units.
Non-Priority Uses. Non-priority uses include both non-residential and residential uses. The
land use plan buildout scenarios indicate that the majority of non-priority water connections
would be available for the following land uses:
• Non-priority non-residential uses. These include industrial uses, office and medical office
uses, and a wide range of community-oriented services including religious institutions,
childcare, and assisted living. Most of these uses do not have high water demand and
therefore do not need many water connections. Assisted living and some medical office
uses are anticipated within the buildout scenarios for this Land Use Plan. Although there
will likely not be numerous new facilities of these types, they are anticipated to account
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for most of the water connections in this category because they have relatively high water
demand and service needs.
•

Residential - Market Rate. The Land Use Plan provides for a wide range of housing types.
For market rate housing, single-family homes, townhouses, condominiums and other
formats are anticipated. Single-family homes typically require one non-priority
connection per unit. Accessory dwelling units can be developed with existing or new
single-family homes. Additional water connections are typically not required for
accessory dwelling units. The 2040 buildout scenario includes 749 new units, which
include affordable units. Without taking into account the number of connections needed
for non-residential non-priority uses, there are likely enough water connections for the
2040 level of buildout; however, with 2,236 new units, there are not enough water
connections to support maximum theoretical residential buildout.

Assuming that the pace of development in the unincorporated Midcoast portion of the water
district’s service area continues to be moderated (a limit of 40 residential units per year,
equating to about a 1 percent annual population growth limit as imposed by the Coastal
Commission in 2013 when the San Mateo County LCP update was certified), there is a high
degree of certainty that there will be enough connections to support buildout to the 2040
planning horizon in all categories. There are not enough non-priority connections for
maximum theoretical buildout of non-priority uses which include non-residential and market
rate residential development.
Water Demand
At the time of the Land Use Plan update, current actual water demand in the CCWD service
area was approximately 600 MGY, or about 60 percent of the 1,000 MGY supply.16 Looking
back, Table 3-6 presents actual annual water demand for the service area for three fiscal
years in five-year increments:
Table 3-6: Actual Past Water Demand for the CCWD Service Area
Fiscal Year
2004-05
2009-10
2014-15
Source: CCWD 2015 Urban Water Management Plan

Actual Water Demand
(MGY)
876
739
666

The 2014-15 fiscal year water demand, despite growth, was significantly less than historical
demand levels. These reductions represent a significant downward trend in per capita water
use, which has continued with on-going implementation of water conservation measures. As
reported in the 2015 UWMP, CCWD’s per capita daily water demand target is 124 gallons per
capita per day (gpcd) pursuant to SB 7X-7. In fiscal year 2014-2015 the actual per capita daily

16 BAWSCA (www.BAWSCA.org) Member Agency Profiles, 2019, and CCWD staff discussion with City of Half Moon

Bay staff May 6, 2019.
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demand was 108 gpcd, and in fiscal year 2016-2017 it was 100 gpcd.17 Thus, the actual
demand levels leading up to the Land Use Plan update were surpassing the reduction target
by a significant margin well in advance of 2020. The per capita factor was established for the
UWMP according to a method defined in State Water Code and takes into account both
residential and non-residential water use for a jurisdiction.
As presented in Table 3-7, water supply within the CCWD service area is adequate at least
through 2040, and likely so as well for the maximum theoretical buildout condition. The
analysis assumes a per capita demand estimate of 110 gpcd for 2040 and a per capita demand
estimate of 100 gpcd for maximum theoretical buildout. Both of these factors are
conservative because the service area population has already reduced daily per capita water
demand to these levels.
The Land Use Plan buildout projections indicate that the City’s population could increase to
approximately 14,500 by 2040. Maximum theoretical buildout population is estimated to be
almost 18,400. Per San Mateo County’s Land Use Plan, the population estimate for the
maximum theoretical buildout of the unincorporated portion of CCWD’s service area (north
portion of Miramar, El Granada, and Princeton) is about 10,100. In total, the maximum
theoretical buildout of the service area is 28,500. At 100 gpcd water demand, the service area
demand would be 1,040 MGY, or about 40 MGY (4 percent) greater than the current supply.
Table 3-7: Future Water Demand for the CCWD Service Area
2020

Service Area Population:

2040

Maximum
Theoretical
Buildout

18,188

21,945

28,495

13,040
5,148

14,505
7,440

18,386
10,109

Daily per Capita Demand (gpcd)

124

110

100

Total Annual Water Demand
(MGY)

823

881

1,040

Half Moon Bay
Unincorporated

Sources:
For Half Moon Bay: 2020 population projection from ABAG Projections 2018; 2040 population
estimate, and Maximum Theoretical Buildout population estimate from Land Use Plan buildout
analysis.
For Unincorporated San Mateo County: 2020 and 2040 population projections from CCWD Urban
Water Management Plan, 2015; Maximum Theoretical Buildout population estimate from San Mateo
County 2013 Local Coastal Program.

17

BAWSCA (www.BAWSCA.org) Member Agency Profiles, 2019
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These water demand projections are conservative because of the following factors:
•

Water Conservation Assumptions. Existing per capita demand is already at the future
projected level of 100 gpcd. Per capita demand will likely be lower by 2040 and beyond.
A significant amount of the residential development potentially allowed by the Land Use
Plan is comprised of more affordable housing types, including multi-family and smaller
homes including accessory dwelling units. Smaller homes and multi-family units have
lower water demand because they have fewer fixtures, better conservation, and limited
amounts of irrigated landscaping.

•

New Sources. The Land Use Plan encourages development of a recycled water facility.
This would result in a new water source with a range of customer types including some
high demand users such as irrigation of large landscapes (golf courses, common open
space areas in residential developments, and parks and other public recreation areas).
Some industrial uses, and agriculture uses provided that water quality meets or exceeds
required standards, may be able to use recycled water. Recycled water can also be
potentially used in habitat restoration projects or for ground water recharge. Other
sources that CCWD may pursue include expanding local supply from increased stream
diversions and ground water extraction.

•

Maximum Theoretical Buildout Assumptions. As previously explained, the maximum
theoretical buildout is not anticipated to occur. The assumptions used for the maximum
theoretical buildout of this Land Use Plan include development of nearly every parcel to
a maximum level. Many of these sites are already developed and will not be redeveloped
for decades. Move over, the theoretical buildout presented in the San Mateo County Land
Use Plan, for its land area, is relatively even greater than the City’s buildout, which is not
supported by past trends or the practical logistics of development and redevelopment of
an entire planning area. It is especially notable, as further described in this discussion,
that there are not enough non-priority water connections to support the maximum
theoretical buildout of the CCWD service area and thus it will be ultimately constrained
to a much lower level unless more connections are made available.

Additional consideration about the robustness of the water supply over time must be
carefully tracked. This is the responsibility of the water district, but is also a principal
consideration in the development potential brought forward in this Land Use Plan update.
Risks to available water supply and reliability are included in the following discussion of
policy issues. As previously indicated, water supply is expected to serve water demand for
the 2040 projected buildout as well as maximum theoretical buildout. This includes water
demand for all uses, including Coastal Act priority uses. The caps imposed on water
allocations and the high cost of non-priority water connections, not actual water supply, are
the constraining factors.
Water Supply Policy Issues
Supply Assurance and Conservation. Most of CCWD’s supply comes from the SFPUC through
the Bay Area Water Supply and Conservation Agency (BAWSCA) agreement. The current
BAWSCA agreement was established in 2009 for a 25 year period. The supply assurance is
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not a guarantee and the next negotiation will be in 2034. The City should be prepared in the
event that BAWSCA reduces CCWD’s supply assurance in the future. The Land Use Plan
policies are specifically protective of groundwater supplies, seek development of new water
supply sources, require reservation of supply for Coastal Act priority uses should the need
arises, and require managed growth of non-priority uses.
Water Supply Reservations for Priority Uses. During periods when the capacity of public
works is not adequate to serve all development allowed by the Land Use Plan, Section 30254
of the Coastal Act requires that certain priority land uses not be precluded from public
services by other development. These Coastal Act priority land uses include coastaldependent land uses, essential public services, basic industries, and recreation and visitorserving facilities. The 1996 Land Use Plan established reservations of both water and sewer
capacity for Coastal Act priority uses. For water, the supply priority use reservation was 124
MGY, or about 12 percent of the total supply.
Priority uses in the updated Land Use Plan were considered as part of the 2040 and maximum
theoretical buildout scenarios presented in Chapter 2. Development. Water demand for
priority uses in both the 2040 and the maximum theoretical buildout cases are summarized
above in Table 3-7. Affordable housing, which is not a Coastal Act priority use, is established
as a priority use locally for Half Moon Bay in this Land Use Plan pursuant to policies in Chapter
2. Development. The residential buildout projections for 2040 and maximum theoretical
buildout include both market rate and affordable housing. Modeling indicates that water
supply is adequate for the 2040 buildout, and likely as well for the maximum theoretical
buildout. An initial assessment also indicates that there are an adequate number of water
connections for maximum theoretical buildout of Coastal Act priority uses, as well as
affordable housing should the connections held by CCWD for that use become available.
There are likely enough non-priority connections available through the secondary market for
the 2040 buildout, but there are not enough for maximum theoretical buildout of non-priority
uses.
The water supply allocation system in place at the time of the Land Use Plan update effective
establishes prioritization as required by the Coastal Act as well as to address local needs as
follows, indicating the number of connections available at the time of the Land Use Plan
update:
Tier 1) Coastal Act priority uses:
198 – 238.5
Tier 2) Affordable housing:
202.5
Tier 3) Non-priority uses:
841.5
Recycled Water. There is currently no recycled water system serving Half Moon Bay or the
unincorporated Midcoast. A recycled water system has the potential to serve a portion of the
water needs of turf irrigation (golf courses, cemeteries, parks), agricultural and horticultural
uses, and stream flow augmentation, and could help the City to contribute to statewide and
regional water conservation efforts. The 1993 Land Use Plan anticipated that most of the
irrigation needs for local recreation would be met through the use of recycled water made at
the Sewer Authority Mid-Coastside (SAM) Treatment Plant. The SAM plant is located west of
Highway 1 between Frenchmans and Pilarcitos Creeks and would need costly infrastructure
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improvements to upgrade from secondary to tertiary treatment in order to produce recycled
water. CCWD and SAM have shown interest in reaching an agreement to produce and
distribute recycled water, but do not have a recycled water master plan at this time. This Land
Use Plan update calls for the City to support and facilitate such an agreement. Desalination is
also an option for alternative water source, but is not anticipated to be feasible or necessary
to be addressed until beyond the 2040 plan horizon.
Water Supply Reliability. As previously described, the water distribution system consists of
11 treated water storage tanks with a combined storage capacity of 8.1 million gallons. Land
Use Plan policies include maintaining a secure water storage and transmission system, with
capacity for at least a three-day interruption of service, such as could happen if the Crystal
Springs pipeline were cut off. The three-day supply is intended to support peak demand
operations as well as emergency water supply as described below.
•

Peak Demand. Water supply delivery is limited from the various sources. For example,
the local groundwater sources cannot be used in summer months. The Pilarcitos Lake
conveyance is also limited. The water district is responsible to ensure that peak demand
needs are met under a range of extreme circumstances. Through their capital
improvement planning, the district identifies infrastructure needs such as the adequacy
of storage facilities or other management methods to fulfill this obligation.

•

Emergency Supply. The service area benefits from having storage capacity for a threeday supply, which is about 8 million gallons. Protecting, maintaining and expanding
storage capacity should be evaluated over time and take into account the effects of
drought and other extreme weather conditions on the ability of the system to convey peak
demand for a larger population.

Water Supply and Coastal Hazards. Drought and wildland fire are of increasing concern
throughout the arid west and identified as coastal hazards in Chapter 7 of the Land Use Plan.
With respect to drought, State Law requires water districts to establish provisions for multiyear draughts, with which CCWD complies. However, as the effects of climate change
progress, the duration of droughts is expected to make them more impactful and difficult to
withstand. Fire flow requirements call for larger water mains. Increasing water main size to
support fire flow, including fire sprinkler systems, is not intended to increase capacity or
otherwise be growth inducing. However, because growth inducement is a Coastal Act
concern, Land Use Plan policies address this topic to clarify the purpose of and allow for these
infrastructure upgrades for fire flow needs while barring the consumption of fire flow
capacity by new development.
Water Connections. Water connections were originally defined on a per single-family home
basis. The Land Use Plan anticipates that new residential development will consist of smaller
units with lower fixture counts. Persons per household is also trending down. Along with ongoing conservation improvements, new multi-family residential development will likely be
adequately supported with less than one water connection per unit. The Land Use Plan
includes policies for evaluating water connection requirements.
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Non-Priority Use Wells. In Half Moon Bay, groundwater management considerations include
protecting groundwater quality and supply. Seawater intrusion and other contaminants
present a risk to groundwater quality. Recharging the aquifer is challenging due to poor
percolation and the strength of storm events which result in rapid sheet flow and limited
infiltration. In 2018, the State Department of Water Resources (DWR) considered
reclassifying the Half Moon Bay Terrace groundwater basin from low to high priority, which
indicates that they considered the basin to be threatened. Following additional research
about the status of the basin’s water quality, the sustainability of on-going drawdown from
existing wells, and the projected growth within the basin area, DWR concluded that the basin
is healthy and a low priority for the present time.
The Land Use Plan includes policies to protect the Half Moon Bay Terrace groundwater basin.
New wells are one consideration. San Mateo County Environmental Health Services is
responsible for water well permitting subject to City approval of coastal development
permits. In the past, the City granted coastal development permits for wells to serve nonpriority uses. With the Land Use Plan update, the entire planning area within the urban
boundary is considered to have access to municipal water, regardless of the distance to the
nearest water main. Only priority uses, especially agriculture, restoration and recreation, will
be granted coastal development permits for new wells. The basin is also protected from
overdraft, which can lead to seawater intrusion, and is supported by green infrastructure as
discussed in the Stormwater System and Management section of this chapter.

Sewer System Facilities and Capacity
Sanitary Sewer System
Sanitary sewer service in Half Moon Bay south of Frenchman’s Creek is provided by the City
of Half Moon Bay. North of Frenchman’s Creek, service is provided by Granada Community
Services District (GCSD). These entities collect and transport sewage to the Sewer Authority
Mid-Coastside (SAM) wastewater treatment plant for treating and disposing the sewage.
Service areas are shown on Figure 3-2. SAM is a public agency providing wastewater
treatment services to Half Moon Bay and GCSD, as well as Montara Water and Sanitary
District (MWSD), under an exercise of joint powers agreement (JPA). Each member agency
of SAM is allotted capacity rights to the plant. These allocations correspond generally to the
relative proportion of sewer collection system pipes owned and managed by each of the JPA
members.
In 1994, the California Regional Water Quality Control Board – San Francisco Bay Region,
approved a permit prescribing waste discharge requirements for the SAM Treatment Plant.18
Due mainly to design limitations in the plant’s ability to retain solids during peak flows,
violations were brought forward to SAM and member agencies in 1995 by the RWQCB.19 In
18
19

RWQCB Order No. 94-126 (NPDES Permit No. CA0038598)
RWQCB Order No. 95-150
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response, SAM and member agencies adopted and implemented a multi-phased plant
expansion project which addressed the design limitations. The plant has been meeting
requirements with respect to discharge since the expansion.
At the time of the Land Use Plan update, the City of Half Moon Bay’s sanitary sewer system
consisted of approximately 34 miles of sewer mains, three lift stations, and served almost
11,000 customers.20 GCSD’s sanitary sewer system included approximately 33 miles of sewer
mains, 4.7 miles of which are located within City limits and the remainder in unincorporated
Miramar, El Granada, and Princeton.21
SAM owns and operates an 8-mile stretch of transmission main, also known as the Intertie
Pipeline System (IPS). Approximately 1.8 miles of the IPS are gravity mains, while the
remaining portion are force mains. Four main lift stations are used to connect two member
agencies’ sewer distribution systems to the SAM Treatment Plant. The City’s connection to
the SAM Treatment Plant is through a separate siphon connection, owned and maintained by
the City of Half Moon Bay.
In the Planning Area, private on-site wastewater disposal systems (septic systems with leach
fields or serviced storage-vaults) are also used in areas not served by centralized sewage
collection systems.
SAM Treatment Plant Capacity
Generally, Wastewater Treatment Plants are designed based on growth projections relative
to the service area and the useful life of various infrastructure components including but not
limited to the network of pipes, pumps, lift stations, force mains, and capacity of biochemical
oxygen demand (BOD) and suspended solids removal. The overall wastewater collection
system is evaluated based on its ability to convey peak sewer flows. Peaking factors represent
the increase in sewer flows experienced above the average annual flows (AAF). The various
peaking conditions are obtained from a review of historical data and modified based on
engineering judgement of specific system conditions. The peaking conditions most significant
to hydraulic analysis of the system include:
•
•

Peak Dry Weather Flow (PDWF). The highest measured hourly flow that occurs during a
dry weather season.
Peak Wet Weather Flow (PWWF). The highest measured hourly flow that occurs during
a wet weather season.

Total capacity at the SAM wastewater treatment plant is permitted for a 4.0 mgd (million
gallons per day) PDWF. In 2016 the plant was operating with an AAF of 1.7 mgd which
includes all of the JPA treatment flows. The plant’s design capacity is capable of
accommodating a PWWF of up to 15 mgd22. The City of Half Moon Bay service area is allotted
half the design capacity, with the other half split between GCSD (30 percent) and MWSD (20
20

City of Half Moon Bay Sewer System Master Plan, 2016, Akel Engineering Group
BKF Associates and Dyett & Bhatia, Existing Conditions Report for Plan Princeton, May 2014.
22 City of Half Moon Bay Sewer System Master Plan, 2016, Akel Engineering Group
21
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percent). PWWF is historically about four times higher than PDWF, which is influenced by
the severity and length of storm events. As new information becomes available, it will be
necessary to revisit the modeling inputs and scenarios to address the effects of climate
change on the treatment plant’s capacity.
In addition to flow, BOD and suspended solids are parameters used to evaluate the treatment
requirements at the SAM plant. Proposed new development is subject to review by SAM to
ensure adequate capacity is available to serve new customers. Development has the potential
to incrementally increase flows, BOD and suspended solids. As part of the SAM Plant’s NPDES
permitting requirements through the Regional Water Quality Control Board (RWQCB), SAM,
as well as all sewer collection system agencies, are required to prepare Sanitary Sewer Master
Plans (SSMP). The SSMP is updated routinely, and the status of operations, maintenance,
system management and long-range planning are reviewed and considered with each update.
Any major improvements as part of maintenance or long-range planning are then considered
as part of SAM’s Capital Improvement Program.23

23

SAM Sewer System Management Plan, Updated 2019, Humphrey Consulting
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Sewer System Performance
The City of Half Moon Bay sewer collection system generally has adequate capacity to serve
current levels of dry weather flow and the SAM wastewater treatment plant’s facilities were
generally performing adequately for demands at the time of the Land Use Plan update. SAM,
MWSD, GCSD, and the City of Half Moon Bay each have sewer system management plans
(SSMPs), to address hydraulic capacity issues within their district limits. This is achieved
through repairs of the existing conveyance systems to reduce the amount of stormwater,
identification and elimination of illicit connections, replacement of degraded pipe segments,
and upgrades to capacity and operations at the lift stations.24
In 1998, SAM completed the IPS Capacity Evaluation Phase II Study (Carollo Engineers),
reviewing flow monitoring data collected through a network of temporary flow meters,
calibrated through a hydraulic model designed for the system. The conclusion of this 1998
study identified specific IPS facilities which would require improvements to address capacity
restrictions to convey the projected PWWF. However, the SAM plant would not have
sufficient capacity to treat the flows that would result from the recommended improvements.
To address the projected capacity needs, the study recommended that SAM and its member
agencies consider inflow and infiltration reduction and storage capacity expansion projects
at the SAM pump stations.25 An example of this is the expansion of underground wastewater
storage capacity recently completed in El Granada, which increased underground storage
capacity from 200,000 gallons to 400,000 gallons along Highway 1. As with all aging
infrastructure, SAM has a capital improvement program which recommends system and
component improvement projects. The SAM SSMP, most recently updated in 2019, also
identifies policies and procedures for handling spills.26
In the Planning Area, infiltration and inflow (I/I) is one of the most significant challenges
facing the wastewater treatment system. I/I are excess waters that flow into sewer pipes
from groundwater and stormwater, primarily during wet weather events. Groundwater
(infiltration) seeps into sewer pipes through holes, cracks, joint failures, and faulty
connections. Stormwater rapidly flows into sewers through holes in manhole covers, and
illicit connections from roof drains, foundation drains, or other cross-connections from the
stormwater system (inflow). As a result of I/I, predominately from infiltration during high
precipitation events, sewage volumes have in the past exceeded pipeline capacity in several
locations throughout the city which resulted in surcharge of some manholes. I/I can
significantly diminish the capacity of the wastewater conveyance and treatment systems
during wet weather events, and it is estimated that approximately 20 percent of PWWF are
attributed to I/I. Of note, in the case of leaky pipes there is also potential for wastewater
exfiltration; however, the likelihood of significant leakage is low as a result of the hydraulic
pressure placed on underground pipes by soil and groundwater. System improvements that
reduce I/I also address exfiltration.
The City’s 2016 Sewer System Management Plan (SSMP) utilized a hydraulic model similarly
constructed to the SAM model to evaluate the City’s service area for capacity deficiencies
24

City of Half Moon Bay Sewer System Management Plan, 2016, Akel Engineering Group
SAM Sewer System Management Plan, Updated 2019, Humphrey Consulting.
26 SAM Sewer System Management Plan, Updated 2019, Humphrey Consulting.
25
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during PDWF and PWWF.27 In general, the hydraulic model indicated that the sanitary sewer
system exhibits acceptable performance to service existing customers during PDWF
simulations. However, several areas were identified as potentially deficient during PWWF
simulations. The City’s 2016 SSMP goes on to specify capacity upgrades to address the noted
deficiencies. However, in recent storms, the capacity issues that were identified in the plan
were not realized. For example, during the wet winter of 2018-19, the City experienced no
sanitary sewer overflows (SSOs). GCSD also prepared an SSMP at the time the Land Use Plan
update was being drafted. GCSD’s study came to similar conclusions as the studies for SAM
and the City.28
To address I/I, the City has conducted comprehensive inspections of its 34 miles of sewer
mains to help identify locations causing capacity issues due to deteriorated pipes/joints, sags,
blockages and intrusion of tree roots. In preparation for system reassessment at the time of
this Land Use Plan update, the City was undertaking a new closed-circuit television video
(CCTV) pipeline inspection program and targeted smoke testing to help identify issues within
the system that may allow I/I. The revisited plan will identify and incorporate repair of these
deficiencies into the City’s capital improvement program and is anticipated to reduce or
eliminate the need for significant capacity upgrades over the course of the 2040 planning
horizon.
Similarly, GCSD routinely performs CCTV inspections as part of their monitoring programs
that identify I/I at locations in the district’s collection system. Proposed improvements for
these locations include better mapping of the district’s collection system, followed by field
verification of the locations and elevations to identify capacity issues. GCSD has a capital
improvements program to replace older clay sewers (circa 1920) and sewers in known
problem areas.
Wastewater Flows
The Half Moon Bay Sewer Master Plan was most recently updated in 2016.29 Factors taken
from the master plan were used to estimate the 2040 and maximum theoretical buildout peak
dry weather flow (PDWF) and peak wet weather flow (PWWF) for both the Half Moon Bay
and portion of the GCSD within the city limits. They are presented in Table 3-8.

27

City of Half Moon Bay Sewer System Management Plan, 2016, Akel Engineering Group.
GCSD Sewer System Management Plan, Updated 2017, V.V. Housen & Associates
29 City of Half Moon Bay Sewer System Master Plan, 2016, Akel Engineering Group
28
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Table 3-8. 2018, 2040 and Maximum Theoretical Buildout Wastewater Flows

2018:
Population
PDWF (mgd)
PWWF (mgd)
2040:
Population
PDWF (mgd)
PWWF (mgd)
Maximum Theoretical Buildout:
Population
PDWF (mgd)
PWWF (mgd)

Half Moon Bay
Service Area

Half Moon Bay
Portion of GCSD
Service Area

City of Half
Moon Bay

11,469

1,133

12,601

1.83
5.58

0.18
0.55

2.01
6.13

13,189

1,316

14,505

2.10
6.42

0.21
0.64

2.31
7.06

16,645

1,741

18,386

2.66
8.10

0.28
0.85

2.93
8.94

Sources:
2018 population estimates from the population estimate from 2016 Half Moon Bay Sewer System
Master Plan. Rounding results in summations not exactly matching totals.
2040 and Maximum Theoretical Buildout population estimates from the Land Use Plan buildout
analysis.

For the Half Moon Bay service area, the sewage treatment plant capacity is 2.0 mgd for PDWF
and 7.5 mgd for PWWF. In the 2040 scenario, ADWF flow capacity would be exceeded by 0.1
mgd (5 percent). For the maximum theoretical buildout scenario, ADWF capacity would be
exceeded by 0.66 mgd (33 percent) and PWWF capacity would be exceeded by 0.6 mgd (8
percent).
For the GCSD, service area, sewage treatment plant capacity is about 1.2 mgd for PDWF and
about 4.5 mgd for PWWF. Half Moon Bay’s contribution to the flows in the GCSD service area
in the maximum theoretical buildout scenario take up less than 25 percent of the capacity
allotted to the service area in both the PDWF and PWWF conditions. The San Mateo County
LCP indicates that in the maximum theoretical buildout scenario for both the unincorporated
and incorporated portion of the GCSD, wastewater flows are projected to be in a range from
0.9 to 1.2 mgd. San Mateo County’s LCP buildout estimates that 0.16 mgd of the flows would
come from the portion of the GCSD service area within city limits.30 The City’s Land Use Plan
30

San Mateo County Certified Local Coastal Program, 2013.
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update presents a higher buildout for this area resulting in a projected PDWF of 0.28 mgd.
The GCSD’s capacity in the maximum theoretical buildout condition would be exceeded by up
to 0.12 mgd (10 percent).
Wastewater treatment plant capacity is a serious consideration for the Land Use Plan update.
The following factors suggest that the sewage treatment plant’s capacity for Half Moon Bay
service area flows can likely be accommodated through 2040, but capacity improvements or
plant expansion would be needed to accommodate the maximum theoretical buildout:
2040 Planning Horizon.
• PDWF. Based on the estimates from Table 3-8, by 2040 the City could exceed its current
allocated SAM Treatment Plant PDWF capacity by 100,000 gpd or 5 percent. Reuse of
“grey” water and other reductions of sanitary sewer discharges through updates of the
California Building Code, among other regulatory changes, are expected to reduce the
overall volume of water requiring treatment. Introduction of a recycled water
facility/expansion could also reduce PDWF, as well as the PWWF moving forward.
•

PWWF. The City and GCSD have both determined that deficiencies in their systems can
be improved over time. As previously described, I/I likely reduce system capacity by 20
percent. If this condition is improved even modestly by 2040, there will be adequate
capacity through the 2040 planning horizon which would give time to further evaluate
and implement improvements to accommodate additional future development.

Maximum Theoretical Buildout. Maximum theoretical buildout is not anticipated to occur and
the assumptions regarding future development, as previously described, ensure conservative
evaluation of infrastructure capacity. Also, as presented in the preceding section regarding
water supply, there are not enough non-priority water connections to support the maximum
theoretical buildout of the Planning Area. It is unlikely that additional water connections will
be permitted without a robust assessment of the adequacy of sewage treatment plant
capacity.
Sewer System Facilities and Capacity Policy Issues
Treatment Plant Vulnerability. The SAM plant condition and location is a long-term
vulnerability to the planning area. The plant has displayed signs of age and requires a diligent
approach to maintenance. SAM has incorporated into its Capital Improvement Program (CIP)
planning process an evaluation of plant needs and risks, and included budget for plant
repairs.
At the time of the Land Use Plan update, the plant was also affected by storm water infiltration
into the sewage pipelines, which could be exacerbated by sea level rise and increased
intensity, frequency and duration of storm events as a result of climate change. In time, the
plant may need to be protected for flooding with armoring, raising sensitive facilities, and
may eventually require relocation. The plant facility is also limited in area and adjacent to
sensitive habitat, which will make it difficult to expand if required to accommodate future
changes in regulatory requirements. The Land Use Plan includes policies for identifying
opportunities such as alternative sites and funding sources, should relocation be required in
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the future to protect the plant from these vulnerabilities. In addition, Chapter 7. Coastal
Hazards identifies the SAM plant as a critical facility that warrants shoreline protection or
other coastal hazard adaptation measures to continue providing essential community
services.
Sewer Capacity Reservations for Priority Uses. The Land Use Plan 2040 planning horizon
buildout can be accommodated by the existing treatment plant capacity; however, system
improvements, and possibly an expansion, may be necessary to serve the maximum
theoretical buildout of the City as well as the unincorporated Midcoast. Section 30254 of the
Coastal Act requires that certain priority land uses not be precluded from public services by
other development. The 1996 Land Use Plan reserved sewage treatment capacity for priority
land uses totaling approximately 60,000 gpd split evenly between Commercial/Recreational
and Public Recreation uses. For the portion of the city located within GCSD, approximately
10,000 gpd were reserved for public recreation uses.
Priority uses in the updated Land Use Plan were included in both the 2040 and maximum
theoretical buildout scenarios. There is adequate capacity for priority uses through at least
2040. Land Use Plan policy requires reservation of sewer capacity for priority uses within
three years of Land Use Plan certification if updated sewer system and flow projections
indicate inadequate capacity for maximum theoretical buildout.
It is also of note that the modeling is based on per capita resident population. If growth in the
transient visitor population outpaces that of the local population, the impacts of visitors will
not be adequately modeled over time. This situation is not limited to the City of Half Moon
Bay or the GCSD. Coordination of the member agencies sewer flow models, with periodic
updates and model validation will be important going forward.
Infiltration and Inflow. The City and GCSD have and will continue to reduce the amount of I/I
that enters the system. It is anticipated that without a proactive I/I management program,
this problem will worsen if storm events become more frequent and more intense over time
while the underground sewer system infrastructure also continues to age and become more
vulnerable to I/I. The Land Use Plan supports efforts to monitor and reduce I/I over the
planning horizon to operate within plant capacity and achieve policy objectives for public and
environmental health.
Ocean Outfalls. State regulations on wastewater discharges and ocean outfalls have tightened
in recent years, particularly in areas of State Water Quality Protection Areas which include
state-designated Areas of Special Biological Significance and Marine Protected Areas. The
SAM plant currently discharges treated wastewater through an ocean outfall into the Greater
Farallones National Marine Sanctuary boundary. The Sanctuary contains Areas of Special
Biological Significance and Marine Protected Areas, but none within City limits. SAM’s ocean
outfall is regulated through the county-wide National Pollutant Discharge Elimination System
(NPDES) permit, which is a primary mechanism for controlling pollutant loads and discharge
locations. Future legislation may further regulate existing and new ocean outfalls,
particularly in consideration of sea level rise and climate change adaptation needs. If future
regulations require reduced outfall flows, this could potentially be addressed through a
recycled water system.
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Non-Priority Use Septic Systems. Certain priority uses tend to comprise large properties
without convenient access to municipal sewer service. For example, outdoor commercial
recreation and agriculture often use private sewage disposal systems. These uses may have
enough room for leach fields and relatively low intensity capacity needs. In addition, many
properties with non-priority uses, especially existing single-family sites outside of
established neighborhoods remain on existing private septic systems. With the Land Use Plan
update, the entire planning area within the urban boundary is considered to have access to
municipal sewer service.
Septic systems include a tank that stores the solid waste, and pipes that release the
wastewater into a drainfield where it percolates through the soil and ultimately discharges
to groundwater. Naturally occurring microbes then remove harmful bacteria, viruses, and
nutrients from the wastewater. However, septic systems that are poorly designed, installed,
operated or maintained, or are sited in locations or densities that exceed the treatment
capacity of the local soil can cause contamination of groundwater, surface waters, and
drinking water with disease-causing pathogens and nitrates. Half Moon Bay’s soils are
characteristically clay loam, which do not percolate well and can lead to overloading and
flooding of the liquid wastewater.
Septic systems are regulated by San Mateo County Environmental Health Services but require
a coastal development permit for new installation in city limits. Due to the potential for
adverse environmental, water quality, and health impacts from private septic systems, the
Land Use Plan encourages conversion of existing septic systems to municipal sewer service
as it becomes available and feasible. In most cases, new or redevelopment of non-priority
uses will not be allowed to utilize septic systems. Any new priority use that is proposed to
rely on a new or existing septic system will need to be assessed to ensure the ability of the
drainfield to treat wastewater without the potential for water quality impacts. Alternately, if
a private sewage treatment system is the only feasible option, vault systems which do not
expose the environment to effluent, are preferable.

Stormwater System and Management
Stormwater System
Half Moon Bay’s stormwater system is made up of 9 watershed areas identified in the City’s
2016 Storm Drain Master Plan from north to south as Naples/Roosevelt, Pullman,
Frenchmans Creek, Kehoe, Pilarcitos, Beachwood, Pacific Ocean, Seymour, and Ocean Colony.
The Pilarcitos and Kehoe drainage areas have functional overlap. The Pilarcitos drainage area
flows to Pilarcitos Creek and discharges into the ocean just north of the SAM plant, while the
Kehoe drainage area flows to Kehoe watercourse which outfalls to Pilarcitos Creek. The
watersheds are mapped on Figure 6-5 in Chapter 6. Natural Resources.

Note to the Reader: Chapter 6. Natural Resource Figure 6-5 is pending.
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Throughout the watershed areas, the City maintains a manmade drainage system consisting
of closed pipes, open roadside ditches, and other channels. The Town Center, including North
Downtown with its developed commercial areas along Highway 1, Highway 92, and North
Main Street; Heritage Downtown south of the Main Street Bridge; as well as some residential
areas in South Downtown discharge stormwater via closed pipes to Pilarcitos Creek. Outside
the Town Center, the remainder of the residential areas drain via a combination of manmade
pipes, ditches, and channels directly into natural and manmade watercourses located west of
Highway 1, which eventually discharge directly to the ocean.
Stormwater is managed through this combination of gray and green infrastructure in Half
Moon Bay. Green infrastructure (GI) is the preferred alternative to gray infrastructure, as it
utilizes natural ecosystem services to capture and treat stormwater runoff. Stormwater
carried by gray infrastructure such as storm drains and pipes are more likely to pick up urban
pollutants and affect coastal water quality. Green infrastructure such as bioswales, rain
gardens, street trees, and green roofs allow stormwater to absorb and infiltrate on site,
thereby reducing flooding potential, water quality impacts, erosion and associated
sedimentation, and combined sewer overflows. At the time of this Land Use Plan update, the
City was completing a GI Plan with goals to address some of the drainage requirements of
existing impervious surface through public and private projects by the 2040 planning
horizon. Complete streets projects, for example, are great opportunities to redevelop
impervious surfaces and incorporate stormwater treatment areas with bioswales.
One Water is another approach to water management in developed areas that regards the
water cycle in an urbanized area as an integrated system. The practice treats all water as a
potential resource, including the municipal water supply, groundwater, stormwater, and
wastewater, recognizes the combined impact of these systems on flooding, water quality,
wetlands, watercourses, estuaries, and coastal waters. The concept builds on green
infrastructure practices, which emphasize natural systems to manage stormwater and use
stormwater as a resource. The City can collaborate with CCWD and SAM regarding the
applicability of the One Water concept in Half Moon Bay to develop a water system in which
all water—not just potable water—has a role in meeting the community’s water demand
without adversely impacting natural resources.
Stormwater and green infrastructure are further discussed from a resource perspective in
Chapter 6. Natural Resources, which covers Hydrology and Water Quality and specifically
addresses watersheds, surface water resources, groundwater resources, water quality,
hydromodification, and restoration. Hydrology and Water Quality policies in Chapter 6 are
relevant to stormwater system and management covered here in Chapter 3. Public Works.
Stormwater System Capacity
The 2016 Storm Drain Master Plan identified deficiencies in every watershed area with the
exception of Ocean Colony. In the northern portion of the city (Naples/Roosevelt, Pullman,
and Frenchmans Creek), Pullman Watercourse was considered a high priority for capacity
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improvements due to flooding depth. Naples/Roosevelt was identified as a priority for
routine maintenance.
For the Pilarcitos Creek/Kehoe watershed area, localized flooding occurring on Spindrift Way
in the Sea Haven neighborhood was identified as a priority, as was flooding on Highway 92
near the intersection of Main Street. The 2016 Storm Drain Master Plan generally assumed
grey infrastructure solutions to prevent flooding, such as upsizing pipes. The Storm Drain
Master Plan did not anticipate the forthcoming GI Plan or the level of new development
planned for the Town Center area in this Land Use Plan update. Most of the Town Center is
located within the Pilarcitos drainage area and future study of the system’s capacity will be
required as development comes forward. To the extent that GI can be implemented within
the most densely developed portion of the city it should be considered as a first choice.
For the Pacific Ocean and Seymour drainage areas, flooding along Kelly Avenue was identified
as a priority to address. At the time of the Land Use Plan update, the City was implementing
drainage improvements to address this specific area of localized flooding. Seymour
watercourse was also cited as a priority and had been subject to temporary armoring
improvements as a result of an emergency condition in 2017. An effort to stabilize Seymour
and reduce water flow volumes and rates was underway at the time of the Land Use Plan
update. Seymour is an example of a watercourse that has lost sediment transport balance. It
illustrates the potential vulnerabilities of other watercourses if they become subject to more
frequent and severe storm conditions resulting from climate change. Policies in the
Hydrology and Water Quality section of Chapter 6. Natural Resources address climate
impacts on the City’s watercourses through resiliency and adaptation planning.
Stormwater System and Management Policy Issues
Converting from Gray to Green Infrastructure. At the time of the Land Use Plan update, the
City was preparing its first green infrastructure plan. The plan is acknowledged in Land Use
Plan policy. Green infrastructure is also specifically addressed in planning policy for the
Planned Development areas defined in Chapter 2. Development and in the Hydrology and
Water Quality policies in Chapter 6. Natural Resources. Policies require that site area be set
aside for green infrastructure in Planned Developments. Throughout the City converting
from gray to green infrastructure where feasible is encouraged.
Watershed Restoration.
Expanding on green infrastructure, numerous restoration
opportunities are also identified in the Land Use Plan. The Naples/Roosevelt watershed flows
into Naples Creek which adjoins the southeastern side of the Guerrero wetlands.
Pilarcitos/Kehoe watershed areas include City owned lands of Beachwood, Glencree, and 15
acres south of Bev Cunha’s Country Road. The Pacific Ocean and Seymour watersheds include
city, county, and land trust owned properties. All of these areas are identified in Chapter 2.
Development for conservation and restoration.
Town Center Development. Most of the Town Center is located within the Pilarcitos drainage
area. Because the Town Center is anticipated to undergo the most change with new infill
development, this drainage area must be carefully managed. The Pilarcitos drainage area
flows to Pilarcitos Creek, which is designated as ESHA and known to support several special
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status species. In consideration of this sensitivity, Land Use Plan policies require low impact
development, site control and other means to avoid adverse impacts from stormwater flows,
including within the denser Town Center area.
Localized Flooding. Several areas of small localized flooding were identified in the City’s 2016
Storm Drain Master Plan. Land Use Plan policy supports updating the Storm Drain Master
Plan to keep track of these areas and addressing them through Capital Improvement Program
projects. Policy in Chapter 6. Natural Resources advocates for updating the FEMA FIRM maps
throughout the City because they currently do not cover several of the inland watercourses,
including Pilarcitos Creek downstream from Arroyo Leon. Having accurate mapping will help
the City manage localized flooding and minimize the risks caused by development.
Aging Infrastructure. As is the case with the water and sanitary sewer systems, stormwater
infrastructure is aging and will require replacement during the 2040 planning horizon. Again,
this should be a primary consideration for keeping the Storm Drain Master Plan up to date.
Regional Planning. At the time of the Land Use Plan update, the new established Flood and
Sea Level Rise Resiliency Agency was formed with participation by all of the cities in San
Mateo County with the County. This agency will assist with regional planning and be able to
compete for grant funding to implement flood protection measures, such as green
infrastructure.

Circulation
For the Public Works chapter, the circulation system discussion focuses on Highways 1 and
92 for vehicular traffic. Chapter 5. Coastal Access and Recreation includes detailed
discussions of specific coastal access provisions including coastal access routes and parking.
Chapter 5 identifies needed circulation improvements to provide options for visitors and
residents from a multi-modal perspective. Other relevant policy and implementation plans
include the 2013 Half Moon Bay Circulation Element (update underway as of the drafting of
the Land Use Plan update), the 2019 Half Moon Bay Bicycle and Pedestrian Master Plan, and
the San Mateo County Comprehensive Transportation Management Plan (CTMP).
Highway 1 and 92 Performance
Highways 1 and 92 are the only routes in and out of Half Moon Bay. The performance of these
roadways is the foundational measure of the City’s circulation infrastructure capacity.
Highway capacity and congestion are significant constraints for visitors to Half Moon Bay and
residents who need to commute to work or school and make routine trips through the city.
During peak periods Highways 1 and 92 are heavily congested, often extraordinarily so
during extended weekend peak periods. Table 3-9 and Figure 3-3 present performance
measures for Highways 1 and 92.
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For this analysis the roadway system was considered by its three primary segments:
Highway 1 between Mirada Road to the north and Highway 92 to the south (HWY 1 North);
Highway 1 between Highway 92 to the north and Miramontes Point Road to the south (HWY
1 South); and Highway 92 between Highway 1 to the west and the city limits to the east (HWY
92).
Performance measures evaluated in the traffic model include level of service (LOS) and delay.
These measures present the performance of the roadway from the established criteria of LOS,
as well as delay, which provides for an experiential measure.
Vehicles miles traveled (VMT) is not used for this assessment. VMT is discussed in Chapter 5
and will be the City’s performance measure for the purposes of environmental review
pursuant to the California Environmental Quality Act (CEQA). VMT describes aggregated
travel behavior and helps determine its associated impacts, such as greenhouse gas
production, for a defined area. VMT does not consider roadway capacity or indicate its
performance. Half Moon Bay will continue to utilize LOS and other measures to ensure that
localized roadway performance is understood and addressed as necessary.

Note to the Reader: Additional modeling will be prepared when buildout projections are
updated. The C/CAG/VTA model is also being updated at this time with more current ABAG
data which will be incorporated into future model runs if it is available.
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Table 3-9. Highway 1 and 92 Performance

Measure
AM Peak Hour (LOS):
• HWY 1 North
• HWY 1 South
• HWY 92
PM Peak Hour (LOS)
• HWY 1 North
• HWY 1 South
• HWY 92
Weekend AM Peak Hour (LOS)
• HWY 1 North
• HWY 1 South
• HWY 92
Weekend PM Peak Hour (LOS)
• HWY 1 North
• HWY 1 South
• HWY 92
Weekday AM Delay (time
factor)
• HWY 1 North
• HWY 1 South
• HWY 92
Weekday PM Delay (time
factor)
• HWY 1 North
• HWY 1 South
• HWY 92

2018

2040

Maximum
Theoretical
Buildout31

F
D
E

F
D
F

F
D
F

F
D
E

F
E
F

F
E
F

F
D
E

F
D
F

F
D
F

F
D
E

F
D
F

F
D
F

3.1
1.01
1.3

4.4
1.03
2.0

5.1
1.03
2.3

2.9
1.01
1.8

4.8
1.03
3.3

5.7
1.03
3.9

Sources:
Traffic Model: Valley Transportation Authority (VTA)/ San Mateo County Association of
Governments (C/CAG) Travel Demand Model
• Association of Bay Area Governments (AGAG) Projections 2013 base data for 2018 and 2040
conditions
• City of Half Moon Bay Land Use Plan for Planning area for 2018, 2040 Buildout and Maximum
Theoretical Buildout
31

The Maximum Theoretical Buildout model inputs included the Half Moon Bay Land Use Plan maximum
theoretical buildout input with the C/GAG/VTA Travel Demand Model buildout projections for the greater Bay
Area through 2040. The C/CAG/VTA Travel Demand Model does not have growth projections past 2040.
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Highway 1 North
PM Peak Hour

LOS
Delay

2018

2040

Maximum
Theoretical
Buildout

F
2.9

F
4.8

F
5.7

Highway 92
PM Peak Hour

LOS
Delay

2018

2040

Maximum
Theoretical
Buildout

E
1.8

F
3.3

F
3.9

Highway 1 South
PM Peak Hour

LOS

2018
D

2040
E

Maximum
Theoretical
Buildout
E

Delay

1.01

1.03

1.03
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The performance measures presented in Table 3-9 and Figure 3-3 indicate that Half Moon
Bay’s primary roadway infrastructure is heavily impacted by weekday and weekend peak
period traffic. In every case, the Highway 1 North segment is operating at LOS F. The Highway
1 South segment is the only segment operating at LOS D in 2018, as well as all other conditions
except the PM Peak hour for the both the 2040 and maximum theoretical buildout scenarios.
Highway 92 degrades from LOS D in 2018 to LOS F for all peak periods in the 2040 and
maximum theoretical buildout scenarios. On especially busy weekend afternoons, it is
apparent that Highway 92 is already functioning at LOS F.
Once roadway or intersection traffic volume exceeds its capacity, conditions deteriorate
quickly. One challenge with the LOS performance measures for heavily impacted roadways is
that F is the worst grade in the scale, but this designation can represent dramatically different
levels of delay and gridlock conditions. Delay provides a better measure of the actual roadway
performance and the driver and passenger experience. Delay is a factor relative to the “free
flow” condition. The free flow travel time of a roadway segment is assigned a measure of 1.
Free flow is similar to LOS B, wherein signal light timing is in sync, there is no back up for
turn movements, and cars are able to travel at the speed limit. The delay factor is the amount
of time it will take to traverse a span of roadway relative to the free flow condition. A delay
of 2 indicates that roadway traffic is notable and that the trip will take twice as long as it
would in the free flow condition.
Again, as expected from the LOS grades, Highway 1 South delay is the least impacted under
the existing condition and by buildout. Highway 92 delay increases notably, especially in the
PM peak hour conditions. Highway 1 North is already experiencing a delay factor of 3, which
increases to over 4 and then 5 in the 2040 and maximum theoretical buildout conditions,
respectively. This is a dramatic increase and adversely affects the experience of visitors to the
coast and quality of life for residents. Increasing roadway capacity may be a consideration in
this case; however, the Land Use Plan update has identified that such an approach to expand
capacity which will in turn illicit more development demand, which has the potential to
overwhelm the capacity of other public works systems.
Although the transportation system carrying capacity is being reached, if not exceeded, the
Land Use Plan does not support expanding highway capacity via additional travel lanes
within Half Moon Bay. The Land Use Plan instead prioritizes community character, safety,
and reduced VMT. Thus, instead of widening Highways 1 and 92, the City will implement the
Town Boulevard. This conclusion is consistent with the Coastal Commission’s requirements
for growth management in San Mateo County, including the 40-unit annual residential
growth limit imposed on the unincorporated Midcoast area.32
The Town Boulevard is described further in Chapter 5. It prioritizes safety and connectivity
with lower speed limits, safe crossings, intersection improvements such as round-abouts, and
landscape amenities consistent with the coastal setting. It will be coordinated with the
Eastside Parallel Trail, a new Class I bicycle and pedestrian facility crossing Highway 92 and
32

California Coastal Commission Staff Report for County of San Mateo LCP Amendment No. SMC-MAJ-1-07
(Midcoast LCP Update), dated November 20, 2009 for meeting of December 10, 2009.
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running adjacent to the eastside of the full length of Highway 1 within the city limits. At the
time of the Land Use Plan update, two signalization projects on Highway 1 at Terrace Avenue
and South Main Street were approved and ready to be constructed. These projects are
consistent with the Town Boulevard and incorporate bicycle and pedestrian facilities. In
Chapter 2. Development, policies require Planned Developments to consolidate points of
access and provide multi-modal facilities and other improvements to further implement the
Town Boulevard.
In coordination with the Town Boulevard, the Land Use Plan’s strategy for managing growth
and infrastructure capacity is to concentrate new development in the Town Center where it
can be best supported by a variety of multi-modal circulation options in addition to driving.
The Town Center focus is coordinated with and supported by a variety of infrastructure
provisions providing access for visitors and residents presented in Chapter 5 and reinforced
in the City’s Bicycle and Pedestrian Master Plan.
The Land Use Plan is also sensitive to San Mateo County’s planning effort for Highway 1 in
the unincorporated Midcoast. Their congestion management plan (“Connect the Coastside”)
for the Midcoast was in development at the time of the Land Use Plan update. It includes
similar approaches, such as round-abouts and multi-modal improvements, and does not
include significant capacity expansions. Interim evaluation of the Connect the Coastside plan
indicates that the existing transportation system, especially Highways 1 and 92, are
inadequate for buildout. In addition to infrastructure, the draft Connect the Coastside plan
recommends implementing lot merger, lot retirement, and mitigation fee programs to reduce
capacity needs and fund transportation system improvements.33 All of these programs are
included in this Land Use Plan.

Circulation Policy Issues
Highway Capacity. The capacity of the circulation system in Half Moon Bay and the
unincorporated Midcoast is predominately dependent upon the performance of Highways 1
and 92. As described above in the water supply discussion, in association with the Coastal
Commission approval of the El Granada pipeline replacement project, increase in water
supply or distribution capacity from CCWD is contingent upon achieving adequate service
levels for Highways 1 and 92. Although a CTMP has been in development by San Mateo County
for the unincorporated Midcoast, peak weekday and weekend traffic is often gridlocked and
is expected to worsen with the development potential and popular visitor destinations of the
Midcoast and Half Moon Bay. Growth management limitations will need to be coupled with
Town Boulevard improvements and alternative modes of transportation options to offset
limited highway capacity.
Emergency Access. The Town Boulevard design must accommodate emergency vehicles and
evacuation traffic. Areas with heavy congestion can degrade response times or exacerbate
the potential for gridlock should a large-scale evacuation be required. This condition is
33

San Mateo County Midcoast Draft Congestion Management Plan, “Connection the Coastside,” 2016
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worsened during weekend peak periods when the number of coastal visitors is the highest.
LOS analysis can help assess roadway performance for emergency vehicle or evacuation
access. Restricting the roadway’s capacity while improving circulation with the Town
Boulevard concept will help manage visitor traffic on peak weekend days, which will reduce
gridlock and improve intersection performances to allow sufficient emergency access and
evacuation. Realization of the approach may require wider shoulders or turn-outs in lieu of
additional roadway lanes.
Other coastal access, bicycle and pedestrian circulation, alternative modes of transportation,
and parking policy issues are discussed in more detail in Chapter 5. Coastal Access and
Recreation. Policy issues related to traffic mitigation methods such as lot retirement are
included in Chapter 2. Development.
Community Character. From the coastal access perspective, the current traffic conditions are
a material constraint and are anticipated to worsen. Half Moon Bay’s coastal zone attractions
are numerous, and a primary component is the scale of the built environment set upon a
narrow band of marine terrace between the coast and Santa Cruz Mountain foothills. The
small town character is a leading draw for coastal visitors. Upscaling infrastructure to
accommodate visitors and growth will be at cross purposes with maintaining the desirability
of this area that visitors seek. The findings of the Chapter 3. Public Works suggest that
infrastructure capacity for some systems is at or near its limits and that the City will need to
work on an ultimate buildout strategy to stay within those means for the Planning Horizon.

Other Public Works Facilities
The City relies upon other public works facilities and systems that are not addressed in the
Coastal Act. Some are mentioned below to provide context. Each of these systems are covered
in other City planning policy documents.
Communications. Communications facilities are an important consideration for the General
Plan Safety Element. The City has a number of wireless telecommunication facilities and
encourages co-location for network improvements and reduced visual impacts. An active
HAM radio group is activated to support public safety efforts during emergencies. The City
has also considered redundant systems and has made emergency preparedness a community
priority.
Energy. Energy, especially energy conservation is addressed in the General Plan Open Space
and Conservation Element. Advances in energy transmission and storage systems will
support several policy areas in the Land Use Plan, such as to support greenhouse gas emission
reductions and an anticipated increase in the use electric vehicles over time. The City
supports residential and commercial energy conservation measures such as EV charging
stations, solar paneled roofs, and green building methods.
Solid Waste. Solid waste is also addressed in the General Plan Open Space and Conservation
Element. The City partners with a service provider for solid waste, recyclable material, and
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organic waste collection for residential and commercial constituents. Solid waste collection
is taken to the Ox Mountain Sanitary Landfill on Highway 92 in unincorporated San Mateo
County. Ox Mountain is a Class III municipal solid waste landfill and is the only active landfill
in San Mateo County, with an expected remaining capacity to receive waste until 2039.
Recyclables and organics are transferred at Ox Mountain and processed at Newby Island in
Milpitas. As part of the Franchise Agreement, in 2019 the City’s service provider is required
to divert at least 40% of all material collected in Half Moon Bay. This percentage increases
incrementally over time to meet State requirements under the California Integrated Waste
Management Act and related Assembly Bills, with a minimum goal of 50% diversion by
calendar year 2021.
Additional Special Districts. In addition to the districts and JPAs that provide the City’s water
and sewer utilities services, public services are provided by the Coastside Fire Protection
District, the Cabrillo Unified School District, and the Mosquito Abatement District, among
others.

Policies
General
3-1.

Infrastructure Capacity. Design and limit new or expanded public infrastructure,
including water, sewer, and transportation facilities to accommodate needs
generated by development or uses permitted consistent with this Land Use Plan and
the goals of the Coastal Act. Require the development of new or expanded public
infrastructure facilities to be phased such that capacities are limited to serving needs
generated by development consistent with the policies of this Land Use Plan and are
sized with safety margins so as to be resilient during periods of high demand or
emergency conditions, but not as capacity that would support additional
development.

3-2.

LCP and General Plan Conformance. Require special districts, public utilities, and other
government agencies carry out public works projects in conformance with the City’s
Local Coastal Program and General Plan.

3-3.

Monitor Growth and Infrastructure Capacity. Monitor and provide public reports
regarding growth, including residential and non-residential development,
infrastructure capacity, and any changed conditions that may affect growth,
infrastructure capacity, or the regulatory requirements associated with
infrastructure and development, every three years.

3-4.

Coastal Act and Local Priority Land Uses. In the event that growth and capacity
monitoring indicate that water supply or sewer capacity will not be adequate to
support growth to the 2040 planning horizon, the City shall establish a public works
capacity allocation process. In all cases, Coastal Act priority land uses shall be
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prioritized. The following tiering shall guide the process for allocation of water supply
and sewer capacity for all uses:
Tier 1) Coastal Act priority uses; followed by
Tier 2) Affordable housing as a local priority land use; and followed by
Tier 3) Non-priority uses.
3-5.

Coastal Development Permit for Public Works. Require a Coastal Development Permit
from any public utility, government agency, or special district wishing to undertake
any development in the City, other than for development that is not explicitly exempt
consistent with the LCP and Coastal Act. State Universities and Colleges and
development on public trust lands or tidelands as described in Section 30519 (b) of
the California Coastal Act are also exceptions.

3-6.

New Development Requirements and Findings. Require that all new urban
development have available water and sewer services and access from a public street
or over private streets to a public street. Prior to issuance of a development permit,
the approving authority shall make the finding that such development will be served
upon completion with water, sewer, schools, and road facilities, including such
improvements as are provided with the development. Lack of available services or
resources shall be grounds for denial of the project or reduction in the maximum
potential density otherwise indicated in the Land Use Plan.

3-7.

System Improvements. Allow system improvements to occur to address health and
safety needs such as replacing aging infrastructure, ensuring sufficient water capacity
for fire flow, improving system capacity to prevent sewer overflows, requiring green
infrastructure in public and private development projects so that they will not
contribute to erosion, sedimentation, or flooding, and providing passing lanes for
emergency vehicles. Such improvements shall not be considered growth inducing if
they are intended to address health, safety, and changing design standards.

3-8.

Substantially Undeveloped Areas. Do not provide municipal services including water,
sewer, and roads to substantially undeveloped areas in advance of approval for urban
development, except for services required for restoration, agriculture, and
recreational uses. In the case of Planned Developments, provide services only for
those uses allowed in advance of master plan approval, or any other use specifically
provided for in the Land Use Plan, in advance of urban development.

3-9.

Timing for New or Expanded Public Works Facilities. The timing and amount of new
or expanded public works facilities or capacities shall be determined by:
a. Considering the carrying capacity of the Planning Area and public works
capacities as a whole;
b. Providing capacity incrementally to support a phased buildout of the land use
plan;
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c. Prioritizing sustainable infrastructure and development that is protective of the
environment and conserves resources;
d. Anticipating the public works capacity for buildout of the Town Center;
e. Considering if existing capacity has been consumed or will be consumed within
the time required to construct additional capacity;
f.

Considering the availability of related public works to establish whether capacity
increases would overburden the existing and probable future capacity of other
public works;

g. Considering the availability of public funds for public works improvements that
benefit existing development, with private funds required for improvements
needed for new development; and
h. Coordinating with the County of San Mateo to take into consideration the policies
of the certified Midcoast Local Coastal Program.

Water System
3-10.

Water System Capacity Monitoring. Request CCWD to monitor and provide public
reports of the actual amount of water consumption by land use, both priority and nonpriority, and to annually inform the City of water consumption, current system
capacity, surplus available to new users, scheduling for capacity increases.

3-11.

Phased Development of Water Supply Facilities. Support phased development of water
supply facilities (chiefly pumping stations and water treatment facilities) so as to
minimize the financial burden on existing residents and avoid growth-inducing
impacts, so long as adequate capacity is provided to meet City needs in accordance
with the development policies and allocations for priority uses including agriculture,
horticulture, habitat restoration, and public recreation.

3-12.

Domestic Water Supply Quality. Maintain the quality of the domestic water supply.
Require that the quality of new water supplies is at least as high as existing supplies.

3-13.

Emergency Water Supply and Capacity. Request that CCWD monitor and provide
public reports regarding the maintenance and condition of the water supply and
system capacity to provide adequate fire flow and storage capacity for at least a
minimum 3-day emergency water supply. Increases in water supply, system
conveyance capacity, and storage capacity that support emergency risk management
are not to be used to support development.

3-14.

Reserve Water Supply for Priority Uses. Utilize established water connections by
category to effectively reserve water supply for Coastal Act priority land uses as
follows:
Tier 1) Coastal Act priority uses: Priority water connections
Tier 2) Affordable housing: Water connections reserved for affordable housing
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Tier 3) Non-priority uses: Non-priority water connections.
If a determination is made that water supply is insufficient for priority Coastal Act
uses based on the results of annual monitoring reports from CCWD, establish a
reservation system and limit planning entitlements accordingly to ensure water
supply for priority Coastal Act uses. Coordinate with San Mateo County to ensure
water supply for priority uses in the entire Coastside County Water District service
area.
3-15.

Water Connection Allocation Process for Proposed Development. Consult with CCWD
to establish a process for allocating water connections for development proposals
that includes temporary conditional reservations for development proposals
contingent on entitlement review, selling connections after entitlements are granted,
and expiring or otherwise returning connections to the district’s inventory if the
development does not proceed within as established period of time.

3-16.

Water Connections for New Development. New development of non-priority uses
within the urban boundary shall require a connection to the Coastside County Water
District system.

3-17.

New Water Connections. If CCWD obtains a coastal development permit or permit
amendment approving an increase in water supply or distribution capacity to provide
additional service connections in excess of limitations imposed by conditions of
approval for the Crystal Springs Phase 1 coastal development permit, the City shall
encourage CCWD to sell connections according to Policy 3-15, and to not sell
connections in advance of development proposals.

3-18.

New Public Wells. If new or increased well production is proposed to increase public
water supply, require that:
a. Water quality be adequate, using blending if required, to meet the water
standards of Policy 3-12.
b. Wells are installed under inspection according to requirements of the State and
County Departments of Public Health.
c. The amount pumped be limited to a safe yield over time which will not impact
agricultural water use or water-dependent sensitive habitats including riparian
habitats, wetlands, and marshes.
d. Base the safe yield and pumping restriction on studies conducted by a person
agreed-upon by the City and the applicant which shall (1) prior to the granting of
the permit, examine the geologic and hydrologic conditions of the site to
determine a preliminary safe yield which will not adversely affect a waterdependent sensitive habitat, including groundwater levels, potential for seawater
intrusion or other potential effects of sea level rise; (2) during the first year,
monitor the impact of the well on groundwater and surface water levels and
quality and plant species and animals of water-dependent sensitive habitats to
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determine if the preliminary safe yield adequately protects the sensitive habitats
and what measures should be taken if and when adverse effects occur.
e. If periodic monitoring shows impacts to safe yield, agricultural water use or
water-dependent sensitive habitats, the pumping rate shall be reduced until it is
clear that such impacts are not occurring and will not occur in the future.
3-19.

New Private Wells. New private wells may only be permitted for certain priority uses
when necessary, including agriculture and agriculture compatible uses, agricultural
worker housing associated with agricultural uses, and coastal dependent land uses
such as habitat restoration and public recreation. New private wells for non-priority
uses may not be permitted unless they are replacing wells in the case of well failure
or municipal water service cannot be extended to the development site. New private
wells shall be subject to the same requirements for safe yield and other standards of
Policy 3-18. Conditions of approval shall require an agreement that the new private
well(s) shall be made available for municipal use in the event of an emergency as
necessary.

3-20.

Siting of Wells and Water Intake Facilities. Identify opportunities to relocate wells and
water intake facilities away from hazards and/or areas where falling groundwater
levels or seawater intrusion may occur. Require new wells to be sited away from
areas where seawater intrusion could occur.

3-21.

Priority Water to Support Agriculture and Horticulture. Support the continued
viability of agriculture and horticulture operations by maintaining agriculture as a
Coastal Act priority use qualifying for priority water connections.

3-22.

Recycled Water. Support the establishment of a sustainable recycled water supply
system. Prioritize recycled water for horticulture and agriculture use and ensure that
recycled water meets or exceeds water quality standards for use by local horticulture,
agriculture, and agriculture compatible uses.

Sewer Facilities
3-23.

Sewer System Capacity Monitoring. Coordinate with the Sewer Authority MidCoastside and the SAM JPA agencies to monitor and provide public reports of the
treatment capacity of the SAM sewer treatment plant as compared to incoming flows
at least every three years.

3-24.

Sewer Treatment Plant Facilities Expansions. Prioritize development of a recycled
water treatment facility. Consider phased increases in capacity of the Half Moon Bay
collection system and SAM treatment plant concurrently with development of
recycled water treatment facility. Capacity expansions shall provide for, but not
exceed, the amount required to support development capacity of the City’s Land Use
Plan and any other district within the Coastal Zone participating in the provision and
utilization of sewage treatment facilities. If plant expansion is a regulatory
requirement, it may proceed in advance or independently of establishment of a
recycled water facility.
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3-25.

Phased Improvements to Treatment Plant. Support and require phasing of treatment
plant improvements to minimize the financial burden on existing residents, to avoid
growth-inducing impacts not consistent with the development policies in the Land
Use Plan. Consult with San Mateo County when determining the timing and capacities
of service expansion.

3-26.

Reserve Sewer Treatment Capacity for Priority Uses. Within three years of certification
of the Land Use Plan update, and every three years thereafter, the City Engineer shall
establish if there is adequate sewer system capacity for Coastal Act priority uses.
Reserve sewer capacity for Coastal Act priority land uses and prioritize capacity for
all land uses according to the following tiers:
Tier 1) Coastal Act priority uses
Tier 2) Affordable housing
Tier 3) Non-priority uses
If determined necessary, establish a reservation system and limit planning
entitlements accordingly to ensure capacity for Coastal Act priority uses. Coordinate
with Sewer Authority Midcoast, Granada Community Services District, County of San
Mateo, and other applicable agencies to ensure capacity for priority uses.

3-27.

Treatment Plant Vulnerability. Support vulnerability studies for the SAM treatment
plant to determine risk of aging infrastructure and coastal hazards including erosions
and sedimentation, flooding, storm surges, and sea level rise. Studies should address
the longevity of the treatment plant and options for protection, retreat or relocation.

3-28.

Infiltration and Inflow. Support efforts of SAM and the GCSD to monitor and reduce
infiltration and inflow (I/I) within City limits to a avoid impacts to PWWF over the
planning horizon of this Land Use Plan.

3-29.

Sewer Service District Study. Study SAM JPA agency structure and operations and
consider establishing new boundaries between agencies or consolidating agencies if
it would be supportive to performance, coordination, organization efficiency, or other
goals agreed upon by the JPA member agencies.

3-30.

Sewer Connections for New Development. Sewer connections are required for new
development in areas designated for urban development on the Land Use Plan Map,
with the exception of connections required to serve priority land uses including farm
worker housing, greenhouses, equestrian facilities, and other commercial or public
recreation uses.

3-31.

Treatment Plant Improvements. Additions and improvements to the Half Moon Bay
Treatment Plant shall be designed and screened to control noise and odor and
minimize impacts to air quality and scenic quality affecting the surrounding
residential, recreational, and habitat areas.
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3-32.

Existing Septic Systems. Existing septic systems may be maintained and improved for
health and safety purposes. Encourage conversion of existing septic systems to the
municipal sewer system as it becomes available and feasible for existing priority and
non-priority development. Where an existing non-priority use on septic is proposed
for redevelopment, require connection to the municipal sewer system and
restoration of the septic system area including septic field and downstream flow
areas. Where a new priority use is proposed to rely on an existing septic system,
require a coastal development permit which includes a soils analysis subject to
review by applicable agencies consistent with Policy 3-34 to ensure there is sufficient
capacity for wastewater percolation and treatment without impacts to groundwater
and provides for concurrent public review.

3-33.

New Private Sewer Systems. New private sewer systems may only be permitted for
priority uses when necessary, including agriculture, agriculture compatible uses,
agricultural worker housing associated with agricultural uses, and coastal dependent
land uses such as habitat restoration and public recreation. New private sewer
systems for non-priority uses may not be permitted unless municipal sewer service
cannot be extended to the development site. In such cases where private sewer
systems are necessary, serviced vaulted systems are preferred to septic systems and
required where feasible.

3-34.

Soil Analysis for New Septic Systems. Require applications for new priority-use
development relying on private septic systems to include a soils analysis and
percolation test report, according to the following procedure:
a. Soils analysis shall be conducted by a California Registered Geotechnical Engineer
or a California Registered Civil Engineer in the environmental/geotechnical field
and the results expressed in United States Department of Agriculture
classification terminology. Percolation tests shall be conducted by a California
Registered Geologist, a California registered Geotechnical Engineer, a California
Registered Civil Engineer, or a California Registered Environmental Health
Specialist.
b. The report shall analyze the absorption characteristics of the soil and the
potential for impacts of the proposed septic system on groundwater level, quality
of nearby surface waters and habitat areas, and slope stability.
c. Where it is shown that the soils do not have acceptable absorption characteristics
or that the septic system would negatively impact groundwater, nearby surface
waters or habitat areas, or slope stability, the private septic system shall not be
allowed.

3-35.

Septic Systems Operations. Ensure that existing and new private septic systems are
sited, designed, installed, operated, monitored and maintained to:
a. Avoid contributing nutrients and pathogens to groundwater and/or surface waters;
b. Avoid areas that have poorly or excessively drained soils, nonporous paving or
surface covering, shallow water tables or high seasonal water tables that are
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within floodplains, or where effluent cannot be adequately treated before it
reaches streams or the ocean;
c. Include adequate buffers to avoid impacts to ESHA and water quality from potential
seepage, grading and site disturbance, and the introduction of increased amounts
of water;
d. Include protective separation distances between system components, building
components, property lines, and groundwater;
e. Be in full compliance with building and plumbing codes, and the requirements of
the RWQCB;
f. Require mitigation in the event that compliance is not met; and
g. Require that the system be upgraded or replaced to achieve compliance; or
decommissioned if it cannot.

Stormwater System and Management
Policies governing hydrology and water quality are provided in Chapter 6. Natural Resources.
3-36.

Stormwater System Capacity and Monitoring. Use the goals and policies of the City’s
Storm Drain Master Plan and Green Infrastructure Plan to monitor and improve the
capacity and hydrologic function of the City’s stormwater system.

3-37.

Storm Drain Master Plan. Support updating and implementing the City’s Storm Drain
Master Plan consistent with Land Use Plan policies to manage and address watershed
restoration opportunities, erosion and sedimentation, lowered ground water tables,
flooding issues, and aging stormwater infrastructure.

3-38.

Green Infrastructure Plan. Complete the Green Infrastructure Plan to include design
approaches consistent with Land Use Plan policies to improve the City’s stormwater
system and management practices.

3-39.

One Water. Collaborate with Coastside County Water District and the Sewer Authority
Mid-Coastside to consider the potential applicability of a One Water approach to the
City’s water systems management.

3-40.

Stormwater Basin Management. Require low impact development, site control
measures, and other means to manage stormwater flows and improve water quality
within all of the City’s stormwater basins. Support public funding and implementation
of green infrastructure and stormwater management projects in anticipation of Town
Center development and redevelopment projects.
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Circulation

Policies governing improvements to the transportation system are provided in Chapter 5.
Coastal Access and Recreation.
3-41.

Road Capacity Monitoring. Monitor the capacity and traffic performance of the City’s
roadway system including delay time, signal coordination, and emergency vehicle
response time every three years.

3-42.

Highway Operations. Implement Highway 1 and 92 roadway improvements to
improve multi-modal access, safety for all modes, improved traffic flow, and reliable
emergency access to serve best serve the access needs of visitors and residents. Do
not increase highway capacity through lane widening projects or other expansions
other than as specified in the General Plan Circulation Element provided that it is
consistent with the Land Use Plan.

3-43.

Interagency Coordination. Work with San Mateo County, Caltrans, and other
applicable agencies to coordinate the Town Boulevard concept and other circulation
improvements with the Comprehensive Transportation Management Plan.

3-44.

Emergency Access and Evacuation. Implement the Town Boulevard concept and other
circulation improvements such that emergency vehicle access and evacuation traffic
is accommodated through targeted roadway improvements such as wider shoulders
or transportation management approaches.

Other Public Works Facilities and Systems
3-45. Support Other Facilities and Systems. Support the improvement and functionality of
other public works facilities and systems including communications, energy, and
solid waste to continue providing essential community services.
3-46.

Sustainable Energy Consumption. Support advances in the City’s energy systems and
storage capacity to reduce greenhouse gas emissions, promote use of renewable
energy sources, and improve energy efficiency.
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