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This summary is a working draft and will be updated when the Draft General Plan
Elements are made available later in summer 2016. It is a reference to support review of
the April 2016 First Public Review Draft Local Coastal Land Use Plan (Draft LUP). This
summary presents comparisons of policies in the two documents in table format as
illustrated in the example below:
#

1993 LUP Policy

1993 LUP 1993 LUP
Policy
Policy Text
Number

First Draft LUP Update

Draft LUP Page Number, Policy Number
Policy Title.
 For substantially equivalent policies: Policy text is
provided with strikethrough and underline to indicate
text deletions and insertions from the 1993 LUP.
 For substantially revised, updated, or otherwise
replaced policies: The table entry will note that the
policy has been significantly revised. The new draft
policy language will be fully underlined to indicate that
all of the language is new.
 For policies not brought forward: The table entry will
note that the 1993 policy is not included in the Draft
LUP and why that is the case; e.g. The policy will be
included in a forthcoming General Plan Element, the
1993 policy has been implemented or is otherwise no
longer relevant, the policy is redundant, the policy
direction has changed.
 Other policy changes: In several cases, 1993 LUP
polices were combined or otherwise re-organized.
Explanation of the new draft configuration is provided
followed by the new draft policy text.

NOTES:
New policies from the Draft LUP are presented in one of two ways: 1) In the
comparison table as replacements to or augmentation of 1993 LUP policies; or 2) In the
“New Policies” section which begins on page 101 after the comparison table.
There may be cases were exact annotation of changes are not indicated. For example,
the two documents use different abbreviation formats in some cases, which is not
pertinent to policy intent.
Any minor typographical errors in the draft new policies are also not included. These
are tracked and will be corrected in future versions of the Draft LUP.

LCP Land Use Plan
#

1993 LUP Policy
General Policies

First Draft LUP Update

1-1
The City shall adopt those policies of the Coastal Act (Coastal Act
Sections 30210 through 30264) cited herein, as the guiding policies
of the Land Use Plan.
1-2
Where policies within the Land Use Plan overlap or conflict, on
balance, the policy which is the most protective of coastal resources
shall take precedence.
1-3
Where there are conflicts between the policies set forth in the
Coastal Land Use Element and other elements of the City's General
Plan or existing ordinances, on balance, the policies of this Coastal
Land Use Element shall take precedence.

1-4
Prior to the issuance of any development permit required by this
Plan, the City shall make the finding that the development meets the
standards set forth in all applicable Land Use Plan policies.

1

Page 2.2-40, Policy 2.2-G.1
Coastal Act Policies.
The City shall Adopt those policies of the Coastal Act (Coastal Act
Sections 30210 through 30264) cited herein, as the guiding policies
of the Land Use Plan.
Page 2.2-40, Policy 2.2-G.2 (Combines 1993 LUP Policies 1-2 & 1-3,
see also below)
Policy Hierarchy.
Where policies within the Land Use Plan LCLUP overlap or conflict,
or when policies in the Land Use Plan and policies in other General
Plan elements overlap, on balance, the policy which is the most
protective of coastal resources shall take precedence.
Page 2.2-40, Policy 2.2-G.2 (Combines 1993 LUP Policies 1-2 & 1-3,
see also above)
Policy Hierarchy.
Where there are conflicts between the policies set forth within the
LCLUP Coastal Land Use Element overlap, or when policies in the
Land Use Plan and policies in other elements of the City's General
Plan elements overlap or existing ordinances, on balance, the policy
which is the most protective of coastal resources policies of this
Coastal Land Use Element shall take precedence.
Page 2.2-40, 2.2-G.3
Findings for Development Approval.
Prior to the issuance of any development permit required by this
Plan, the City shall make the finding that the development meets the
standards set forth in all applicable Land Use Plan policies and
Implementation Plan provisions in the City’s certified Local Coastal
Program.

#
1-5

1993 LUP Policy
The textual discussion is intended as elaboration of and justification
for the Plan policies and map designations. Therefore, the text shall
be considered a part of the Land Use Plan, serving as the findings
justifying the specified policies and Land Use Maps. Appendices A and
B are hereby incorporated into the plan.

2

First Draft LUP Update
Page 2.2-40, 2.2-G.4
Plan Efficacy.
The textual discussion is intended as elaboration of and justification
for the Plan policies and map designations. Therefore, the text shall
be considered a part of the Land Use Plan, serving as the findings
justifying the specified policies and Land Use Maps. Appendices A and
B are hereby incorporated into the plan.
NOTE: The number and naming of appendices is not yet finalized. They
can be referenced in the next draft of the LUP Update.

Coastal Access and Recreation
GENERAL POLICIES
#
2-1

1993 LUP Policy
The State Department of Parks and Recreation, other State
agencies, the County of San Mateo, or any private agency organized
for the purpose of accepting dedications for public use, shall be
designated to accept offers of dedication required by this Plan to
increase opportunities for public access and recreational use of the
Regional Public Recreation Area designated on the Land Use Plan
Map. Any offers of dedication or easement required by this Plan
shall be reserved until accepted by one of the above listed entities.
Such reservation shall be held by the City until accepted by one of
the above listed agencies.

2-2

For all new development along the Shoreline Trail alignment shown
on the Access Improvements Map, granting of lateral easements to
allow for continuous public access along the shoreline shall be
mandatory unless publicly owned blufftop land suitable for trail
development intervenes between the development and the bluff
edge. All beach seaward of the base of the bluff shall be dedicated.
At a minimum, the dedicated easement shall have a width sufficient
to allow an adequate trail and to protect the privacy of any
residential structures built near the accessway.
Lateral trails along the bluff edge shall be set back at least 10 feet
and native vegetation shall be established between the trail and the
edge to stabilize the bluff top.

3

First Draft LUP Update
1993 LUP Policy 2-1 supporting open space acquisition will be
included in the General Plan Conservation and Open Space Element.

Page 2.3-26, Policy 2.3-I.32
Trail Easements:
As part of the development approval process, obtain an irrevocable
offer to dedicate or a permanent easement for multi-use trails on
privately owned property where trails are proposed as part of the
Half Moon Bay trail system.
For all new development along the Shoreline California Coastal Trail
alignment shown on the Access Improvements Map, require granting
of lateral easements to allow for continuous public access along the
shoreline shall be mandatory unless publicly owned blufftop land
suitable for trail development intervenes between the development
and the bluff edge. Dedicate all beach seaward of the base of the
bluff shall be dedicated. At a minimum, ensure that the dedicated
easement shall have a width sufficient to allow an adequate trail and
to protect the privacy of any residential structures built near the
accessway.
Lateral trails along the bluff edge shall be set back at least 10 feet
and native vegetation shall be established between the trail and the
edge to stabilize the bluff top.

#
2-3

1993 LUP Policy
The State Department of Parks and Recreation shall be encouraged
to assume responsibility for the County Acquisition area and
implement LCP mandated access and recreation improvements.

In a zone extending approximately 200 feet inland from the mean
high tide line, priority shall be given to coastal-dependent and
related recreational activities and support facilities. However,
camping facilities should be set back 100 feet from the beach and
bluffs and near-shore areas reserved for day use activities.

First Draft LUP Update
1993 LUP Policy 2-3 is not brought forward. This approximately 45
acre area continues to be owned by San Mateo County; however,
the City of Half Moon Bay provides maintenance and the area
includes a segment of the California Coastal Trail.
Page 2.3-23, Policy 2.3-I.11
Review of Accessway Plans.
Allow any public agency holding beach lands may to review all
accessway plans on adjacent property abutting the State Beach and
County Acquisition area to ensure they are consistent with the
Local Coastal Land Use Plan and or the adopted State Park General
Plan or Land Use Plan in other areas.
Page 2.3-23, Policy 2.3-I.12
Setbacks for Accessways.
No Prohibit structures to be built within 15 feet of an accessway or
the boundary of public shoreline recreation area ownership. A
greater distance may be required to minimize adverse visual impacts,
to protect residential privacy, or to protect public access.
Page 2.3-23, Policy 2.3-I.13
Signage for Accessways.
Require all vertical and lateral public accessways shall to have clearly
posted signs specifying the public's right to use these areas; signs
must shall also contain any limitations on the public’s right of access
and specific uses.
Page 2.3-29, Policy 2.3-I.60
Coastal-dependent and Recreational Uses.
In a zone extending approximately 200 feet inland from the mean
high tide line, give priority shall be given to coastal-dependent and
related recreational activities and support facilities. However,
camping facilities should be set back at least 100 feet from the beach
and bluffs and near-shore areas reserved for day use activities.

In no case shall recreational improvements, other than accessways,
lifeguard facilities, trash containers, and informational signs be
located directly on the dry, sandy beach.

In no case shall recreational improvements, other than accessways,
lifeguard facilities, trash containers, and informational signs be located
directly on the dry, sandy beach.

2-4
Any public agency holding beach lands may review all accessway
plans on property abutting the State Beach and County Acquisition
area to ensure they are consistent with the adopted State Park
General Plan or Land Use Plan in other areas.
2-5
No structure shall be built within 15 feet of an accessway or the
boundary of public shoreline recreation area ownership. A greater
distance may be required to minimize adverse visual impacts, to
protect residential privacy, or to protect public access.
2-6
All vertical and lateral public accessways shall have clearly posted
signs specifying the public's right to use these areas; signs shall also
contain any limitations on the public’s right of access and specific
uses.
2-7
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#
2-8

1993 LUP Policy
Recreational uses on ocean front lands that do not require extensive
alteration of natural environment shall have priority over
recreational uses requiring substantial alterations. This shall apply to
both public and private development.
Off-road vehicle use shall be prohibited in regional recreation areas,
as designated on the Land Use Plan Map.

2-9
Development unrelated to on-site recreational activities shall not be
permitted in publicly owned recreational areas, with the exception
of the State Park administrative and maintenance operations located
at Half Moon Bay State Beach.
2-10
In implementing all proposals made in this Plan for expanding
opportunities for coastal access and recreation, the State of
California, the County of San Mateo, or any private entity organized
for acquisition of public dedication are expected to make all
purchases. The City's role shall be to require dedications as
provided in this Plan in order to reduce required purchases, and to
retain any offers of dedication or easements required by this Plan as
open for acceptance by the above listed entities.

5

First Draft LUP Update
Page 2.3-29, Policy 2.3-I.61
Recreational Uses on Oceanfront Lands.
Give priority to recreational uses on ocean front lands that do not
require extensive alteration of natural environment shall have
priority over recreational uses requiring substantial alterations. This
shall apply to both public and private development.
Off-road vehicle use shall be prohibited in regional recreation areas, as
designated on the Land Use Plan Map.
Page 2.3-30, Policy 2.3-I.62
Recreational Uses in Public Park Lands.
Do not permit development unrelated to on-site recreational
activities shall not be permitted in publicly owned recreational areas,
with the exception of the State Park administrative and maintenance
operations located at Half Moon Bay State Beach.
Page 2.3-30, Policy 2.3-I.63
Acquisition for Coastal Access and Recreation.
Coordinate with In implementing all proposals made in this Plan for
expanding opportunities for coastal access and recreation, the State
of California, the County of San Mateo, or and any private entity
organized for acquisition of public dedication that are expected to
make all purchases for expanding opportunities for coastal access
and recreation. The City's role shall be to require dedications as
provided in this Plan in order to reduce required purchases, and to
retain any offers of dedication or easements required by this Plan as
open for acceptance by the above listed entities.

#
2-11

1993 LUP Policy
Encourage Caltrans to improve signs along Highway 1 designating
specific access routes as provided for in the Plan. Signs shall also be
posted at entrances to the City, informing the public about the
recreational resources available in Half Moon Bay, and routes to
reach these areas.

First Draft LUP Update
Page 2.3-23, Policy 2.3-I.8
Signage for Coastal Access Points along Highway 1.
Work with Encourage Caltrans to improve signs along Highway 1
designating specific access routes as provided for in the Plan. Signs
shall also be posted at entrances to the City, informing the public
about the recreational resources available in Half Moon Bay, and
routes to reach these areas. provide a coordinated signage program
along Highway 1, identifying each specific access route on the figures
3-1 and 3-2. Signage should be clear, legible, and consistent, and
indicate what amenities are available at each access point. The
program should include signage designed for unfamiliar visitors in
vehicles as well as for pedestrians/cyclists. Signage should also be
provided where beach access is not available at western
neighborhood entrances to discourage visitors from needlessly
entering and parking in these areas.

AREA SPECIFIC POLICIES
#

1993 LUP Policy
Pillar Point Harbor

First Draft LUP Update

2-12
Encourage and, to the extent permitted by law, require
improvements to be made by the San Mateo County Harbor
District to the Pillar Point Harbor facility to increase access and
recreational opportunities.
(a) Resurface, grade, and improve drainage at the existing
southerly parking lot and its access road from Highway 1.
(b) Prevent fencing blocking lateral access in cooperation with
provision of trail on adjacent property to the south and
west. (There is no fence blocking access).
(c) Encourage the surfacing of the east breakwater to
encourage and support its use for fishing. (This is precluded
by Corps of Engineer Policy).
(d) Maintain and upgrade the Harbor District east parking area
as an RV park. Provide hookups and trash collection.
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1993 LUP Policy 2-12 is not brought forward. New draft policy from
the Draft LUP Synthesis process regarding maritime uses proposed
as follows:
Page 2.2-44, Policy 2.2-I.7
Maritime Uses.
Recognize Half Moon Bay’s maritime history by promoting coastal
related land uses. This may include:
 Explore the potential for an interpretive station or visitor
center near the coast that provides information about the
region’s maritime history and marine habitats.
 Promote coastal-related uses such as research, education,
and commercial coastal recreation.
 Build on the proximity of neighboring maritime
destinations, such as Pillar Point Harbor and Princeton-bythe-Sea.

#
2-13

2-14

2-15

1993 LUP Policy
Miramar Beach
Close the northern end of Mirada Road where it intersects with
Highway 1 to eliminate blufftop parking and resulting blufftop
erosion. The trail as shown on the Access Improvements Map shall
not be prohibited and if parking is provided to the adjacent
unincorporated area an improved public pedestrian access (ramp or
stairs to the beach) would be appropriate.
As a condition of development on the Miramar Beach Development
Company property, require the developer to provide :
(a) A vertical easement and stairway to replace dirt trails down
to the beach, to be dedicated to the State.
(b) A lateral easement and pedestrian trail linking Mirada Road
with San Andreas Avenue on the ocean side of any
development, to be dedicated to the State.
(c) Adequate landscaping to screen the accessways from
development and setbacks from the trails equal to or
greater than those permitted for equivalent density
development in the Zoning Ordinance.
Half Moon Bay State Beach and County Acquisition Area
Designate, sign, and improve, as primary Beach Access Routes to
the State Beach the following streets as shown on the Land Use Plan
Map: Young, Venice, and Kelly.
(a) Provide for left-turn lanes at each primary access route,
with signs on Highway 1 indicating beach access.
(b) Encourage Samtrans to provide peak weekend transit
service to the beach on Kelly and Venice and reserve the
possibility of eventual connections with remote parking
sites.
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First Draft LUP Update
1993 LUP Policy 2-13 is not brought forward because the Miramar
Beach PUD is fully built out, the California Coastal Trail alignment,
parking, and access areas are implemented. New Draft LUP Policy
2.3-I.27 Long-term California Coastal Trail Alignment generally
addresses the need to plan for future realignment of portions of the
trail due to anticipated coastal erosion and sea level rise. The Mirada
Road/Miramar Beach area is an area indicated in erosion mapping for
which the new policy would be applicable.
1993 LUP Policy 2-14 is not brought forward because the Miramar
Beach PUD is fully built out, the California Coastal Trail alignment,
parking, and access areas are implemented.

1993 LUP Policy 2-15 is replaced with new policies supporting the
original intent supportive improved and well signed beach access
routes, but reflective of the direction of the Draft LUP with respect
to focus on the core area and emphasizing linkages between
Downtown and the beaches as indicates in the following policies:
Page 2.2-27, Policy 2.3-I.38
East-West Pedestrian Connections.
Develop strong pedestrian east-west connections along Kelly and
Poplar avenues between Downtown and the beach. These streets
should be high priorities for sidewalk enhancements and pedestrian
amenities as well as directional signage.

#

1993 LUP Policy

First Draft LUP Update
Page 2.3-29, Policy 2.3-I.56
Local and Regional Transit.
Work with Sam Trans to increase bus frequencies and ensure
connections to regional transit options. Encourage Sam Trans to
provide peak weekend transit service to Half Moon Bay State Beach.

2-16

Designate, sign, and improve western extension of Higgins Canyon
Road, Miramontes Point Road, Redondo Beach Road, one additional
beach access route as may be called for in the Conservancy Plan,
and a new State Park entrance north of Venice Beach Road, as
beach access routes.

1993 Policy 2-16 is not brought forward. Development has not
proceeded in the area and thus Higgins Canyon Road has not been
extended. Access and signage for Miramontes Point Road is
implemented. A new vertical beach access location north of
Redondo Beach Road is proposed.
1993 LUP Policy 2-17 was combined with Policies 2-18 and 2-20.
See below new draft combined policy.

Provide improved State parking facilities for at least 1,000
automobiles generally in accordance with the allocation provided on
the Access Improvements Map with most parking located at the end
of the primary Beach Access Routes.
(a) No parking facility designed for more than 200 vehicles.
(b) No parking facility south of Kelly designed for more than
50 cars, located at least 50 feet back from the bluff edge.
(c) Parking lots to be located on public property accessible
directly from primary and secondary access routes, located
at least 100 feet from lots zoned for residences and suitably
screened by berms, landscaping, or lowered elevation.
(d) Parking surfaces to be designed to ensure that water runoff
does not exceed that which exists prior to the
improvement.

Page 2.3-22, Policy 2.3-I.4
Siting and Design of Parking at Coastal Access Points.
Work with the Department of Parks and Recreation and others to
ensure that coastal visitor parking is created, modified, and/or
managed with the following characteristics Provide improved State
parking facilities for at least 1,000 automobiles generally in
accordance with the allocation provided on the Access
Improvements Map with most parking located at the end of the
primary Beach Access Routes:
 No parking facility designed for more than 200 vehicles.
 No parking facility south of Poplar Kelly designed for more
than 50 cars, located at least 50 feet back from the bluff
edge.
 Parking lots to be located on public property accessible
directly from primary and secondary access routes, located
at least 100 feet from lots zoned for residences and suitably
screened by berms, landscaping, and lowered elevation.
 Parking surfaces to be designed to ensure that water runoff
does not exceed that which exists prior to the
improvement.
 Within the boundaries of the State Beach and County

2-17
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#

1993 LUP Policy

2-18

Within the boundaries of the State Beach and County Acquisition
areas, locate all parking lots, structures, and water and toilet
facilities at least 100 feet from the center line of any drainage course
terminating at the beach.
Retain the 51 RV campsites at Frances Beach and provide additional
80 RV campsites, 40 walk-in campsites, and 3 additional restrooms;
locate all new improvements at least 100 feet from Pilarcitos Creek
and privately held lands within the City to the east.

2-19

2-20

Locate parking facilities so that beach access is not across dunes,
where possible, and use wooden walkways where access across the
dunes is required from new parking facilities; post signs to
discourage random passage to the beach.

First Draft LUP Update
Acquisition areas, Locate all parking lots, structures, and
water and toilet facilities at least 100 feet from the center
line of any drainage course terminating at the beach.
 Locate parking facilities so that beach access is not across
dunes, where possible, and use wooden walkways where
access across the dunes is the only feasible means required
from new parking facilities; post signs to discourage random
passage to the beach.
1993 LUP Policy 2-18 was combined with Policies 2-17 and 2-20.
See above new combined policy presented in row for 1993 LUP
Policy 2-17.
1993 LUP Policy 2-19 was not brought forward into the Draft LUP
because it has been substantially implemented. The current status of
the provision of campsites is described on page 2.3-16 of the Draft
LUP as follows:
“Campgrounds: Half Moon Bay is home to three campgrounds
primarily accommodating campers and recreational vehicles (RVs),
with a total of 232 campsites as of 2016. Half Moon Bay State Beach
provides 46 sites that accommodate trailers or RVs and seven tent
sites at Francis Beach. Pillar Point RV Park has 49 RV sites at Pillar
Point Harbor at the far north end of Half Moon Bay. The privatelyowned Half Moon Bay RV Park and Campground, on Wavecrest
Road, and Pelican Point RV Park, on Miramontes Point Road,
provide 65 and 72 sites, respectively.”
With respect to parking, 1993 LUP Policy 2-20 was combined with
Policies 2-17 and 2-18. See above new combined policy presented in
row for 1993 Policy 2-17. With respect to signage and random
passage, new draft policies are provided as follows:
Page 2.4-66, Policy 2.4-I.39.
Public and Recreational Access.
Ensure that public accessways and trails located within or adjacent
to ESHA are sited to minimize impacts to ESHA to the maximum
extent feasible. Measures including, but not limited to, signage,
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#

2-21

1993 LUP Policy

First Draft LUP Update
placement of boardwalks, and limited fencing shall be implemented
as necessary to protect ESHA.

The State and the County of San Mateo should construct new paths
or stairs down to the beach from the end of the westerly extension
of Higgins Canyon Road as designated in Policy 2-16. In conjunction
with adjacent new development, encourage the construction of
paths or stairs to the beach as shown on the Access Improvements
Map.

2-22

Page 2.4-67, Policy 2.4-I.51
Interpretive Signage.
Permit interpretive signage in ESHA accessible to the public to
provide information about the value and need to protect sensitive
resources.
1993 Policy 2-21 is not brought forward. Development has not
proceeded in the area and thus Higgins Canyon Road has not been
extended. A new vertical beach access location north of Redondo
Beach Road is proposed.
1993 LUP Policy 2-22 was amended to reflect the changed condition
of the California Coastal Trail between Kelly Avenue and
Miramontes Point Road. The trail is implemented from Kelly Avenue
south nearly to Wavecrest Road and Redondo Beach Road south to
Miramontes Point Road. Public vertical beach access is provided at
Kelly Avenue, Poplar Street, and Miramontes Point Road. A new
vertical access location between Wavecrest and Redondo Beach
Road is proposed in the Draft LUP.

Provide an improved bluff edge trail designed to improve coastal
access and avoid increase in bluff edge runoff from Kelly to
Miramontes Point Road as shown on the Access Improvement Map
or as determined by the Wavecrest Conservancy Project for the
area between Seymour and Redondo Beach Road. Connect the
lateral trail to the beach with vertical trails at the end of Kelly,
midway between Kelly and Seymour, at the end of Seymour, midway
between Seymour and Redondo Beach Road as determined by the
Wavecrest Conservancy Project, near the end of Redondo Beach
Road, and at the end of Miramontes Point Road.
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Page 2.3-25, 2.3-I.25
California Coastal Trail Improvements.
Work with the Coastside Land Trust and others to develop a formal
segment of the California Coastal Trail between the Wavecrest
open space and Redondo Beach Road, as shown on the Coastal
Access, Parks and Recreation map. The trail should generally parallel
the bluff edge, be designed to minimize erosion and potential
impacts to biological resources, and aligned adequately inland to
accommodate future sea level rise and bluff erosion projections.
Connect the lateral trail with one or more vertical trails connecting
to the beach, located and designed to minimize negative impacts.

#
2-23

1993 LUP Policy
Provide a new recreational vehicle campground for not more than
100 vehicles within the Wavecrest Project Area to be screened by
trees to the greatest extent possible.

2-24
Use landscaping and signs to separate horse and pedestrian trails.
Restrict horseback riding to trails and areas as shown on the Access
Improvements Map.
2-25

2-26
2-27

2-28

Extend the State Beach in accordance with the finally approved
Conservancy Plan.

Miramontes Point/Manhattan Beach
Designate and sign Miramontes Point Road as a secondary Beach
Access Route to the beach, hotel, and vista point.
Implement the approved plan for Miramontes Point Road, the new
improved parking lot, and the vista point on Miramontes Point, as
indicated in the Land Use Plan, continuing on to connect with the
Country Club Hotel. Provide for return of the continuous lateral
shoreline trail to Highway 1 along Miramontes Point Road to
discourage travel through County land south of city limits of Half
Moon Bay.
Encourage public ownership or easements between the bluff edge
and the Miramontes Point Road extension to the extent necessary
to assure lateral coastal access, protection of the blufftops, siting of
the new parking and vista area, and construction of the extension of
Miramontes Point Road.
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First Draft LUP Update
1993 LUP Policy 2-23 is not brought forward. Since adoption of the
1993 LUP, the Half Moon Bay RV Park and Campground (aka
project name “Birds of Paradise”), located in the vicinity of the
Wavecrest Project Area, was developed with 65 RV campsites.
Page 2.3-25, Policy 2.3-I.28
Equestrian Trails.
Support maintenance of separate trails for equestrian use. Use
landscaping and signs to separate horse and pedestrian trails and to
reduce bluff top erosion. Restrict horseback riding to trails and
areas as shown on the Access Improvements Map.
1993 LUP Policy 2-25 is not brought forward. The “Conservancy
Plan” referenced is for the Wavecrest Restoration Project area,
which is a PUD, and further described in narrative and polices for
that PUD. 1993 LUP Policy 2-25 is substantially redundant to 1993
LUP Policy q. for the Wavecrest Restoration Project PUD. Policy q.
is brought forward with minor revisions as Draft LUP Policy 2.2-I.88,
indicated later in this table for the Wavecrest Restoration Project
PUD.
1993 LUP Policy 2-26 has been implemented and is not brought
forward.
1993 LUP Policy 2-27 has been implemented and is not brought
forward.

1993 LUP Policy 2-28 has been implemented and is not brought
forward.

POLICIES FOR VISITOR-SERVING COMMERCIAL DEVELOPMENT
#
2-29

1993 LUP Policy
Generally locate new visitor-serving commercial development
facilities that provide lodging, food, and automobile services within
the downtown commercial core, within and near Ocean
Colony/Half Moon Bay Golf Links, at Pillar Point Harbor (near
Dunes Beach), and in the Wavecrest area as designated in the
Wavecrest Conservancy Project.

2-30

First Draft LUP Update
Page 2.3-31, Policy 2.3-I.72
Location of Visitor-Serving Commercial Development. Generally
locate new visitor serving commercial development facilities that
provide lodging, food and automobile services within the downtown
commercial core, within and near Ocean Colony/Half Moon Bay
Golf Links, near at Pillar Point Harbor, (near Dunes Beach), and in
the Wavecrest area as designated in the Wavecrest Conservancy
Project.
1993 LUP Policy 2-30 is not brought forward into the draft LUP
update. Policies regarding visitor accommodations are proposed for
the Downtown core area including the following:
Page 2.2-45, Policy 2.2-I.15
Main Street Uses.
Along Main Street north of Correas Street, which represents the
heart of Downtown, require retail, eating and drinking
establishments, and other similar active uses at the first floor to
foster a distinctive, vibrant pedestrian-oriented atmosphere.
Promote small hotels with lobbies at the ground level, and office and
residential uses on the upper floors. In addition, maintain a
predominantly commercial land use character along Main Street
north of Pilarcitos Creek.

Allow for the location of new non-coastal-dependent visitor
accommodations such as resort hotels, in areas environmentally
suitable for these forms of activities if consistent with land use
designations and the LUP Map.

Page 2.2-46, Policy 2.2-I.22
Visitor-Serving Commercial.
Promote the development of businesses providing goods and
services to visitors, including dining, lodging, recreation, shopping,
and agritourism.

12

POLICIES FOR COMMERCIAL RECREATION
#
2-31

1993 LUP Policy
Locate new or expanded commercial recreation facilities in areas
already established for such uses, with priority to locations in the
commercial core of the City, except where use characteristics are
incompatible with densely developed commercial areas (e.g. stables
and golf courses). Commercial facilities which are strongly
connected with and support recreational uses (such as a fishing
supply store at Pillar Point Harbor) shall be encouraged to locate in
close proximity to the recreational activity.

2-32
Locate new equestrian facilities near proposed County trail systems
in upland areas east of Highway 1 or on sites where the coastal
terrace is broad enough to accommodate such use without conflicts
with public recreation. Limit equestrian use and facilities west of
Highway 1 to the level now generally available and encourage
relocation to upland areas.

First Draft LUP Update
Page 2.3-31, Policy 2.3-I.73
Location of Commercial Recreation.
Locate new or expanded commercial recreation facilities in areas
already established for such uses, with priority to locations in the
commercial core of the City, except where use characteristics are
incompatible with densely developed commercial areas (e.g. stables
and golf courses). Commercial facilities which are strongly
connected with and support recreational uses (such as a fishing
supply store at Pillar Point Harbor) shall be encouraged to locate in
close proximity to the recreational activity.
Page 2.3-32, Policy 2.3-I.74
Equestrian Facilities.
Locate new equestrian facilities near proposed County trail systems
in upland areas east of Highway 1 or on sites where the coastal
terrace is broad enough to accommodate such use without conflicts
with public recreation. Limit equestrian use and facilities west of
Highway 1 to the level now generally available and encourage
relocation to upland areas.

POLICIES FOR LOCAL RECREATION
#
2-34

1993 LUP Policy
Designate land to be reserved for future satisfaction of residents'
needs for additional passive and active recreational facilities as
indicated on the Half Moon Bay Land Use Plan and Map and begin
implementation of the program playfield/community center concept
to meet existing needs. Develop the proposed recreational center in
phases, with at least 15 acres needed for Phase 1 and a balance for
Phase 2.
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The 1993 LUP envisioned a community center at the Johnston
House property and other facilities in the Wavecrest Restoration
Project area. 1993 LUP Policy 2-34 is no longer relevant having been
implemented in part through procurement of Smith Field (13 acres)
and because implementation priorities need to be updated. The
Draft LUP and associated forthcoming Recreation and Healthy
Communities General Plan Element provide context for
reconsidering needs and implementation measures to meet the
community’s parks and recreation needs.

2-35

Continue the existing policy of requiring land dedications or in-lieu
fee contributions to assure adequacy of recreation and park facilities
to meet the demand generated by new developments. Modify the
existing Dedication Ordinance to assure that contributed fees are
equivalent in value to lands which would otherwise be required by
basing the fees on the equivalent fair market value of the land which
would otherwise be dedicated.

1993 LUP Policy 2-35 is not brought forward as drafted for the 1993
LUP. Half Moon Bay’s parkland standard, dedications and other
related components of this topic are addressed generally in the
Draft LUP policies as presented below; the City’s policies for parks
and recreation facilities will be more fully addressed in the
forthcoming draft Recreation and Healthy Community Element of
the General Plan.

Development on agriculturally used lands shall result in assessment
of fees only on that portion of land developed for non-agricultural
purposes. Fees on the remaining portion of agriculturally used land
shall be assessed at the time the remaining lands are converted to
non-agricultural uses.

Page 2.3-21, Policy 2.3-G.13
Parkland Provision.
Maintain parkland provision and accessibility standards to ensure
that new parkland keeps pace with population increase.
Page 2.3-30, Policy 2.3-I.64
Parkland Standard.
Provide 5 acres of neighborhood and community park area for each
1,000 Planning Area residents, with additional parkland for
specialized and low use park acreage.
The park land standard will ensure that new development accommodates
the recreational needs of future residents. See the Open Space Element
for more detailed policies on future parks.
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LCP Environmentally Sensitive Habitat Areas: Marine and Water Resources
#
3-1

1993 LUP Policy
Definition of Sensitive Habitats
a) Define sensitive habitats as any area in which plant or
animal life or their habitats are either rare or especially
valuable and as those areas which meet one of the following
criteria: (1) habitats containing or supporting "rare and
endangered" species as defined by the State Fish and Game
Commission, (2) all perennial and intermittent streams and
their tributaries, (3) coastal tidelands and marshes, (4)
coastal and offshore areas containing breeding and/or
nesting sites and coastal areas used by migratory and
resident water-associated birds for resting and feeding, (5)
areas used for scientific study and research concerning fish
and wildlife, (6) lakes and ponds and adjacent shore habitat,
(7) existing game and wildlife refuges and reserves, and (8)
sand dunes.
Such areas include riparian areas, wetlands, sand dunes,
marine habitats, sea cliffs, and habitats supporting rare,
endangered, and unique species.

First Draft LUP Update
1993 LUP Policy 3-1 is brought forward, but substantially revised to
conform to the California Coastal Act.
Page 2.4-59, Policy 2.4-I.1
ESHA Definition.
Define Environmentally Sensitive Habitat Areas (ESHAs) as any area
in which plant or animal life or their habitats are either rare or
especially valuable because of their special nature or role in an
ecosystem and which could be easily disturbed or degraded by
human activities and developments (California Coastal Act Section
30107.5). The following areas shall be considered ESHA.
 Any habitat area that is rare or especially valuable from a
local, regional, or statewide basis.
 Areas that contribute to the viability of plant or animal
species designated as rare, threatened, or endangered
under State or Federal law.
 Areas that contribute to the viability of species designated
as Fully Protected or Species of Special Concern under
State law or regulations.
 Areas that contribute to the viability of plant species for
which there is compelling evidence of rarity, for example,
those designated 1b (Rare or endangered in California and
elsewhere) or 2 (rare, threatened or endangered in
California but more common elsewhere) by the California
Native Plant Society.
ESHAs in the City of Half Moon Bay include wetlands, riparian corridors,
sand dunes, sea cliffs/bluffs, and marine habitats, which include the
following habitat types:
 Central coast riparian scrub,
 Central dune scrub,
 Coastal and valley freshwater marsh,
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#

1993 LUP Policy

First Draft LUP Update
 Monterey cypress forest,
 Monterey pine forest,
 Open water, and
 Vernal marsh.
Potential ESHAs in the City of Half Moon Bay are any areas that may
support rare, threatened, or endangered species due to the presence of
suitable habitat, and thus may include any undeveloped land in the city.
1993 LUP Policy 3-2 is brought forward in concept in a new policy
for ESHA mapping. Additional new polices pertaining to ESHA
further support designation of habitats.

3-2
Designation of Sensitive Habitats
a) Designate sensitive habitats as those, including but not
limited to, shown on the Habitat Areas and Water
Resources Overlay

Page 2.4-59, Policy 2.4-I.2
ESHA Mapping.
Update the ESHA map as new information becomes available and as
biological resources evaluations are completed. Review the ESHA
map every three years (or more frequently) to ensure that it is up
to date and reflects current information. Areas meeting the criteria
in 2.4-I-1 are designated as ESHA on the LUP ESHA map (Figure 2.42).
The ESHA map shows all areas that have been designated as ESHA as
well as areas identified as potential ESHA. This map is not intended to be
a static resource, and policies require it to be updated and revised based
on new information. LUP policies provide criteria for the addition and
removal of ESHA designations, which should be reflected on the ESHA
map.
The initial ESHA map designated central coast riparian scrub, central
dune scrub, coastal and valley freshwater marsh, Monterey cypress forest,
Monterey pine forest, vernal marsh, and open water as ESHA. The initial
ESHA map identified any habitat with the potential to support a rare,
threatened, or endangered species and USFWS designated critical
habitats as Potential ESHA.
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#
3-3

3-4

1993 LUP Policy
Protection of Sensitive Habitats
a) Prohibit any land use and/or development which would
have significant adverse impacts on sensitive habitat areas.
b) Development in areas adjacent to sensitive habitats shall be
sited and designed to prevent impacts that could
significantly degrade the environmentally sensitive habitats.
All uses shall be compatible with the maintenance of
biologic productivity of such areas.
Permitted Uses
a) Permit only resource-dependent or other uses which will
not have a significant adverse impact in sensitive habitats.
b) In all sensitive habitats, require that all permitted uses
comply with U.S. Fish and Wildlife and State Department
Fish and Game regulations.

3-5

Permit Conditions
a) Require all applicants to prepare a biologic report by a
qualified professional selected jointly by the applicant and
the City to be submitted prior to development review. The
report will determine if significant impacts on the sensitive
habitats may occur, and recommend the most feasible
mitigation measures if impacts may occur.
The report shall consider both any identified sensitive
habitats and areas adjacent. Recommended uses and
intensities within the habitat area shall be dependent on
such resources, and shall be sited and designed to prevent
impacts which would significantly degrade areas adjacent to
the habitats. The City and the applicant shall jointly develop
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Page 2.4-66, Policy 2.4-I.42
Development Adjacent to ESHA. Protection of Sensitive Habitats
Prohibit any land use and/or development which would have
significant adverse impacts on sensitive habitat areas. Ensure that
development in areas adjacent to ESHA sensitive habitats is sited
and designed to prevent impacts that could significantly degrade the
ESHA environmentally sensitive habitats. All uses shall be compatible
with the maintenance of biologic productivity of such areas.
1993 LUP Policy 3-4 has been revised with part a) language
expanded. The part b) language can be added to the new draft to
more fully incorporate the full intentions and contents of
Page 2.4-61, Policy 2.4-I.9
ESHA Protection.
Limit development in ESHAs to resource-dependent uses and
recreational access that would not have a significantly degrade such
areas or cause significant disruption of habitat values, and is
compatible with long-term habitat protection and viability.
1993 LUP Policy 3-5 is brought forth and its concepts are included
in two policies with modified language as follows:
Page 2.4-61, Policy 2.4-I.11
Permit Conditions Biological Study.
Require all applicants for development in and adjacent to ESHA and
projects for which a biological inventory indicated the presence or
potential for sensitive species or habitat to prepare a biological
study report by a City-approved qualified professional selected
jointly by the applicant and the City to be submitted prior to
development review. The report will determine if significant impacts
on the sensitive habitats may occur, and recommend the most
feasible mitigation measures if impacts may occur. The report shall
consider both any identified ESHA sensitive habitats and areas
adjacent to the ESHA and will determine if significant impacts on the
ESHA may occur and recommend the most feasible mitigation
measures if impacts may occur. Recommended uses and intensities
within the habitat area shall be dependent on such resources, and

#

1993 LUP Policy
an appropriate program to evaluate the adequacy of any
mitigation measures imposed.

First Draft LUP Update
shall be sited and designed to prevent impacts which would
significantly degrade areas adjacent to the habitats. The City and the
applicant shall jointly develop an appropriate program to evaluate
the adequacy of any mitigation measures imposed. The study should
also identify the requirements of any special-status species
supported by the site, including:
 For animals: Requirements for food, water, nesting or
denning sites and reproduction, predation, dispersal, and
migration; and
 For plants: Life histories, and requirements for soils,
climate, and geography.

b) When applicable, require as a condition of permit approval
the restoration of damaged habitat(s) when, in the
judgment of the Planning Director, restoration is partially
or wholly feasible.
3-6

Allocation of Public Funds
a) In setting priorities for allocating limited local, State, or
Federal public funds for preservation or restoration, use
the following criteria: (1) biological and scientific
significance of the habitat, (2) degree of endangerment from
development or other activities, and (3) accessibility for
educational and scientific uses and vulnerability to overuse.
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Page 2.4-73, Policy 2.4-I.72
Habitat Restoration.
When applicable Require as a condition of permit approval the
restoration of damaged habitats when, in the judgment of the
Planning Community Development Director, restoration is partially
or wholly feasible.
Page 2.4-68, Policy 2.4-I.52
Allocation of Public Funds.
Use the following criteria in setting priorities for allocating limited
local, State, or Federal public funds for ESHA preservation or
restoration, use the following criteria:
 Biological and scientific significance of the habitat;
 Degree of endangerment from development or other
activities; and
 Accessibility for educational and scientific uses and
vulnerability to overuse; and
 Significance of habitat for recreational, aesthetic, and
economic value.

RIPARIAN CORRIDORS
#
3-7

1993 LUP Policy
Definition of Riparian Corridors
a) Define riparian corridors by the "limit of riparian
vegetation" (i.e. a line determined by the association of
plant and animal species normally found near streams, lakes,
and other bodies of fresh water: red alder, jaumea,
pickleweed, big leaf maple, narrowleaf cattail, arroyo
willow, broadleaf cattail, horsetail, creek dogwood, black
cottonwood, and box elder). Such a corridor must contain
at least a 50% cover of some combination of the plants
listed.

3-8
Designation of Riparian Corridors
a) Establish riparian corridors for all perennial and
intermittent streams and lakes and other bodies of fresh
water in the Coastal Zone. Designate those corridors
shown on the Habitat Areas and Water Resources Overlay
and any other riparian area as sensitive habitats requiring
protection, except for manmade irrigation ponds over
2,500 square feet surface area.
3-9
Permitted Uses in Riparian Corridors
a) Within corridors, permit only the following uses: (1)
education and research, (2) consumptive uses as provided
for in the Fish and Game Code and Title 14 of the
California Administrative Code, (3) fish and wildlife
management activities, (4) trails and scenic overlooks on
public land (s), and (5) necessary water supply projects.
b) When no feasible or practicable alternative exists, permit
the following uses: (1) stream-dependent aquaculture
provided that non-stream-dependent facilities locate
outside of corridor, (2) flood control projects where no
other method for protecting existing structures in the flood
plain is feasible and where such protection is necessary for
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Page 2.4-63, Policy 2.4-I.20
Definition of Riparian Corridors Definition.
Define riparian corridors by the limit of riparian
vegetation (a line determined by the association of plant and animal
species normally found near streams, lakes, and other bodies of
fresh water: red alder, jaumea, pickleweed, big leaf maple,
narrowleaf cattail, arroyo willow, broadleaf cattail, horsetail, creek
dogwood, black cottonwood, and box elder). Such a corridor must
contain at least a 50 percent cover of riparian vegetation some
combination of the plants listed.
Page 2.4-63, Policy 2.4-I.21
Designation of Riparian Corridors.
Establish riparian corridors for all perennial and intermittent streams
and lakes and other bodies of fresh water in the Coastal Zone.
Designate riparian corridors on the LCP ESHA map. Designate
those corridors shown on the Habitat Areas and Water Resources
Overlay and any other riparian area as sensitive habitats requiring
protection, except for manmade irrigation ponds over 2,500 square
feet surface area.
Page 2.4-63 Policy 2.4-1.22
Permitted Uses in Riparian Corridors.
Within corridors, Permit only the following resource-dependent
uses within riparian corridors:
 Education and research;
 Consumptive uses as provided for in the Fish and Game
Code and Title 14 of the California Administrative Code;
 Fish and wildlife management activities;
 Trails and scenic overlooks on public land; and
 Necessary water supply projects.
Where no feasible or practicable alternative exists within city limits,
permit the following uses:

#

1993 LUP Policy
public safety or to protect existing development, (3)
bridges when supports are not in significant conflict with
corridor resources, (4) pipelines and storm water runoff
facilities, (5) improvement, repair or maintenance of
roadways or road crossings, (6) agricultural uses, provided
no existing riparian vegetation is removed, and no soil is
allowed to enter stream channels.

3-10
Performance Standard in Riparian Corridors
a) Require development permitted in corridors to: (1)
minimize removal of vegetation, (2) minimize land exposure
during construction and use temporary vegetation or
mulching to protect critical areas, (3) minimize erosion,
sedimentation, and runoff by appropriately grading and
replanting modified areas, (4) use only adapted native or
non-invasive exotic plant species when replanting, (5)
provide sufficient passage for native and anadromous fish as
specified by the State Department of Fish and Game, (6)
minimize adverse effects of waste water discharges and
entrainment, (7) prevent depletion of groundwater supplies
and substantial interference with surface and subsurface
waterflows, (8) encourage waste water reclamation, (9)
maintain natural vegetation buffer areas that protect
riparian habitats, and (10) minimize alteration of natural
streams.
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 Stream-dependent aquaculture, provided that any nonstream-dependent facilities are located outside of the
corridor;
 Flood or erosion control projects where no other method
for protecting existing structures in the flood plain is
feasible and where such protection is necessary for public
safety or to protect existing development;
 Bridges when supports are not in significant conflict with
corridor resources;
 Pipelines and stormwater runoff facilities;
 Improvement, repair of maintenance of roadways or road
crossings; and
 Agricultural uses, provided no existing riparian vegetation is
removed and no soil is allowed to enter stream channels.
Page 2.4-64, Policy 2.4-I.23
Performance Standards in Riparian Corridors.
Require development permitted in riparian corridors to adhere to
the following performance standards:
 Minimize removal of vegetation;
 Minimize land exposure during construction and use
temporary vegetation or mulching to protect critical areas;
 Minimize erosion, sedimentation, and runoff by
appropriately grading and replanting modified areas;
 Use only adapted native or non-invasive exotic plant
species when replanting;
 Provide sufficient passage for native and anadromous fish as
specified by the State Department California of Fish and
Game Commission;
 Minimize adverse effects of waste water discharges and
entrainment;
 Prevent depletion of groundwater supplies and substantial
interference with surface and subsurface water flows;
 Encourage wastewater reclamation;
 Maintain natural vegetation buffer areas that protect
riparian habitats; and

#

1993 LUP Policy

First Draft LUP Update
 Minimize alternation of natural streams; and
 Maintain hydrologic function of drainages.
1993 LUP Policy 3-11 intent is brought forward and the buffer
concepts are presented in two new policies as follows:

3-11

Establishment of Buffer Zones
a) On both sides of riparian corridors, from the “limit of
riparian vegetation,” extend buffer zones 50 feet outward
for perennial streams and 30 feet outward for intermittent
streams.
b) Where no riparian vegetation exists along both sides of
riparian corridors, extend buffer zones 50 feet from the
bank edge for perennial streams and 30 feet from the
midpoint of intermittent streams.
c) Along lakes, ponds, and other wet areas, extend buffer
zones 100 feet from the high water point, except for manmade ponds and reservoirs used for agricultural purposes
for which no buffer zone is designated.

Page 2.4-69, Policy 2.4-I.55
Riparian Corridor Buffers.
Establish buffer zones along both sides of riparian
corridors, measuring 50 feet from the limit of riparian vegetation
along perennial streams and 35 feet from the limit of riparian
vegetation along intermittent streams. Where no riparian vegetation
exists along either side of a riparian corridor, establish buffer zones
of 50 feet from the bank edge of perennial streams and 35 feet from
the midpoint of intermittent streams. Smaller buffers may be
allowed only where the following can be demonstrated:
 The required buffer is not possible due to site-specific
constraints, and
 The proposed narrower buffer would be amply protective
of the biological integrity of the riparian corridor given the
site-specific characteristics of the resource and of the type
and intensity of disturbance.
Page 2.4-69, Policy 2.4-I.56
Riparian Area Buffers.
Establish buffer zones along the edges of lakes and ponds of 100 feet
from the high water point, except for man-made ponds and
reservoirs used for agricultural purposes for which no buffer zone is
designated. Smaller buffers may be allowed only where the following
can be demonstrated:
 A 100-foot buffer is not possible due to site-specific
constraints, and
 The proposed narrower buffer would be amply protective
of the biological integrity of the riparian area given the sitespecific characteristics of the resource and of the type and
intensity of disturbance.
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3-12
Permitted Uses in Buffer Zones
a) Within buffer zones, permit only the following uses: (1)
uses permitted in riparian corridors, (2) structures on
existing legal building sites, set back 20 feet from the limit
of riparian vegetation, only if no feasible alternative exists,
and only if no other building site on the parcel exists, (3)
crop growing and grazing consistent with Policy 3-9, (4)
timbering in "streamside corridors" as defined and
controlled by State and County regulations for timber
harvesting, and

(5) no new parcels shall be created whose only building site is in
the buffer area except for parcels created in compliance with
Policies 3-3, 3-4, and 3-5 if consistent with existing development
in the area and if building sites are set back 20 feet from the
limit of riparian vegetation or if no vegetation 20 feet from the
bank edge of a perennial and 20 feet from the midpoint of an
intermittent stream.
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For 1993 LUP Policy 3-12 parts 1-4:
Page 2.4-69, Policy 2.4-I.57
Permitted uses within Riparian Buffers Zones.
Within buffer zones, Permit only the following uses in riparian buffer
zones:
 Uses permitted in riparian corridors as described in Policy
2.4-I.22;
 Structures on existing legal building sites, set back 20 feet
from the limit of riparian vegetation, only if no feasible
alternative exists and only if no other building site on the
parcel exists;
 Crop growing and grazing consistent with Policy 3-9,
providing no existing riparian vegetation is removed and no
soil is allowed to enter stream channels;
 Timbering in streamside corridors as defined and
controlled by State; and County regulations for timber
harvesting; and
 Infrastructure improvements that protect public safety and
property that also restore the hydrological function of the
watercourse.
For 1993 LUP Policy 3-12 part 5:
Page 2.4-69, Policy 2.4-I.58
Building Sites within a Riparian Buffer.
No new Ensure that parcels shall be created whose only building site
is in the a riparian buffer area except for parcels created in
compliance with Policies 3-3, 3-4, and 3-5 if are consistent with
existing development in the area and if that the building sites are set
back a sufficient distance to prevent negative impacts to biological
resources in riparian corridor or area. The minimum buffer size for
such parcels shall be 20 feet from the limit of riparian vegetation. If
there is no riparian vegetation, then building sites must be set back a
minimum of 20 feet from the bank edge of a perennial stream or and
20 feet from the midpoint of an intermittent stream. Smaller buffers

#

1993 LUP Policy
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may be allowed only where the following can be demonstrated:
 A 20-foot buffer is not possible due to site-specific
constraints, and
 The proposed narrower buffer would be amply protective
of the biological integrity of the riparian corridor or area
given the site-specific characteristics of the resource and of
the type and intensity of disturbance.
Two policies in the Draft LUP pertain to 1993 LUP Policy 3-13.

3-13

Performance Standards in Buffer Zones
a) Require uses permitted in buffer zones to: (1) minimize
removal of vegetation, (2) conform to natural topography
to minimize erosion potential, (3) make provisions to (i.e.
catch basins) to keep runoff and sedimentation from
exceeding pre-development levels, (4) replant where
appropriate with native and non-invasive exotics, (5)
prevent discharge of toxic substances, such as fertilizers
and pesticides, into the riparian corridor, (6) remove
vegetation in or adjacent to man-made agricultural ponds if
the life of the pond is endangered, (7) allow dredging in or
adjacent to man-made ponds if the San Mateo County
Resource Conservation District certifies that siltation
imperils continued use of the pond for agricultural water
storage and supply .

Page 2.4-70, Policy 2.4-I.59
Performance Standards in Buffer Zones.
Require development uses permitted in riparian
buffer zones to adhere to the following performance standards:
 Minimize the removal of vegetation;
 Conform to natural topography to minimize erosion
potential;
 make provisions to (i.e. catch basis) to keep Prevent runoff
and sedimentation from exceeding pre-development levels;
 Replant where appropriate with native and non-invasive
exotics;
 Prevent discharge of toxic substances, such as fertilizers
and pesticides, into the riparian corridor; and
 remove vegetation in or adjacent to man-made agricultural
ponds if the life of the pond is endangered;
 allow dredging in or adjacent to man-made ponds if the San
Mateo County Resource Conservation District certifies
that siltation imperils continued use of the pond for
agricultural water storage and supply
 Maintain or restore the hydrologic function of the
watercourse.
Page 2.4-64, Policy 2.4-I.24
Man-Made Ponds.
Require operators of man-made agricultural ponds to remove
vegetation in or adjacent to the man-made agricultural ponds if the
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lives life of the ponds are is endangered, and to allow dredging in or
adjacent to the man-made ponds if the San Mateo County Resource
Conservation District certifies that siltation imperils continued use
of the pond for agricultural water storage and supply.

SAND DUNES
#
3-14

1993 LUP Policy

First Draft LUP Update
Page 2.4-64, Policy 2.4-I.25
Designation of Sand Dune Habitats.
Designate all coastal dune areas as protected sensitive habitats
ESHA and include these areas on the ESHA map.

Designation of Sand Dune Habitats
a) Designate all dune areas as protected sensitive habitats.

3-15
Permitted Uses
a) In dune areas, permit only the following uses: (1) education
and research, and (2) trails.

3-16

Development Standards
a) Prohibit any activity which alters the profile of an active
dune or which results in the disturbance or removal of
dune vegetation on active dunes.
b) Control pedestrian traffic in dune areas.
c) Prohibit all non-authorized motor vehicles from dune areas.
d) Post signs informing recreational users not to disturb dunes
or their natural vegetation.
e) Where development is permitted, require re-vegetation
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Coastal dunes in the Planning Area are associated with the central dune
scrub habitat type.
1993 LUP Policy 3-15 in whole and LUP Policy 3-16 part h) are
combined and revised
.
Page 2.4-65, Policy 2.4-I.27
Permitted Uses Dune Habitats.
In dune areas, Permit only the following resource-dependent uses in
dune areas:
 Education and research; and
 Trails
Permit underground utilities where when no feasible or practical
alternative exists, permit underground utilities.
1993 LUP Policy 3-16 is addressed in three policies as provided
below. Note that LUP Policy 3-16 part h) is incorporated into new
draft policy 2.4-I.27 above.
For 1993 LUP Policy 3-16 parts a) and f)
Page 2.4-64, Policy 2.4-I.26
Prohibited Activities in Dune Habitats Development Standards.
Prohibit any activity which alters the profile of an active dune or
which results in the disturbance or removal of dune vegetation on
active dunes. Prohibit any direct removal or excavation of sand from

#

1993 LUP Policy
with appropriate stabilizing species (preferably native) as a
condition of permit approval.
f) Prohibit any direct removal or excavation of sand from
active dunes.
g) Require development to locate only landward of the most
seaward stabilized dune.
h) When no feasible or practical alternative exists, permit
underground utilities.

3-17

3-18

N/A

Restoration of Dunes
a) Encourage projects by agencies and community groups to
assist in the stabilization and restoration of dunes.
Public Acquisition
a) Encourage public acquisition of the dune habitat. (Known
dunes are currently owned by the State. See page 45).
No equivalent policy in 1993 LUP.

25

First Draft LUP Update
active dunes.
For 1993 LUP Policy 3-16 parts b), c), d)
Page 2.4-65, Policy 2.4-I.28
Access in Dune Habitats.
Ensure that access to coastal dune habitats does not result in
damage or degradation to the habitat by directing pedestrian traffic
to well-defined formal pathways and controlling pedestrian access to
sensitive areas in dune areas, posting signs informing recreational
users not to disturb the dunes or their natural vegetation, and
prohibiting all non-authorized motor vehicles.
For 1993 LUP Policy 3-16 parts e) and g)
Page 2.4.65, Policy 2.4-I.30
Development Standards in Dune Habitats.
Require development permitted in coastal dune habitats to adhere
to the following performance standards:
 Revegetate where feasible with appropriate stabilizing
species (preferably native) as a condition of permit
approval, and
 To Locate development only landward of the most seaward
stabilized dune.
Page 2.4-65, Policy 2.4-I.32
Restoration of Dunes Restoration.
Encourage projects by agencies and community groups to assist in
the stabilization and restoration of dune habitats.
Page 2.4-65, Policy 2.4-I.33
Public Acquisition.
Encourage and pursue public acquisition of dune habitat. (Known
dunes are currently owned by the State.)
Page 2.4-65, Policy 2.4-I.29
Nesting and Roosting Sites.
Protect nesting and roosting areas for sensitive birds such as
Western snowy plovers and Least terns by means which may
include, but are not limited to, fencing, signing, or seasonal access

#
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N/A

No equivalent policy in 1993 LUP.
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restrictions.
Page 2.4-65, Policy 2.4-I.31
Dune Management.
Develop or encourage management plans to enhance and restore
these areas, including consideration of ways that the system will
change with rising sea level.

SEA CLIFFS
#
3-19

3-20

1993 LUP Policy
Permitted Uses
a) Where nesting or roosting exists, permit only education
and research activities.
b) Where nesting or roosting do not exist, permit only the
following uses: (1) education and research, (2) limited foot
paths, (3) limited recreational rock climbing, (4) road and
underground utility construction where no feasible
alternative exists, and (5) intake or outfall lines provided
that the habitat is not threatened.

Development Standards
a) Restrict pedestrian traffic in bluff and cliff areas and on faces
to a limited number of well-defined trails which avoid
seabird nesting and roosting sites.
b) Post signs informing recreational users not to disturb
natural vegetation or nesting and roosting sites.
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Page 2.4-65, Policy 2.4-I.34
Permitted Uses in Sea Cliff/Bluff Areas.
Where nesting or roosting exists, permit only education and
research activities.
Permit only the following resource dependent uses in sea cliff/bluff
habitat areas. Where nesting and roosting do not exist, permit only
the following uses:
 Education and research;
 Limited foot paths;
 Limited recreational rock climbing to areas not subject to
erosion;
 Road and underground utility construction, where no
feasible alternative exists; and
 Intake or outfall lines provided that they would not disturb
or degrade adjacent habitat areas the habitat is not
threatened.
Where nesting or roosting exists, permit only education and
research activities.
Page 2.4-66, Policy 2.4-I.35
Development Standards in Sea Cliff/Bluff Areas.
Require development in bluff and cliff areas to adhere to the
following performance standards:
 Restrict pedestrian traffic in bluff and cliff areas and on faces
to a limited number of well-defined trails which discourage
human caused erosion and avoid seabird nesting and
roosting sites; and

#
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 Post signs informing recreational users not to disturb
natural vegetation or nesting and roosting sites.

MARINE HABITATS
#
N/A

1993 LUP Policy
No equivalent policy in 1993 LUP.

N/A

No equivalent policy in 1993 LUP.

N/A

No equivalent policy in 1993 LUP.

First Draft LUP Update
Page 2.4-66, Policy 2.4-I.36
Adjacent Development.
Require that development on beach or ocean bluff areas adjacent to
marine and beach habitats shall be sited and designed to prevent
impacts that could significantly degrade the ESHA. All uses shall be
compatible with the maintenance of biological productivity of such
areas.
Page 2.4-66, Policy 2.4-I.37
Non-Point Source Pollution.
Require that new development prevent or reduce nonpoint source
pollution in the near shore environment through implementation of
the non-point source pollution and private sewage disposal system
policies.
Page 2.4-66, Policy 2.4-I.38
Nearshore Habitats.
Preserve and, where appropriate and feasible, enhance nearshore
shallow fish habitats and shore fishing areas.

RARE AND ENDANGERED SPECIES
#
3-21

3-22

1993 LUP Policy
Designation of Habitats of Rare and Endangered Species
a) In the event the habitat of a rare and endangered species is
found to exist within the City, revise the Habitat Areas and
Water Resources Overlay to show the location of such
habitat. Any habitat so designated shall be subject to
Policies 3-22 through 3-31.
Permitted Uses
a) Permit only the following uses: (1) education and research,
(2) hunting, fishing, pedestrian and equestrian trails that
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First Draft LUP Update
1993 LUP Policy 3-21 is not brought forward because it is redundant
to 1993 LUP Policy 3-2. Both policies are addressed by draft Policy
2.4-I.2 ESHA Mapping, as previously presented above for the 1993
LUP Policy 3-2 entry.
1993 LUP Policy 3-22 is not brought forward because it is redundant
to 1993 LUP Policy 3-4 which is addressed with new Draft LUP
Policy 2.4-I.9 as described above for the 1993 LUP Policy 3-4 entry.

#

3-23

3-24

3-25

1993 LUP Policy
have no adverse impact on the species or its habitat, and
(3) fish and wildlife management to restore damaged
habitats and to protect and encourage the survival of rare
and endangered species.
b) If the critical habitat has been identified by the Federal
Office of Endangered Species, permit only those uses
deemed compatible by the U .S. Fish and Wildlife Service in
accordance with the provisions of the Endangered Species
Act of 1973, as amended.
Permit Conditions
a) Require, prior to permit issuance, that a qualified biologist
prepare a report which defines the requirements of rare
and endangered organisms. At minimum, require the report
to discuss: (1) animal food, water, nesting or denning sites
and reproduction, predation and migration requirements,
(2) plants' life histories and soils, climate, and geographic
requirements, (3) a map depicting the locations of plants or
animals and/or their habitats, (4) any development must not
impact the functional capacity of the habitat, and (5)
recommend mitigation if development is permitted within
or adjacent to identified habitats.
Preservation of Critical Habitats
a) Require preservation of all habitats of rare and endangered
species using the policies of this Plan and other
implementing ordinances of the City.

San Francisco Garter Snake
a) Prevent any development where there is known to be a
riparian location for the San Francisco garter snake with
the following exception : (1) existing man-made
impoundments smaller than 1/2-acre in surface, and (2)
existing man-made impoundments greater than 1/2-acre in
surface, providing mitigation measures are taken to prevent
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First Draft LUP Update

1993 LUP Policy 3-23 is not brought forward because it is redundant
to 1993 LUP Policy 3-5 which is addressed with new Draft LUP
Policy 2.4-I.11 as described above for the 1993 LUP Policy 3-5 entry.

1993 LUP Policy 3-24 is not brought forward. These habitats are
covered under the updated definition of ESHA in new draft Policy
2.4-I.1, using more specific language (see also 1993 LUP Policy 3-1,
above which corresponds with new Draft LUP Policy 2.4-1.1). Also
note that policy language from the 1993 LUP of the type included in
Policy 3-24 (e.g. “using the policies of this plan…”) is less
straightforward than simply presenting the relevant policies.
1993 LUP Policies 3-25 through 3-29, which reference specific
species, are not brought forward because any special-status species
habitat would be captured in the ESHA definition in new Draft
Policy 2.4-I.1. This was an attempt to streamline the process and
reduce redundancy. The management requirements for these
policies were drafted long enough ago that it’s not clear whether or
not they are still best practice, or would be over the planning

#

3-26

3-27

3-28

3-29

3-30

1993 LUP Policy
disruption of not more than one- half of the snake's known
habitat in that location in accordance with recommendation
s from the State Department of Fish and Game.
b) Require developers to make sufficiently detailed analyses of
any construction which could impair the potential or
existing migration routes of the San Francisco garter snake.
Such analyses will determine appropriate mitigation
measures to be taken to provide for appropriate migration
corridors.
San Francisco Tree Lupine Moth
a) Prevent the loss of any large populations (more than 100
plants in a 1/10 acre area) of tree lupine moth within 1 mile
of the coastline.
Brackish Water Snail
a) Prevent any development which can have a deleterious
effect on the California brackish water snail, including any
dredging of its known or potential habitat.
b) Encourage the State Department of Parks and Recreation
to manage their lands in such a manner as to enhance the
habitat for the California brackish water snail.
Sea Otter
a) Encourage the appropriate agency to protect, monitor, and
enhance sea otter habitats. In the development of
mariculture facilities, encourage appropriate State and
Federal agencies to seek measures to protect them from
predation by the sea otter.
Globose Dune Beetle
a) Assess, monitor, and contain the spread of dune grass.
b) Provide roped-off trails for public access to the beach with
the explanation of the dune beetle and its surrounding
habitat.
Rare Plant Search
a) Encourage a continued search for any rare plants known to
have occurred in the San Mateo County Coastal Zone but
not recently seen. Such search can be done by various
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First Draft LUP Update
horizon of this LUP update. This construct results in identification of
best practices for avoiding impacts to be provided as part of the
required biological studies in 2.4-I.11.Another option is to update
and bring the species-specific policies forward in a revised draft.

See above explanation provided for 1993 LUP Policy 3-25.

See above explanation provided for 1993 LUP Policy 3-25.

See above explanation provided for 1993 LUP Policy 3-25.

See above explanation provided for 1993 LUP Policy 3-25.

1993 LUP Policy 3-30 was not brought forward. The forthcoming
Recreation and Healthy Community General Plan Element will
include policy supportive of lifelong learning and community
engagement. Community participation in the study and exploration

#

1993 LUP Policy
persons or groups concerned with such matters.

3-31

Development Standards
a) Prevent any development on or within 50 feet of any rare
plant population. When no feasible alternative exists,
permit development if: (1) the site or a significant portion
thereof is returned to a natural state to allow for the
re-establishment of the plant, or (2) a new site is made
available for the plant to inhabit.

First Draft LUP Update
of the natural attributes of Half Moon Bay is encouraged. A policy
based on 1993 LUP Policy 3-30 can also be added into a future
revision of the Draft LUP.
1993 LUP Policy 3-31 is replaced with new policy for buffers.
Page 2.4-68, Policy 2.4-I.53
ESHA Buffers.
Require buffer areas of sufficient size to ensure the biological
integrity and preservation of the habitat they are designed to
protect. Terrestrial ESHA shall have a minimum buffer width of 100
feet wherever possible, with larger buffers required on a case-bycase basis based on site-specific project reviews. Smaller ESHA
buffers may be allowed only where the following can be
demonstrated:
 A 100-foot wide buffer is not possible due to site-specific
constraints, and
 The proposed narrower buffer would be amply protective
of the biological integrity of the ESHA given the site-specific
characteristics of the resource and of the type and intensity
of disturbance.
Maintain buffers with native vegetation to serve as transitional
habitat and provide distance and physical barriers to human
intrusion.
The California Coastal Commission recommends a minimum buffer width
of 100 feet, as stated in the Coastal Commission’s LCP Update Guide
(2013).

UNIQUE SPECIES
#
3-32

1993 LUP Policy
Designation of Habitats of Unique Species
a) In the event the habitat of a unique species is found to exist
within the City, revise the Habitat Areas and Water
Resources Overlay to show the location of such habitat.
Any habitat so designated shall be subject to Policies 3-33

30

First Draft LUP Update
1993 LUP Policies 3-32 through 3-36 regarding unique species are
not brought forward. A new draft policy is proposed which
addresses the definition, designation and protection of unique
species. The other policies from the 1993 LUP for unique species
are substantially redundant with Policies 3-1 through 3-5 from the

#

1993 LUP Policy
through 3-36.

First Draft LUP Update
1993 LUP, which have all been brought forward and updated.
Page 2.4-61, Policy 2.4-I.8 Unique Species.
Define unique species as an organism that has scientific or historic
value, few indigenous habitats, or some characteristic(s) that draw
attention or are locally uncommon. Locally designate unique species
and create guidelines for the protection and management of unique
species.

3-33

3-34

3-35

3-36

Permitted Uses
a) Permit only the following uses: (1) education and research,
(2) hunting, fishing, pedestrian and equestrian trails that
have no adverse impact on the species or its habitat, and
(3) fish and wildlife management to the degree specified by
existing governmental regulations.
Permit Conditions
a) Require, as a condition of permit approval, that a qualified
biologist prepare a report which defines the requirements
of a unique organism. At minimum, require the report to
discuss: (1) animal food, water, nesting or denning sites and
reproduction, predation, and migration requirements, and
(2) plants' life histories and soils, climate, and geographic
requirements.
Preservation of Habitats
a) Require the preservation of all rare and endangered species
habitats using the policies of this Plan and implementing
ordinances of the City.
California Wild Strawberry
a) Require any development within1/2-mile mitigate against
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Unique species identified in the 1993 Local Coastal Program included
raptors, California red-legged frog, sea mammals, Monterey pine, and
California wild strawberry. Guidelines for the protection and management
of unique species may include specifications for buffers, mitigation ratios,
and others.
See notes and policy above for 1993 LUP Policy 3-32.

See notes and policy above for 1993 LUP Policy 3-32.

See notes and policy above for 1993 LUP Policy 3-32.

1993 LUP Policy 3-36 was not brought forward. The Wild
Strawberry is potentially a locally important plant; however,

#

1993 LUP Policy
the destruction of any strawberry in one of the following
ways:
1. Prevent any development, trampling, or other
destructive activity which would destroy the plant, or
2. After determining specifically if the plants involved are
of particular value, successfully transplant them or
have them successfully transplanted to some other
suitable site. Determination of the importance of the
plants can only be made by a professional doing work
in strawberry breeding.

First Draft LUP Update
otherwise, it doesn’t have any special status (e.g. it is not listed as
endangered, threatened or rare). This policy was removed in favor
of letting the City determine whether or not this is still a
conservation goal and, if so, designate it as a Unique Species per
Policy 2.4-I.8.

WEEDY, UNDESIRABLE PLANTS
#
3-37

3-38

3-39

1993 LUP Policy
Voluntary Cooperation
a) Encourage the voluntary cooperation of private landowners
to remove from their lands the undesirable pampas grass,
French, Scotch and over-invasive brooms. Similarly,
encourage landowners to remove blue gum seedlings to
prevent their spread.
Public Agency Requirements
a) Require public agencies, to the point feasible, to remove
the undesirable pampas grass and French, Scotch, and other
invasive brooms from their lands.
Sale Prevention
a) Encourage the voluntary cooperation of the retail nursery
trade to prevent the sale of undesirable pampas grass and
French, Scotch, and other invasive brooms in the County.

First Draft LUP Update
1993 LUP Policies 3-37 through 3-40 from the 1993 LUP regarding
invasive species have been consolidated and broadened. Polices 3-37
and 3-38 are combined as follows:
Page 2.4-46, Policy 2.4-I.47
Invasive Species Removal.
Encourage private landowners and public agencies to remove
invasive species from their lands.
1993 LUP Policy 3-38 was combined with policy 3.37 as described
above.
1993 LUP Policy 3-39 has been updated to cover a broader range of
prohibitions with respect to invasive species. More specific measures
such as that described in policy 3-39 can be provided in the
implementation plan.
Page 2.4-46, Policy 2.4-I.46
Invasive Species.
Prohibit the use of invasive plant species that tend to supplant native
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#

1993 LUP Policy

3-40

Weedy Thistle Eradication
a) Encourage farmers to eradicate weedy thistle, particularly
from land adjacent to artichoke fields. Encourage the
Agricultural Commissioner to support eradicative
procedures in cooperation with the Farm Advisor, local
farmers, the State Department of Beaches and Parks,
Caltrans, and the State Department of Food and
Agriculture.
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First Draft LUP Update
species and natural habitats. Develop and maintain an updated list of
invasive species.
1993 LUP Policy 3-40 is very specific and could be brought forward
as an implementation measure in the forthcoming Local Coastal
Implementation Plan.

Hazards
SEAWALL AND SHORELINE STRUCTURES
#
4-1

4-2

1993 LUP Policy
Seawalls and cliff-retaining structures shall not be permitted unless
the City determines they are necessary for preservation of existing
structures, and has determined that there are no other less
environmentally damaging alternatives for protection of existing
development. If such structures are permitted, they shall be
designed to preserve the maximum amount of existing beach, to
ensure lateral access along the shoreline, and to assure that all
existing endangered development within the area of the
improvement is protected as a part of the project; such structures
shall not be designed so as to encompass an area larger than that
necessary to protect existing structures. An applicant for such a
structure shall include a geologic report indicating that the structure
will succeed in stabilizing that portion of the shoreline which is
subject to severe erosion and will not aggravate erosion in other
shoreline areas.
Revetments, breakwaters, groins, harbor channels, seawalls, cliff
retaining walls, and other such construction that alters natural
shoreline processes shall be permitted when required to serve
coastal-dependent uses or to protect existing structures or public
beaches in danger from erosion and when designed to eliminate or
mitigate adverse impacts on local shoreline sand supply. (Portion of
Section 30235 Coastal Act of 1976.)
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First Draft LUP Update
1993 LUP Policy 4-1 is updated with a new draft policy.
Page 2.5-28, Policy 2.5-I.23
Hard Protection.
Permit hard protection only if no feasible less damaging alternative
exists for the preservation of existing critical facilities in danger from
erosion. Permitted hard protection must avoid or minimize impacts
to coastal resources. Where impacts are unavoidable, require
mitigation measures and mitigation monitoring. Permitted structures
shall be designed to preserve the maximum amount of existing
beach and ensure lateral access along the shoreline, and shall not be
designed so as to not encompass an area larger than that necessary
to protect existing structures.
1993 LUP Policy 4-2 is replaced with a comprehensive new draft
policy for shoreline management planning.
Page 2.4-82, Policy 2.4-I.133
Shoreline Management Planning.
Establish a shoreline management plan, cooperating with other
agencies and communities where possible, to address longterm
shoreline change due to coastal processes such as erosion and sea
level rise. Include the short and long term goals for the Half Moon
Bay coast, the management actions and policies necessary for
reaching those goals, and any necessary monitoring to ensure
effectiveness and success. Incorporate strategies necessary to
manage and adapt to changes in wave, flooding, and erosion hazards
due to sea level rise. A shoreline management plan should include
the following components:
 Beach Nourishment Program. Identify locations where





nourishment may be appropriate and establish a beach
nourishment program and protocols for conducting beach
nourishment; establish criteria for the design, construction,
and management of the nourishment area; and establish
measures to minimize adverse biological resource impacts
from deposition of material, such as sand compatibility
specifications, timing or seasonal restrictions, and
identification of environmentally preferred locations for
deposits. Consider how nourishment options may need to
change over time as sea level rises.
Sediment Management. Identify natural sediment supplies
and remove or modify existing structures or actions that
impair natural sand supply. Support nature-based responses
to sea level rise by maintaining and restoring natural sand
supply. The program should be periodically updated to
address on-going changes from sea level rise. Engage in
regional cooperation with San Mateo County and other
Midcoast communities to implement the program.
Sea Level Rise Strategy. Develop a comprehensive beach
management strategy to address loss of beach areas,
including loss of lateral access, or changes in beach
management due to sea level rise.

A program to minimize loss of beach area may include a beach
nourishment program; restoring sand and sediment supply to the littoral
cell; removal, adjustments, or maintenance to shoreline protection
structures; use of man-made structures such as terminal groins or artificial
reefs to retain sediment; or other actions.
4-3

Development permitted shall comply with the following controls
and regulations:
(A) The area of demonstration of stability includes the base,
face, and top of all bluffs and cliffs. The extent of the bluff
top considered should include the area between the face of
the bluff and a line described on the bluff top by the
intersection of a plane inclined a 20 degree angle from the
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1993 LUP Policy 4-3 covers many topic areas and is updated in the
draft LUP with several draft new policies. Although much of the
specific language is brought forward, the policies as long and highly
detailed, thus strikethrough and underline are not provided to
maintain clarity.
With respect to 1993 LUP Policy 4-3 (A and D):

horizontal passing through the toe of the bluff or cliff, or 50
feet inland from the edge of the cliff or bluff, whichever is
greater.
(B) Permit bluff and cliff top development only if design and
setback provisions are adequate to assure stability and
structural integrity for the expected economic life span of
the development (at least 50 years) and if the development
(including storm runoff, foot traffic, grading, irrigation, and
septic tanks) will neither create nor contribute significantly
to erosion problems or geologic instability of the site or
surrounding area. Prohibit development on bluff faces
except for stairways for public access to the beach.
(C) Prohibit land divisions or new structures identified in areas
described in A and B above that would require the need for
bluff protection work.
(D) Require the submittal of a site stability evaluation report for
an area of stability demonstration prepared by a soils
engineer or a certified engineering geologist, as appropriate,
acting within their areas of expertise, based on an on-site
evaluation. The report shall consider:
1. Historic, current and foreseeable cliff erosion, including
investigation of recorded land surveys and tax
assessment records in addition to the use of historic
maps and photographs where available, and possible
changes in shore configuration and transport.
2. Cliff geometry and site topography, extending the
surveying work beyond the site as needed to depict
unusual geomorphic conditions that might affect the
site and the proposed development.
3. Geologic conditions, including soil, sediment and rock
types and characteristics in addition to structural
features such as bedding, joints, and faults.
4. Evidence of past or potential landslide conditions, the
implications of such conditions for the proposed
development, and the potential effects of the
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Page 2.5-2,5 Policy 2.5-I.12
Site Stability Evaluation near Beachfront or Blufftops.
Require, for development near the beachfront or blufftops, the
submittal of a site stability evaluation report to establish the
expected economic life of the structure (at least 75 years) and the
appropriate setback from the beach or bluff edge. The report shall
be prepared by a soils engineer or a certified engineering geologist
based on an on-site evaluation, and shall consider:
 Historic and projected rates of erosion, including potential
erosion due to sea level rise, and possible changes in shore
configuration and transport. Sources to be investigated
include recorded land surveys and tax assessment records
in addition to the use of historic maps and photographs
where available, and possible changes in shore configuration
and transport;
 Cliff geometry and site topography, extending the surveying
work beyond the site as needed to depict unusual
geomorphic conditions that might affect the site and the
proposed development;
 Geologic conditions, including soil, sediment and rock types
and characteristics in addition to structural features such as
bedding, joints, and faults;
 Evidence of past or potential landslide conditions, the
implications of such conditions for the proposed
development, and the potential effects of the development
on landslide activity;
 Wave and tidal action, including effects of marine erosion
on bluffs;
 Ground and surface water conditions and variations,
including hydrologic changes caused by the development
(e.g., introduction of irrigation water to the ground water
system; alterations in surface drainage);
 Potential effects of seismic forces resulting from a
maximum credible earthquake;
 Effects of the proposed development including siting and
design of structures,

development on landslide activity.
5. Wave and tidal action, including effects of marine
erosion on seacliffs.
6. Ground and surface water conditions and variations,
including hydrologic changes caused by the
development (e.g., introduction of irrigation water to
the ground- water system; alterations in surface
drainage).
7. Potential effects of seismic forces resulting from a
maximum credible earthquake.
8. Effects of the proposed development including siting
and design of structures, landscaping, drainage, grading,
and impacts of construction activity on the stability of
the site and adjacent area.
9. Any other factors that may affect slope stability.
10. Potential erodibility of site and mitigating measures to
be used to ensure minimized erosion problems during
and after construction (i.e., landscaping and drainage
design).






landscaping, drainage, grading, and impacts of construction
activity on the
stability of the site and adjacent area;
Any other factors that may affect slope stability; and
Potential erodibility of site and mitigating measures to be
used to ensure minimized erosion problems during and
after construction (i.e., landscaping and drainage design).

The area of demonstration of stability includes the base, face, and
top of all bluffs and cliffs. The extent of the blufftop considered
should include the area between the face of the bluff and a line
described on the blufftop by the intersection of a plane inclined a
20-degree angle from the horizontal passing through the toe of the
bluff or cliff, or 50 feet inland from the edge of the cliff or bluff,
whichever is greater.
With respect to 1993 LUP Policy 4-3 (B):
Page 2.5-24, Policy 2.5-I.9
Development near Blufftops.
Permit development near blufftops only if design and setback
provisions are adequate to assure stability and structural integrity
for the expected economic life span of the development (at least 75
years) and if the development (including storm runoff, foot traffic,
grading, irrigation, and septic tanks) will neither create nor
contribute significantly to erosion problems or geologic instability of
the site or surrounding area. Prohibit development on bluff faces
except for stairways for public access to the beach.
Development near blufftops is defined as development within 300 feet
landward of a bluff line or edge, as defined in the California Code of
Regulations Section 13577(h). Economic life is defined as the period over
which a development is expected to be usable, with normal repairs and
maintenance, for the purpose for which it was designed. The California
Coastal Commission recommends that a structure’s economic life be
determined to be a minimum of 75 years, unless otherwise specified and
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restricted for specific development proposals, as stated in the Coastal
Commission’s LCP Update Guide (2013).
With respect to 1993 LUP Policy 4-3 (C):
Page 2.5-26, Policy 2.5-I.14
Land Divisions near Beachfront and Blufftops.
Land divisions, including subdivisions, lot splits, lot line adjustments,
and certificates of compliance which create new lots adjacent to
beachfront or blufftops, shall not be permitted unless the subdivision
can be shown to create lots which can be developed without
requiring a current or future bluff or shoreline protection structure.
No new lots shall be created that could require shoreline protection
or bluff stabilization structures at any time during the full economic
life of the development (at least 75 years).

BLUFF PROTECTION
#
4-4

1993 LUP Policy
In the absence of a determination supported by a site-specific survey
by a qualified geologist and biologist to the contrary, within 100 feet
from the bluff or foredune edge, drought-tolerant coastal vegetation
capable of enhancing bluff and dune stability shall be installed and
maintained as a part of any new development. Grading as may be
required to establish proper drainage, to install minor improvement
(e.g. trails) and to restore eroded areas and to provide permitted
accessways shall direct water runoff away from the edge of the bluff
or be handled in a manner so as to prevent damage to the bluff by
surface and percolating water.

First Draft LUP Update
Two new Draft LUP policies – one to address grading and the other
to address vegetation - cover and expand upon 1993 LUP Policy 4-4.
Page 2.5-26, Policy 2.5-I.15
Grading near Beachfront or Blufftop.
Require that any grading necessary to establish proper drainage,
install minor improvement (e.g. trails), to restore eroded areas, or
to provide permitted accessways directs water runoff away from the
edge of the bluff or be handled so as to prevent damage to the bluff
from surface and percolating water.
Page 2.5-26, Policy 2.5-2.5-I.16
Beachfront or Blufftop Vegetation.
Beachfront or Blufftop Vegetation. Require the installation and
maintenance of drought-tolerant coastal vegetation capable of
enhancing bluff and dune stability within 100 feet from the bluff or
foredune edge as part of any new development near the beachfront
or blufftops in the absence of a determination supported by a sitespecific survey by a qualified geologist and biologist to the contrary.
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4-5

No development shall be permitted on the bluff face, except for
engineered accessways to provide public beach access. Drainage
pipes shall be allowed only where no other less environmentally
damaging drain system is feasible and the drain pipes are designed
and placed to minimize impacts to the bluff face, toe, and beach.
Drainage devices extending over the bluff face shall not be permitted
if water can be directed away from the bluff face.

Page 2.5-24, Policy 2.5-I.10
Bluff Face.
Prohibit No development shall be permitted on bluff faces, except
for engineered accessways to provide public beach access. Drainage
pipes shall be allowed only where no other less environmentally
damaging drain system is feasible and the drain pipes are designed
and placed to minimize impacts to the bluff face, toe, and beach.
Drainage devices extending over the bluff face shall not be permitted
if water can be directed away from the bluff face. Permitted
development shall be constructed and designed to not contribute to
further erosion of the bluff face and to be visually compatible with
the surrounding area to the maximum extent feasible.

GEOTECHNICAL HAZARDS
#
4-6

1993 LUP Policy

First Draft LUP Update
Page 2.5-23, Policy 2.5-I.3
Grading and Building Permits and Subdivisions.
Review applications for grading and building permits and applications
for subdivisions shall be reviewed for adjacency to, threats from, and
impacts on geologic hazards arising from seismic events, tsunami
run-up, landslides, flooding, or other geologic hazards such as
expansive soils and subsidence areas. In areas of known geologic
hazards, as indicated on the Seismic and Geologic Hazards map
(Figure 2.5-1), a geologic report shall be required. Mitigation
measures shall be required where necessary.
Two new Draft LUP policies address and update 1993 LUP Policy 47.

Applications for grading and building permits and applications for
subdivisions shall be reviewed for adjacency to, threats from, and
impacts on geologic hazards arising from seismic events, tsunami
run-up, landslides, flooding, or other geologic hazards such as
expansive soils and subsidence areas. In areas of known geologic
hazards, as indicated on the Geologic Hazards Map, a geologic
report shall be required. Mitigation measures shall be required
where necessary.
4-7
In areas of flooding due to tsunamis or dam failure, no new
development shall be permitted unless the applicant or subsequent
study demonstrates that the hazard no longer exists or has been or
will be reduced or eliminated by improvements which are consistent
with the policies of this Plan and that the development will not
contribute to flood hazards or require the expenditure of public
funds for flood control works. Where not otherwise indicated, the
flood hazard zone shall be considered to be a zone defined by the
measured distance of 100 feet from the centerline of the creek to

39

Page 2.5-23, Policy 2.5-I.5
Hillside Construction Slope Limitation.
Require soils and geologic reports for all new development in areas
exceeding 20 percent slope to be reviewed for adequacy by
appropriate City staff or consultants selected by the City at the
applicant’s expense.
Page 2.5-30, Policy 2.5-I.43

both sides of the creek. Non-structural agricultural uses, trails,
roads, and parking lots shall be permitted, provided that such uses
shall not be permitted within the area of stream corridor. (See
Policies in Section 3 on Protection of Sensitive Habitats.

4-8
No new permitted development shall cause or contribute to flood
hazards.
4-9
All development shall be designed and constructed to prevent
increases in runoff that would erode natural drainage courses. Flows
from graded areas shall be kept to an absolute minimum, not
exceeding the normal rate of erosion and runoff from that of the
undeveloped land. Storm water outfalls, gutters, and conduit
discharge shall be dissipated.
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Tsunami and Dam Failure.
Permit new development in areas of flooding due to tsunamis or
dam failure, no new development shall be permitted unless the only
if the applicant or subsequent study demonstrates the following:
 The hazard no longer exists or has been or will be reduced
or eliminated by improvements which are consistent with
the policies of this Plan; and that
 The development will not contribute to flood hazards; and
or
 The development will not require the expenditure of public
funds for flood control works.
Where not otherwise indicated, the flood hazard zone shall be
considered to be a zone defined by the measured distance of 100
feet from the centerline of the creek to both sides of the creek.
Non-structural agricultural uses, trails, roads, and parking lots shall
be permitted, provided that such uses shall not be permitted within
the area of stream corridor. (See Policies in Section 3 on Protection
of Sensitive Habitats.
Page 2.5-30, Policy 2.5-I.37
New Development.
Ensure that no new permitted development shall causes or
contributes to flood hazards.
Page 2.5-23, Policy 2.5-I.6
Runoff Control.
Require that all development shall be designed and constructed so
that post-development peak flow (runoff) is less than or equal to
pre-development peak flow in areas where there no man-made
drain systems, or where runoff would erode natural drainage
courses to prevent increases in runoff that would erode natural
drainage courses. Flows from graded areas shall be kept to an
absolute minimum, not exceeding the normal rate of erosion and
runoff from that of the undeveloped land. Storm water outfalls,
gutters, and conduit discharge shall be dissipated.

Archeological and Paleontological Resources
#
6-1

1993 LUP Policy
The City will actively solicit technical and financial assistance from
the State and Federal governments for purposes of undertaking a
survey of potential archaeological resources in Half Moon Bay.

First Draft LUP Update
Multiple draft polices are provided to comprehensively address the
intent of 1993 LUP Policy 6-1 as follows:
Page 2.4-91, Policy 2.4-I.191
Archaeological Resources Mapping.
Maintain an updated generalized archaeological resource map that
designates archaeologically sensitive areas and identifies where
archaeological reports may be required for future development.
Archaeological resources maps are intended for City staff use. Detailed
archaeological resources maps are viewable by authorized persons only,
and are not available to the general public due to the sensitive and fragile
nature of the identified resources.
Page 2.4-91, Policy 2.4-I.193
Cultural Resources Archive.
Establish a comprehensive archive of archaeological surveys,
historical and archaeological resources mapping, and other relevant
studies, inventories, and information for sites throughout the city to
support cultural resource protection.

6-2

Prior to the issuance of a permit for any development within 100
feet of any recorded archaeological site identified in Figure 6.1, the
City will require the submission of a report by a qualified
archaeologist regarding the resources which may be affected and
mitigation measures necessary to protect the site or to undertake
salvage of archaeological materials before development. Any permit
shall be conditioned upon reasonable measures taken to mitigate the
impact of development on archaeological resources. These may
include (1) designating construction to avoid important resources,
(2) covering the site with fill, and (3) site sampling and salvage.
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1993 LUP Policies 6-2 and 6-3 were combined and proposed draft
language is provided as follows.
Page 2.4-91, Policy 2.4-I.192
Archaeological Survey.
Require the submission of a report by a qualified archaeologist as
part of applications for new development within any archaeologically
sensitive area as designated on the archaeological resources map. In
areas vulnerable to sea level rise impacts, require a site-specific
evaluation of potential sea level rise impacts to any archaeological
resources on the development site.

6-3

In that portion of any development of 1 acre or more, as indicated
on the Land Use Plan Map, which is also within an area designated
on the Map of Potential Archaeological Resources, an archaeological
survey shall be undertaken as a part of the preparation of a specific
plan for development. The survey shall include findings on actual and
potential resources on the site, impacts of the development
proposed, and recommended mitigation measures. All feasible
mitigation measures shall be incorporated in the specific plan or
development plan prior to the issuance of a permit for development.

6-4

A report shall include findings on actual and potential resources on the
site, impacts of the development proposed, and recommended mitigation
measures. All feasible mitigation measures shall be incorporated in the
specific plan or development plan prior to the issuance of a permit for
development.
1993 LUP Policies 6-2 and 6-3 were combined and proposed draft
language is provided above.

1993 LUP Policy 6-4 is replaced.
As a part of any project to construct new roads, trails, sewer or
water lines, or other public projects involving substantial excavation
which could destroy archaeological resources within the areas
designated on the Map of Potential Archaeological resources,
provision shall be made for an archaeological survey and the
opportunity to sample and salvage the site by a qualified
archaeologist as a part of the construction project.

Page 2.4-92, Policy 2.4-I.198
Cultural and Paleontological Resources Monitoring.
Require, where there is a potential to affect archaeological, Native
American, or paleontological resources, the submittal of a
monitoring plan that identifies monitoring methods and describes
the procedures for selecting archeological and Native American
monitors and procedures that will be followed if additional or
unexpected resources are encountered during development of the
site.
Procedures may include, but are not limited to, provisions for cessation of
all grading and construction activities in the area of the discovery that has
any potential to uncover or otherwise disturb cultural deposits in the area
of the discovery and all construction that may foreclose mitigation options
to allow for significance testing, additional investigation and mitigation.
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6-5

In the case of any development within an area designated on the
Map of Potential Archaeological Resources, the City shall encourage,
and require where feasible, such designs and methods of
construction as will offer protection for any potential archaeological
site.

1993 LUP Policy 6-5 is replaced.
Page 2.4-92, Policy 2.4-I.196
Development Impacts on Cultural Resources.
Mitigate the impact of development on historic, archaeological or
Native American resources through avoidance, preservation in
place, or site sampling and salvage.
The preferred alternatives for mitigating impacts to archaeological and
Native American resources are avoidance or preservation in place.
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Visual Resources
#

1993 LUP Policy

7-1

The City will establish regulations to protect the scenic corridor of
Highway 1, including setbacks for new development, screening of
commercial parking, and landscaping in new developments.
The City will establish and map scenic corridors for Highway 1 to
guide application of the policies of this chapter. Minimum standards
shall include all areas within 200 yards of State Highway 1 which are
visible from the road.

First Draft LUP Update
Three draft polices are proposed to cover the intent of 1993 LUP
Policy 7-1 and develop it further.
Page 2.4-90, Policy 2.4-I.180
Highway 1.
Ensure that viewsheds from Highway 1 are preserved and enhanced.
Coordinate with Caltrans to ensure that future changes to the
highway will preserve or enhance the visual experience of traveling
along the coast.
Page 2.4-90, Policy 2.4-I.181
Scenic Corridor Plan.
Develop a scenic corridor plan to identify scenic segments along
Highway 1. The scenic corridor plan may be developed as a
standalone program or as part of another City program, such as the
City’s Design Guidelines.

7-2

Blufftop structures shall be set-back from the bluff edge sufficiently
far to ensure that the structure does not infringe on views from the
beach and along the blufftop parallel to the bluff edge except in areas
where existing structures on both sides of the proposed structure
already impact public views from the beach or along the blufftop. In
such case, new structures shall be located no closer to the bluff
edge than adjacent structures.

Page 2.4-90, Policy 2.4-I.182
Roadway Design.
Work with Caltrans and private developers to ensure that proposed
new roads or modifications to existing roads which traverse scenic
areas minimize visual impacts to views from scenic routes.
1993 LUP Policy 7-2 is brought forward and expanded in new draft
language for two policies.
Page 2.4-89, Policy 2.4-I.172
Bluff Setback.
Require development near bluff tops to incorporate a setback from
the edge of the bluff that avoids and minimizes visual impacts from
the beach and ocean below.
The blufftop setback necessary to protect visual resources may be in
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excess of the setback necessary to ensure that risk from geologic hazards
are minimized for the life of the structure, as detailed in Chapter 2.5.

7-3

7-4

Off-premise advertising structures shall be prohibited.

Page 2.4-89, Policy 2.4-I.173
Bluff Dedication.
Require new planned communities to dedicate or preserve as open
space the coastal bluff face and an area inland from the edge of the
coastal bluff adequate to provide safe public access and to avoid or
minimize visual impacts adequate to accommodate coastal erosion
which may be accelerated by sea level rise.
1993 LUP Policy 7-3 is updated.

Utilities shall continue to be placed underground in all new
developments.

Page 2.4-89, Policy 2.4-I.177
Billboards.
Continue to prohibit the construction of new off-site commercial
signs, including billboards.
1993 LUP Policy 7-4 is brought forward and expanded to also
address telecommunications facilities in a second policy.
Page 2.4-89, Policy 2.4-I.178
Underground Utilities.
Require new development to underground utilities where feasible.
Establish a program to underground existing overhead utilities, and
relocate existing overhead utilities underground as they are replaced
or when funding for undergrounding becomes available. Where
undergrounding is not feasible, require utilities to be sited and
designed in a manner that minimizes impacts to coastal resources.
Page 2.4-90, Policy 2.4-I.179
Telecommunications Facilities.
Require all telecommunications facilities to place support facilities
underground where feasible. New communication transmission lines
shall be sited and designed to be located underground, except
where doing so would result in a hazardous condition. Existing
communication transmission lines should be relocated underground
when they are replaced or when funding for undergrounding is
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7-5

7-6

All new development, including additions and remodeling, shall be
subject to design review and approval by the City Architectural
Review Committee.

Parking facilities and recreational structures, including campers,
located in public regional recreational areas, private recreational
areas, visitor-serving commercial areas and other developments shall
be designated to minimize visibility from the beach.

available. Where undergrounding is not feasible, require facilities to
be sited and designed in a manner that minimizes impacts to coastal
resources.
1993 LUP Policy 7-5 is updated to more accurately describe the
City’s current and intended practice of developing, updating, and
utilizing design guidelines for the basis of design review.
Page 2.4-88, Policy 2.4-I.167
Design Review.
Utilize design review to ensure that proposed developments do not,
to the maximum extent feasible, interfere with or degrade the visual
features of the site or adjacent sites which contribute to its visual
character as viewed from public viewing areas. Incorporate review
criteria into design guidelines.
1993 LUP Policy 7-6 is not brought specifically brought forward,
however, several new draft policies pertaining to design review
more generally are applicable.
Page 2.4-87, Policy 2.3-I.160
Siting and Design.
Require new development to be sited and designed to minimize
adverse impact on scenic areas visible from scenic roadways or
public viewing areas to the maximum extent feasible.
Siting and design measures to reduce visual impact include, but are not
limited to, siting development in the least visible portion of the site,
breaking up the mass of new structures, designing structures to blend into
the surrounding natural landscape, restricting building maximum size and
height, clustering development, incorporating landscape elements, and
screening.
Page 2.4-87, Policy 2.3-I.161
Landscape Screening.
Prioritize avoidance of impacts to visual resources through site
selection and design alternatives as the preferred method of
mitigating the scenic impacts of development over landscape
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screening. Landscape screening, as mitigation of visual impacts shall
not substitute for project alternatives including re-siting or reducing
the height or bulk of structures.
Page 2.4-87, Policy 2.3-I.162
Ridgelines.
Protect views of prominent ridgelines and other intervening
ridgelines that are visible from a public road, a beach, public viewing
areas, or public hiking trails by setting structures below the ridgeline
to avoid intrusions into the skyline where feasible. Where there are
no feasible alternative building sites below the ridgeline or where
the only alternative building site would result in unavoidable adverse
impacts to ESHA, structures shall be limited to one-story in height
to minimize visual impacts.
Page 2.4-87, Policy 2.3-I.163
Visual Compatibility.
Require all new structures to be sited and designed to ensure visual
compatibility with the character of surrounding areas.

7-7

7-8

Recreational vehicle parks shall be sited and landscaped within five
years of development to assure full screening from public roads,
vista points, public recreation areas, and residential areas.
New development, alterations to existing structures, and proposed
demolitions in the downtown area, as designated on the Visual
Resource Overlay Map, shall be subject to design approval in
accordance with the following criteria:
(a) Scale and style similar to that of the predominant older
structures.
(b) Continuity in building lines maintained along Main Street.
(c) Existing older buildings which contribute significantly to the
character of the area not demolished or altered in a
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Means of minimizing visual impacts include avoiding large cantilevers or
understories and setting back higher elements of the structure toward the
center or uphill portion of the building.
1993 LUP Policy 7-7 is not brought forward; however, several new
draft policies pertaining to design review are applicable as provided
above for 1993 LUP Policy 7-6.
1993 LUP Policy 7-8 was updated.
Page 2.2-41, Policy 2.2-G.9
Development Scale.
Ensure that development in the Core Area is appropriately scaled
and in harmony with the town’s existing small-scaled, low-rise, and
fine-grained development pattern.

manner which eliminates key architectural features.
The design related policies presented above for 1993 LUP Policy 7-6
are applicable to 1993 LUP Policy in addition to the following new
draft policy.

7-9

New development shall be sited and designed so as to avoid or
minimize destruction or significant alteration of significant existing
plant communities identified in the General Plan (which include
riparian vegetation along stream banks, and notable tree stands).
7-10

New development on upland slopes visible from Highway 1 and
Highway 92 as indicated on the Visual Resources Overlay Map, shall
not involve grading or building siting which results in a significant
modification of the hillscape; where trees must be removed for
building purposes, reforestation shall be provided as a part of any
new development to maintain the forested appearance of the
hillside. Structures shall be subordinate in appearance to the natural
landform, shall be designed to follow the natural contours of the
landscape, and shall be sited so as not to intrude into the skyline as
seen from public viewing places.

Page 2.4-89, Policy 2.4-I.174
Vegetation Removal.
Require that new development be sited and designed to minimize
removal of natural vegetation to the maximum extent feasible,
including the preservation of existing native trees and plants on the
site.
Issues cited in 1993 LUP Policy 7-10 are covered in the new draft
Landform and Vegetation Preservation policies as well as the
Grading policies. These new draft policies are not limited to any
specific sites in the Planning Area. Rather, the new policies apply to
all land in Half Moon Bay.
Page 2.4-71, Policy 2.4-I.64
Grading and Alteration.
Require all new development to be sited and designed so as
to minimize grading, alteration of physical features, and vegetation
clearance in order to prevent soil erosion, stream siltation, reduced
water percolation, increased runoff, and adverse impacts on plant
and animal life and prevent net increases in baseline flows for any
receiving waterbody.
Page 2.4-88, Policy 2.4-I.170
Alteration of Landforms.
Require that all new development be sited and designed to
minimize alteration of natural landforms through the following
measures:
 Conforming to the natural topography of the site;
 Preventing substantial grading or reconfiguration of the
project site;
 Eliminating flat building pads on slopes and requiring
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7-11

New development along primary access routes from Highway 1 to
the beach, as designated on the Land Use Plan Map, shall be
designed and sited so as to maintain and enhance the scenic quality
of such routes, including building setbacks, maintenance of low
height of structures, and landscaping which establishes a scenic
gateway and corridor.

7-12

In areas affording broad views of the ocean from Highway 1 as
indicated on the Visual Resources Overlay Map, all new
development shall be reviewed by the Planning Commission to
ensure conformance with the following criteria:
(a) Structures shall be sited and designed to preserve
unobstructed broad views of the ocean and shall be
clustered to the maximum extent feasible.
(b) A landscaping plan shall be included in the development
plans for approval and shall provide for landscaping which,
when mature, will not impede public views of the ocean.
(c) Building height shall not exceed one story or 15 feet, unless
an increase in height would not obstruct public views to the
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building pads on sloping sites to utilize split-level or
stepped-pad designs;
 Requiring that man-made contours mimic the natural
contours of the site;
 Ensuring that graded slopes blend with the existing terrain
of the site and surrounding area;
 Minimizing grading permitted outside of the building
footprint;
 Clustering structures to minimize site disturbance and
development area;
 Minimizing the height and length of cut and fill slopes;
 Minimizing the height and length of retaining walls; and
 Allowing the balancing of cut and fill operations on site only
where the grading does not substantially alter the existing
topography and where it blends with the surrounding area.
Export of cut material may be required to preserve natural
topography.
1993 LUP Policy 7-11 is not brought forward. The scenic quality of
access routes is related to a number of policies in the Scenic and
Visual Resources section (page 2.4-86), but could be carried over to
speak specifically to the primary access routes (as mapped on Figure
2.3-2: Coastal Access and Planned Roadway Improvements in
Chapter 2.3 Coastal Access and Recreation).
1993 LUP Policy 7-12 is covered over the course of several new
draft Visual Resources policies, including three already cited: Policy
2.4-I.160 Siting and Design, 2.4.I.167 Design Review, and 2.4-I.180
Highway 1. Additional polices related to 1993 LUP Policy 7-12
include:
Page 2.4-87, Policy 2.4-I.165
Height Limits.
Avoid modifications to height limits in scenic areas and provide for
options to modify roof-lines or elevate the lowest flood elevation
for flood protection in a manner that is consistent with scenic
character. In some cases, it may be appropriate to update height

ocean from the Highway or would facilitate clustering of
development so as to result in greater view protection.

limitations to allow for elevation in response to sea level rise
hazards.
Page 2.4-87, Policy 2.4-I.166
Fences, Walls, and Landscaping.
Ensure that fences, walls, and landscaping shall not block views of
scenic areas from scenic roads, parks, beaches, and other public
viewing areas.
Page 2.4-88, Policy 2.4-I.168
Streetscape.
Require that street trees, vegetation, and landscaping be sited and
designed in a manner that will not block views upon maturity.

7-13

With respect to 1993 LUP Policy 7-13, Scenic Visual Resources
policies would serve to protect scenic corridors generally, but a
specific statement can be made if desired. This language could also
potentially be added to Policy 2.4-i.181 Scenic Corrido Plan (already
cited) or the following policies.

The City will establish regulations to protect scenic corridors along
all designated primary shoreline access routes where existing
permits or development does not exist.
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Page 2.4-86, Policy 2.4-I.158
Scenic Roadways.
Classify roadways traversing or providing views of areas of
outstanding scenic quality, containing striking views of natural
vegetation, geology, the ocean, and other unique natural features as
scenic roadways.

Agriculture
#
8-1

1993 LUP Policy

First Draft LUP Update
Several draft new policies are provided to replace and expand upon
1993 LUP Policy 8-1.

The City recognizes agriculture as a valuable economic resource to
the region. The maintenance of the City's economic base partially
depends on the continued strength of the horticulture industry.

Page 2.2-43, Policy 2.2-I.6
Agricultural Preservation.
Ensure the continued viability of agriculture within and surrounding
the community. This may include the following:
 Accommodate the housing needs of farmworkers within
the community.
 Promote the economic viability and/or adaptive reuse of
agriculture infrastructure within Half Moon Bay by
permitting small-scale on-site produce retailing and
greenhouses if appropriately designed; enhancing linkages
between farming and tourism; and promoting activities such
as farm-to-table events and operations.
 Acknowledge potential land use compatibility challenges
and allow flexibility for agricultural uses with regards to
noise and other performance standards.
Page 2.4-86, Policy 2.4-I.154
Economic Viability.
Promote the economic viability and/or adaptive reuse of agriculture
infrastructure within Half Moon Bay by permitting supplemental uses
to complement agricultural operations.
Supplemental uses may include but are not limited to small-scale on-site
produce retailing and greenhouses if appropriately designed; enhancing
linkages between farming and tourism; and promoting activities such as
farm-to-table events and operations.
Page 2.4-86, Policy 2.4-I.155
Requirements for Supplemental Uses.
Require, for proposed uses proposed pursuant to Policy 4-I.155
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(Economic Viability), the applicant to submit an economic analysis of
agricultural viability to ensure that any allowable supplemental uses
do not diminish the long-term productivity and viability of
agricultural land.
1993 LUP policies 8-2 and 8-3 regarding Williamson Act contracts
are updated and addressed in one draft new policy as follows:

8-2

The City will not consent to cancellation of Williamson Act
contracts of lands designated Urban Reserve prior to the expiration
of the contract in accordance with State Law.
8-3

The City will continue to offer agriculture preserve status and
Williamson Act contracts to those owners desiring to maintain
agricultural use within the City.

8-4
The City will phase development so as to maintain land in field
flower production as long as feasible (as defined in Section 30108 of
Coastal Act).
8-5

Lands designated Urban Reserve on the Land Use Plan Map shall not
be eligible for development approval and shall not receive a permit
for development, other than for uses permitted under the
designation Urban Reserve, except upon the happening of one of the
following conditions:
(a) In the case of land which is within an agricultural preserve
and subject to a Williamson Act contract as of July 1, 1980,
expiration of the Williamson Act contract.
(b) In the case of land which is not subject to a Williamson Act
contract, the expiration of 10 years from the effective date
of this Plan.

52

Page 2.4-85, Policy 2.4-I.149
Incentives.
Provide incentives for landowners to maintain land in productive
agricultural use, including affirmative agricultural easements and
Williamson Act contracts.
1993 LUP policies 8-2 and 8-3 regarding Williamson Act contracts
are updated and addressed in one draft new policy, see above as
indicated for Policy 8-2.
Page 2.4-85, Policy 2.4-I.151
Phased Development.
The City will Use the Urban Reserve and Open Space Reserve land
use designations to phase development so as to maintain land in field
flower in the city and encourage agricultural and horticultural
production as long as feasible.
The definition and description of Urban Reserve is provided on Page
2.2-23:
“This designation was created for lands in open field floricultural use
not suited for greenhouse development, and which are clearly within
the perimeter of existing urban development. Permitted uses have
been limited to open field agricultural uses and accessory buildings.
Reinforcing the purpose of this designation for long term
continuation of field agricultural uses, additional uses are permitted
to support economic viability and technical operations of these
relatively small farms. Examples include uses associated with the
emerging farm-to-table and agritourism movements - tasting rooms;
agricultural home-stays (farm-stays); and educational opportunities
for adults and children (tours, classes, and day camps). Accessory
residential buildings are permitted for employee housing.

Conditional uses associated with the boarding and care of horses
include training and demonstration clinics as well as modest facilities
for conducting basic laboratory functions or on site veterinary care.
Only at such a time as substantial development has already taken
place in the city’s non-reserved lands will Urban Reserve lands
become available for urban development. This designation also
facilitates farm produce stands and similar small-scale commercial
operations. The Urban Reserve designation applies to 306 acres in
Half Moon Bay.”

8-6

Lands designated Open Space Reserve on the Land Use Plan Map
shall not be eligible for development approval and shall not receive a
permit for development, other than for uses permitted under the
designation Open Space Reserve, unless and until there are no
alternative areas appropriate for infilling within the City for the
proposed use and no division of such lands shall be permitted until
development approval is obtained pursuant to this policy.

The designation was updated to include additional uses in support of
a wide variety of agricultural related operations. Because the text of
the LUP serves as part of the Land Use Plan, the definitions
represent policy. Currently there are no Williamson Act contract
properties in Half Moon Bay, and thus 1993 LUP Policy 8-5 part a) is
not relevant. Furthermore, due to Measure D, Urban Reserve lands
are not expected to be eligible for development during the planning
horizon. A timeline as provided in 1993 LUP Policy 8-5 part b) or
other criteria could be added to the definition or provided as a
policy in a future revision to more specifically define the conditions
under which development in this designation may be considered.
The definition and description of Open Space Reserve is provided
on Page 2.2-24:
“This designation applies to agricultural and open land at the
perimeter of existing developed areas, and prohibits the conversion
of these lands to urban uses until such a time that all other land in
the city suitable for development has been committed to other uses.
Lands include hilly uplands with timber and open space resources,
where future potential is limited to low-density development or
recreational use. Most of the hillsides in this category are also
designated as very high fire hazard zones by the California
Department of Forestry and Fire Protection (CAL FIRE), further
calling into question the prospect of future development.
Approximately 784 acres of land in the City are designated Open

Space Reserve.”
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8-7

8-8

8-9

The City will designate existing greenhouse developments, those
open field irrigated operations which are most likely to remain
viable for the long term, and areas within the same ownerships as
Horticulture Business, in order to protect, maintain, and
accommodate the needs of floriculture as a significant part of the
City's economy.
The City will aggressively support expansion of water supplies
necessary and suitable for horticulture with reservation of required
amounts to meet expected needs. (See Public Works, Section 10, p.
171).
All new greenhouse projects, both additions and new projects, shall
be subject to design review and approval.

The designation was updated to acknowledge the high fire hazard
zone designation. Because the text of the LUP serves as part of the
Land Use Plan, the definitions represent policy. Due to Measure D,
Open Space Reserve lands are not expected to be eligible for
development during the planning horizon. A timeline or other
criteria could be added to the definition or provided as a policy in a
future revision to more specifically define the conditions under
which development in this designation may be considered.
1993 LUP Policy 8-7 is not brought forward. Land use designations
are provided in Chapter 2.2. A statement like Policy 8-7 is not
strictly necessary, as it describes a one-time action of designating
existing developments. Land use designations are not changed as
part of the update.
The priority allocations for water are in Chapter 2.2, as are policies
related to water supply for agriculture. 1993 LUP Policy 8-8 is not
brought forward because it is already substantially covered by
Policies in Chapter 10 of the 1993 LUP. Policies are provided in the
Draft LUP consistent with the 1993 LUP Chapter 10 policies and are
presented later in this table.
1993 LUP policies 8-9, 8-10, and 8-11 are replaced in whole by a
new comprehensive policy addressing development standards for
floriculture uses including greenhouses.
Page 2.4-84, Policy 2.4-I.147
Development Standards for Floriculture Uses.
Require floriculture uses to adhere to the following performance
standards:
 Allow existing floricultural operations and greenhouses,
whether soil-dependent or independent, to expand on their
existing sites or on adjacent sites in order to minimize
capital expenditures, according to basic setback
requirements of 30 feet from the right-of-way of any street
and 20 feet from the lot lines of the parcel on which the
greenhouse is located;
 Prohibit greenhouse, hothouse, or accessory structures
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from locating closer than 50 feet from the boundary line of
a lot in a residential zoning district;
Require runoff impoundments so that total runoff shall not
be greater than if the site were uncovered, unless the
applicant can demonstrate that increased runoff will not
damage or be detrimental to downstream property
owners;
Require runoff containing fertilizers or pesticides be stored
on site and not released to any perennial or intermittent
stream, but disposed of according to standards established
by the United States Environmental Protection Agency, and
the State Regional Water Quality Control Board;
Prohibit the use of herbicides or soil sterilants under any
asphalt or concrete paving installed as part of a greenhouse
development;
Encourage new or expanded greenhouse operations to
practice water conservation by one or more of the
following methods: (1) recycling of irrigation water, (2) use
of drip irrigation systems, (3) construction of small offstream water reservoirs for water use during summer
months, except where a sensitive habitat would be affected
by reduced stream flow, and (4) other methods acceptable
to the County;
Require greenhouse floriculture uses to undergo design
review;
Prohibit greenhouses from locating on ridges or hillcrests in
order to prevent excessive grading and damage to hill
silhouettes;
Encourage new floricultural operations to use alternative
energy systems and minimize reliance on oil and natural gas.
Acceptable sources include, but are not limited to, solar
energy and wind energy; and
Require on-site mitigation of adverse impacts for
greenhouses located in or adjacent to urban areas.

8-10

No greenhouse, hothouse, or accessory structure shall be located
closer than 50 feet from the boundary line of a lot zoned residential.

1993 LUP policies 8-9, 8-10, and 8-11 are replaced in whole by a
new comprehensive policy addressing development standards for
floriculture uses including greenhouses, see above as indicated for
policy 8-9.

8-11

Landscaping and screening shall be installed within six months of
completion of new greenhouses and/or accessory buildings. Such
landscaping shall reasonably block the view of the greenhouse
structures and parking areas within five years of project completion,
provided that screening of greenhouse shall not be necessary if set
back at least 100 feet where abutting a public street and the setback
area is in agricultural use.
The Urban/Rural Boundary shall be the City Limit boundary of the
City of Half Moon Bay.

1993 LUP policies 8-9, 8-10, and 8-11 are replaced in whole by a
new comprehensive policy addressing development standards for
floriculture uses including greenhouses, see above as indicated for
policy 8-9.

8-12

8-13

The City will support private agencies in enhancement programs.
limited to:
 Coastal Conservancy purchase of development rights or
fee interest in agricultural lands from willing sellers.
 Transfer of development credits among willing property
owners .
 Direct support and improvement of agricultural operations
by partial site development where this is permitted by the
LUP.
 Deferral of in-lieu fees (i.e. parks and recreation) on those
lands remaining in agricultural use where partial site
development occurs.
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Page 2.4-86, Policy 2.4-I.152
Urban/Rural Boundary.
Establish an the Urban/Rural Boundary at shall be the city limits
boundary of the City of Half Moon Bay to concentrate urban
development within the city and protect surrounding agricultural
lands from the physical and economic impacts of adjacent urban
growth.
1993 LUP Policy 8-13 is updated and replaced.
Page 2.4-85, Policy 2.4-I.150
Partnerships.
Coordinate with other agencies and organizations to provide a
comprehensive, effectual, and innovative range of preservation
strategies and incentives to promote the continued maintenance of
land in agricultural production.

Development
GENERAL POLICIES
#
9-1

Policy
Land Use Plan designations shall apply in accordance with the
policies of this Plan, unless the Plan is subsequently amended in
accordance with the amendment procedures specified in Chapter IV.

9-2

The City shall monitor annually the rate of build-out in categories
designated for development. If the rate of build-out exceeds the rate
on which the estimates of development potential for Phase I and
Phase II in the Plan are based, further permits for development or
land divisions shall not be issued outside existing subdivision until a
revised estimate of development potential has been made. At that
time the City shall establish a maximum number of development
permits to be granted each year in accordance with expected rates
of build-out and service capacities. No permit for development shall
be issued unless a finding is made that such development will be
served upon completion with water, sewer, schools, and road
facilities, including such improvements as are provided with the
development. (See Table 9.3).

9-3

All new development permitted shall comply with all other policies
of the Plan. (New development means any project for which a
Coastal Permit is required under Section 30106, 30250, 30252,
30600, and 30608 of the Coastal Act which has not received such
permit as of the date of certification of this Plan).

9-4
All new development, other than development on parcels
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First Draft LUP Update
Page 2.2-43, Policy 2.2-I.1
Land Use Plan Map.
Apply Land Use Plan designations shall apply in accordance with the
policies of this Plan, unless the Plan is subsequently amended in
accordance with the amendment procedures specified in Chapter
2.1 IV.
Page 2.2-63, Policy 2.2-I.136
Monitor Growth.
The City shall Monitor annually the rate of build-out in categories
designated for development. If the rate of build-out exceeds the rate
on which the estimates of development potential for Phase I and
Phase II in the Plan are based, further permits for development or
land divisions shall not be issued outside existing subdivision until a
revised estimate of development potential has been made. At that
time the City shall establish a maximum number of development
permits to be granted each year in accordance with expected rates
of build-out and service capacities. No permit for development shall
be issued unless a finding is made that such development will be
served upon completion with water, sewer, schools, and road
facilities, including such improvements as are provided with the
development. (See Table 9.3).
Page 2.2-43, Policy 2.2-I.2
Complete Policy Compliance.
Ensure that all new development permitted shall comply complies
with all other policies of the Plan. (New development means any
project for which a Coastal Permit is required under Section 30106,
30250, 30252, 30600, and 30608 of the Coastal Act which has not
received such permit as of the date of certification of this Plan).
Page 2.2-64, Policy 2.2-I.137
Services and Infrastructure.
Require that all new development, other than development on

designated Urban Reserve or Open Space Reserve on the Land Use
Plan Map permitted while such designations are effective, shall have
available water and sewer services and shall be accessed from a
public street or shall have access over private streets to a public
street.

parcels designated Urban Reserve or Open Space Reserve on the
Land Use Plan Map permitted while such designations are effective,
shall have has available water and sewer services and shall be
accessed from a public street or shall have access over private
streets to a public street.

Prior to issuance of a development permit, the Planning Commission
or City Council shall make the finding that adequate services and
resources will be available to serve the proposed development upon
its completion and that such development is located within and
consistent with the policies applicable to such an area designated for
development. The applicant shall assume full responsibility for costs
incurred in the service extensions or improvements that are
required as a result of the proposed project, or such share as shall
be provided if such project would participate in an improvement or
assessment district. Lack of available services or resources shall be
grounds for denial of the project or reduction in the density
otherwise indicated in the Land Use Plan. (See Table 10.3).

Prior to issuance of a development permit, the Planning Commission or
City Council shall make the finding that adequate services and resources
will be available to serve the proposed development upon its completion
and that such development is located within and consistent with the
policies applicable to such an area designated for development. The
applicant shall assume full responsibility for costs incurred in the service
extensions or improvements that are required as a result of the proposed
project, or such share as shall be provided if such project would
participate in an improvement or assessment district. Lack of available
services or resources shall be grounds for denial of the project or reduction
in the density otherwise indicated in the Land Use Plan. (See Table 10.3).

9-5
The base permitted residential density for any parcel located within
an area designated Planned Development (PD) District shall be no
more than 2 units per acre, except as provided with respect to such
District under Subsections 9.3.3 through 9.3.16.
This “base density” policy may be revised upward as a result of
compliance with other conditions which limit the area which may be
developed. However, the total amount of development permitted by
the LUP shall not exceed the amount programmed in the Phasing
Section of this Plan (see Table 9.3 and related text).
9-6
The City shall develop a fee schedule or other fiscal impact
measures necessary to assure that new development permitted by
the Land Use Plan within the Urban/Rural Boundary will generate
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Page 2.2-43, Policy 2.2-I.3
Planned Development Base Residential Density.
The Establish a base permitted residential density
of no more than 2 units per acre for any parcel located within an
area designated Planned Development (PD) District shall be no
more than 2 units per acre, except as provided with respect to such
District under the policies of this chapter Subsections 9.3.3 and
9.3.16.
This “base density” policy may be revised upward as a result of
compliance with other conditions which limit the area which may be
developed. However, the total amount of development permitted by the
LUP shall not exceed the amount projected to occur in the Phasing Section
of this Plan (see Table 9.3 2-4 and related text).
Page 2.2-43, Policy 2.2-I.4
Development Impact Fees.
Periodically review and update The City shall develop a the fee
schedule and develop any other fiscal impact measures necessary to
assure that new development permitted by the Land Use Plan within

sufficient revenues to cover costs to the City for providing public
services (i.e. police, fire, school, roads, etc.).
9-7
The City shall reserve the right to reduce the density specified in
the Land Use Plan for a particular parcel if it is determined that such
reduction is warranted by conditions specifically applicable to the
site, such as topography, geologic or flood hazards, habitat areas, or
steep slopes, particularly where such constraints are indicated by
the overlay designations on the Land Use Plan Maps.

the Urban/rural Boundary will generate sufficient revenues to cover
costs to the City for providing public services (i.e. police, fire, parks,
schools, roads, etc.).
Page 2.2-43, Policy 2.2-I.5
Development Intensity Reductions.
The City shall Reserve the right to reduce the density and/or
intensity specified in the Land Use Plan for a particular parcel if it is
determined that such reduction is warranted by conditions
specifically applicable to the site, such as topography, geologic or
flood hazards, sea level rise hazards, habitat areas, or steep slopes,
particularly where such constraints are indicated by the overlay
designations on the Land Use Plan maps.

SPECIFIC PLANNED DEVELOPMENT POLICIES
#
9-8

Policy
The entire site shall be planned as a unit. Preparation of specific
plans (Government Code Section 65450) may be required for one
or more separate ownerships, individually or collectively, when
parcels comprising a site designated PD are in separate ownerships.

9-9
Use of flexible design concepts, including clustering of units, mixture
of dwelling types, etc., shall be required to accomplish all of the
following goals:
(a) Protection of the scenic qualities of the site;
(b) Protection of coastal resources, i.e. habitat areas,
archaeological sites, prime agricultural lands, etc., as
required by the Coastal Act;
(c) Avoidance of siting of structures in hazardous areas; and
(d) Provision of public open space, recreation, and/or beach
access.
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Page 2.2-47, Policy 2.2-I.25
Comprehensive Planned Development Planning.
Require that the entire site shall be planned as a unit. Preparation of
specific plans (Government Code Section 65450) may be required
for one or more separate ownerships, individually or collectively,
when parcels comprising a site designated PD are in separate
ownerships.
Page 2.2-47, Policy 2.2-I.26
Site Plan Design.
Require the use of flexible design concepts, including clustering of
units, mixture of dwelling types, etc., shall be required to accomplish
all of the following goals:
 Protection of the scenic qualities of the site;
 Protection of coastal resources, i.e. habitat areas,
archaeological sites, prime agricultural lands, etc., as
required by the Coastal Act;
 Avoidance of siting of structures in hazardous areas; and
 Provision of public open space, recreation, and/or beach
access.

9-10
Permitted uses shall include:
(a) Any uses permitted and set forth in the zoning ordinance of
the City of Half Moon Bay and consistent with the Local
Coastal Plan.
(b) Recreational facilities, including but not limited to tennis
courts, golf courses, swimming pools, playgrounds, and
parks for the private use of the prospective residents, or
general public use.
(c) Open space.

Page 2.2-47, Policy 2.2-I.27
Planned Development Uses.
Establish the following as permitted uses shall include:
 Any uses permitted and set forth in the zoning ordinance of
the City of Half Moon Bay and consistent with the Local
Coastal Plan.
 Recreational facilities, including but not limited to tennis
courts, golf courses, swimming pools, playgrounds, and
parks for the private use of the prospective residents, or
general public use.
 Educational and resource conservation projects.
 Open space.

In developments of 200 residential units or greater, or on 100 acres
or more (unless otherwise specifically permitted in area-specific
policies), conditionally permitted uses include:
(d) Commercial recreational facilities (private or public) other
than permitted above that are compatible with the
proposed residential units;
(e) In especially scenic coastal areas, visitor-serving commercial
facilities, i.e. a motel or restaurant; and
(f) Convenience establishments of a commercial and service
nature such as a neighborhood store, provided:
1. Such convenience establishments are an integral part of
the general plan of development for the Planned
Development and provide services related to the
needs of the prospective residents;
2. Such convenience establishments and their parking
areas will not collectively occupy more than 1 acre per
200 dwelling units;
3. Such convenience establishments will be located,
designed, and operated primarily to serve trade and
service needs of persons residing in the Planned
Development and not persons residing elsewhere;
4. Such convenience establishments will not, by reason of
their location, construction, manner or timing of

Establish the following conditionally permitted uses in developments
of 200 residential units or greater, or on 100 acres or more (unless
otherwise specifically permitted in area-specific policies),
conditionally permitted uses include:
 Commercial recreational facilities (private or public) other
than permitted above that are compatible with the
proposed residential units;
 In especially scenic coastal areas, visitor-serving commercial
facilities, i.e. a motel or restaurant; and
 Convenience establishments of a commercial and service
nature such as a neighborhood store, provided:
- Such convenience establishments are an integral part of
the general plan of development for the Planned
Development and provide services related to the
needs of the prospective residents;
- Such convenience establishments and their parking
areas will not collectively occupy more than 1 acre per
200 dwelling units;
- Such convenience establishments will be located,
designed, and operated primarily to serve trade and
service needs of persons residing in the Planned
Development and not persons residing elsewhere;
- Such convenience establishments will not, by reason of
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5.

operations, signs, lighting, parking arrangements, or
other characteristics, have adverse effects on
residential uses within or adjoining the development,
or create traffic congestion or hazards to vehicular or
pedestrian traffic; and
Such convenience establishments will not be highway
related or result in greater congestion on Highway 1.

9-11
The City shall specify the maximum density of development
permitted for each parcel under the Planned Development
designation at the time development approval is given for a
particular parcel(s), unless already specified in the Land Use Plan.
Determination of an appropriate density shall take into account all
of the factors listed in Policy 9-12 and shall be compatible with the
density and character of surrounding land uses.
9-12
The amount of public, private, and common open space in a Planned
Development shall be specified in the Development Plan. The
required amount of common and public open space shall be at least
20% of the gross area. The City shall determine the amount of
public open space required for coastal access and recreation and
protection of public views, if not specified elsewhere in this Plan.
Open space shall be defined as follows :
(a) Public open space shall include but not be limited to public
parks and parking lots, beaches, access corridors such as
bike paths, hiking or equestrian trails, usable natural areas,
and vista points which are accessible to members of the
general public. Public open space shall not include areas
which are unusable for recreational purposes, i.e. private or
public streets, private parking lots, or hazardous areas, such
as steep slopes and bluff faces. Environmentally sensitive
habitat areas and archaeological sites may be included in
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their location, construction, manner or timing of
operations, signs, lighting, parking arrangements, or
other characteristics, have adverse effects on
residential uses within or adjoining the development,
have adverse effects on ESHA, or create traffic
congestion or hazards to vehicular or pedestrian
traffic; and
- Such convenience establishments will not be highway
related or result in greater congestion on Highway 1.
Page 2.2-48, Policy 2.2-I.28
Maximum Planned Development Density.
The City shall Specify the maximum density of development
permitted for each parcel under the Planned Development
designation at the time development approval is given for a
particular parcel(s), unless already specified in the Land Use Plan.
Determination of an appropriate density shall take into account all
of the open space factors listed in Policy 9-12 2.2-I.29 and shall be
compatible with the density and character of surrounding land uses.
Page 2.2-48, Policy 2.2-I.29
Open Space in Planned Development.
Require that the amount of public, private, and common open space
in a Planned Development is shall be specified in the Development
Plan. The required amount of common and public open space must
be at least 20 percent of the gross area. The City shall Determine
the amount of public open space required for coastal access and
recreation and protection of public views, if not specified elsewhere
in this Plan.
Open space is defined as follows:
 Public open space shall includes but is not be limited to
public parks and accessory parking lots, beaches, access
corridors such as bike paths, hiking or equestrian trails,
usable natural areas, and vista points which are accessible
to members of the general public. Public open space shall
does not include areas which are unusable for recreational
purposes, i.e. private or public streets, private parking lots,
or hazardous areas, such as steep slopes and bluff faces.

public open space only if such areas are usable by the public
for light recreation, i.e. walking;
(b) Common open space shall include but not be limited to
recreational areas and facilities for the use of prospective
residents of the project, such as tennis courts, golf courses,
swimming pools, playgrounds, community gardens, and
other agricultural use, landscaped areas for common use,
or other open areas of the site needed for the protection
of the habitat, archaeological, scenic, or other resources.
Common open space shall not include driveways, parking
lots, private patios and yards, or other developed areas;
and
(c) Private open space shall include but not be limited to
patios, decks, and yards for the private use of the residents
of individual units, and shall include land permanently
dedicated to agricultural use.
Additional conditions for parcels designated as PD-Planned
Development are found in the following sections on specific
areas.
9-13
The City will seek the assistance of the State Coastal Conservancy
where required or useful in the consolidation of older, unimproved
subdivisions, and in carrying out the purposes of the Planned
Development Districts, and shall encourage the Conservancy to
assist generally in consolidation and re-subdivision where build- out
according to existing plans is not proposed.

62





Environmentally sensitive habitat areas and archaeological
sites may be included in public open space only if such areas
are usable by the public for passive recreation, i.e. walking;
Common open space shall includes but is not be limited to
recreational areas and facilities for the use of prospective
residents of the project, such as tennis courts, golf courses,
swimming pools, playgrounds, community gardens, and
other agricultural use, landscaped areas for common use,
or other open areas of the site needed for the protection
of the habitat, archaeological, scenic, or other resources.
Common open space does shall not include driveways,
parking lots, private patios and yards, or other developed
areas; and
Private open space shall includes but is not be limited to
patios, decks, and yards for the private use of the residents
of individual units, and shall includes land permanently
dedicated to agricultural use.

Additional conditions for parcels designated as PD-Planned
Development are found in the following sections on specific areas.
Page 2.2-49, Policy 2.2-I.30
Parcel Consolidation.
The City will Seek the assistance of the State Coastal Conservancy
and/or other qualified agencies and land trusts where required or
useful in the consolidation of older, unimproved subdivisions, and in
carrying out the purposes of the Planned Development Districts,
and shall encourage the agency or trust Conservancy to assist
generally in consolidation and re-subdivision where buildout
according to existing plans is not proposed.

9-14
In the case of any Planned Development District hereafter described
where portions of the District are in separate ownership, approval
may be given for development of a parcel or group of parcels in the
same or different ownerships, provided that the City has approved a
specific plan for the District as required by the provisions of this
section.

Page 2.2-49, Policy 2.2-I.31
Specific Plan Approval.
In the case of any Planned Development District hereafter described
where portions of the District are in separate ownership, approval
may be given for development of a parcel or group of parcels in the
same or different ownerships, provided that the City has approved a
specific plan for the District as required by the provisions of this
section.

SURF BEACH/ DUNES BEACH PROPOSED DEVELOPMENT CONDITIONS
#
a

1993 LUP Policy
A specific plan shall be prepared for the entire area which
incorporates all of the conditions listed below and conforms to all
other policies of the Land Use Plan. The specific plan shall show the
locations of roads and structures, and indicate the amount and
location of open space, public recreation, and commercial
recreation.(footnote) The specific plan shall be subject to environmental
review under City CEQA guidelines.
The specific plan and accompanying environmental documents shall
be submitted to the Planning Commission, who may recommend
additional conditions for development of the site. The Planning
Commission may reduce the allowable density if it is determined
that Highway 1 and access routes to the beach are inadequate to
accommodate the amount of proposed residential development in
addition to public and commercial recreation . In adopting the
specific plan, the Planning Commission shall specify the number and
type of housing units and open space requirements for each of the
parcels which are under separate ownership or for each group of
parcels which is to be developed as a unit.
Footnote: Specific Plans as referred to in Section 65450 et. seq.
Government Code are the type and nature intended wherever
a reference is made to Specific Plans within this report.
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Page 2.2-51, Policy 2.2-I.44
Surf Beach/Dunes Beach Specific Plan.
Require that a specific plan shall be prepared for the entire area
which incorporates all of the conditions listed below and conforms
to all other policies of the Land Use Plan. The specific plan must
shall show the locations of roads and structures, and indicate the
amount and location of open space, public recreation, and
commercial recreation.(footnote) The specific plan is shall be subject to
environmental review under City CEQA guidelines.
The specific plan and accompanying environmental documents must
shall be submitted to the Planning Commission, who may
recommend additional conditions for development of the site. The
Planning Commission may reduce the allowable density if it is
determined that Highway 1 and access routes to the beach are
inadequate to accommodate the amount of proposed residential
development in addition to public and commercial recreation. In
adopting the specific plan, the Planning Commission will shall specify
the number and type of housing units and open space requirements
for each of the parcels which are under separate ownership or for
each group of parcels which is to be developed as a unit.
Footnote: A Specific Plans as referred to in Section 65450 et.
Seq. Government Code are the type and nature intended

b
A maximum of 150 residential units may be developed on the site.
c
As a condition of approval, a right-of-way of at least 25 feet in width
in addition to the existing Young Avenue right-of-way shall be
dedicated to the State Department of Parks and Recreation. A
pedestrian and bicycle trail shall be constructed along such right-ofway from Highway 1 to the State Beach property line, in accordance
with standards to be established by the City and State.
d
As a condition of approval, structures shall be clustered, maintained
low in height, or constructed at low elevations to the maximum
extent feasible and specific view corridors shall be established
(including the Young Avenue right-of-way) and protected by
easements so as to maintain views of the ocean from Highway 1.
e
At least 20 acres of the site, preferably south of Young Avenue, shall
be reserved for future commercial recreation or visitor-serving
development, with potential access from Young Avenue or Highway
1 or both, but such development shall not occur until the City has
determined that there is a need for such use.
f
At least the same amount of land now devoted to horse stabling,
rentals, training, and riding shall be maintained in such use or for
other recreational purpose.
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wherever a reference is made to Specific Plans within this Plan
report.
Page 2.2-51, Policy 2.2-I.45
Surf Beach/Dunes Beach: Maximum Development.
Allow a maximum of 150 residential units may to be developed on
the site.
Page 2.2-51, Policy 2.2-I.46
Surf Beach/Dunes Beach: Multiuse Trail.
As a condition of approval, require that a right-of-way of at least 25
feet in width in addition to the existing Young Avenue right-of-way
shall be dedicated to the State Department of Parks and Recreation.
A pedestrian and bicycle trail must shall be constructed along such
right-of-way from Highway 1 to the State Beach property line, in
accordance with standards to be established by the City and State.
Page 2.2-51, Policy 2.2-I.47
Surf Beach/Dunes Beach: Site Planning and Views.
As a condition of approval, require that structures shall be
clustered, maintained low in height, or constructed at low elevations
to the maximum extent feasible and specific view corridors shall be
established (including the Young Avenue right-of-way) and protected
by easements so as to maintain views of the ocean from Highway 1.
Page 2.5-52, Policy 2.2-I.48
Surf Beach/Dunes Beach: Commercial Recreation or Visitor-Serving
Uses.
Ensure that at least 20 acres of the site, preferably south of Young
Avenue, is shall be reserved for future commercial recreation or
visitor-serving development, with potential access from Young
Avenue or Highway 1 or both, but. Do not permit such
development shall not to occur until the City has determined that
there is a need for such use.
Page 2.5-52, Policy 2.2-I.49
Surf Beach/Dunes Beach: Equestrian or Other Recreational Use.
Require that at least the same amount of land now devoted to horse
stabling, rentals, training, and riding as of 1993 is shall be maintained
in such use or for other recreational purpose.

g
Suitable landscaping, fencing, and other means shall be used to
ensure that direct pedestrian access to the State Beach property is
controlled and limited from the new residential development and
that an adequate buffer is provided between the Young Avenue
right-of-way and residential use.
h
Vehicular access from residential development to Young Avenue
shall be limited to protect beach access and no more than one
opening onto Highway l north and south of Young Avenue shall be
permitted to provide access to residential development; a frontage
road may be required along Highway l to assure that residential
traffic does not congest Highway l.

Page 2.5-52, Policy 2.2-I.50
Surf Beach/Dunes Beach: Bluff Protection and Buffers.
Require suitable landscaping, fencing, and other means shall be used
to ensure that direct pedestrian access to the State Beach property
is controlled and limited from the new residential development and
that an adequate buffer is provided between the Young Avenue
right-of-way and residential use.
Page 2.5-52, Policy 2.2-I.51
Surf Beach/Dunes Beach: Vehicular Access.
Limit vehicular access from residential development to Young
Avenue shall be limited to protect beach access and permit no more
than one opening onto Highway l north and south of Young Avenue
shall be permitted to provide access to residential development; a
frontage road may be required along Highway l to assure that
residential traffic does not congest Highway l.

VENICE BEACH AREA
#
a

1993 LUP Policy
A specific plan shall be prepared for the entire area which
incorporates all of the conditions listed below and conforms to all
other policies of the Land Use Plan. The specific plan shall show the
locations of roads and structures, and indicate the amount and
location of open space, public recreation, and commercial
recreation. The specific plan shall be subject to environmental
review under City CEQA guidelines.
The specific plan and accompanying environmental documents shall
be submitted to the Planning Commission, who may recommend
additional conditions for development of the site. The Planning
Commission may reduce the allowable density if it is determined
that Highway 1 and access routes to the beach are inadequate to
accommodate the amount of proposed residential development in
addition to public and commercial recreation. In adopting the
specific plan, the Planning Commission shall specify the number and
type of housing units and open space requirements for each of the
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Page 2.2-52, Policy 2.2-I.52
Venice Beach Area Specific Plan.
Require that a specific plan shall be prepared for the entire area
which incorporates all of the conditions listed below and conforms
to all other policies of the Land Use Plan. The specific plan shall
show the locations of roads and structures, and indicate the amount
and location of open space, public recreation, and commercial
recreation. The specific plan shall be subject to environmental
review under City CEQA guidelines.
The specific plan and accompanying environmental documents shall be
submitted to the Planning Commission, who may recommend additional
conditions for development of the site. The Planning Commission may
reduce the allowable density if it is determined that Highway 1 and access
routes to the beach are inadequate to accommodate the amount of
proposed residential development in addition to public and commercial
recreation. In adopting the specific plan, the Planning Commission shall
specify the number and type of housing units and open space

b

parcels which are under separate ownership or for each group of
parcels which is to be developed as a unit.
A maximum of 75 residential units may be developed on the site.

c
As a condition of approval, consideration shall be given to the
relocation and improvement of Venice Avenue as an access route to
the beach, with a right-of-way of at least 50 feet as indicated on the
Land Use Plan Map, designed to assure a buffer between vehicular
access, existing equestrian use, and new residential use. Pedestrian,
equestrian, and bicycle trails shall be incorporated into the
improvement accessway and adequate set-backs shall be assured to
preserve a view corridor to the ocean.
d
As a condition of approval, structures shall be clustered, maintained
low in height, or constructed at low elevations to the maximum
extent feasible and specific view corridors shall be established
(including the Venice Avenue right-of-way) and protected by
easements so as to maintain views of the ocean from Highway 1.
e
At least the same amount of land now devoted to horse stabling,
rentals, training, and riding shall be maintained in such use or other
recreational use.
f
Suitable landscaping, fencing, and other means shall be used to
ensure that direct pedestrian access to the State Beach property is
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requirements for each of the parcels which are under separate ownership
or for each group of parcels which is to be developed as a unit.
Page 2.2-52, Policy 2.2-I.53
Venice Beach Area: Maximum Development.
Allow a maximum of 75 residential units may to be developed on
the site.
Page 2.2-53, Policy 2.2-I.54
Venice Beach Area: Access, Trail, Buffer, and Views.
Require as a condition of approval, that the specific plan give
consideration shall be given to the relocation and improvement of
Venice Avenue as an access route to the beach, with a right-of-way
of at least 50 feet as indicated on the Land Use Plan Map, designed
to assure a buffer between vehicular access, existing equestrian use,
and new residential use. Pedestrian, equestrian, and bicycle trails
must shall be incorporated into the improvement accessway and
adequate setbacks shall be assured to preserve a view corridor to
the ocean.
Page 2.2-53, Policy 2.2-I.55
Venice Beach Area: Site Planning and Views.
Require as a condition of approval, that structures shall be clustered,
maintained low in height, or constructed at low elevations to the
maximum extent feasible and that specific view corridors shall be
established (including the Venice Avenue right-of-way) and
protected by easements so as to maintain views of the ocean from
Highway 1.
Page 2.2-53, Policy 2.2-I.56
Venice Beach Area: Equestrian or Other Recreational Use.
Require that at least the same amount of land now devoted to horse
stabling, rentals, training, and riding in 1993 shall be maintained in
such use or other recreational use.
Page 2.2-53, Policy 2.2-I.57
Venice Beach Area: Bluff Protection and Buffers.
Require suitable landscaping, fencing, and other means shall be used
to ensure that direct pedestrian access to the State Beach property

controlled and limited from the new residential development and
that an adequate buffer is provided between Venice Avenue right-ofway and residential use.
g
Vehicular access from residential development to Venice Avenue
shall be controlled to protect beach access and no more than one
opening onto Highway 1 north and south of Venice Avenue shall be
permitted to provide access to residential development; a frontage
road may be required along Highway 1 to assure that residential
traffic does not congest Highway 1.

is controlled and limited from the new residential development and
that an adequate buffer is provided between Venice Avenue right-ofway and residential use.
Page 2.2-53, Policy 2.2-I.58
Venice Beach Area: Vehicular Access.
Control vehicular access from residential development to Venice
Avenue shall be controlled to protect beach access and permit no
more than one opening onto Highway 1 north and south of Venice
Avenue shall be permitted to provide access to residential
development; a frontage road may be required along Highway 1 to
assure that residential traffic does not congest Highway 1.

ARLETA PARK/MIRAMONTES TERRACE SOUTH, WEST OF RAILROAD
#
a

1993 LUP Policy
(a) A specific plan shall be prepared for the entire area which
incorporates all of the conditions listed below and conforms to all
other policies of the Land Use Plan. The specific plan shall show the
locations of roads and structures, and indicate the amount and
location of open space, public recreation, and commercial
recreation. The specific plan shall be subject to environmental
review under City CEQA guidelines.
The specific plan and accompanying environmental documents shall
be submitted to the Planning Commission, who may recommend
additional conditions for development of the site. The Planning
Commission may reduce the allowable density if it is determined
that Highway l and access routes to the beach are inadequate to
accommodate the amount of proposed residential development in
addition to public and commercial recreation. In adopting the
specific plan, the Planning Commission shall specify the number and
type of housing units and open space requirements for each of the
parcels which are under separate ownership or for each group of
parcels which to be developed as a unit
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Page 2.2-54, Policy 2.2-I.67
Arleta Park/Miramontes Terrace South, West of Railroad Avenue
Specific Plan.
Require that a specific plan shall be prepared for the entire area
which incorporates all of the conditions listed below and conforms
to all other policies of the Land Use Plan. The specific plan will shall
show the locations of roads and structures, and indicate the amount
and location of open space, public recreation, and commercial
recreation. The specific plan will shall be subject to environmental
review under City CEQA guidelines.
The specific plan and accompanying environmental documents must
shall be submitted to the Planning Commission, who may
recommend additional conditions for development of the site. The
Planning Commission may reduce the allowable density if it is
determined that Highway l and access routes to the beach are
inadequate to accommodate the amount of proposed residential
development in addition to public and commercial recreation. In
adopting the specific plan, the Planning Commission will shall specify
the number and type of housing units and open space requirements
for each of the parcels which are under separate ownership or for
each group of parcels which to be developed as a unit.

b

(b) No development shall be permitted until an opportunity for
acquisition and addition to the State Beach has been allowed and the
State Department of Parks and Recreation has indicated no intent to
acquire. Such determination by the State Department of Parks and
Recreation shall be made within one year after certification of the
Land Use Plan.

c
A maximum of 65 residential units may be developed on the site,
clustered to preserve existing cypress stands, to ensure an adequate
buffer from the public recreation area, and to prevent vehicular
access to the beach area through the neighborhood.
d
Pedestrian accessways to the beach shall be dedicated and improved
as a part of any development.
e
Suitable landscaping, fencing, and other means shall be used to
ensure that there is a clear separation between new residential
development and the public recreation area.
f

Access to the development shall orient primarily to Filbert and
Poplar, rather than Kelly Avenue .

68

Page 2.2-55, Policy 2.2-I.68
Arleta Park/Miramontes Terrace South, West of Railroad Avenue:
Opportunity to Acquire.
Prohibit no development shall be permitted until an opportunity for
acquisition and addition to the State Beach has been allowed and the
State Department of Parks and Recreation has indicated no intent to
acquire; at which time encourage other qualified agencies or land
trusts to acquire the property. Such determination by the State
Department of Parks and Recreation shall be made within one year
after certification of the Land Use Plan.
Page 2.2-55, Policy 2.2-I.69
Arleta Park/Miramontes Terrace South, West of Railroad Avenue:
Maximum Development.
Allow a maximum of 65 residential units may to be developed on
the site, clustered to preserve existing cypress stands, to ensure an
adequate buffer from the public recreation area, and to prevent
vehicular access to the beach area through the neighborhood.
Page 2.2-55, Policy 2.2-I.70
Arleta Park/Miramontes Terrace South, West of Railroad Avenue:
Public Beach Access.
Ensure that pedestrian accessways to the beach shall be are
dedicated and improved as a part of any development.
Page 2.2-55, Policy 2.2-I.71
Arleta Park/Miramontes Terrace South, West of Railroad Avenue:
Buffers.
Require suitable landscaping, fencing, and other means shall to be
used to ensure that there is a clear separation between new
residential development and the public recreation area.
Page 2.2-55, Policy 2.2-I.72
Arleta Park/Miramontes Terrace South, West of Railroad Avenue:
Vehicular Access.
Require access to the development to shall orient primarily to
Filbert and Poplar, rather than Kelly Avenue.

WAVECREST RESTORATION PROJECT
#
a

Policy
A specific plan shall be prepared for the entire area or, in the event
the Project is developed in phases, for each phase, which
incorporates all of the conditions listed below and conforms to all
other policies of the Land Use Plan. The specific plan shall show the
locations of roads and structures, and indicate the amount and
locations of open space, public recreation, and commercial
recreation. Each specific plan shall be subject to environmental
review under City CEQA guidelines.

First Draft LUP Update
Page 2.2-56, Policy 2.2-I.73
Wavecrest Restoration Project Specific Plan.
Require that a specific plan shall be prepared for the entire area or,
in the event the Project is developed in phases, for each phase,
which incorporates all of the conditions listed below and conforms
to all other policies of the Land Use Plan. The specific plan will shall
show the locations of roads and structures, and indicate the amount
and locations of open space, public recreation, and commercial
recreation. Each specific plan will be subject to environmental
review under City CEQA guidelines.

The specific plan and accompanying environmental documents shall
be submitted to the Planning Commission, who may recommend
additional conditions for development of the site.

Submit the specific plan and accompanying environmental
documents shall be submitted to the Planning Commission, who may
recommend additional conditions for development of the site.

b
A maximum of 1,000 residential units may be developed on the site
including at least 20% affordable to persons of low and moderate
income.
c

d

Suitable landscaping, fencing, or other means shall be used to ensure
that direct pedestrian access to the bluff edge is controlled and
limited in accordance with accessways to the beach and protection
of the bluff face from erosion.
At least 15 acres of the site shall be reserved and developed for
community recreation if another site is not designated pursuant to
Policy 2-34.
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A golf course has been developed in the South Project Area, and no
additional development is anticipated there.
Page 2.2-56, Policy 2.2-I.74
Wavecrest Restoration Project: Maximum Development.
Allow a maximum of 1,000 residential units to may be developed on
the site including at least 20 percent affordable to persons of low
and moderate income.
Page 2.2-56, Policy 2.2-I.75
Wavecrest Restoration Project: Bluff Protection.
Require suitable landscaping, fencing, or other means to shall be
used to ensure that direct pedestrian access to the bluff edge is
controlled and limited in accordance with accessways to the beach
and protection of the bluff face from erosion.
Page 2.2-56, Policy 2.2-I.76
Wavecrest Restoration Project: Community Recreation.
Ensure that at least 15 acres of the site is shall be reserved and
developed for community recreation if another site is not designated

Consideration shall be given to reserving 20-30 acres for a major
park affording active and passive recreation opportunities within a
natural environment.
e
At least 30% of the site shall be retained in open space for public
and commercial recreational use and sited and designed to protect
view corridors from Highway 1 and the ocean, to provide buffers
between primary coastal access routes and residential development,
to absorb groundwater so as to retard cliff erosion, and to protect
habitat areas.
f
As a part of any development, a lateral accessway along the bluff
shall be improved for pedestrian and bicycle use parallel to the
shoreline within the existing area of County ownership.
g
As a part of any new development, vertical accessways shall be
constructed to the beach from the bluff affording access to the
beach near the end of designated beach access routes. A third
accessway to the beach may be required approximately equidistant
between the two primary access routes.
h

As a part of any new development, provision shall be made for
improvement of the two designated beach access routes in the
district, either along existing platted alignments or in accordance
with new alignments designed to afford equivalent access
opportunities.
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pursuant to policies in Chapter 2.3: Coastal Access and Recreation
Policy 2-34. Consideration will be given to reserving 20-30 acres for
a major park affording active and passive recreation opportunities
within a natural environment.
Page 2.2-56, Policy 2.2-I.77
Wavecrest Restoration Project: Open Space and Commercial
Recreation.
Require at least 30 percent of the site to shall be retained in open
space for public and commercial recreational use and sited and
designed to protect view corridors from Highway 1 and the ocean,
to provide buffers between primary coastal access routes and
residential development, to absorb groundwater so as to retard cliff
erosion, and to protect habitat areas.
Page 2.2-56, Policy 2.2-I.78
Wavecrest Restoration Project: Coastal Trail.
As a part of any development, ensure that a lateral accessway along
the bluff is shall be improved for pedestrian and bicycle use parallel
to the shoreline within the existing area of County ownership. This
trail will become part of the California Coastal Trail.
Page 2.2-57, Policy 2.2-I.79
Wavecrest Restoration Project: Beach Access and Bluff Protection.
As a part of any new development, ensure that vertical accessways
are shall be constructed to the beach from the bluff where such
access is consistent with bluff stability and sensitive resources
affording access to the beach near the end of designated beach
access routes . A third accessway to the beach may be required
approximately equidistant between the two primary access routes.
Page 2.2-57, Policy 2.2-I.80
Wavecrest Restoration Project: Coastal Access Routes.
As a part of any new development, establish a provision shall be
made for improvement of the two designated beach access routes in
the district, either along existing platted alignments or in accordance
with new alignments designed to afford equivalent access
opportunities.

i

j

k

New residential units shall not front on beach access routes unless
no other access is available, and access to beach access routes from
any area of residential development shall be limited to protect beach
access .

At least a 10-acre site, within the Project area, shall be reserved for
the development of a recreational vehicle park. Consideration shall
be given to reserving a site of at least 5 acres for future visitorserving facilities. Visitor-serving densities shall not exceed 20 lodging
units or campsites per acre.

New access to Highway 1 shall be limited and one new access shall
be at the existing intersection of Highway 1 and Higgins-Purissima
Road, if feasible.

l

m

Provision shall be made to ensure that irrigation of open space for
park, recreational, and general open space purposes shall, to the
extent feasible, maximize the use of reclaimed water and measures
such as retention in basins, grading, revegetation, and drainage
improvements shall be taken to prevent destabilizing effects on the
coastal bluffs.
Development shall be clustered to the maximum extent feasible.
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Page 2.2-57, Policy 2.2-I.81
Wavecrest Restoration Project: Separation of Residential Uses from
Public Coastal Access Routes.
Ensure that new residential units do shall not front on beach access
routes unless no other access is available, and access to beach
access routes from any area of residential development shall be
limited to protect beach access.
Page 2.2-57, Policy 2.2-I.82
Wavecrest Restoration Project: Recreational Vehicles.
Require at least a 10-acre site, within the Project area, to shall be
reserved for the development of a recreational vehicle park.
Consideration shall be given to reserving a site of at least 5 acres for
future visitor-serving facilities. Visitor-serving densities shall not
exceed 20 lodging units or campsites per acre.
The development of Pelican Point RV Park has fulfilled this policy.
Page 2.2-57, Policy 2.2-I.83
Wavecrest Restoration Project: Access to Highway 1.
Limit new access to Highway 1 to shall be limited and one new
access shall be at the existing intersection of Highway 1 and Higgins
Canyon Road, if feasible.
Page 2.2-57, Policy 2.2-I.84
Wavecrest Restoration Project: Recycled Water.
Establish a provision shall be made to ensure that irrigation of open
space for park, recreational, and general open space purposes shall,
to the extent feasible, maximize the use of reclaimed or recycled
water and measures such as retention in basins, grading,
revegetation, and drainage improvements shall be taken to prevent
destabilizing effects on the coastal bluffs.
Page 2.2-57, 2.2-I.85
Wavecrest Restoration Project: Clustered Development.
Require development to shall be clustered to the maximum extent
feasible.

n
Development shall give maximum consideration to preserving and
enhancing the existing cypress and eucalyptus hedgerows at the
west end of the L.C. Smith property.
o

As a part of any new development, provision shall be made for
dedication of right-of-way for the Miramontes Point Road extension
to the extent required.

p
No residential structure shall be located west of the extension of
Miramontes Point Road.
q

r

All beach and all land not otherwise devoted to a public or
commercial recreational use to the west of the extension of
Miramontes Point Road, not in public ownership, shall be offered for
dedication to the County or the State Department of Parks and
Recreation, as a part of any development, to become a part of the
public recreation area.

Page 2.2-57, Policy 2.2-I.86
Wavecrest Restoration Project: Tree Preservation.
Ensure that development shall gives maximum consideration to
preserving and enhancing the existing cypress and eucalyptus
hedgerows at the west end of the L.C. Smith property.
1993 LUP Wavecrest Policy (o), which applies to the South Project
Area, is not brought forward because of changed condition as
described in narrative on Page 2.2-19 as follows:
“In the years since the 1993 LCLUP, Miramontes Point Road was
improved; a public vista point, parking, and access to the beach were
provided; the Ritz Carlton Hotel was built directly to the north in
the Ocean Colony development, and the South Project Area was
developed as a golf course. A riparian corridor was maintained along
the creek. No additional development is anticipated in this area.”
Page 2.2-57, Policy 2.2-I.87
Wavecrest Restoration Project: No Residential Development West
of Miramontes Point Road Extension.
Prohibit no residential structures to shall be located west of the
extension of Miramontes Point Road.
Page 2.2-58, Policy 2.2-I.88
Wavecrest Restoration Project: Public Recreation Area Extension.
Ensure that all beach and all land not otherwise devoted to a public
or commercial recreational use to the west of the extension of
Miramontes Point Road, not in public ownership, is shall be offered
for dedication to the County or the State Department of Parks and
Recreation, as a part of any development, to become a part of the
public recreation area.
(NOTE TO THE READER: The title for Policy 2.2-I.88 should refer
to Public Recreation Area Extension and not Tree Preservation. The
title will be corrected for future revisions.)
Page 2.2-58, Policy 2.2-I.89
Wavecrest Restoration Project: Phased Development.
Allow the Wavecrest Restoration Project to may be developed in
two or more phases.

The Wavecrest Restoration Project may be developed in two or
more phases.
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DYKSTRA RANCH
#
a

b

1993 LUP Policy
A specific plan shall be prepared for the entire area which
incorporates all of the conditions listed below and conforms to all
other policies of the Land Use Plan. The specific plan shall show the
locations of roads and structures, and indicate the amount and
location of open space, public recreation, and commercial
recreation. The plan shall be subject to environmental review under
City CEQA guidelines.
The plan and accompanying environmental documents shall be
submitted to the Planning Commission, who may recommend
additional conditions for development of the site. The Planning
Commission may reduce the allowable density if it is determined
that Highway 92 is inadequate to accommodate the amount of
proposed residential development. In adopting the specific plan, the
Planning Commission shall specify the number and type of housing
units and open space requirements for each of the parcels which is
under separate ownership or for each group of parcels which is to
be developed as a unit.
A maximum of 228 residential units, including single-family detached,
attached, and garden apartments, may be developed on the site.

c
No development shall be permitted on slopes in excess of 25% or
above the 160 ' contour and, as a condition of approval, an open
space easement shall be dedicated which ensures the permanent
retention of such slopes in open space. Development shall be
clustered to the maximum extent feasible on lower slopes.
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First Draft LUP Update
1993 Dykstra Ranch Policy (a) has not been brought forward as
drafted because it is superseded by a settlement agreement
Page 2.2-62 Narrative:
Development shall be consistent with the policies that follow to the extent
these policies are not superseded by terms of the approved Pacific Ridge
development. Pacific Ridge includes 63 single-family units, and retains 75
percent of the site as open space.
Page 2.2-62, Policy 2.2-I.121
Dykstra Ranch: Approved Pacific Ridge Development.
Ensure that development conforms with the approved plan
approved by the City of Half Moon Bay for the Pacific Ridge
development, and all other policies of the Land Use Plan.

Page 2.2-62, Policy 2.2-I.122
Dykstra Ranch: Maximum Development.
Allow a maximum of 63 228 residential units , including single-family
detached, attached, and garden apartments, may to be developed on
the site, as set forth in the Ailanto Properties proposal as approved
by the City of Half Moon Bay and the California Coastal
Commission.
Page 2.2-62, Policy 2.2-I.123
Dykstra Ranch: Preservation of Slopes.
Prohibit No development shall be permitted on slopes in excess of
25 percent or above the 160-foot contour and, as a condition of
approval, an open space easement shall be dedicated which ensures
the permanent retention of such slopes in open space. Development
shall be clustered to the maximum extent feasible on lower slopes.

d
Existing major drainage courses shall be dedicated, after suitable
landscaping, to protect against erosion and to provide for passive
recreational use.
e
f

g

h

Apartments and single-family attached housing shall be located on
slopes of less than 15%, and shall involve as little grading and filling as
is feasible.
A right-of-way of not more than 80 feet shall be dedicated along an
alignment as generally indicated in the Land Use Plan Map and as
approved by the City for the location of Foothill Boulevard and
connections with Grandview and Foster, and such right-of-way shall
be improved with a suitable street and with bicycle, hiking, and
equestrian trails as a part of development of the site. No curb cuts
shall be permitted for driveway access to Foothill Boulevard.
Structures shall be sited so as to minimize interruption of views of
the upper hillsides from Highway 1 and the public recreation area
along the shoreline.
No residential development of the site shall precede completion of
site grading and installation of all drainage improvements necessary
to prevent erosion of the site or lands up and down slope. In
addition, the developer shall agree to participate in an assessment
district for Foothill Boulevard.

Page 2.2-62, Policy 2.2-I.124
Dykstra Ranch: Preservation of Natural Drainage Courses.
Ensure existing major drainage courses to shall be dedicated, after
suitable landscaping, to protect against erosion and to provide for
passive recreational use.
1993 LUP Dykstra Ranch Policy (e) is not brought forward because
it is inconsistent with and fully superseded by the settlement
agreement and associated approved Pacific Ridge plans.
1993 LUP Dykstra Ranch Policy (f) is not brought forward because it
is inconsistent with and fully superseded by the settlement
agreement and associated approved Pacific Ridge plans. In the 2013
Circulation Element update, Foothill Boulevard was eliminated from
plans as a parallel route.
Page 2.2-62, Policy 2.2-I.125
Dykstra Ranch: Site Planning and Views.
Ensure structures to shall be sited so as to minimize interruption of
views of the upper hillsides from Highway 1 and the public
recreation area along the shoreline.
Page 2.2-62, Policy 2.2-I.126
Dykstra Ranch: Drainage Improvements.
Prohibit No residential development of the site to shall precede
completion of site grading and installation of all drainage
improvements necessary to prevent erosion of the site or lands up
and down slope. In addition, the developer shall agree to participate
in an assessment district for Foothill Boulevard.

CARTER HILL
#
a

1993 LUP Policy
A specific plan shall be prepared for the entire area which
incorporates all of the conditions listed below and conforms to all
other policies of the Land Use Plan. The specific plan shall show the
locations of roads and structures, and indicate the amount and
location of open space, public recreation, and commercial
recreation. The specific plan shall be subject to environmental
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First Draft LUP Update
Page 2.2-61, Policy 2.2-I.116
Carter Hill: Specific Plan.
Require that a specific plan shall be prepared for the entire area
which incorporates all of the conditions listed below and conforms
to all other policies of the Land Use Plan. The specific plan must
shall show the locations of roads and structures, and indicate the

review under City CEQA guidelines
b

A maximum of 50 residential units, including single-family attached
and garden apartments may be developed on the site.

c

No development (except the existing Coastside County Water
District tank parcel) shall be permitted above the 160 ' contour line,
as indicated on the Land Use Map and, as a condition of approval, an
open space easement shall be dedicated which ensures the
permanent retention of that portion of the site above such contour
in open space.

d

A right-of-way of not more than 80 feet shall be dedicated along an
alignment as generally indicated in the Land Use Plan Map and as
approved by the City for the location of Foothill Boulevard and
connections with Foster Road (sic “Lewis Foster Road). Such rightof-way shall be suitably improved including bicycle, hiking, and
equestrian trails as a part of development of the site. No curb cuts
shall be permitted for driveway access for individual units to Foothill
Boulevard.

e

No residential development of the site shall precede completion of
site grading and installation of all drainage improvements necessary
to prevent erosion of the site or lands up and down slope. In
addition, the developer shall agree to participate in an assessment
district for Foothill Boulevard.

f
Access road to Coastside County Water District facility shall be
included in any development plan approved for this site.
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amount and location of open space, public recreation, and
commercial recreation. The specific plan shall be subject to
environmental review under City CEQA guidelines.
Page 2.2-61, Policy 2.2-I.117
Carter Hill: Maximum Development.
Allow a maximum of 50 residential units, including single-family
attached and garden apartments to may be developed on the site.
Page 2.2-61, Policy 2.2-I.118
Carter Hill: Preservation of Upper Slopes.
Prohibit No development (except the existing Coastside County
Water District tank parcel) shall be permitted above the 160-foot
contour line, as indicated on the Land Use Map and as a condition of
approval, require an open space easement to shall be dedicated
which ensures the permanent retention of that portion of the site
above such contour in open space.
1993 LUP Carter Hill Policy (e) is not brought forward because it is
inconsistent with and fully superseded by the settlement agreement
and associated approved Pacific Ridge plans. Furthermore, the 2013
Circulation Element update, Foothill Boulevard was eliminated from
plans as a parallel route.

Page 2.2-61, Policy 2.2-I.119
Carter Hill: Drainage Improvements.
Prohibit No residential development of the site to shall precede
completion of site grading and installation of all drainage
improvements necessary to prevent erosion of the site or lands up
and down slope. In addition, the developer shall agree to participate
in an assessment district for Foothill Boulevard.
Page 2.2-61, Policy 2.2-I.120
Carter Hill: Access to Water Facility.
Require access road to Coastside County Water District facility to
shall be included in any development plan approved for this site.

MIRAMAR BEACH
#
a

b

1993 LUP Policy
A specific plan shall be prepared for the entire area which
incorporates all of the conditions listed below and conforms to all
other policies of the Land Use Plan. The specific plan shall show the
locations of roads and structures, and indicate the amount and
location of open space, public recreation, and commercial
recreation. The specific plan shall be subject to environmental
review under City CEQA guidelines.
The specific plan and accompanying environmental documents shall
be submitted to the Planning Commission, who may recommend
additional conditions for development of the site. The Planning
Commission may reduce the allowable density if it is determined
that Highway 1 and access routes to the beach are inadequate to
accommodate the amount of proposed residential development in
addition to public and commercial recreation.
A maximum of 15 residential units may be developed (including
existing units).

c

No development shall be permitted until a demonstration is made
that new development complies with other policies of the Plan, and
until an opportunity has been given to the State Department of
Parks and Recreation to acquire the property and it has indicated no
intent to acquire.

d

An accessway to the beach from the property shall be constructed
and dedicated for public use, in accordance with designs approved
by the Planning Commission, sufficient to assure safe and adequate
access to the beach at times of high tides.

e

A lateral accessway across the property providing a connection with
access on the State Beach property shall be dedicated to assure
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First Draft LUP Update
The 1993 LUP Miramar Beach Policy (a) is replaced with the
following draft policy language to better reflect the current status of
the Miramar Beach PUD, which is fully built out and for which a
specific plan has not been prepared.
Page 2.2-49, Policy 2.2-I.32
Miramar Beach Specific Plan.
Require that a specific plan for Miramar Beach be created and
followed with regard to the locations of roads and structures, the
amount and location of open space, public recreation, and
commercial recreation.

Page 2.2-49, Policy 2.2-I.33
Miramar Beach: Maximum Development.
Allow a maximum of 15 residential units to may be developed
(including existing units).
Page 2.2-49, Policy 2.2-I.34
Miramar Beach: Opportunity to Acquire.
Prohibit No development shall be permitted until a demonstration is
made that new development complies with other policies of the
Plan, and until an opportunity has been given to the State
Department of Parks and Recreation to acquire the property and it
has indicated no intent to acquire.
Page 2.2-49, Policy 2.2-I.35
Miramar Beach: Public Access to the Beach.
Require an accessway to the beach from the property to shall be
constructed and dedicated for public use, in accordance with designs
approved by the Planning Commission, sufficient to assure safe and
adequate access to the beach at times of high tides.
Page 2.2-49, Policy 2.2-I.36
Miramar Beach: Coastal Trail.

unimpeded access from Mirada Road to the State Beach property
for pedestrians.

f

Structures shall be set back from the shoreline to the maximum
extent feasible (no closer than 100 feet) and shall be clustered to
preserve views from Mirada Road to the ocean and to preserve the
existing stand of cypress trees.

Maintain the segment of the California Coastal Trail that provides a
lateral accessway across the property providing a connection with
access on the State Beach property shall be dedicated to assure
unimpeded access from Mirada Road to the State Beach property
for pedestrians.
Page 2.2-50, Policy 2.2-I.37
Miramar Beach: Site Planning, Setbacks, and Coastal Hazards.
Ensure structures are shall be set back from the shoreline to the
maximum extent feasible (no closer than 100 feet), in accordance
with policies in the Coastal Hazards section, and clustered to
preserve views from Mirada Road to the ocean and to preserve the
existing stand of cypress trees. Existing structures that may be
susceptible to coastal erosion are subject to policies in Chapter 2.5:
Coastal Hazards.
Policies relevant to existing development in Miramar Beach include, but
are not limited to, the following: Non-conforming Structures (Policy 2.2I.35); Redevelopment in At-Risk Locations; New or Replacement
Foundations; Redevelopment Standards; Relocation Incentives; Acquisition
and Buyout Programs; and Repair and Retrofit of Existing Structures.

GUERRERO AVENUE SITE
#
a

1993 LUP Policy
A specific plan shall be prepared for the entire area which
incorporates all of the conditions listed below and conforms to all
other policies of the Land Use Plan. The specific plan shall show the
locations of roads and structures, and indicate the amount and
location of open space, public recreation, and commercial
recreation. The specific plan shall be subject to environmental
review under City CEQA guidelines.
The specific plan and accompanying environmental documents shall
be submitted to the Planning Commission, who may recommend
additional conditions for development of the site. The Planning
Commission may reduce the allowable density if it is determined
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First Draft LUP Update
Page 2.2-50, Policy 2.2-I.38
Guerrero Avenue Specific Plan.
Require that a specific plan shall be prepared for the entire area
which incorporates all of the conditions listed below and conforms
to all other policies of the Land Use Plan. The specific plan must
shall show the locations of roads and structures, and indicate the
amount and location of open space, public recreation, and
commercial recreation. The specific plan will be subject to
environmental review under City CEQA guidelines.
The specific plan and accompanying environmental documents must
shall be submitted to the Planning Commission, who may
recommend additional conditions for development of the site. The

that Highway 1 and access routes to the beach are inadequate to
accommodate the amount of proposed residential development in
addition to public and commercial recreation. In adopting the
specific plan, the Planning Commission shall specify the number and
type of housing units and open space requirements for each of the
parcels which is under separate ownership or for each group of
parcels which is to be developed as a unit.
b
A total of not more than 46 units may be developed on the site.
c
Setbacks shall be provided along Naples Creek adequate to protect
existing vegetation and the drainage course shall be dedicated, after
suitable landscaping and provision for pedestrian and bicycle paths,
to provide for passive recreational use.
d
No access from residential properties directly to Highway 1 shall be
provided; access shall be provided to Guerrero Avenue by means of
connecting streets and/or a frontage road along Highway 1.
e
A portion of the site adjacent to Highway 1 shall be reserved for
commercial-recreational use; some of the housing units may be
located above the first story in such use.
f

Structure shall be sited so as to minimize interruption of views from
Highway 1 to the ocean.
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Planning Commission may reduce the allowable density if it is
determined that Highway 1 and access routes to the beach are
inadequate to accommodate the amount of proposed residential
development in addition to public and commercial recreation. In
adopting the specific plan, the Planning Commission will specify the
number and type of housing units and open space requirements for
each of the parcels which is under separate ownership or for each
group of parcels which is to be developed as a unit.
Page 2.2-50, Policy 2.2-I.39
Guerrero Avenue: Maximum Development.
Allow a total of not more than 46 units to may be developed on the
site.
Page 2.2-50, Policy 2.2-I.40
Guerrero Avenue: Setbacks.
Ensure setbacks are shall be provided along Naples Creek adequate
to protect existing vegetation and the drainage course shall be
dedicated, after suitable landscaping and provision for pedestrian and
bicycle paths, to provide for passive recreational use.
Page 2.2-50, Policy 2.2-I.41
Guerrero Avenue: Access.
Prohibit no access from residential properties directly to
Highway 1shall be provided; ensure access is shall be provided to
Guerrero Avenue by means of connecting streets and/or a frontage
road along Highway 1.
Page 2.2-50, Policy 2.2-I.42
Guerrero Avenue: Commercial Recreation.
Require a portion of the site adjacent to Highway 1 to shall be
reserved for commercial-recreational use; some of the housing units
may be located above the first story in such use.
Page 2.2-50, Policy 2.2-I.43
Guerrero Avenue: Site Planning and Views.
Require structures to shall be sited so as to minimize interruption of
views from Highway 1 to the ocean.

PILARCITOS WEST URBAN RESERVE
#
a

1993 LUP Policy
A specific plan may be prepared for this area which addresses
agricultural enhancement and resolves conflicts with adjacent
residential and recreation uses so as to maintain the maximum
amount of land in production and to restrict unnecessary public
access to agricultural operations.

b

Permitted development shall be limited to facilities associated with
agricultural use of the land (e.g. farmhouses, wells, reservoirs, lot
line adjustments, fences) and limited recreation (e.g. trails) buffered
from agricultural operations.

First Draft LUP Update
Page 2.2-54, Policy 2.2-I.61
Pilarcitos West Urban Reserve Specific Plan.
Allow a specific plan to may be prepared for this area which
addresses agricultural enhancement and resolves conflicts with
adjacent residential and recreation uses so as to maintain the
maximum amount of land in production and to restrict unnecessary
public access to agricultural operations.
Page 2.2-54, Policy 2.2-I.62
Pilarcitos West Urban Reserve: Agriculture and Recreation.
Limit permitted development shall be limited to facilities associated
with agricultural use of the land (e.g. farmhouses, wells, reservoirs,
lot line adjustments, fences) and limited recreation (e.g. trails)
buffered from agricultural operations.

MATTEUCCI
#
a

1993 LUP Policy
A specific plan shall be prepared for the entire area which
incorporated all of the conditions listed below and conforms to all
other policies of the Land Use Plan. The specific plan shall show the
locations of roads and structures, and indicate the amount and
locations of open space, public recreation, and commercial
recreation. The specific plan shall be subject to environmental
review under City CEQA guidelines.

b

If development occurs during the existence of the Pilarcitos West
Urban Reserve, or after development potential on the adjacent
agricultural lands has been extinguished, the development shall
include all necessary buffer improvements (including but not limited
to such techniques as setbacks and fences) to confine urban impacts
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First Draft LUP Update
Page 2.2-54, Policy 2.2-I.63
Matteucci Specific Plan.
Require that a specific plan shall be prepared for remaining
undeveloped portions of the site, or that new development is
consistent with the existing Specific Plan, and that any future
development also the entire area which incorporated all of the
conditions listed below and conforms to all other policies of the
Land Use Plan. The specific plan shall show the locations of roads
and structures, and indicate the amount and locations of open space,
public recreation, and commercial recreation. The specific plan shall
be subject to environmental review under City CEQA guidelines.
Page 2.2-54, Policy 2.2-I.64
Matteucci: Buffers.
Ensure that If development occurs during the existence of the
Pilarcitos West Urban Reserve, or after development potential on
the adjacent agricultural lands has been extinguished, the

to the development site and avoid conflicts with permanent
agricultural use of the adjacent lands.
c

All water rights on the Matteucci parcel shall be preserved for
adjacent lands either by dedication, or creation of an undevelopable
parcel along the Pilarcitos Creek frontage that retains riparian rights,
or some similar technique. This does not necessarily require
retention of the existing reservoir.

d

A total of not more than 42 units may be developed on this site.

development shall includes all necessary buffer improvements
(including but not limited to such techniques as setbacks and fences)
to confine urban impacts to the development site and avoid conflicts
with permanent agricultural use of the adjacent lands.
Page 2.2-54, Policy 2.2-I.65
Matteucci: Water Rights.
Ensure all water rights on the Matteucci parcel shall are preserved
for adjacent lands either by dedication, or creation of an
undevelopable parcel along the Pilarcitos Creek frontage that retains
riparian rights, or some similar technique. This does not necessarily
require retention of the existing reservoir.
Page 2.2-54, Policy 2.2-I.66
Matteucci: Maximum Development.
Allow a total of not more than 42 units may to be developed on this
site.

PUBLIC FACILITIES
#
a

1993 LUP Policy
The one acre parcel to the east (Landstra) of the existing facilities
shall be developed for corporation yard and administrative facilities
and so designed to avoid conflicts with the Pilarcitos Avenue plan
line.

b

(b) The maximum three acre site to the south (Lutheran Church)
shall be developed as reclamation facilities associated with the
existing treatment plant. Treated water shall be made available, to
the extent feasible under environmental health regulations, for
nearby agricultural uses and steam replenishment.
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First Draft LUP Update
Page 2.2-53, Policy 2.2-I.59
Public Facilities: Corporation Yard and Administrative Facilities.
The 1-acre parcel to the east (Landstra) of the existing facilities may
shall be developed for corporation yard and administrative facilities
and so designed to avoid conflicts with the Pilarcitos Avenue plan
line.
Page 2.2-53, Policy 2.2-I.60
Public Facilities: Recycled Water.
The maximum 3-acre site to the south (Lutheran Church) may shall
be developed as reclamation facilities associated with the existing
treatment plant. Treated water shall be made available, to the extent
feasible under environmental health regulations, for nearby
agricultural uses and steam replenishment; and or recreation uses
such as golf courses.

PODESTA/SILVERA
#
a

1993 LUP Policy
A specific plan shall be prepared for the entire area which
incorporates all of the conditions listed below and conforms to all
other policies of the Land Use Plan. The specific plan shall show the
locations of roads and structures, and indicate the amount and
locations of open space, public recreation, and commercial
recreation. The specific plan shall be subject to environmental
review under the City CEQA guidelines.

b
The development shall be industrial and residential. Residential
development shall not exceed 40% of the gross area. The residential
portion shall not exceed 125 units.
c

The total project area shall retain 25% in common or public open
space (excluding public/private streets and off-street parking areas).

d
There shall only be two vehicular access points from the public
right-of-way currently fronting the area.
e

No structures are to have direct access to Foster Drive, North
Main Street, or Cabrillo Highway beyond those set forth in d ),
above.
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First Draft LUP Update
Page 2.2-60, Policy 2.2-I.110
Podesta/Silvera: Specific Plan.
Require that a specific plan shall be prepared for the entire area
which incorporates all of the conditions listed below and conforms
to all other policies of the Land Use Plan. The specific plan must
shall show the locations of roads and structures, and indicate the
amount and locations of open space, public recreation, and
commercial recreation. The specific plan will shall be subject to
environmental review under the City CEQA guidelines.
Page 2.2-61, Policy 2.2-I.111
Podesta/Silvera: Land Use Mix and Maximum Development.
The development must shall be industrial and residential. Ensure that
the residential development does shall not exceed 40 percent of the
gross area. The residential portion must shall not exceed 125 units.
Page 2.2-61, Policy 2.2-I.112
Podesta/Silvera: Open Space.
Require the total project area to shall retain 25 percent in common
or public open space (excluding public/private streets and off-street
parking areas).
Page 2.2-61, Policy 2.2-I.113
Podesta/Silvera: Vehicular Access.
Allow there shall only be two vehicular access points from the
public right-of-way currently fronting the area.
Page 2.2-61, Policy 2.2-I.114
Podesta/Silvera: Limitation on Direct Access.
Prohibit No structures from having are to have direct access to
Foster Drive, North Main Street, or Cabrillo Highway beyond those
set forth in Policy 2-I.120 d), above.

f

Page 2.2-61, Policy 2.2-I.115
Podesta/Silvera: Phased Development.
Allow There shall be no more than three phases to the project,
each of which shall include a portion of the commercial and
residential portions of the project.

There shall be no more than three phases to the project, each of
which shall include a portion of the commercial and residential
portions of the project.

ANDREOTTI
#
a

1993 LUP Policy

First Draft LUP Update
The policies below govern existing and any future development in the
Andreotti PUD, which includes the Stone Pine Center, John L. Carter
Memorial Park, Cypress Cove and adjacent property along SR 92.
Note to the Reader: This PUD is located in the core. A potential policy
amendment addressing site access to undeveloped portions of the PUD is
provided for discussion.

A specific plan shall be prepared for the entire area which
incorporates all of the conditions listed below and conforms to all
other policies of the Land Use Plan. The specific plan shall show the
locations of roads and structures, and indicate the amount and
locations of open space, public recreation, a commercial recreation.
The specific plan shall be subject v environmental review under City
CEQA guidelines.
b

c

The total project area shall retain 25% in common or public open
space (excluding public/private streets and off-street parking areas).
The development shall be commercial and residential. The
residential development shall not exceed 40% of the gross area. The
residential area shall include not more than 230 units of housing.
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Page 2.2-60, Policy 2.2-I.104
Andreotti: Specific Plan.
Require any new development to conform with a specific plan shall
be prepared for the entire area which incorporates all of the
conditions listed below and conforms to all other policies of the
Land Use Plan. The specific plan shall show the locations of roads
and structures, and indicate the amount and locations of open space,
public recreation, and commercial recreation. The specific plan shall
be subject to environmental review under City CEQA guidelines.
Page 2.2-60, Policy 2.2-I.105
Andreotti: Open Space.
Require the total project area to shall retain 25 percent in common
or public open space (excluding public/private streets and off-street
parking areas).
Page 2.2-60, Policy 2.2-I.106
Andreotti: Land Use Mix and Maximum Development.
Require the development to shall be commercial and residential.
Ensure that the residential development does shall not exceed 40
percent of the gross area. The residential area must shall include not
more than 230 units of housing.

d

The vehicular access shall be provided from North Main Street.

e

No structures shall have direct access to North Main Street.

f

There shall be no more than three phases to the project, each of
which shall include a part of the commercial and residential portions
of the project.

Page 2.2-60, Policy 2.2-I.107
Andreotti: Vehicular Access.
Ensure that the vehicular access is shall be provided from North
Main Street, except that consolidated access from SR 92 may be
provided for properties fronting SR 92.
Page 2.2-60, Policy 2.2-I.108
Andreotti: Limitation on Direct Access.
Prohibit No structures from having shall have direct access to North
Main Street.
Page 2.2-60, Policy 2.2-I.109
Andreotti: Phased Development.
Allow There shall be no more than three phases to the project,
each of which shall include a part of the commercial and residential
portions of the project.

HALF MOON BAY COUNTRY CLUB
#
a

1993 LUP Policy

First Draft LUP Update
The policies below govern existing and any future development in the Half
Moon Bay Country Club PUD, which covers Ocean Colony, including the
Carnoustie development.

The Country Club PUD shall be completed in accordance with the
Existing Country Club PUD Approvals and the provisions of that
certain instrument entitled "Offer To Dedicate Trail Easement and
Declaration of Covenants and Restrictions" recorded in the Office
of the Recorder of the County of San Mateo, State of California, on
August 21, 1981, as Instrument No. 80020AS.
In the event of any conflict between the development conditions in
this Section 9.3.16 and any other policy in this Plan, the development
conditions in this Section 9.3.16 shall control in recognition of the
fact that the Country Club PUD has been committed to build-out in
accordance with the land use approvals granted, and the conditions
imposed, prior to adoption of this Plan.
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Page 2.2-58, Policy 2.2-I.90
Half Moon Bay Country Club PUD.
Allow the Country Club PUD to shall be completed in accordance
with the Existing Country Club PUD Approvals and the provisions
of that certain instrument entitled "Offer To Dedicate Trail
Easement and Declaration of Covenants and Restrictions" recorded
in the Office of the Recorder of the County of San Mateo, State of
California, on August 21, 1981, as Instrument No. 80020AS.
Page 2.2-58, Policy 2.2-I.91
Half Moon Bay Country Club: Policy Priority.
In the event of any conflict between the development conditions in
this Section (Implementing Policies 2.2-I.91 through 2.2-I.95) 9.3.16
and any other policy in this Plan, ensure that the development
conditions in this Section 9.3.16 shall control in recognition of the

b
Any amendment of the Existing Country Club PUD Approvals shall
be subject to environmental review under City CEQA guidelines
c
A maximum of 1,050 (about 861 new) residential units may be
developed on the site. A maximum of 414 hotel/motel rooms may
be developed. Any such development outside the hotel site
identified in the Existing Country Club PUD Approvals shall be
limited to a maximum density of 20 rooms per acre.

d
In order to better provide the types of housing required by the City
(requirements which may change over time from those projected in
1972), the City shall, within the density and other development
parameters established by the Existing Country Club PUD
Approvals, consider favorably applications for lot line adjustments
and similar changes to the final subdivision map for the Country
Club PUD designed to accommodate current residential needs and
demands. Any such lot line adjustment or similar change shall not
constitute an amendment of this Plan so long as it does not change
the density and other development parameters for the overall
Country Club PUD.
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fact that the Country Club PUD has been committed to build-out in
accordance with the land use approvals granted, and the conditions
imposed, prior to adoption of this Plan.
Page 2.2-58, Policy 2.2-I.92
Half Moon Bay Country Club: Amendments.
Any amendment of the Existing Country Club PUD Approvals will
shall be subject to environmental review under City CEQA
guidelines.
Page 2.2-58, Policy 2.2-I.93
Half Moon Bay Country Club: Maximum Development.
Allow a maximum of 1,050 (about 861 new) residential units to may
be developed on the site. Allow a maximum of 414 hotel/motel
rooms to be developed. Limit any such development outside the
hotel site identified in the Existing Country Club PUD Approvals
shall be limited to a maximum density of 20 rooms per acre.
As of 2016, 637 housing units have been developed or permitted in this
PUD area.
Page 2.2-58, Policy 2.2-I.94
Half Moon Bay Country Club: Diversity of Housing.
In order to better provide the types of housing required by the City
(requirements which may change over time from those projected in
1972), consider favorably the City shall, within the density and other
development parameters established by the Existing Country Club
PUD Approvals, consider favorably applications for lot line
adjustments and similar changes to the final subdivision map for the
Country Club PUD designed to accommodate current residential
needs and demands. Any such lot line adjustment or similar change
will not constitute an amendment of this Plan so long as it does not
change the density and other development parameters for the
overall Country Club PUD.

SOUTH MAIN STREET/CASSINELLI
#
a

1993 LUP Policy

First Draft LUP Update
The Main Street Park community has been developed in this Planned
Development area. The policies below govern any future development in
South Main Street/Cassinelli PUD.

A specific plan shall be prepared for all site development as part of
any application for a permit on the site.

Page 2.2-59, Policy 2.2-I.101
South Main Street/Cassinelli: Existing Plan.
Any future development must be consistent with the approved plan
for the site.
Page 2.2-59, Policy 2.2-I.102
South Main Street/Cassinelli: Land Use Character and Density.
Ensure that any future uses shall be light industrial or commercial,
character to the warehouse and auto dealer residential of a
maximum 35 units be similar in character to the existing residential
community, with a total residential density within the limits
established by the approved plan for the property.
Page 2.2-60, Policy 2.2-I.103
South Main Street/Cassinelli: Buffers.
Require permitted uses to shall be buffered from adjacent
agricultural areas. At a minimum, walls, landscaping, and setbacks
must shall be maintained included in the project to prevent conflicts
with the continuation of agriculture.

b
Uses shall be light industrial or commercial, character to the
warehouse and auto dealer residential of a maximum 35 units.

c

Permitted uses shall be buffered from adjacent agricultural areas. At
a minimum, walls, landscaping, and setbacks shall be included in the
project to prevent conflicts with the continuation of agriculture.

L.C. SMITH ESTATE
#
a

1993 LUP Policy

First Draft LUP Update
Development shall be consistent with the policies that follow to the extent
these policies are not superseded by terms of the approved development
on this site.

Site & Design permits will be required for any development and shall
address building design, height, traffic access plan, and a parking and
landscaping plan designed to accommodate a City "entry feature."
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Page 2.2-59, Policy 2.2-I.95 L.C.
Smith Estate Specific Plan.
Require site and design permits will be required for any
development to and shall address building design, height, traffic
access, and a parking and landscaping plan, and to accommodate a
City "entry feature."

b
A 5,000 square foot area at the southerly end of the property shall
be set aside for public facility use. The purpose of this area will be
for an "entry feature" to the City. This feature could include a sign,
sculpture, landscaping, etc. Any future building design shall be
compatible with the entry feature.
c

Building(s) adjacent to the entry feature shall be limited to two
stories (20 feet) and any additional structures shall not exceed three
stories (maximum 35 feet).

d

Minimum development setbacks shall include 30 feet from Highway
One right-of-way, 15 feet from Main Street, 10 feet from the "entry
feature", and no minimum setback to the adjacent property on the
north.

e

Consistent with Policy 9-12 at least 20% of the gross area shall be
set aside for common and public open space.

f
The maximum allowable density under the modified General
Commercial designation shall be compatible with the density and
character of surrounding land uses. (Policy 9-11). Additionally, the
previous designations and the proposed appear to have relatively
similar intensity of uses given the previous potential development of
Public Facilities (i.e., City Hall, or Fire Station) on the site contrasted
with the current proposal of limited commercial.
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Page 2.2-59, Policy 2.2-I.96
L.C. Smith Estate: Entry Feature.
Ensure that a 5,000 square foot area at the southerly end of the
property is shall be set aside for public facility use. The purpose of
this area will be for an "entry feature" to the City. This feature could
include a sign, sculpture, landscaping, etc. Any future building design
must shall be compatible with the entry feature.
Page 2.2-59, Policy 2.2-I.97
L.C. Smith Estate: Building Heights.
Limit building(s) adjacent to the entry feature shall be limited to two
stories (20 feet) and any additional structures to three stories
(maximum 35 feet).
Page 2.2-59, Policy 2.2-I.98
L.C. Smith Estate: Setbacks.
Ensure that future minimum development is set back a minimum of
setbacks shall include 30 feet from the Highway 1 right-of-way, 15
feet from Main Street, and 10 feet from the "entry feature." ,and No
minimum setback is required from the adjacent property on the
north.
Page 2.2-59, Policy 2.2-I.99
L.C. Smith Estate: Open Space.
Ensure Consistent with Policy 9-12 at least 20 percent of the gross
area will shall be set aside for common and public open space.
Page 2.2-59, Policy 2.2-I.100
L.C. Smith Estate: Maximum Development.
Establish a maximum allowable intensity equivalent to under the
modified General Commercial designation, in order to shall be
compatible with the density and character of surrounding land uses.
(Policy 9-11). Additionally, the previous designations and the
proposed appear to have relatively similar intensity of uses given the
previous potential development of Public Facilities (i.e., City Hall, or
Fire Station) on the site contrasted with the current proposal of
limited commercial.

NURSERYMEN’S EXCHANGE AND ADJACENT PROPERTY
#
a

1993 LUP Policy

First Draft LUP Update
1993 LUP Nurserymen’s Exchange Policies (a), (b), and (c) are
combined and provided for as follows:

A Planned United Development Plan shall be prepared for the entire
area which incorporates all of the conditions below and conforms to
all other policies of the Land Use Plan. The Planned Unit
Development Plan shall be adopted as the Zoning Ordinance for this
property and shall be incorporated in its entirety into the Zoning
Code of the City of Half Moon Bay.

Page 2.2-62, Policy 2.2-I.127
Nurserymen’s Exchange and Adjacent Property: PUD.
Require that a Planned Unit Development Plan shall be prepared for
the entire area which incorporates all of the conditions below and
conforms to all other policies of the Land Use Plan. The Planned
Unit Development Plan will be adopted as the Zoning Ordinance for
this property and will be incorporated in its entirety into the Zoning
Code of the City of Half Moon Bay.
The Planned Unit Development Plan must shall show the locations
of roads and structures, and indicate the location, amount, and type
of public and private recreation facilities and open space.

b
c
d

e

The Planned Unit Development Plan shall show the locations of
roads and structures, and indicate the location, amount, and type of
public and private recreation facilities and open space.
The Planned Unit Development Plan shall be subject to
Environmental Review pursuant to the California Environmental
Quality Act and City CEQA Guidelines.
The maximum density of the area shall be limited to one dwelling
unit for each 7,500 square feet of gross land area, with no more
than 80 units permitted on the 30.2 acres.

Future use and development of the site shall be limited to residential
uses. No commercial use shall be permitted without an amendment
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The Planned Unit Development Plan will shall be subject to
Environmental Review pursuant to the California Environmental
Quality Act and City CEQA Guidelines.
1993 LUP Nurserymen’s Exchange Policies (a), (b), and (c) are
combined and provided for as indicated above.
1993 LUP Nurserymen’s Exchange Policies (a), (b), and (c) are
combined and provided for as indicated above.
Page 2.2-63, Policy 2.2-I.128
Nurserymen’s Exchange and Adjacent Property: Maximum
Development.
Limit the maximum density of the area to shall be one dwelling unit
for each 7,500 square feet of gross land area, with no more than 80
units permitted on the 30.2 acres.
Page 2.2-63, Policy 2.2-I.129
Nurserymen’s Exchange and Adjacent Property: Residential Uses
Only.

to the Land Use Plan.
f
The Planned Unit Development Plan shall specify the development
standards for the site, and shall include at a minimum building
heights, lot coverage, setbacks, parking requirements and any other
appropriate criteria.
g
No development shall occur above the 160 foot contour line, or on
slopes in excess of 25%.
h
Structures shall be designed and sited so as to minimize interruption
of views of the upper hillsides from Highway 1.
i
Access and egress to the development shall be subject to review and
approval by the City and Caltrans, and shall be designed in such a
manner as to be safe, convenient, and not conflict with any existing
or future development permitted in the area.
j

Any environmentally sensitive habitat areas and riparian corridors or
vegetation identified during the environmental review process shall
be preserved and protected through the dedication of these areas
for permanent open space. Appropriate measures for the protection
and preservation of these areas shall be incorporated into the
Planned Unit Development Plan.
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Limit future use and development of the site shall be limited to
residential uses. No commercial use shall be permitted without an
amendment to the Land Use Plan.
Page 2.2-63, Policy 2.2-I.130
Nurserymen’s Exchange and Adjacent Property: Development
Standards.
Require that the Planned Unit Development Plan shall specifyies the
development standards for the site, and includes at a minimum
building heights, lot coverage, setbacks, parking requirements and
any other appropriate criteria.
Page 2.2-63, Policy 2.2-I.131
Nurserymen’s Exchange and Adjacent Property: Preservation of
Upper Slopes.
Prohibit No development shall occur above the 160 foot contour
line, or on slopes in excess of 25 percent.
Page 2.2-63, Policy 2.2-I.132
Nurserymen’s Exchange and Adjacent Property: Site Planning and
Views.
Ensure structures are shall be designed and sited so as to minimize
interruption of views of the upper hillsides from Highway 1.
Page 2.2-63, Policy 2.2-I.133
Nurserymen’s Exchange and Adjacent Property: Vehicular Access.
Require access and egress to the development to shall be subject to
review and approval by the City and Caltrans, and to shall be
designed in such a manner as to be safe, convenient, and not conflict
with any existing or future development permitted in the area.
Page 2.2-63, Policy 2.2-I.134
Nurserymen’s Exchange and Adjacent Property: Conservation of
Sensitive Resources.
Ensure that any environmentally sensitive habitat areas and riparian
corridors or vegetation identified during the environmental review
process are shall be preserved and protected through the dedication
of these areas for permanent open space. Appropriate measures for
the protection and preservation of these areas shall be incorporated
into the Planned Unit Development Plan.

N/A

No equivalent 1993 LUP Policy.

Page 2.2-63, Policy 2.2-I.135
Nurserymen’s Exchange and Adjacent Property: Protection from
Hazards.
Ensure that any new development is designed to minimize fire and
other potential hazards, following the policies established in Chapter
2.5: Coastal Hazards.
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Public Works
GENERAL POLICIES
#
10-1

Policy
After certification of the LCP, the City shall require a permit from
any public utility, government agency, or special district wishing to
undertake any development in the City, with the exceptions of State
Universities and Colleges and development on public trust lands or
tidelands as described in Section 30519 (b) of the California Coastal
Act.

10-2

As a condition of permit approval, special districts, public utilities,
and other government agencies shall conform to the City’s zoning
ordinance and the policies of this Plan.

10-3

The City shall limit development or expansion of public works
facilities to a capacity which does not exceed that needed to serve
build-out of the Land Use Plan, and require the phased development
of public works facilities in accordance with phased development
policies in Section 9 and the probable capacity of other public works
and services.

10-4

The City shall reserve public works capacity for land uses given
priority by the Plan, in order to assure that all available public works
capacity is not consumed by other development and control the
rate of new development permitted in the City to avoid overloading
of public works and services.
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First Draft LUP Update
Page 2.2-64, Policy 2.2-I.138
Coastal Development Permit for Public Works.
After certification of the LCP, the City shall Require a Coastal
Development Permit from any public utility, government agency, or
special district wishing to undertake any development in the City,
with the exceptions of State Universities and Colleges and
development on public trust lands or tidelands as described in
Section 30519 (b) of the California Coastal Act.
Page 2.2-64, Policy 2.2-I.139
Zoning Conformance for Public Works.
Require as a condition of permit approval, special districts, public
utilities, and other government agencies to shall conform to the
City’s zoning ordinance and the policies of this Plan as a condition of
permit approval.
Page 2.2-64, Policy 2.2-I.140
Capacity Expansion.
The City shall Limit development or expansion of water and sewer
public works facilities to a capacity which does not exceed that
needed to serve build-out of the Land Use Plan, and require the
phased development of water and sewer public works facilities in
accordance with projected phased development presented in this
chapter policies in Section 9 and the probable capacity of other
public works and services.
Page 2.2-64, Policy 2.2-I.141
Allocation for Priority Land Uses.
The City shall Reserve water and sewer public works capacity for
land uses given priority by the Plan, in order to assure that all
available public works capacity is not consumed by other
development and control the rate of new development permitted in
the City to avoid overloading of these utilities public works and
services.

10-5

The City shall confine urban level services provided by governmental
agencies, special districts, or public utilities to areas approved for
urban development, except for water and sewer services required
for recreational uses and road improvements provided for in the
Plan.

10-6

The City shall limit the size of each permitted public works facility to
that size and capacity required for the extent and amount of
development existing and proposed within the first two phases of
development as shown on Table 9.3.
The City shall request all agencies providing major (water, sewer,
roads) utilities to monitor their services. Based upon actual use
(reported annually to the City) of services, the City shall determine
the need and timing for additional services. The City will coordinate
all involved agencies to establish the ability of individual service
system capacities to expand further and identify prospective funding
sources for such expansion.

10-7

Page 2.2-64, Policy 2.2-I.142
Limit Urban-level Services.
The City shall Confine urban level services provided by
governmental agencies, special districts, or public utilities to areas
approved for urban development, except for water and sewer
services required for recreational uses and road improvements
provided for in the Plan.
1993 LUP Policy 10-6 is not brought forward because it pertains to
a development phasing projection which is no longer relevant.
Page 2.2-64, Policy 2.2-I.143
Monitor Utility Services.
The City shall Request all agencies providing major (water, sewer,
roads) and wastewater utilities to monitor their services. Based
upon actual use (reported annually to the City) of services the City
shall determine the need and timing for additional services, The City
will coordinate water and sewer service providers all involved
agencies to establish the ability of individual service system capacities
to expand further and identify prospective funding sources for such
expansion.

WATER SUPPLY POLICIES
#
10-8

Policy
The City shall request the Coastside County Water District to
annually inform the City of current system capacity, surplus available
to new users, and scheduling for a Crystal Springs pipeline or other
capacity increases.

10-9
The City will support an increase in the water supply to capacity
which will provide for, but not exceed, the amount needed to
support build-out of the Land Use Plan of the City and County
within the Coastside County Water District.
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First Draft LUP Update
Page 2.2-65, Policy 2.2-I.144
Water System Capacity Monitoring.
The City shall Request the Coastside County Water District
(CCWD) to annually inform the City of current system capacity,
surplus available to new users, and scheduling for a Crystal Springs
pipeline or other capacity increases.
Page 2.2-65, Policy 2.2-I.145
Water System Capacity Increase.
The City will Support an increase in the water supply to capacity
which will provide for, but not exceed, the amount needed to
support build-out of the Land Use Plan of the City and County
within the CCWD.

10-10

The City will support expansion of water supplies by those sources
and methods which produce the highest quality water available to
the area in order to assure the highest possible quality of water to
horticulture. All such supplies shall, at minimum, meet potable water
standards for domestic use and the highest practicable quality for
floriculture.
The City will support equal water rates for agricultural users and
residents.

Page 2.2-65, Policy 2.2-I.146
Phased Development of Water Supply Facilities.
The City will 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 phased development
policies (including expected development to the year 2000) and
allocations for floriculture uses.
Page 2.2-65, Policy 2.2-I.147
Assure High Water Quality.
The City will Support expansion of water supplies by those sources
and methods which produce the highest quality water available to
the area in order to assure the highest possible quality of water to
horticulture. All such supplies shall, at minimum, meet potable water
standards for domestic use and the highest practicable quality for
floriculture.
1993 LUP Policies 10-12 and 10-15 are combined into one policy as
follows:

The City will support and require reservation of water supplies for
each priority land use in the Plan, as indicated on Table 10.3 for
build-out, and shall monitor and limit building permits accordingly.
The amount to be reserved for each phase of water supply
development shall be the same percentage of capacity for priority
uses as that needed at build-out, until a determination is made that a

Page 2.2-66, Policy 2.2-I.150
Water Pricing to Support Agriculture and Horticulture.
The City will Support the continued viability of agriculture and
horticulture by encouraging CCWD to set equal water rates for
agricultural users and residents, and encourage the use by Coastside
County Water District of and establishing user fees and standby fees
to assure the availability of water to horticulture without assessment
for water supply facilities designed to serve urban users.
Page 2.2-65, Policy 2.2-I.148
Reserve Water for Priority Uses.
The City will Support and require reservation of water supplies for
each priority land use in the Plan. Reservations are as indicated on
Table 2-5, or as amended following an updated analysis of water
needs by user type, as indicated on Table 10.3 for build-out and shall
monitor and limit building permits accordingly. The amount to be
reserved for each phase of water supply development shall be the

The City will 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 phased development
policies (including expected development to the year 2000) and
allocations for floriculture uses.
10-11

10-12

10-13
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priority use need is satisfied by the available reservation.
10-14
If new or increased well production is proposed to increase supply,
the City shall require that:
(a) Water quality be adequate, using blending if required, to
meet the water standards of Policy 10-12.
(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 factor which
will not impact water-dependent sensitive habitats, riparian
habitats, marshes, and agricultural water use.
(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 water-dependent sensitive habitat; (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 determine if the preliminary safe yield adequately
protects the sensitive habitats and what measures should
be taken if and when adverse effects occur.

10-15

The City will encourage the use by Coastside County Water
District of user fees and standby fees to assure the availability of
water to horticulture without assessment for water supply facilities
designed to serve urban users.

10-16

The City will support pricing of reclaimed water at an economic
level beneficial to all parties concerned.

same percentage of capacity for priority uses as that needed at
build-out, until a determination is made that a priority use need is
satisfied by the available reservation.
Page 2.2-65, Policy 2.2-I.149
Groundwater Use.
If new or increased well production is proposed to increase supply,
the City shall require that:
 Water quality be adequate, using blending if required, to
meet the water standards of Policy 2-I.154 10-12.
 Wells are installed under inspection according to
requirements of the State and County Departments of
Public Health.
 The amount pumped be limited to a safe yield factor which
will not impact water-dependent sensitive habitats, riparian
habitats, marshes, and agricultural water use.
 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 water-dependent sensitive habitat,
including potential for saltwater 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 waterdependent sensitive habitats to determine if the preliminary
safe yield adequately protects the sensitive habitats and
what measures should be taken if and when adverse effects
occur.
1993 LUP Policies 10-12 and 10-15 are combined into one policy as
indicated above for Policy 10-12.
Page 2.2-66, Policy 2.2-I.151
Recycled Water.
The City will Support the Sewer Authority Mid-Coastside and
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CCWD in developing a recycled water master plan, and pricing
recycled reclaimed water at an economic level beneficial to all
parties concerned.
A recycled water system has the potential to serve a portion of the water
needs of landscaping, recreation, agricultural and horticultural uses, and
help the City to contribute to the region’s and the State’s water

conservation efforts.

SEWER FACILITY POLICIES
#
10-17

Policy
The City will support and permit an increase in capacity of Half
Moon Bay and/or Sewer Authority Mid-Coastside Sewage
Treatment Plant and related facilities to provide for, but not exceed,
the amount required to support build-out of Land Use Plan of the
City and any other district within the Coastal Zone participating in
the provision and utilization of sewage treatment facilities, with an
ultimate allocation to the City of a share of capacity not less than its
share of build-out permitted under the City Coastal Land Use Plan
for the area currently within the City's service area. The area
identified as being within the Urban/Rural Boundary by the Land Use
Plan is the sewer service area for Phase 1 Sewer Authority MidCoastside Development.

10-18

10-19

The City will support and require phased development of the
treatment plant to minimize the financial burden on existing
residents, to avoid growth-inducing impacts not consistent with the
phased development policies in the Plan and consult with San Mateo
County when determining the timing and capacities of service
expansion.
Outfall capacity of Phase 1 shall continue to be limited by the Joint
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First Draft LUP Update
Page 2.2-66, Policy 2.2-I.152
Sewer Capacity.
The City will Support and permit an increase in capacity of Half
Moon Bay and/or Sewer Authority Mid-Coastside (SAM) Sewage
Treatment Plant and related facilities to provide for, but not exceed,
the amount required to support development capacity build-out of
Land Use Plan of the City and any other district within the Coastal
Zone participating in the provision and utilization of sewage
treatment facilities, with an ultimate allocation to the City of a share
of capacity not less than its share of build-out permitted under the
City Coastal Land Use Plan for the area currently within the City's
service area. The area identified as being within the Urban/Rural
Boundary by the Land Use Plan is the sewer service area for Phase 1
Sewer Authority Mid-Coastside Development.
Page 2.2-66, Policy 2.2-I.153
Phased Improvements to Treatment Plant.
The City will Support and require phased development of the
treatment plant to minimize the financial burden on existing
residents, to avoid growth-inducing impacts not consistent with the
phased development policies in the Plan and consult with San Mateo
County when determining the timing and capacities of service
expansion.
1993 LUP Policy 10-19 was not brought forward. Additional analysis

10-20

Powers Agreement of Sewer Authority Mid-Coastside to average
dry weather flows of 2.0 mgd until a determination is made that
additional capacity will be required. Treatment plant capacity may be
permitted to exceed this amount, in accordance with Policy 10-17
and 10-18, if it is determined that it would be cost-effective to
construct larger capacity in the first phase of expansion to serve
development expected by the year 2000.
The City may extend its sewer service boundary to include that part
of the City of Half Moon Bay within the Granada Sanitary District,
provided that (1) the corresponding share of outfall and treatment
plant capacity allocated for growth in such area is transferred to the
City; (2) the area is detached from the Granada Sanitary District;
and (3) an agreement is reached between the City and the District
regarding transfer of facilities, equipment, other assets, and
corresponding obligations.

10-21
The City will reserve sewage treatment capacity for priority land
uses as provided on Table 10.4. The amount to be reserved for each
phase of sewage treatment capacity shall be the same percentage of
capacity for priority uses as that needed at build-out, until a
determination is made that a priority use need is satisfied by the
available reservation.
10-22
Sanitary sewer connections shall be limited to areas designated for
urban development on the Land Use Plan Map, with the exception
of connections required to serve priority land uses, including onfarm residences, greenhouses, equestrian facilities, and other
commercial recreation, and public recreational uses.
10-23
Prior to construction or additions to the Half Moon Bay Treatment
Plant, SAM shall submit a plan for noise and odor control that
mitigates potential impact on air quality or ambient noise levels
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will be made based on development build-out and the adequacy of
sewer capacity will be assessed. Policy will be provided as applicable.

1993 LUP Policy 10-20 was not brought forward because the service
boundary was not fully pursued over the past 23 years. That said,
there may be interest in having one district serve the City limits and
a version of the policy could be brought forward.

Page 2.2-66, Policy 2.2-I.154
Reserve Treatment Capacity for Priority Uses.
The City will Reserve sewage treatment capacity for priority land
uses as provided on Table 2-7 10.4, or as amended following an
updated analysis of sewer treatment capacity needs by user type.
The amount to be reserved for each phase of sewage treatment
capacity shall be the same percentage of capacity for priority uses as
that needed at build-out, until a determination is made that a
priority use need is satisfied by the available reservation.
Page 2.2-67, Policy 2.2-I.155
Limit Sewer Connections to Urban and Priority Uses.
Limit sanitary sewer connections shall be limited to areas designated
for urban development on the Land Use Plan Map, with the
exception of connections required to serve priority land uses,
including on-farm residences, greenhouses, equestrian facilities, and
other commercial recreation, and public recreational uses.
Page 2.2-67, Policy 2.2-I.156
Noise, Air Quality and Odor Control.
Prior to construction or additions to the Half Moon Bay Treatment
Plant, SAM must shall submit a plan for noise and odor control that
mitigates potential impact on air quality or ambient noise levels

affecting surrounding areas of residential or recreational use.

affecting surrounding areas of residential or recreational use as well
as environmentally sensitive habitat areas for which noise and/or air
quality impacts are of concern.

TRANSPORTATION POLICIES
#
10-24

Policy
The City shall support expansion of highways connecting Half Moon
Bay with the remainder of San Mateo County to capacities which do
not exceed that needed to accommodate commuter or recreational
traffic required at Plan build-out, while maintaining accepted
standards of traffic safety.

10-25
The City will support the use of Level of Service C as the desired
level of service on Highways 1 and 92, except during the peak twohour commuting period and the ten-day average peak recreational
hour when Level of Service E will be acceptable.
10-26

10-27

The City will support improvements to Highways 1 and 92 outside
the City, including phased increases in capacity. First priority being
safety improvements to Highway 92; second priority, construction
of Devil's Slide bypass.
The City will recommend to CalTrans installation of improvements
on Highway 1 to improve safety and recreational traffic flow and
minimize local and visitor traffic conflicts, including signs and leftturn bays at beach access routes. Request CalTrans undertake the
widening of Highway 1 to four lanes within the City.
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First Draft LUP Update
1993 LUP Policy 10-24 is updated and replaced with new draft
policy as follows:
Page 2.3-27, Policy 2.3-I.41
Roadway System to Meet Needs.
Plan and design the transportation network to accommodate traffic
due to the build out of the General Plan’s land uses and densities,
and to the extent practical and feasible, growth beyond the city
limits including within the sphere of influence, and recreational, and
regional through traffic.
Page 2.3-27, Policy 2.3-I.45
Performance Standards.
Provide acceptable Levels of Service by improving the road network
and incorporating adopted traffic improvements. The City will
support Level-of‐Service (LOS) C as the desired Level‐of‐Service on
Highway 1 and SR 92, except during the peak two-hour commuting
period and the ten-day average peak recreational hour periods when
LOS E will be considered the minimum acceptable standard.
1993 LUP Policy 10-26 is not brought forward because it has been
implemented; although the Devil’s Slide bypass was shelved in favor
of the now completed tunnel.
1993 LUP Policy 10-27 is not brought forward in whole because the
City’s policy intention as proposed in the draft LUP and Circulation
Element updates does not include widening Highway 1 to four lanes
for its entire extent within the City limits. Numerous polices
regarding safety and signage are included in the draft LUP including
the following:

Page 2.3-20, Policy 2.3-G.1
Maximum Coastal Access.
Provide maximum coastal access and recreational opportunities for
all people consistent with public safety needs and the need to
protect public rights, rights of property owners, and natural
resource areas from overuse.
Page 2.3-20, Policy 2.3-G.7
Comprehensive Signage Program.
Implement a comprehensive program to provide wayfinding and
informational signage to direct visitors to destinations such as the
beaches and Downtown, as well as public parking areas, and provide
other necessary public information, ensuring that any signage is
visually consistent and appropriate in the coastal setting.

10-28

The City will encourage SamTrans to provide weekend arterial bus
service to the Half Moon Bay State Beach along Main Street and
Kelly Avenue and to consider a downtown-beach shuttle service
during periods of peak visitor attraction and recreational use as
shown on the Access and Circulation Concept Map.

Page 2.3-23, Policy 2.3-I.8
Signage for Coastal Access Points along Highway 1.
Work with Caltrans to provide a coordinated signage program along
Highway 1, identifying each specific access route on the figures 3-1
and 3-2. Signage should be clear, legible, and consistent, and indicate
what amenities are available at each access point. The program
should include signage designed for unfamiliar visitors in vehicles as
well as for pedestrians/cyclists. Signage should also be provided
where beach access is not available at western neighborhood
entrances to discourage visitors from needlessly entering and
parking in these areas.
1993 LUP Policy 10-28 is replaced with the following two updated
draft policies as follows:
Page 2.3-29, Policy 2.3-I.56
Local and Regional Transit.
Work with Sam Trans to increase bus frequencies and ensure
connections to regional transit options. Encourage Sam Trans to
provide peak weekend transit service to Half Moon Bay State Beach.
Page 2.3-29 Policy 2.3-I.58
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10-29

10-30

The City will encourage and seek to provide additional parking
capacity with a portion reserved for remote parking to serve a
transit shuttle service to the beach, and request the high school to
make available its parking facilities as feasible. Seek to locate a
suitable transit terminal in or near the City, such as the southerly
terminus of the proposed Devil's Slide bypass.
The City will require that CalTrans, in connection with
improvements to Highways 1 and 92 in the City, provide adjacent
facilities for bicycles and pedestrians. When the facilities are adjacent
to each other, there shall be a physical barrier.

Community Shuttle Service.
Explore the implementation of a shuttle service to meet a variety of
local needs. Options to explore include a local circulator for seniors
and youth throughout the week, as well as weekend and event
shuttles that can transport visitors between Downtown, the
beaches, and parking.
1993 LUP Policy 10-29 is updated with new draft Policy 2.3-I.58,
Community Shuttle Service, which is indicated above for 1993 LUP
Policy 10-28.

1993 LUP Policy 10-30 is replaced with numerous policies regarding
safe multi-modal transportation facilities and coordination with
other agencies. Examples include the following:
Page 2.3-26, Policy 2.3-I.35
Highway 1 Improvements.
Implement improvements to improve safety and mobility for all
modes utilizing Highway 1, including those recommended by the
Highway 1 Safety and Mobility Study, the Comprehensive
Transportation Management Plan (CTMP), or others identified
through future community engagement and analysis.

10-31

The City will require participation in an assessment district for
properties for which new development is approved in accordance
with this Plan along the designated Foothill Boulevard alignment, as
indicated on the Land Use Plan Map, in order to provide funding for
this new coastal access and bypass route. This roadway shall provide
for through-traffic and local street connections shall be minimized to
the extent feasible and on-street parking shall not be allowed.
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Page 2.3-26 Policy 2.3-I.36
Work with Other Agencies.
Promote cooperation with the County of San Mateo, Caltrans,
California State Parks and private land trusts to implement and
maintain bicycle and pedestrian connections across jurisdictional
lines.
1993 LUP Policy 10-31 is not brought forward. Pursuant to
approved plans for Dykstra Ranch (Pacific Ridge) and the 2013
Circulation Element, this potential improvement is no longer feasible
or desired as previously envisioned. Community interest for new
circulation linkages on the east side of Highway 1 north of State
Route 92 strongly favors a multiuse path or trail for cyclists and
pedestrians, but not automobiles.

10-32

10-33

The City shall require, as a condition of approved private
development, the improvement or financial participation in the
improvement of all primary and secondary beach access routes
indicated on the Land Use Plan Map where development is
permitted adjacent to such access route or is served by it.

1993 LUP Policy 10-32 has been updated and replaced with a new
draft policy as follows:
Page 2.3-23 Policy 2.3-I.9
New Development and Coastal Access.
Require that new development along the coastline provide public
access from the nearest public roadway to the shoreline and
along the coast, and be designed to minimize impacts to public
coastal access and recreation. Ensure that impacts are mitigated
through the dedication of access or trail easements or the provision
of improvements to other public access points.
The Community Development Director may grant exceptions to this
requirement where public access would pose a safety risk or threat to
fragile resources, or where adequate access exists nearby.
1993 LUP Policy 10-33 is replaced with several new draft policies
addressing a range of parking considerations. The following policy is
an example which emphasizes parking provisions that maintain public
access:

The City will enforce parking regulations on beach access routes
which are City streets.

10-34

The City will limit access to new development from designated
beach access routes, Highways 1 and 92, except where no
alternative access is possible, consistent with public safety and
enhanced circulation of visitors and residents.

10-35

The City shall seek to improve east-west connections between the
downtown core and nearby neighborhoods which will alleviate
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Page 2.3-24, Policy 2.3-I.15
Restrictions on Parking.
Prohibit restrictions on public parking that would adversely affect
public access to beaches, trails, or other recreational lands along the
coast except where necessary to protect public safety and preserve
neighborhoods for primarily residential use. Such restrictions include
the installation of “private beach” and “private parking” signs,
landscaping, and painting red curbs in the public right-of-way.
1993 LUP Policy 10-34 is not brought forward. It applies generally to
the provision of access locations for new development. Multiple
polices, including several that are applicable to specific PUDs are
consistent with policy 10-34. Also, consolidation of access is part of
the Circulation Element, which is consistent with the intent of 1034. The 1993 LUP policy could be brought forward in a future
revision.
1993 LUP Policy 10-35 is replaced with numerous new draft policies
addressing connectivity throughout Half Moon Bay. Two are cited

resident traffic on Highway 1 and shall install traffic diverters to
achieve a greater separation of local and visitor traffic.

10-36

10-37

below:
Page 2.3-20, Policy 2.3-G.5
Cohesive Transportation System.
Establish a cohesive transportation system to support existing and
planned land uses, with improved linkages between neighborhoods
and destinations such as schools, commercial centers, and the ocean
beaches.

The City will not permit a north-south roadway to be constructed
in the regional recreation area, but will encourage the phased
provision of a trail between Kelly Avenue and Venice Avenue usable
for beach management and by horses, bicycles, and pedestrians to
improve visitor access to beach facilities, if it is determined that
there will be no significant adverse effect on the mouth of Pilarcitos
Creek.
The City encourages the expansion of Highway 92 to four lanes by
1990, should the expected traffic impacts of the Ox Mountain
regional disposal site and Lone Star Quarry warrant it. Should this
expansion become necessary, it should not be to freeway standards,
though it may use sections of the modified freeway alignment if it is
determined physically, economically, or environmentally infeasible to
widen the existing alignment to four lanes. A possible alternative
solution may be a separate service road for truck traffic to Ox
Mountain and the Lone Star Quarry.
This service road could also be used f or emergency and overflow
tourist traffic during weekends and holidays. A second possible
alternate solution is the use of some other means of transporting._
said solid waste to Ox Mountain, e .g. a conveyor system.
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Page 2.3-20, Policy 2.3-G.6
Safe and Convenient Vehicle Access.
Maintain safe and convenient access for local and recreational traffic
to and from Downtown and for regional, recreational, and
commuter traffic to and from outside the city.
1993 LUP Policy 10-36 is not brought forward because the provision
of the California Coastal Trail has been implemented substantially as
described.

1993 LUP Policy 10-37 is not brought forward. Since 1993, a portion
of SR 92 has been widened. Community input throughout the Draft
LUP process has been supportive of improving roadway safety;
however, this input was also presented with the need to limit road
widenings in the vicinity of ESHA. A new policy regarding the City’s
future advocacy of improvements to SR 92 can be defined and
proposed in a future revision.

New Policies
The following draft new policies are in addition to those referenced in the above comparison table. They are
presented in order in which they appear in the First Public Review Draft Local Coastal Land Use Plan (Draft LUP).

Chapter 2.2 Land Use
Guiding Policies:
Community Character (begins page 2.2-40):
2.2-G.5 Visual Character. Preserve the unique visual quality that contributes to Half Moon Bay’s coastal and smalltown character, including its open, expansive views from the coastal terrace to the foothills.
2.2-G.6 Heritage Land Uses. Maintain land uses that have contributed to the community’s heritage including
agriculture, open space and coastal recreation, and the commercial, residential, and civic uses that make up the
historically significant Downtown.
2.2-G.7 Cultural Resources. Preserve the community’s cultural resources through identification, education and
awareness, and standards for siting and design of new development.
Cultural resources are covered in more detail in the Coastal Resources section.
2.2-G.8 Development Distribution. Promote a compact form, with the existing city boundary delineating limits of
urban growth. Concentrate new development in the Core Area.
2.2-G.10 Growth Management. Provide for compatible and orderly growth at a managed pace.

Complete and Balanced Community (begins page 2.2-41)
2.2-G.11 Sustainable Land Use Pattern. Site land uses in consideration of hazards, ESHA, and compatibility with
adjacent uses.
Specific policies for minimizing exposure to hazards and potential impacts on biological resources are in the Coastal
Hazards and Sea Level Rise and Coastal Resources sections, respectively.
2.2-G.12 Balance of Commercial Land Uses. Promote a balance of uses, with a greater number of jobs, flexible
commercial space for businesses, and an array of uses and amenities that cater to visitors and also fulfill residents’
everyday needs for goods and services.
Uses desired by the community include healthcare, light industrial, live-work, artisan, commercial recreation, adaptive reuse,
agriculture, accessory commercial uses, farmworker housing, neighborhood-serving commercial, local-serving commercial, and
visitor-serving commercial.
2.2-G.13 Diversity of Housing Types. Promote the development of diverse types of housing to meet the needs of
an aging population and to accommodate young families and families at various income levels.
2.2-G.14 Efficient Land Utilization. Foster compact development in the Core Area, thereby helping to conserve
agricultural land, open space and coastal resources while facilitating housing options on key, centrally-located sites.
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2.2-G.15 Public Spaces. Ensure the adequate provision and maintenance of public spaces, including parks, trails, and
gathering places to foster a strong and healthy community.
Specific policies for coastal recreation and open spaces are in the Coastal Access and Recreation section. Policies for city
parks are in the Open Space Element.

Downtown Vitality (begins page 2.2-42)
2.2-G.16 Vibrant Downtown. Enhance Downtown vitality and vibrancy through a diversified mixture of uses
including pedestrian-oriented residential and commercial uses, while balancing and respecting the area’s historic
character. Concentrate new development in the Core Area to create a vibrant walkable center with a variety of
uses and amenities. (From Synthesis 2)
2.2-G.17 Residential Development. Promote the development of workforce and urban-lifestyle housing located
within walking distance of amenities. (From Synthesis 2)
2.2-G.18 Commercial Development. Promote the development of commercial uses that fulfill a diversity of local
needs; visitor-serving uses to support tourism; and office and business incubation space. (From Synthesis 2)
2.2-G.19 Mixed-Use Development. Promote mixed-use development on sites accessible by the city’s pedestrian,
bicycle, and transit networks and allow flexibility for potential mixed uses (including housing, office space, retail,
restaurants, or personal services). (From Synthesis 2)
2.2-G.20 Public Realm. Ensure an inviting, safe and comfortable pedestrian realm to encourage activity in the
Downtown area. (From Synthesis 2)
2.2-G.21 Connectivity. Improve Downtown’s connectivity to other areas of the city, including the beaches,
highways, and residential neighborhoods by increasing its visibility and overall accessibility for travelers of all modes
and abilities. (From Synthesis 2)
2.2-G.22 Downtown Plan. Prepare and adopt an updated plan for Downtown to promote the accommodation of
new activities and buildings and enhance the area’s pedestrian-oriented character while strengthening the historic
architectural character of Downtown. (From Synthesis 2)
The Downtown planning area will be defined through future community engagement opportunities. Generally, it is
anticipated that it will center on Main Street between Poplar Avenue to the south and Highway 92 to the north,
incorporating Johnston, Purissima, and Church Streets.

Development Capacity and Adequacy of Public Services (page 2.2-42)
2.2-G.23 Infrastructure. Design public infrastructure, including water, sewer, and transportation systems, to serve
the development that is consistent with the goals of the Coastal Act.
Detailed policies for the transportation system are included in Chapter 2.3: Public Access and Recreation.

Implementing Policies:
Community Character (begins page 2.2-43):
2.2-I.8 Historic Preservation. Protect and preserve Half Moon Bay historic sites and structures.
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Historic Resources Inventory. Maintain an inventory of buildings, structures, objects, and areas of historic,
architectural, and engineering significance in Half Moon Bay.
Historic Preservation Ordinance. Review and update the Historic Preservation Ordinance periodically,
ensuring continued compliance with the Secretary of Interior’s Standards for preservation, rehabilitation,
restoration, and reconstruction.
Historic Resource Protection. Continue to protect, preserve, and/or restore identified historic resources
through the Historic Preservation Ordinance.
Adaptive Reuse. Encourage adaptive reuse of historic structures compatible with surrounding development
and preserving the historical integrity of the structure. Establish guidelines for adaptive reuse in the
Historic Resources Preservation Ordinance. (From Synthesis 2)

2.2-I.9 Design Standards and Guidelines. Establish and periodically review and update design standards and
guidelines for new and remodeled structures to ensure compatibility with the unique character of Half Moon Bay’s
built environment. (From Synthesis 2)
The design standards and guidelines will pertain to site planning, scale (height and mass), density and intensity, as well as
architectural details. Community input regarding these planning requirements will continue to be sought throughout the Plan
Half Moon Bay update process. Single-Family Residential Design Guidelines were adopted in 2015.
2.2-I.10 Growth Management. Ensure that future development is consistent with the city’s growth management
standards. (From Synthesis 2)
Complete and Balanced Community (begins page 2.2-45):
2.2-I.11 Habitat Conservation. Ensure that development adjacent to Environmentally Sensitive Habitat Areas
(ESHAs) minimize impacts to habitat values or sensitive species to the maximum extent feasible. (From Synthesis
2)
More detailed policies are found in Chapter 2.4: Coastal Resources.
2.2-I.12 Hazard Avoidance. Require that development be sited and designed to avoid and mitigate impacts from
hazards such as seismic, flood, sea level rise, and geologic hazards. (From Synthesis 2)
More detailed policies are found in Chapters 2.4: Coastal Resources and 2.5: Coastal Hazards.
2.2-I.13 Gathering Places. Foster community connection and cohesion through the development of more public
gathering places. (From Synthesis 2)
More detailed policies are found in the Open Space Element.
2.2-I.14 Desired Land Uses. Encourage the development of land uses desired by the community and which
contribute to its quality of life. (From Synthesis 2)
Such uses may include healthcare, assisted living, light industrial, live-work, artisan, commercial recreation, adaptive reuse,
agriculture, accessory commercial uses, farmworker housing, neighborhood-serving commercial, local-serving commercial, and
visitor-serving commercial, and may occur outside of the Core Area.
Downtown Vitality (begins page 2.2-45):
2.2-I.16 Residential Development. Within the Core Area, allow residential as a permitted use on all floors, except
along Main Street north of Correas Street, where residential would be permitted on upper stories and the ground
floor if oriented to the rear of the building or a side street for corner properties. (From Synthesis 2)
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Current zoning regulations permit residential uses with a Conditional Use Permit only, and do not permit residential uses on
the first floor, although many residential structures exist.
2.2-I.17 Mixed Use Standards. In the Core Area’s commercial zoning districts, centered on Main Street, allow
development up to three stories in height. Consider allowing additional height for projects that provide affordable
housing, housing for seniors, or support other broad community interests, provided they are harmoniously
designed and integrated with the Downtown urban fabric. (From Synthesis 2)
2.2-I.18 Architectural Diversity. Maintain the diversity of architectural styles along Main Street and throughout the
Core Area, while ensuring that development is compatible in scale and grain with existing and preserves views of
the surrounding coastal hillsides. (From Synthesis 2)
2.2-I.19 Residential Diversity. Encourage a diversity of housing types, including housing at a range of affordability
levels, densities, sizes, and ownership types. (From Synthesis 2)
Diverse housing options are desired to meet the needs of Half Moon Bay’s diverse population, including young families,
multi-generational families, students, young professionals, and seniors.
2.2-I.20 Minimum Density Requirement. In the High Density Residential designation, require new development to
meet a minimum density of 16 dwelling units per acre (net).
2.2-I.21 Local-Serving Commercial. Promote the development of businesses providing goods and services to Half
Moon Bay residents accessible from the city’s pedestrian, bicycle, and transit networks. (From Synthesis 2)
2.2-I.23 Pedestrian-Oriented Scale. Ensure developments face public streets, and promote development at a
pedestrian-oriented scale, incorporating visually interesting facades and massing techniques.
2.2-I.24 Downtown Plan. Establish a planning area generally centered on Main Street between Poplar Avenue to
the south and Highway 92 to the north, incorporating Johnston, Purissima and Church streets, refined through
community input. Outline updated standards, guidelines, and improvements to the public realm. The plan shall
include or promote:
 New stores and restaurants that stay open later and cater to residents and visitors alike;
 Pedestrian-oriented character comprising small shops with vibrant storefronts and restaurants that utilize
the sidewalk;
 Activities that celebrate the Coastside’s cultural and artistic heritage and which draw visitors from afar;
 New housing, either as stand-alone uses or as part of mixed-use developments, that increase and diversify
the Downtown residential population;
 Nighttime and entertainment uses to provide additional energy and vitality; and
 Cohesive streetscape furniture and planting themes that allow trees to grow to maturity while providing
shade and open views to storefronts and cafes. (From Synthesis 2)

Chapter 2.3 Coastal Access and Recreation
Guiding Policies:
Coastal Access (begins page 2.3-20):
2.3-G.2 Distribution of Public Facilities. Continue to distribute public facilities, including parking areas or facilities,
so as to mitigate against the impacts of overcrowding or overuse by the public of any single area.
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2.3-G.3 Trail System. Develop a safe, cohesive network of pedestrian and bicycle trails, integrated with the regional
trail system. The trail network will include and complement the California Coastal Trail and the Parallel Trail.
(From Synthesis 2)
2.3-G.4 Support for Walking and Biking. Promote walking and biking as healthy, environmentally sound methods to
reduce vehicle trips and promote active lifestyles. (Existing Circulation Element Goal 4, Synthesis 2))
2.3-G.8 Effective Transit Services. Support efforts to maintain and operate local and regional transit services that
meet the needs of Half Moon Bay residents, workers and visitors. (Existing Circulation Element Goal 5, Synthesis
2)
2.3-G.9 Alternative Modes. Explore the integration of alternative modes of transportation to enhance access to
Half Moon Bay’s destinations while reducing vehicle trips and parking impacts. (From Synthesis 2)
Alternative transportation systems could include carpooling, ride-sharing, school buses, or a local or weekend shuttle service.
2.3-G.10 Transportation Demand Management. Support efforts to manage travel demand during periods of
congestion through the distribution of information about travel options, pricing of City‐owned parking facilities,
subsidy of transit options and the provision of facilities for walking and bicycling. (Existing Circulation Element Goal
7, Synthesis 2)
2.3-G.11 Scenic and Unique Facilities. Support special transportation and recreation facilities in Half Moon Bay and
surrounding areas, including the airport, marina, and equestrian facilities. (Existing Circulation Element Goal 9,
Synthesis 2)

Coastal Recreation (begins page 2.3-21):
2.3-G.12 Comprehensive Public Recreation System. Maintain a diversified, comprehensive system of open space for
outdoor recreation, including, but not limited to: parks; beaches; areas for organized sports; and opportunities for
the appreciation of nature. (From Synthesis 1)
2.3-G.14 Sustainable Public Access. Promote sustainable public access to parks and recreational open space areas
by providing adequate parking, alternative transportation, and trails while considering habitat conservation and
enhancement, and healthy ecosystem functions. (From Synthesis 1)
2.3-G.15 Interagency Cooperation for Beach Maintenance. Work with the State, County, and other agencies to
maintain high quality beaches for residents and visitors. (From Synthesis 1)
2.3-G.16 Interagency Cooperation for Open Space Acquisition. Coordinate with agencies and organizations and
leverage regional resources to ensure strategic and efficient progress in the acquisition of public open space as well
as its long-term maintenance. (From Synthesis 1)
2.3-G.17 Water-Oriented Recreation. Continue to protect coastal areas suited for water-oriented recreational
activities.

Implementing Policies:
Coastal Access (begins page 2.3-21):
2.3-I.1 Enhance Beaches and Open Spaces. Work with California State Parks and other agencies and organizations
to enhance the quality of the city’s beaches and open spaces by reducing the amount of litter and pollution present
in these areas and providing appropriate amenities. (From Synthesis 1)
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Increase public awareness of the sources of pollution in the city’s waterways;
Increase public awareness of litter and its impacts on the landscape;
Provide trash receptacles in strategic locations along the city’s open space network;
Encourage volunteer activities to pick up litter in public open spaces; and
Provide more amenities to support high quality coastal access where appropriate, including public
restrooms, benches, and bicycle facilities.

2.3-I.2 Coastal Access Improvements. Improve safety, accessibility, and aesthetics of coastal access points at
Redondo and Poplar Beaches. (From Synthesis 1)
2.3-I.3 Public Shoreline Access. Continue to ensure that the public retains right of access to the sea at locations
identified in the Local Coastal Land Use Plan and where public access to the sea has been acquired through historic
use or legislative authorization.
2.3-I.5 Temporary Events. Ensure that temporary events minimize impacts to public access, recreation, and coastal
resources through the special events permitting process. Require a coastal development permit for temporary
events to be held between Memorial Day weekend and Labor Day, and occupy all or part of a public sandy beach
area.
2.3-I.6 Fees and Time Restrictions. Ensure that public beaches maintain lower-cost user fees and parking fees, and
minimize parking lot and beach curfews to the extent feasible in order to maximize public access and recreation
opportunities.
2.3-I.10 Design of Public Accessways. Design public accessways to account for topographic and site constraints; the
fragility of natural resources; and the privacy of adjacent residential uses.
2.3-I.14 Maintenance of Accessways. Require a public or private entity to be responsible for required public
accessways. Until such an entity agrees to be responsible for such access ways, they are not required to be open
for public use.
2.3-I.16 Private Roads and Gates. Prohibit gates and other barriers designed to regulate or restrict access on
private roads where such barriers have the potential to impede access to public trails and recreational areas.
2.3-I.17 Abandonment of Public Rights-of-Way. Require a coastal development permit for any proposed
abandonment of a public right of way that may affect public access, and allow abandonment only if it is
demonstrated that adequate public access to the coast will be preserved.
2.3-I.18 Public Access. Provide for the preservation of public access and recreation areas by planning for the
eventual loss and replacement of access and recreation areas vulnerable to sea level rise. (From Vulnerability
Assessment)
2.3-I.19 Safe Access. Identify areas where accelerated erosion due to sea level rise may affect the stability of formal
and informal coastal accessways and seek to address hazardous accessways include establishing alternative formal
accessways in less hazardous areas. (From Vulnerability Assessment)
2.3-I.20 Complete Trail System. Complete the trail system within the city to allow safe and environmentally
conscious access to parks, beaches, and recreational open space areas, integrated with the regional trail system.
This includes: (Existing Circulation Element Policies 4-7 & 4-9)
 Continuous pedestrian and bicycle trail along the coastline;
 Trails along Pilarcitos and Frenchmans creeks, connecting neighborhoods to the beaches and coastline,
parks, and foothills;
 Completion of pedestrian and bicycle trails west of Highway 1, and new trails east of Highway 1 along its
entire length; and
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Connectivity between off-road trails and major on-road pedestrian and bicycle routes, such that future
improvements in the trail system also contribute to linkages between important sites (such as beaches,
schools, and commercial centers).

2.3-I.21 Trails Accessible for All User Groups. Design and designate trails as multi-use to be accessible for all user
groups, including walkers, bicyclists, and equestrians (as land use policy allows). Ensure that the network provides
an appropriate amount of resources for each trail type or user group. (From Synthesis 1)
2.3-I.22 Minimize Potential Impacts of Trails. Locate multi-use trails and associated amenities and passive
recreational features to minimize impacts to sensitive habitats and other sensitive surrounding land uses, such as
residences. (From Synthesis 1)
2.3-I.23 Improve Existing Trails. Improve existing trails, trail amenities, and safety. (From Synthesis 1)
2.3-I.24 Trail Design and Maintenance. Design and maintain trails for good drainage, lasting ADA compliance, and
sustainable implementation and maintenance.
2.3-I.26 Trail Improvements at Surfers Beach. Work with Caltrans and others on a long-term solution to reduce
erosion, enhance coastal access and recreation, and protect Highway 1 from future instabilities at Surfers Beach.
This solution will include enhancements of the segment of the CCT between Coronado Street and the Pillar Point
RV Park.
2.3-I.27 Long-term CCT Alignment. Study, identify and implement future alignments of the CCT that would be
expected to be protected from sea-level rise impacts even in a worst-case sea-level rise scenario of 6.6 feet, and
would preserve or establish native vegetation between the trail and the bluff top.
See also Sea-Level Rise Adaption policies under Coastal Access Points, above, and Coastal Recreation, below.
2.3-I.29 Naomi Patridge Trail Extension. Extend the multi-use trail along Highway 1, completing Half Moon Bay’s
portion of a continuous Parallel Trail along the Coastside. (From Synthesis 2)
The Naomi Patridge Trail alignment is shown on Figure 2.3-1.
2.3-I.30 Downtown Multi-Use Trail Connection. Establish a multi‐use trail connection between Main Street and the
existing Pilarcitos Creek trail on the north side of the creek to link with Downtown commercial areas. (From
Synthesis 2)
2.3-I.31 Creekside Trails. Use Half Moon Bay’s creek system as the armature to form a system of pedestrian and
bicycle trails linking the city’s parks and open space recreation areas and providing coastal access. Ensure that all
new development along the creeks is set back to accommodate the planned trails. Site trails to avoid negative
environmental impacts to riparian habitats and to prevent erosion along the creekbeds. (From Synthesis 2)
See Chapter 2.4: Coastal Resources for policies on development adjacent to riparian corridors.
2.3-I.33 Safe Pedestrian and Bike Connections. Designate safe routes between residential neighborhoods, schools,
public parks, Downtown, commercial areas, regional trail connections, and the coast, including safe crossings
across Highway 1 and Highway 92. Focus pathways (sidewalks and trails) and bicycle improvements along these
routes. (Existing Circulation Element Policies 4-1, 4-3, and 4-8, Synthesis 2)
Safe routes may be demarcated with pavement markings, signage, and other means within existing or future rights-of-way to
ensure safe, convenient, and comfortable travel.
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2.3-I.34 San Mateo County Comprehensive Bicycle and Pedestrian Plan. Support the San Mateo County
Comprehensive Bicycle and Pedestrian Plan (CBPP) by maintaining and expanding the bicycle network, providing
end‐of‐trip facilities, improving bicycle/transit integration, encouraging bicycle use, and making bicycling safer.
(Existing Circulation Element Policy 4-2)
Improvements identified in the CBPP are included on Figure 2.3-1.
2.3-I.37 Highway Crossings. Provide safe crossings across Highway 1 and SR 92 for bicycles and pedestrians to
enable access from all neighborhoods to the beach, Downtown, and schools. (Existing Circulation Element Policy
3-1, Synthesis 2)
Potential improvements are shown on Figure 2.3-1.
2.3-I.39 Bicycle Parking Priorities. Work with the State Department of Parks and Recreation, Cabrillo Unified
School District, and downtown associations to identify funding sources for and implement safe and convenient
bicycle parking at all beach access parking lots; all schools; and Downtown Half Moon Bay.
2.3-I.40 Funding Sources. Pursue national, state, and local grants to improve bicycle and pedestrian infrastructure,
encouragement, enforcement, and education efforts. Improvements to infrastructure include bridges along multi‐
use trails within the city. (Existing Circulation Element Policy 4-13)
2.3-I.42 Connective Network. Promote a transportation network that improves connectivity and access to all
modes and to local and regional destinations. (Existing Circulation Element Policy 3-5)
2.3-I.43 San Mateo County CMP. Maintain compliance with the San Mateo County Congestion Management
Program. (Existing Circulation Element Policy 1-6)
2.3-I.44 Implementing Other Studies and Plans. Work with Caltrans and other jurisdictions to implement findings
from the Highway 1 Safety Study, Highway 92 safety improvements, the recommendations in the San Mateo
County CTMP, and/or pursuant to continued community input. (Existing Circulation Element Goal2 from
Existing Circulation Element; modified Synthesis policy)
2.3-I.46 Implement Planned Intersection Improvements. Consolidate the intersection of Highway 1 at Terrace and
Grand avenues, including an extension of Frontage Road. Signalize the reconfigured Terrace intersection and the
Main Street (south) intersection of Highway 1. (Existing Circulation Element: Circulation System Improvements)
2.3-I.47 Directional Signage. Design signage to be visible from Highway 1 and SR 92, and maintain visual harmony
with the coastal setting. (From Synthesis 2)
2.3-I.48 Peak Period Parking Provisions. In the Core Area and for ocean beaches and other attractions, ensure that
parking systems are sufficient to accommodate visitor surges during peak periods, including special events and
weekends. (From Synthesis 2)
Strategies to manage parking during peak periods may include providing spillover parking lots, shuttle service, and
encouraging non-motorized transportation.
2.3-I.49 Emergency Vehicles. Develop a protocol to ensure that emergency vehicles have access to all parts of the
city, including during times of peak congestion and in popular destinations, such as the beaches or Downtown.
(From Synthesis 2)
2.3-I.50 Evacuation Routes. Maintain evacuation routes for hazards such as tsunami, earthquake, and fire, and
ensure that routes are clearly marked at regular intervals, as well as widely publicized. (From Synthesis 2)
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2.3-I.51 Marina Improvements. Consult with Port Authority and marina operators on marina related improvements
and operations, and support marina improvements and operation that will bolster local industry and tourism.
(Existing Circulation Element Policies 9-1 and 9-2)
2.3-I.52 Transportation Priorities. Carry out vulnerability analyses to identify chronic problem areas that are highly
subject to erosion, wave impacts, flooding, or other coastal hazards or that maybe become so in the near future.
Coordinate with Caltrans and local public works/transportation agencies to address high priority areas and
increase monitoring efforts of chronic problem areas. (From Vulnerability Assessment)
Areas of concern based on the 2016 Half Moon Bay Sea Level Rise Vulnerability Assessment include a segment of Highway
1 along the northern coast of the Planning Area, bordering El Granada which is subject to erosion and utilizes shoreline
protection, and Mirada Road in the Miramar neighborhood, which has experienced severe erosion.
2.3-I.53 Interagency Coordination. Coordinate with Caltrans and local public works/transportation agencies to
establish new alternative transportation routes or a plan to ensure continued alternative transportation and
parking is available that allows for continued access to beaches and other recreation areas as sea levels rise. (From
Vulnerability Assessment)
2.3-I.54 Harbor Linkages. Coordinate with relevant stakeholders (such as the San Mateo County Harbor District)
to ensure that linkages between nearby harbor infrastructure and overland transportation networks will be
resilient to future sea level rise impacts. (From Vulnerability Assessment)
2.3-I.55 Transportation Planning and Design. Ensure that transportation networks are designed to function even if
the highest projected sea level rise amounts occur. Efforts to realign, retrofit, and/or protect infrastructure should
be coordinated with Caltrans, local public works/transportation agencies, and LCP planning efforts, and individual
projects will be implemented through CDPs. (From Vulnerability Assessment)
2.3-I.57 Bus Shelters. Work with Sam Trans to provide safe, comfortable, and weather-protective bus shelters
throughout Half Moon Bay, including amenities such as benches and lighting, set back a safe distance from the
roadway. Ensure that shelters are easily accessible for all users using the pedestrian and bicycle network. (From
Synthesis 2)
2.3-I.59 Transportation Demand Management. Explore and support TDM programs that reduce the reliance of
Half Moon Bay residents and, especially, visitors on use of the private automobile. (Existing Circulation Element
Policy 7-1)

Coastal Recreation (begins page 2.2-29):
2.3-I.65 Access Sites and Facilities. Require new public access sites, segments of the Coastal Trail, and recreation
and visitor-serving facilities to be sited and designed to avoid impacts from sea level rise, while maximizing public
access and recreation opportunities. Where facilities can be safely sited for the near term but future impacts are
likely, require an adaptive management plan detailing steps for maintenance, retrofitting, and/or relocation. (From
Vulnerability Assessment)
2.3-I.66 Mitigation. For unavoidable impacts to public access or recreation from shoreline armoring or other
development, require mitigation of impacts through the addition of new public access, recreation opportunities,
visitor-serving accommodations, or Coastal Trail segments, or payment of fees to fund such improvements.
Mitigation measures should be planned in such a way that, if possible, sea level rise will not impair their efficacy
over time. (From Vulnerability Assessment)
2.3-I.67 Sea Level Rise Impacts Research. Support research on impacts to recreation and public access, including
impacts to recreational activities like surfing or other coastal recreational uses. (From Vulnerability Assessment)
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2.3-I.68 Loss of Access and Recreation Areas. Identify replacement opportunities for how replace recreation areas
and accessways that will be lost due to inundation or damage associated with sea level rise. (From Vulnerability
Assessment)
All beaches in Half Moon Bay are subject to potential loss from erosion and rising sea levels. Additionally, access points
including the parking lot and pathways at Half Moon Bay State Beach and Dunes Beach, and Venice Beach may be
affected. Some segments of the Coastal Trail, including bridges at Pilarcitos Creek and Wavecrest, as well as informal trails
along the coast at Wavecrest, are also subject to potential loss.
2.3-I.69 Open Space Protection for Recreation. Protect open space to ensure available space to replace parkland
that is lost to sea level rise. Protect open space adjacent to beaches and coastal habitats to allow for inland
migration. (From Vulnerability Assessment)
All beaches in Half Moon Bay face potential loss from erosion and rising sea levels, based on mapping conducted for the
2016 Half Moon Bay Sea Level Rise Vulnerability Assessment.
2.3-I.70 Lower Cost Visitor and Recreational Facilities. Protect lower-cost visitor and recreational facilities along
the coastline. These include major, free recreational attractions such as Half Moon Bay State Park; the Pillar Point
and Pelican Point RV parks and Birds of Paradise; and numerous beaches accessible at no cost.
2.3-I.71 Development Priority for Visitor-Serving and Recreational Uses. Allow visitor-oriented and recreational
uses as-of-right in all areas designated for Commercial Visitor-Serving on the Land Use Diagram.

Chapter 2.4 Coastal Resources
Guiding Policies:
Biological Resources (begins page 2.4-57):
2.4-G.1 Protection and Enhancement of ESHA. Protect and, where possible, enhance or restore environmentally
sensitive habitat areas (ESHAs). (From Synthesis 1)
2.4-G.2 Community Appreciation. Provide educational opportunities and interpretation in conservation areas as
feasible to broaden community appreciation, considering potential impacts to sensitive habitats. (From Synthesis 1)
2.4-G.3 Conservation Partnerships. Foster partnerships with agencies, trusts, and conservation organizations to
strategically acquire and assemble open space lands for conservation. (From Synthesis 1)
2.4-G.4 Biological Resources. Provide for the continued viability of coastal habitats by planning for inland migration
and replacement as habitats are lost to sea level rise. (From Vulnerability Assessment)
Hydrology and Water Quality (begins page 2.4-58):
2.4-G.5 Protect and Conserve Water Resources. Protect and conserve the city’s watersheds and water resources,
including fresh water and marine habitat. (From Synthesis 1)
2.4-G.6 Blue Infrastructure. Promote the use of Low Impact Development (LID) strategies, Best Management
Practices (BMPs), and on-site infiltration to create blue infrastructure for treating and reducing stormwater runoff.
(From Synthesis 1)
2.4-G.7 Habitat Restoration. Facilitate the restoration, enhancement, or preservation of riparian, wetland, and
open water habitats. (From Synthesis 1)
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2.4-G.8 Reduce Impacts. Reduce impacts from erosion and water quality degradation by managing project runoff
stormwater discharge rates and implementing hydromodification management measures. (From Synthesis 1)
2.4-G.9 Water Quality. Ensure that sea level rise impacts do not exacerbate water pollution from sources such as
runoff, contaminated sites, stormwater, and wastewater. (From Vulnerability Assessment)
Natural Shorelines (begins page 2.4-58):
2.4-G.10 Protect, enhance, and preserve Half Moon Bay’s shoreline, including its beaches and coastal bluffs
through comprehensive management.
Agricultural Resources (begins page 2.4-58):
2.4-G.11 Agricultural Preservation. Ensure the continued viability of agriculture within and surrounding the
community. (From Synthesis 2)
Scenic and Visual Resources (begins page 2.4-58):
2.4-G.12 Visual Quality. Preserve and enhance the unique visual quality that contributes to Half Moon Bay’s coastal
and small-town character, including its open, expansive views from the coastal terrace to the foothills. (From
Synthesis 2)
2.4-G.13 Scenic Resources. Ensure the long-term enjoyment of publicly accessible scenic corridors, viewpoints, and
unique or characteristic views.
2.4-G.14 Lighting. Minimize impacts from exterior lighting on the city’s visual character, sensitive habitats, and
residential uses. Protect night skies as part of Half Moon Bay’s scenic and visual character by reducing light
pollution from development. (From Synthesis 2)
2.4-G.15 Adaptation and Scenic Resources. Ensure that scenic areas are able to adapt to the impacts of sea level
rise and are not negatively affected by adaptation strategies employed to protect development from sea level rise.
(From Vulnerability Assessment)
Cultural and Paleontological Resources (begins page 2.4-58):
2.4-G.16 Cultural Resources Preservation. Preserve the community’s cultural resources through identification,
education and awareness, and standards for siting and design of new development. (From Synthesis 2)
2.4-G.17 Native American Cultural Sites. Work with local Native American tribes to protect sacred and culturally
significant sites.
2.4-G.18 Paleontological Resources. Protect and preserve Half Moon Bay’s paleontological resources.
2.4-G.19 Cultural Resources. Ensure that cultural resources are protected from the impacts of sea level rise.
(From Vulnerability Assessment)

Implementing Policies:
Biological Resources (begins page 2.4-59):
2.4-I.3 Degraded ESHA. Ensure that any area mapped as ESHA shall not be deprived of protection as ESHA, as
required by the policies and provisions of the LCP, on the basis that habitat has been illegally removed, degraded,
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or species that are rare or especially valuable because of their nature or role in an ecosystem have been
eliminated.
2.4-I.4 Potential ESHA. Evaluate potential ESHA, denoted as areas that have not been confirmed as meeting the
criteria for ESHA, but which may support rare, threatened, or endangered species due to the presence of suitable
habitat. Potential ESHA designation serves as a “flag” or alert for biological inventories to be undertaken when
development is proposed. Areas may be added to the Potential ESHA category if a biological study demonstrates
suitable habitat on a site. Areas may be removed from the Potential ESHA category if they fit the description of
“Developed/Urban” land.
2.4-I.5 Unmapped ESHA. Recognize that the ESHA map is not an exhaustive compilation of all habitat areas within
the city that meet the definition of ESHA. Any area not designated on the LUP ESHA Map that meets the ESHA
criteria stated in Policy 4-I.1 is ESHA and shall be accorded all the protection provided for ESHA in the LCP.
This policy is based on guidance from the Coastal Commission LCP Guide, which describes the appropriate use of a resource
map, and is consistent with the California Coastal Act.
2.4-I.6 Removal of ESHA Designation. Remove the ESHA designation from any areas previously mapped as ESHA if
a site-specific biological study, prepared pursuant to Policy 2.4-I.11 contains substantial evidence that an area
previously mapped as ESHA does not contain habitat that meets the definition of ESHA for a reason other than
those set forth in Policy 2.4-I.3. In the case that such a site-specific biological study is submitted to the City, City
staff and a qualified biologist shall review all available site-specific information to determine if the area in question
should no longer be considered ESHA and not subject to the ESHA protection policies of the LUP. City staff shall
provide recommendations to the applicable decision-making body (Community Development Director, Planning
Commission, or City Council) as to the ESHA status of the area in question. If the decision-making body finds that
an area previously mapped as ESHA does not meet the definition of ESHA, a modification shall be made to the LUP
ESHA Map, as part of a map update. If an area is not ESHA or ESHA buffer, LCP policies and standards for
protection of ESHA and ESHA buffer shall not apply and development may be allowed (consistent with other LCP
requirements) even if the ESHA map has not been amended.
2.4-I.7 Funding for Biological Studies. Establish and maintain a City funding allocation to be used by the City for the
purpose of conducting site-specific biological studies to verify reports of the presence of special-status species
submitted to the City. Such biological studies shall be performed by the City and a qualified biologist.
2.4-I.10 Biological Inventory. Require that proposals for new development in areas mapped as potential ESHA
include an inventory conducted by a qualified biologist of the plant and animal species present on the project site. If
the initial inventory indicates the presence or potential for sensitive species or habitat on the project site, a
detailed biological study shall be required.
2.4-I.12 Site-Specific Evaluation and Sea Level Rise. Require site-specific biological
evaluations and field observations of coastal habitat to include an evaluation of
vulnerability to sea level rise where appropriate. Such an evaluation should consider both topographic features as
well as habitat and species sensitivities (for example, sensitivity to inundation and saltwater intrusion). (From
Vulnerability Assessment)
2.4-I.13 Citywide Inventory. Establish a comprehensive archive of biological studies, biological mapping, and other
relevant biological information for sites throughout the city to support biological resource protection and to
inform future ESHA map amendments.
2.4-I.14 Wetlands Definition. Define wetlands as land where the water table is at, near, or above the land surface
long enough to promote the formation of hydric soils or to support the growth of hydrophytes, and shall also
include those types of wetlands where vegetation is lacking and soil is poorly developed or absent as a result of
frequent and drastic fluctuations of surface water levels, wave action, water flow, turbidity or high concentrations
of salts or other substances in the substrate. Such wetlands can be recognized by the presence of surface water or

112

saturated substrate at some time during each year and their location within, or adjacent to, vegetated wetlands or
deep-water habitats, as defined in 14 California Code of Regulations (CCR) Section 13577.
The Coastal Act defines wetlands as “lands within the coastal zone which may be covered periodically or permanently with
shallow water and include saltwater marshes, freshwater marshes, open or closed brackish water marshes, swamps,
mudflats, and fens.” CCR Section 13577 offers a consistent and more detailed definition to aid in the proper identification of
wetlands.
2.4-I.15 Wetland Condition. Recognize that the condition of a wetland does not affect its regulatory status as a
defined wetland.
The Coastal Act does not distinguish between wetlands according to their quality. Thus, under the Coastal Act, poorly
functioning or degraded areas that meet the definition of wetlands are subject to wetland protection policies.
2.4-I.16 Wetland Delineation. Require a survey and analysis with the delineation of all wetland areas when the
initial site survey indicates the presence or potential for wetland species or indicators. Wetland delineations will be
conducted in accordance with the definitions of wetland boundaries contained in section 13577(b) of the California
Code of Regulations.
2.4-I.17 Wetland Protection. Protect and, where feasible, restore the biological productivity and the quality of
wetlands.
2.4-I.18 Limited Wetlands Development. Do not permit development in wetlands unless it is authorized under
Section 30233 of the Coastal Act. Applications for new development within or adjacent to wetlands shall include
evidence of the preliminary approval of the California Department of Fish and Game, U.S. Army Corps of
Engineers, U. S. Fish and Wildlife Service, and other resource management agencies, as applicable.
2.4-I.19 Diking, Filling, or Dredging. Permit the diking, filling, or dredging of open coastal waters, wetlands,
estuaries, and lakes only where there is no feasible less environmentally damaging alternative and where feasible
mitigation measures have been provided to minimize adverse environmental effects, limited to the following uses:
 Incidental public service purposes, including but not limited to, burying cables and pipes or inspection of
piers, maintenance of existing intake and outfall lines, and emergency repairs;
 Mineral extraction, including sand for restoring beaches, except in environmentally sensitive areas;
 Restoration purposes; and
 Nature study, aquaculture, or similar resource dependent activities.
Other uses specified in Section 30233 of the Coastal Act may only be allowed pursuant to an LCP amendment.
2.4-I.40 New Development. Site and design new development to avoid impacts to ESHA. If there is no feasible
alternative that can eliminate all impacts, then the alternative that would result in the fewest or least significant
impacts shall be selected. Impacts to ESHA that cannot be avoided through the implementation of siting and design
alternatives shall be fully mitigated.
2.4-I.41 Land Divisions. Design land divisions, including lot line adjustments, to preclude new development within
and minimize impacts to ESHAs. Land divisions shall only be permitted if each new parcel being created could be
developed (including construction of any necessary access road), without building in ESHA or ESHA buffer, or
removing ESHA for fuel modification. (From Newport Beach/Malibu)
2.4-I.43 Development Adjacent to Open Space. Require new development adjacent to parklands or public open
space, where the purpose of the park or open space is to protect the natural environment and ESHA, to be sited
and designed to minimize impacts to habitat and recreational opportunities, to the maximum extent feasible.
2.4-I.44 Wildlife Corridors. Preserve, protect, and enhance wildlife corridors, including natural watercourses,
connecting ESHA and open space areas to allow for seasonal migration as well as daily movements for foraging.
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2.4-I.45 Exterior Lighting and ESHA. Ensure that exterior night lighting is minimized, restricted to low intensity
fixtures, shielded, and directed away from ESHA in order to minimize impacts on wildlife. Limit high intensity
perimeter lighting and lighting for sports courts or other private recreational facilities in ESHA, ESHA buffers, or
where night lighting would increase illumination in ESHA. (From Synthesis 2)
2.4-I.48 Chemical Substances. Prohibit the use of insecticides, herbicides, or any toxic chemical substance which
has the potential to significantly degrade ESHAs, within and adjacent to ESHAs, where application of such
substances would impact the ESHA, except where necessary to protect or enhance the habitat itself, such as
eradication of invasive plant species, or habitat restoration.
2.4-I.49 Septic Systems. Require that new septic systems be sited and designed to ensure that impacts to ESHA are
minimized, including those impacts from grading and site disturbance as well as the introduction of increased
amounts of water. Adequate setbacks and/or buffers shall be required to protect ESHA and to prevent lateral
seepage from the leachfield(s) or seepage pit(s) into stream waters or the ocean.
2.4-I.50 Reasonable Use of Property. If the application of the policies and standards contained in this LCP regarding
use of property designated as Environmentally Sensitive Habitat Area, including the restriction of ESHA to only
resource-dependent use, would likely constitute a taking of private property, then a use that is not consistent with
the Environmentally Sensitive Habitat Area provisions of the LCP shall be allowed on the property, provided such
use is consistent with all other applicable policies and is the minimum amount of development necessary to avoid a
taking.
2.4-I.54 Development Adjacent to Parkland and Open Space. Provide natural vegetation buffer areas around
parklands and public open space, where the purpose of the park or open space is to protect the natural
environment and ESHA. Buffers shall be of a sufficient size to prevent impacts to parkland resources, and shall be a
minimum width of 100 feet wherever possible, with larger buffers required on a case-by-case basis based on sitespecific project reviews. Smaller buffers may be allowed only where the following can be demonstrated:
 A 100-foot wide buffer is not possible due to site-specific constraints, and
 The proposed narrower buffer would be amply protective of the biological integrity of the ESHA given
the site-specific characteristics of the resource and of the type and intensity of disturbance.
2.4-I.60 Fuel Modification and Habitat Preservation. Require all new development to be sited and designed to
minimize required fuel modification and brush clearance to the maximum extent feasible in order to minimize
habitat disturbance or destruction, removal or modification of natural vegetation, and irrigation of natural areas,
while providing for fire safety. Development shall utilize fire resistant materials and incorporate alternative fuel
modification measures, such as firewalls (except where this would have impacts on visual resources and/or
habitat), and landscaping techniques, where feasible, to minimize the total area modified. All development shall be
subject to applicable federal, state and county fire protection requirements.
2.4-I.61 Fuel Modification Plan. Require that applications for new development include a fuel modification plan for
the project site, prepared by a landscape architect or resource specialist that incorporates measures to minimize
removal of native vegetation and to minimize impacts to ESHA, while providing for fire safety, consistent with the
requirements of the applicable fire safety regulations. Such plans shall be reviewed and approved by the Coastside
Fire District. Additionally, applications shall include a site plan depicting the brush clearance, if any, that would be
required on adjacent properties to provide fire safety for the proposed structures.
2.4-I.62 Vegetation Removal. Require that applications for new development include a quantification of the acreage
of natural vegetation that would be removed or made subject to thinning, irrigation, or other modification by the
proposed project, including building pad and road/driveway areas, as well as required fuel modification on the
project site and brush clearance on adjacent properties and buffers.
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2.4-I.63 Mitigation for Fuel Modification. Require that all new development include mitigation for unavoidable
impacts to ESHA from the removal, conversion, or modification of natural habitat for new development, including
required fuel modification and brush clearance.
2.4-I.65 Grading Permit. Require grading or earthmoving exceeding 50 cubic yards to apply for a grading permit.
Grading plans shall meet the requirements of the local implementation plan with respect to maximum quantities,
maximum cuts and fills, remedial grading, grading for safety purposes, and maximum heights of cut or fill.
Grading proposed in or adjacent to an ESHA shall be minimized to the maximum extent feasible.
2.4-I.66 Seasonal Grading. Prohibit earthmoving during the rainy season (extending from October 15 to April 15)
for development that is 1) located within or adjacent to ESHA, or 2) that includes grading on slopes greater than
25 percent. In such cases, approved grading shall not be undertaken unless there is sufficient time to complete
grading operations before the rainy season. If grading operations are not completed before the rainy season begins,
grading shall be halted and temporary erosion control measures shall be put into place to minimize erosion until
grading resumes after April 15, unless the City determines that completion of grading would be more protective of
resources. Grading during the rainy season may be permitted to remediate hazardous geologic conditions that
endanger public health and safety.
2.4-I.67 Erosion Control Measures. Ensure that where grading is permitted during the rainy season (extending
from November 1 to March 1), erosion control measures such as sediment basins, silt fencing, sandbagging, and
installation of geofabrics, shall be implemented prior to and concurrent with grading operations. Such measures
shall be maintained through final grading and until landscaping and permanent drainage is installed.
2.4-I.68 Landscaping and Revegetation. Require cut and fill slopes and other areas disturbed by construction
activities (including areas disturbed by fuel modification or brush clearance) to be landscaped or revegetated at the
completion of grading. Landscape plans shall provide that:
 Plantings shall be native, drought-tolerant plant species, and blend with the existing natural vegetation and
natural habitats on the site, except as noted below.
 Invasive plant species that tend to supplant native species and natural habitats shall be prohibited.
 Non-invasive ornamental plants and lawn may be permitted in combination with native, drought-tolerant
species within the irrigated zone(s) required for fuel modification nearest approved residential structures.
 Landscaping or revegetation shall provide 90 percent coverage within five years, or that percentage of
ground cover demonstrated locally appropriate for a healthy stand of the particular native vegetation type
chosen for restoration. Landscaping or revegetation that is located within any required fuel modification
thinning zone shall provide 60 percent coverage within five years.
 Any landscaping, or revegetation shall be monitored for a period of at least five years following the
completion of planting. Performance criteria shall be designed to measure the success of the plantings.
Mid-course corrections shall be implemented if necessary. If performance standards are not met by the
end of five years, the monitoring period shall be extended until the standards are met.
2.4-I.69 Mitigation. Require mitigation in the form of habitat creation or substantial restoration for allowable
impacts to ESHA and other sensitive resources that cannot be avoided through the implementation of siting and
design alternatives. Priority shall be given to on-site mitigation. Off-site mitigation measures shall only be approved
when it is not feasible to fully mitigate impacts on-site. Mitigation shall not substitute for implementation of the
project alternative that would avoid impacts to ESHA.
2.4-I.70 Mitigation Ratios. Apply the following mitigation ratios for allowable impacts to upland vegetation:
 10:1 for native tree replacement (e.g. oaks, willow, cypress);
 3:1 for riparian habitats;
 3:1 for other habitats that support state or federal rare, threatened, or endangered species, species of
special concern (designated by the CDFW), or CNPS 1b or 2 listed plants; and
 2:1 for coastal sage scrub not occupied by listed species.
The ratios represent the acreage of the area to be restored/created to the acreage impacted.
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Mitigation ratios are taken from the California Coastal Commission Local Coastal Program Update Guide (2013).
2.4-I.71 Mitigation Monitoring. Require mitigation measures for impacts to ESHA that cannot be avoided through
the implementation of siting and design alternatives, including habitat restoration and/or enhancement shall be
monitored for a period of no less than five years following completion. Specific mitigation objectives and
performance standards shall be designed to measure the success of the restoration and/or enhancement. Midcourse corrections shall be implemented if necessary. Monitoring reports shall be provided to the City annually
and at the conclusion of the five-year monitoring period that document the success or failure of the mitigation. If
performance standards are not met by the end of five years, the monitoring period shall be extended until the
standards are met. However, if after ten years, performance standards have still not been met, the applicant shall
submit an amendment proposing alternative mitigation measures.
2.4-I.73 Wetland Sediment Restoration. Restore natural hydrodynamic systems to help ensure the ability of
wetlands to persist with sea level rise by ensuring that sediment is available for wetland accretion. (From
Vulnerability Assessment)
2.4-I.74 Wetland Mitigation. Require, where any dike or fill development is permitted in wetlands, mitigation
measures including, at minimum, creation or substantial restoration of wetlands of a similar type. Adverse impacts
shall be mitigated at a ratio of 3:1 for seasonal wetlands, freshwater marsh and riparian areas, and at a ratio of 4:1
for vernal pools and saltmarsh, unless the applicant provides evidence establishing, and the City finds, that creation
or restoration of a lesser area of wetlands will fully mitigate the adverse impacts of the dike or fill project. In no
event will the mitigation ratio be less than 2:1 unless, prior to the development impacts, the mitigation is
completed and is empirically demonstrated to meet performance criteria that establish that the created
or restored wetlands are functionally equivalent or superior to the impacted wetlands.
2.4-I.75 Partnerships for Open Space Conservation and Habitat Management. Coordinate with San Mateo County,
the State of California, the San Mateo County Resource Conservation District, and conservation and
environmental organizations to strategically acquire and manage lands to be conserved as open space for hazard
avoidance and habitat protection. (From Vulnerability Assessment)
2.4-I.76 Open Space Preservation and Conservation. Preserve land for its ecological or recreational value through
limiting or prohibiting development and any uses that conflict with ecological preservation goals.
Potential strategies include open space management plans that evaluate and consider the impacts of sea level rise,
establishing open space and conservation areas through land use designations and zoning, redevelopment restrictions,
acquisition and easement programs, and setback and buffer requirements. (From Vulnerability Assessment)
2.4-I.77 Public Acquisition. Establish a program to partner with state, federal, and non-profit organizations to
acquire and protect natural resource areas for public use, including areas that could serve as refugia for species
impacted by sea level rise, or areas that could be appropriate sites for coastal habitat creation or restoration.
(From Vulnerability Assessment)
2.4-I.78 Open Space Requirements. Require permit conditions for new development in certain areas that buffers
around natural resource areas be protected through a conservation easement, deed restrictions, or other
comparable mechanism. (From Vulnerability Assessment)
2.4-I.79 Development Restrictions. Establish a formalized program to identify, acquire, and manage areas
appropriate for some form of conservation protection. Easements or other strategies may be used to limit or
restrict development on portions of a lot parcel that are most vulnerable to sea level rise impacts. The program
might develop standard agreements to be used for easements and identify the entities that could hold the
easements. (From Vulnerability Assessment)
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2.4-I.80 Sea Level Rise and ESHA. Establish measures to ensure the continued viability of ESHA, such as protection
of migration zones, habitat corridors, and other applicable adaptation strategies where at risk from sea level rise,
through measures including the following:
 Preserve open areas that are adjacent to wetlands to allow for migration of these habitats as sea levels
rise;
 Protect refugia, or areas that may be relatively unaltered by global climate change and thus can serve as a
refuge for coastal species displaced from their native habitat due to sea level rise or other climate change
impacts;
 Enable identification of important animal movement corridors. Develop regulations to protect these
corridors for present and future conditions, taking into account habitat shifts from climate change.
Require that new structures such as highways, medians, bridges, culverts, and other development are
designed to facilitate movement of animals; and
 Reserve space for a “habitat migration corridor” or areas into which wetlands and other habitats could
migrate as sea level rise induced inundation of existing wetland areas occurs. These areas could be
reserved through land acquisition, use designations, zoning buffers, setbacks, conservation easement
requirements, and clustering development. Consider developing a plan for acquisition of important habitat
migration corridors. (From Vulnerability Assessment)
Vulnerable ESHA habitats identified in the 2016 Half Moon Bay Sea Level Rise Vulnerability study included central dune
scrub and central coast riparian scrub, including habitat areas near creek outlets.
2.4-I.81 Development and Habitat Migration. Ensure that development provides opportunities for ESHA vulnerable
to sea level rise impacts to migrate inland over time through measures such as the following:
 Restrict the construction of new development in areas that are adjacent to wetlands and ESHA in order
to preserve buffers and open areas to allow for habitat migration;
 Cluster development away from land where wetlands and other coastal habitats and dispersal areas could
migrate with sea level rise; and
 For subdivisions, require lots to be configured in a way that allows inland migration of natural resource
areas. Lot line adjustments may sometimes be appropriate if they facilitate locating physical development
further away from hazards or sensitive resources. (From Vulnerability Assessment)
2.4-I.82 New or Restored Coastal Habitat. Require new coastal habitat to be provided or for degraded areas to be
restored to account for the expected loss of existing habitat that will occur when development blocks the
necessary upland migration due to sea level rise. (From Vulnerability Assessment)
2.4-I.83 Habitat Restoration, Creation, or Enhancement. Ensure that habitat restoration, creation, or enhancement
projects are designed to withstand impacts of sea level rise and adapt to future conditions. (From Vulnerability
Assessment)
2.4-I.84 Sediment Restoration. Facilitate the delivery of clean, dredged sediment for areas where exiting wetlands
are or may become sediment-limited due to sea level rise. (From Vulnerability Assessment)
2.4-I.85 Ecosystem Function. Pursue strategies to protect ecosystem function under a range of future sea level rise
or climate change scenarios. Recommend coastal habitat management strategies that strive to protect ecosystem
function in the future, including protecting a wide range of ecosystem types, protecting refugia, protecting wildlife
and habitat corridors, and establishing methods to monitor ecosystem change over time. (From Vulnerability
Assessment)
2.4-I.86 Monitoring. Establish a monitoring protocol and requirements for evaluating sea level rise impacts to
coastal habitats over time. Such a protocol would also help identify triggers at which additional adaptation options
are necessary. (From Vulnerability Assessment)
Hydrology and Water Quality (begins page 2.4-75):
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2.4-I.87 Watershed Planning. Support and participate in watershed planning efforts. Coordinate with San Mateo
County, the Regional Water Quality Control Board, and other agencies.
2.4-I.88 Total Maximum Daily Loads (TMDLs). Continue to develop and implement TMDLs established by the
Regional Water Quality Control Board.
2.4-I.89 Groundwater Management. Plan and coordinate monitoring, operation, and administration of a
groundwater basin or portion of a groundwater basin with the goal of fostering long-term sustainability of the
resource. Specify limits or establish other standards for the use of groundwater and sensitive aquifers. Coordinate
with other regional water planning efforts. (Vulnerability Assessment)
2.4-I.90 Groundwater Analysis. Encourage or support ongoing and new analysis to develop reliable data to better
understand groundwater resources and the potential/limitation for increased public/municipal use. (Vulnerability
Assessment)
2.4-I.91 Saltwater Intrusion. Promote research to increase the understanding of the vulnerability of coastal aquifers
to saltwater intrusion and establish a long-term strategy for addressing any potential risks. (Vulnerability
Assessment)
2.4-I.92 Groundwater Extraction. Regulate development to limit or prevent extraction and avoid overdraft from
aquifers that are potentially vulnerable to saltwater intrusion. Encourage measures to recharge shallow aquifers
that are depleted. (Vulnerability Assessment)
2.4-I.93 Wells and Water Intake Facilities. Identify opportunities to relocate wells and water intake facilities away
from hazards and/or areas where saltwater intrusion may be a problem. Require new water wells to be sited away
from areas where saltwater intrusion could occur. (Vulnerability Assessment)
2.4-I.94 Hazardous Materials Sites. Monitor the status of hazardous materials sites in the Planning Area and work
with property owners and state agencies to ensure proper and timely cleanup of all sites, prioritizing low-lying
contaminated sites for remediation and restoration. (Vulnerability Assessment)
2.4-I.95 Siting and Design. Site and design new development to avoid impacts to coastal waters by incorporating
measures designed to achieve the following:
 Protect areas that provide important water quality benefits, areas necessary to maintain riparian and
aquatic biota and/or that are susceptible to erosion and sediment loss;
 Limit increases of impervious surfaces;
 Limit land disturbance activities such as clearing and grading, and cut-and-fill to reduce erosion and
sediment loss; and
 Limit disturbance of natural drainage features and vegetation.
2.4-I.96 Runoff Rates. Ensure that post-development peak stormwater runoff discharge rates do not exceed the
estimated pre-development rate. Dry weather runoff from new development must not exceed the predevelopment baseline flow rate to receiving waterbodies.
2.4-I.97 Construction Best Management Practices (BMPs). Ensure that new development includes construction
phase erosion control and polluted runoff control plans. These plans shall specify BMPs that will be implemented to
minimize erosion and sedimentation, provide adequate sanitary and waste disposal facilities and prevent
contamination of runoff by construction chemicals and materials.
2.4-I.98 Drainage Plans. Require new development to provide post-development phase drainage and polluted
runoff control plans. These plans shall specify site design, source control and treatment control BMPs that will be
implemented to minimize post-construction polluted runoff, and shall include the monitoring and maintenance
plans for these BMPs.
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2.4-I.99 Existing Drainage Patterns. Require that, where feasible, drainage plans be designed to complement and
utilize existing drainage patterns and systems, conveying drainage from the developed area of the site in a nonerosive manner. Disturbed or degraded natural drainage systems shall be restored, where feasible, except where
there are geologic or public safety concerns.
2.4-I.100 Construction Activities. Require measures during construction to limit land disturbance activities such as
clearing and grading and cut-and-fill; avoid steep slopes, unstable areas and erosive soils; and minimize disturbance
of natural vegetation and other physical or biological features important to preventing erosion or sedimentation.
2.4-I.101 Graded and Disturbed Areas. Require that new development that requires a grading permit includes
landscaping and re-vegetation of graded or disturbed areas, with drought-tolerant native or non-invasive plants.
2.4-I.102 Post-Construction BMPs. Ensure that post-construction structural BMPs (or suites of BMPs) are designed
to treat, infiltrate, or filter the amount of stormwater runoff produced by all storms up to and including the 85th
percentile, 24-hour storm event for volume-based BMPs and/or the 85th percentile, 1-hour storm event (with an
appropriate safety factor, i.e. 2 or greater) for flow-based BMPs.
2.4-I.103 BMP Maintenance. Require structural BMPs to be inspected, cleaned, and repaired as necessary to ensure
proper functioning for the life of the development. As a condition of permit approval, require ongoing application
and maintenance as is necessary for effective operation of all BMPs (including site design, source control, and
treatment control).
2.4-I.104 Erosion and Sedimentation. Prohibit land divisions that would result in building pads, access roads, or
driveways located on slopes over 30 percent, or result in grading on slopes over 30 percent. All land divisions shall
be designed such that the location of building pads and access roads minimizes erosion and sedimentation.
2.4-I.105 Erosion from Infrastructure. Ensure that new roads, bridges, culverts, and outfalls shall not cause or
contribute to streambank or hillside erosion or creek or wetland siltation and shall include BMPs to minimize
impacts to water quality, including construction phase erosion control and polluted runoff control plans, and soil
stabilization practices. Where space is available, dispersal of sheet flow from roads into vegetated areas or other
on-site infiltration practices shall be incorporated into road and bridge design.
2.4-I.106 Water Quality Checklist. Develop and maintain a water quality checklist to be used in the permit review
process to assess potential water quality impacts.
2.4-I.107 Stormwater Infrastructure. Improve citywide stormwater infrastructure to ensure adequate dispersal of
stormwater and prevent ponding and bottlenecks during storms. Incorporate Low Impact Design (LID) strategies
into the city’s stormwater system.
2.4-I.108 Stormwater Infrastructure and Sea Level Rise. Reduce impacts from higher water levels through
measures such as widening drainage ditches, improving carrying and storage capacity of tidally-influenced streams,
installing larger pipes and culverts, adding pumps, converting culverts to bridges, creating retention and detention
basins, and developing contingency plans for extreme events. Encourage infrastructure that prioritizes or restores
natural drainage patterns. (From Vulnerability Assessment)
2.4-I.109 Stormwater Retrofit for Sea Level Rise. Identify and prioritize development in lowlying or other at-risk
areas with inadequate stormwater infrastructure and take steps to retrofit these systems to better accommodate
sea level rise driven changes, prioritizing methods that utilizes natural drainage patterns and systems. (From
Vulnerability Assessment)
2.4-I.110 Stormwater Pollutants. Continue implementing National Pollutant Discharge Elimination System (NPDES)
provisions for long-term reduction of stormwater pollutants, and the San Mateo Countywide Water Pollution
Prevention Program (SMCWPPP). Cooperate with the SMCWPPP requirements for water quality design, source
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control, stormwater treatment, low impact development, hydromodification management, and construction site
controls.
2.4-I.111 Sea Level Rise Impacts and Runoff Pollution. Coordinate with the Regional Water Quality Control Board
and San Mateo County Resource Conservation District to add policies to reduce water pollution from runoff
should agricultural lands or other sources of non-point pollution become flooded or inundated due to sea level
rise. (From Vulnerability Assessment)
Agricultural practices that are designed to minimize water quality impacts, such as those designed to minimize runoff, may
need to be updated or enhanced to ensure water quality protection if sea level rise results in more frequent flooding of
agricultural lands.
2.4-I.112 Citywide Drainage Master Plan. Complete an update of the Citywide Drainage Master Plan, incorporating
an inventory of stormwater infrastructure and hydraulic and hydrologic analysis to identify inadequate
infrastructure, especially in areas identified as having localized flooding concerns. Include sea level rise and extreme
storms in stormwater management plans and actions. (From Vulnerability Assessment)
2.4-I.113 Pervious Surface. Maximize the amount of pervious surfaces in public spaces to permit the percolation of
urban runoff.
2.4-I.114 Litter, Debris, and Contaminants. Ensure that public areas, including streets and recreational areas, are
routinely cleaned of litter, debris, and contaminant residue. Coordinate with and support efforts by other
organizations or volunteer groups to promote clean-ups of beaches and public open spaces. Require the City,
property owners, or homeowners associations, as applicable, to sweep permitted parking lots and public and
private streets frequently to remove debris and contaminated residue.
2.4-I.115 Education and Outreach. Continue and expand public education and outreach to reduce industrial and
illicit discharges to stormwater infrastructure.
2.4-I.116 Analysis of Pollutant Sources. Encourage or support ongoing and new analysis to understand surface
water quality pollution sources, especially in Pilarcitos Creek.
2.4-I.117 Wastewater Discharges. Work with the Sewer Authority Mid-Coastside to ensure that any wastewater
discharges minimize impacts to the biological productivity and quality of coastal streams, wetlands, estuaries, and
the oceans.
2.4-I.118 Private Sewage Disposal. Ensure that private sewage disposal is sited, designed, installed, operated, and
maintained to avoid contributing nutrients and pathogens to groundwater and/or surface waters. They shall be
sited away from areas that have poorly or excessively drained soils, shallow water tables or high seasonal water
tables that are within floodplains or where effluent cannot be adequately treated before it reaches streams or the
ocean.
2.4-I.119 Soil Analysis. Require applications for new development relying on private sewage disposal to include a
soils analysis and or percolation test report. 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. The private sewage disposal
shall be designed, sited, installed, operated, and maintained in full compliance with the building and plumbing codes
and the requirements of the RWQCB.
2.4-I.120 Soil Analysis for Land Divisions. Require applications for land divisions relying on private sewage disposal
to include a soils analysis and/or percolation test report for each proposed lot, or for any lot(s) used for a
community on-site treatment system, where allowed. Soils analysis shall be conducted by a California Registered
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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 Civil Engineer, a California Registered
Geotechnical Engineer or a California Registered Environmental Health Specialist. Applications for land divisions
shall also include a report prepared by a California Registered Groundwater Hydrologist or a California Registered
Civil Engineer in the environmental/geotechnical field that includes an analysis of depth to groundwater on each
proposed lot or on any lot(s) used for a community on-site treatment system, where allowed, that addresses
seasonal and cyclical variations as well as the adequacy of percolation rates in post-grading conditions.
2.4-I.121 Cumulative Impact. Require applications for a coastal development permit for private sewage disposal
installation and expansion, where groundwater, nearby surface drainages and slope stability are likely to be
adversely impacted as a result of the projected effluent input to the subsurface, to include a study prepared by a
California Certified Engineering Geologist or Registered Geotechnical Engineer that analyzes the cumulative impact
of the proposed private sewage disposal on groundwater level, quality of nearby surface drainages, and slope
stability. Where it is shown that the private sewage disposal will negatively impact groundwater, nearby surface
waters, or slope stability, the private sewage disposal shall not be allowed.
2.4-I.122 Soil Characteristics. Require that subsurface sewage effluent dispersal fields be designed, sited, installed,
operated, and maintained in soils having acceptable absorption characteristics determined either by percolation
testing, or by soils analysis, or by both. No subsurface sewage effluent disposal fields shall be allowed beneath
nonporous paving or surface covering.
2.4-I.123 Setbacks. Require that new development includes protective setbacks from surface waters, wetlands and
floodplains for private sewage systems, as well as separation distances between system components, building
components, property lines, and groundwater. Under no conditions shall the bottom of the effluent dispersal
system be within five feet of groundwater.
2.4-I.124 New Outfalls and Treatment Facilities. Ensure that new ocean outfalls, wastewater treatment facilities,
and other facilities that could negatively impact water quality if flooded or inundated, are sited and designed to
minimize impacts from sea level rise. Avoid construction of new stormwater outfalls and direct stormwater to
existing facilities with appropriate treatment and filtration where feasible. Where new outfalls cannot be avoided,
plan, site, and design stormwater outfalls to minimize adverse impacts on coastal resources, including consolidation
of existing and new outfalls where appropriate. Consolidate new and existing outfalls where appropriate. (From
Vulnerability Assessment)
2.4-I.125 Wastewater System Protection. Ensure that wastewater treatment and disposal systems are not
adversely affected by the impacts of sea level rise over the full life of the structure and ensure that damage to these
facilities would not result in impacts to water quality or other coastal resources. Avoid locating new facilities in
hazardous. If complete avoidance is not possible, minimize elements of the system that are in hazardous areas and
design any facilities in hazardous areas to withstand worst-case scenario sea level rise impacts. (From Vulnerability
Assessment)
This would require coordination with the Sewer Authority Mid-Coastside and other applicable agencies.
2.4-I.126 Wastewater Infrastruture Retrofit, Relocation, and Removal. Establish a program to retrofit, relocate, or
eliminate ocean outfalls and other wastewater infrastructure deemed at risk. Alternatives include modifications to
outfall lines, the use of green infrastructure, and redesign of waste and stormwater systems. Identify areas where
sea level rise could affect flow of wastewater from outfalls and lead to backup and inland flooding, and plan to
retrofit, relocate, or eliminate these outfalls to prevent damage and impacts to water quality. (From Vulnerability
Assessment)
2.4-I.127 Wastewater Treatment. Coordinate with the Sewer Authority Mid-Coastside to develop a retrofit
strategy to manage impacts from sea level rise-related coastal flooding to ensure continued function of the facility
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while minimizing risks to sensitive coastal habitats and water quality from damage or overflows. (From
Vulnerability Assessment)
2.4-I.128 Natural Hydrology. Preserve, or where feasible, restore natural hydrologic conditions such that
downstream erosion, natural sedimentation rates, surface flow, and groundwater recharge function near natural
equilibrium states.
2.4-I.129 Alteration of Natural Drainage Courses. Prohibit alterations or disturbance of streams or natural
drainage courses, or human-made or altered drainage courses that have replaced natural streams or drainages and
serve the same function, with the following exceptions:
 Necessary water supply projects where no feasible alternative exists;
 Flood protection for existing development where there is no other feasible alternative; or
 The improvement of fish and wildlife habitat.
Any alterations permitted for one of these three purposes shall minimize impacts to coastal resources, including
the depletion of groundwater, and shall include maximum feasible mitigation measures to mitigate unavoidable
impacts. Bioengineering alternatives shall be preferred for flood protection over “hard” solutions such as concrete
or riprap channels. Any permitted stream alterations shall include BMPs for hydromodification activities.
2.4-I.130 Riparian Buffers. Maintain natural vegetation buffer areas that minimize adverse impacts to riparian
habitats by providing a separation between riparian habitats and developed areas. Buffers shall be of a sufficient size
to ensure the biological integrity and preservation of the riparian habitat.
2.4-I.131 Restoration. Encourage opportunities to restore wetlands, riparian areas, and other habitats that provide
flood retention and storage, remediation for degraded water quality, and groundwater recharge.
2.4-I.132 Hydromodification Impacts. Evaluate any channelization or dam proposals in the context of watershed
planning, considering potential benefits and/or adverse impacts to the watershed as a whole.
Potential adverse impacts of such projects include effects on wildlife migration, downstream erosion, dam maintenance (to
remove silt and trash) and interruption of sand supplies to beaches.

Natural Shorelines (begins page 2.4-82):
2.4-I.134 Dune Management. Identify existing dune systems and develop or encourage management plans to
enhance and restore these areas, including consideration of ways that the system will change with rising sea level.
(From Vulnerability Assessment)
2.4-I.135 Regional Sediment Management. Cooperate with regional efforts to develop a Regional Sediment
Management (RSM) program that includes strategies designed to allow the use of natural processes to solve
engineering problems. Local sediment management actions and policies can also be implemented through an RSM.
(From Vulnerability Assessment)
Agricultural Resources (begins page 2.4-83):
2.4-I.136 Conversion of Prime Agricultural Land. Prohibit conversion of prime agricultural land within a parcel
designated as Agriculture unless all of the following can be demonstrated:
 No alternative site exists for the use;
 Clearly defined buffer areas shall be provided between agricultural and nonagricultural uses;
 The productivity of any adjacent agricultural land will not be diminished; and
 Public service and facility expansions and permitted uses will not impair agricultural viability, including by
increased assessment costs or degraded air and water quality.
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2.4-I.137 Conversion of Non-Prime Agricultural Land. Prohibit the conversion of lands suitable for agriculture
within a parcel designated as Agriculture unless all of the following can be demonstrated:
 All agriculturally unsuitable lands on the parcel have been developed or determined to be undevelopable;
 Continued or renewed agricultural use of the soils is not feasible as defined by Section 30108 of the
Coastal Act;
 Clearly defined buffer areas are developed between agricultural and nonagricultural uses;
 The productivity of any adjacent agricultural lands is not diminished; and
 Public service and facility expansions and permitted uses do not impair agricultural viability, including by
increased assessment costs or degraded air and water quality.
For parcels adjacent to urban areas, permit conversion if the viability of agricultural uses is severely limited by
conflicts with urban uses, the conversion of land would complete a logical and viable neighborhood and contribute
to the establishment of a stable limit to urban development, and conditions (c), (d) and (e) are satisfied.
2.4-I.138 Agricultural Connections and Supporting Uses. Maintain connections between agricultural lands with
other agricultural lands and supporting uses, avoiding the isolation of agricultural parcels among non-agricultural
uses. (From Synthesis 1)
2.4-I.139 Prime Agriculture Land Divisions. Prohibit the division of parcels consisting entirely of prime agricultural
land and prime agricultural land within a parcel, unless it can be demonstrated that existing or potential agricultural
productivity would not be reduced; and prohibit the creation of new parcels whose only building site would be on
prime agricultural land.
2.4-I.140 Non-Prime Agriculture Land Divisions. Prohibit the division of non-prime agricultural lands unless it can
be demonstrated that existing or potential agricultural productivity of any resulting parcel determined to be
feasible for agriculture would not be reduced.
2.4-I.141 Minimum Agricultural Parcel Size. Determine minimum parcel sizes on a case-by-case basis to ensure
maximum existing or potential agricultural productivity.
2.4-I.142 Non-Agricultural Development. Reduce the potential for land use conflicts between agricultural and nonagricultural development by requiring the clustering of nonagricultural development in locations most protective of
existing and potential agricultural uses.
2.4-I.143 Buffers and Transitions. Ensure adequate buffers and transitions between agricultural land and nonagricultural development in order to promote compatibility of adjacent land uses. (From Synthesis 1)
2.4-I.144 Right to Farm. Establish a right-to-farm ordinance to reduce the loss of agricultural resources by limiting
the circumstances under which properly conducted agricultural operations on agricultural land may be considered
a nuisance.
2.4-I.145 Mandatory Disclosure. Require the notification of owners, purchasers, residents, and users of properties
adjacent or near agricultural operations on agricultural land of the inherent potential problems associated with
being near such operations.
2.4-I.146 Location of Floriculture Uses. Allow soil-dependent floriculture to locate on prime soils provided that a
soil management plan is prepared showing how prime soils will be preserved and how they will be returned to
their original condition when operations cease. Restrict non-soil-dependent floriculture greenhouses to non-prime
soil areas on parcels less than 20 percent slope.
2.4-I.148 Agricultural Management Practices. Encourage the following agricultural management practices to
promote the long-term viability of agricultural operations:
 Encourage proper soil conservation techniques and proper grazing methods;
 Encourage the development of conservation plans on a watershed-by-watershed basis with the Resource
Conservation District;
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Limit the usage of pesticides, fertilizers, and other agricultural chemicals to the extent possible; and
Require that compost, processing wastewater, and other by-products of agricultural activities be properly
disposed of on land or through suitable sewage disposal systems, if available. Prohibit disposal in perennial
or intermittent streams or sensitive habitats.

2.4-I.153 Farmworker Housing. Accommodate the housing needs of farmworkers within the community. (From
Synthesis 2)
The Housing Element of the Half Moon Bay General Plan contains programs to support this objective, including those that
provide for an expanded variety of housing types at a greater range of affordability levels.

Scenic and Visual Resources (begins page 2.4-86):
2.4-I.156 Public Viewing Areas. Classify places on and along public roads, trails, parklands, and beaches that offer
scenic vistas as public viewing areas.
2.4-I.157 Scenic Areas. Classify places on, along, within, or visible from scenic roads, trails, beaches, parklands and
state waters that offer scenic vistas of the beach and ocean, coastline, foothills, and open spaces as scenic areas.
2.4-I.159 Gateways. Utilize landscaping and unified signage to enhance the experience of arrival at community
gateways along Highway 92 and Highway 1.
2.4-I.164 Sea Level Rise Adaptation and Visual Resource Protection. Ensure that adaptation measures protect visual
resources while minimizing hazards. Emphasize the use of adaptation strategies that will not impact visual
resources, such as shorter-term retrofitting with plans for longer-term relocation or removal, and update design
standards as appropriate. Adaptation strategies such as shoreline armoring or elevation techniques should be
designed such that the visuals are subordinate to, and in character with, the surrounding visual resources of an
area. (From Vulnerability Assessment)
2.4-I.169 Land Divisions. Require land divisions, including lot line adjustments, to be designed in a manner that
minimizes impacts to visual resources. Measures for minimizing visual impacts include the following:
 Clustering the building sites to minimize site disturbance and maximize open space;
 Prohibiting building sites on ridgelines;
 Minimizing the length of access roads and driveways;
 Using shared driveways to access development on adjacent lots, where feasible;
 Reducing the maximum allowable density in steeply sloping and visually sensitive areas; and
 Incorporating interim seeding of graded building pad areas, if any, with native plants unless construction of
approved structures commences within 30 days of the completion of grading.
2.4-I.171 Project Site. New development, including a building pad, if provided, shall be sited on the flattest area of
the project site, except where there is an alternative location that would be more protective of scenic resources
or ESHA.
2.4-I.175 Fuel Modification and Visual Resources. Recommend that development incorporate alternative fuel
modification measures, where appropriate, in order to minimize the visual resource impacts of site disturbance,
removal, and thinning of natural vegetation.
2.4-I.176 Signs. Ensure that signs are designed and located to minimize impacts to visual resources. Signs approved
as part of commercial development shall be incorporated into the design of the project and shall be subject to
height and width limitations that ensure that signs are visually compatible with surrounding areas and protect
scenic views. Prohibit placement of signs, excluding traffic or public safety signs, which obstruct views to the ocean
or beaches from public viewing areas or scenic roads.
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2.4-I.183 Vehicle Viewing Points. Maintain and improve existing turnouts, parking areas, and beach and park access
areas. (From Synthesis 2)
2.4-I.184 Night Skies and Light Pollution Reduction. Exterior lighting (except traffic lights, navigational lights, and
other similar safety lighting) shall be minimized, restricted to low-intensity fixtures, shielded, and concealed to the
maximum feasible extent so that the light source is not directly visible from public viewing areas. Limit highintensity perimeter lighting and lighting for sports courts or other private recreational facilities in scenic areas.
Establish standards for the evaluation of exterior lighting for new development and redevelopment. (From
Synthesis 2)
Standards may address issues such as minimum and maximum levels for various conditions, evenness of lighting, and
maximum spillover. (From Synthesis 2)
2.4-I.185 Commercial Lighting. Ensure that commercial development is designed to avoid intrusive light and glare
by requiring photometric lighting plans to be submitted as part of applications for commercial development. Light
levels in the plans should conform to any future established CEQA thresholds and/or zoning requirements. (From
Synthesis 2)
Cultural and Paleontological Resources (begins page 2.4-91):
2.4-I.186 Historic Resources Inventory. Maintain an inventory of buildings, structure, objects, and areas of historic,
architectural, and engineering significance in Half Moon Bay. (From Synthesis 2)
2.4-I.187 Historic Preservation Ordinance. Review and update the Historic Preservation Ordinance periodically,
ensuring continued compliance with the Secretary of Interior’s Standards for preservation, rehabilitation,
restoration, and reconstruction. (From Synthesis 2)
2.4-I.188 Historic Resource Protection. Continue to protect, preserve, and/or restore identified historic resources
through the Historic Preservation Ordinance. (From Synthesis 2)
2.4-I.189 Adaptive Reuse. Encourage adaptive reuse of historic structures compatible with surrounding
development and preserving the historical integrity of the structures. Establish guidelines for adaptive reuse in the
Historic Resources Preservation Ordinance. (From Synthesis 2)
2.4-I.190 Cultural Resources Awareness. Promote community education and awareness of the region’s culture,
history, and historical resources through a variety of means, including:
 Provide arts and cultural offerings and exhibits accessible to all members of the community;
 Maintain historic City-owned properties such as the Johnston House, Historic Train Depot, and others
and make them available to the public.
2.4-I.194 Native American Consultation. Notify Native American organizations of proposed developments or land
use actions that have the potential to adversely impact cultural resources early in the development review process,
providing an opportunity for concerned Native American parties to comment on or participate in any treatment
plan for sites with cultural or religious significance to the Native American community.
Development on sensitive sites requires on-site monitoring by appropriate Native American consultant(s) and a qualified
archaeologist for all grading, excavation, and site preparation activities that involve earth-moving operations.
2.4-I.195 Native American Coordination for Sea Level Rise Management. Coordinate with the appropriate Native
American Tribe(s) or entity to develop a coordinated management plan for artifacts at risk from inundation,
erosion, or other sea level rise impacts. (From Vulnerability Assessment)
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2.4-I.197 Human Remains. Recommend that if human remains are uncovered during development, no further
disturbance of the site shall occur until the County Coroner has made the necessary finds as to origin and
disposition of the remains.
2.4-I.199 Monitoring of Sea Level Rise Impacts to Cultural and Paleontological Resources. Require that a
monitoring program and plan be established as a condition of approval for development located on a site with
cultural and paleontological resources vulnerable to sea level rise. (From Vulnerability Assessment)
2.4-I.200 State Coordination. Work with the State Historic Preservation Officer to identify actions to protect
archaeological and paleontological resources at risk from sea level rise impacts such as inundation and erosion.
(From Vulnerability Assessment)

Chapter 2.5 Coastal Hazards
Guiding Policies:
General (page 2.5-20):
2.5-G.1 New Development. All new development shall be sized, designed and sited to minimize risks to life and
property from geologic, flood, and fire hazard. Concentrate development away from hazardous areas. (From
Synthesis 2)
Geologic Hazards (page 2.5-20):
2.5-G.2 Minimize Exposure and Contribution to Hazards. Ensure that development minimizes exposure to geologic
hazards and would not contribute to geologic hazards.
Flooding (page 2.5-20):
2.5-G.3 Floodway Development Prohibition. Prohibit construction of structures in a designated floodway where
such development would endanger life or contribute to flood hazards. (From Synthesis 1)
2.5-G.4 Drainage Capacity. Maintain and improve the City’s drainage system to prevent or mitigate impacts during
flood events.
2.5-G.5 Interagency Coordination. Coordinate with federal, state and local jurisdictions, and agencies involved in
the mitigation of flood hazards from dam inundation, tsunamis, sea level rise, and major flood events. (From
Synthesis 1)

Fire (page 2.5-20):
2.5-G.6 Minimize Fire Hazards. Minimize fire hazards in the city by managing fuels and ensuring adequate firebreaks
and buffers around high-risk areas. (From Synthesis 1)
2.5-G.7 Fire District Coordination. Work with the Coastside Fire District to provide fire prevention services and
programming and ensure adequate emergency response services.
Sea Level Rise (page 2.5-23):
2.5-G.8 Sea Level Rise Adaptation. Consider long-term climate change and sea-level rise for hazard mitigation, and
incorporate adaptive strategies in planning for future public facilities and infrastructure. (From Vulnerability
Assessment)
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2.5-G.9 Interagency Cooperation. Continue to work with other state and local jurisdictions to address sea level
rise issues. (From Vulnerability Assessment)

Implementing Policies:
Geologic Hazards (page 2.5-23):
2.5-I.1 Seismic and Geologic Hazard Mapping. Maintain updated seismic and geologic hazard mapping based on new
and best available information to determine the general location of seismic and geologic hazard areas. (From
Synthesis 1)
2.5-I.2 Geological Reports. Require geological reports for development in geologically hazardous areas as well as
areas of coastal hazard, such as bluff edges, and where development may affect coastal and geologic stability, with
mitigation measures implemented where necessary. Geologically hazardous areas are mapped on the
Seismic and Geologic Hazards map in Figure 2.5-1. (From Synthesis 1)
2.5-I.4 Critical, High-Occupancy, and Public Facilities. Prohibit the siting of new critical facilities, structures
involving high occupancies, and public facilities in areas of high geologic hazard unless such location is deemed
essential to the public welfare. Where permitted, these structures will be sited, designed, and constructed to
minimize and mitigate potential for damage due to ground deformation, seismically triggered subsidence, and
landslide. (From Safety Element Policy 4-9)
2.5-I.7 Landslide Remediation and Stabilization. Permit the remediation or stabilization of landslides that affect
existing structures or that threaten public health or safety. Alternative remediation or stabilization techniques shall
be analyzed to determine the least environmentally damaging alternative. Maximum feasible mitigation shall be
incorporated into the project in order to minimize adverse impacts to resources.
2.5-I.8 Geological Event Analysis. Require a detailed study to be conducted in the event that a substantial landslide
or when a seismic event results in significant damage to a foundation or structure to document the geologic
materials, foundations, or structures involved. (From Safety Element Policy 4-6)
2.5-I.11 Beach and Bluff Setbacks. Ensure that structures are set back far enough inland from the beach or bluff
edge such that they will not be endangered by erosion (including sea level rise induced erosion) over the economic
life of the structure plus an added geologic stability factor of 1.5, without the use of a shoreline protective device.
Require geological reports to include a detailed, site-specific stability evaluation to determine the size of the
setback, taking into consideration sea level rise, and to establish the expected economic life of the structure (at
least 75 years). Required setbacks should take into consideration potential bluff and shoreline retreat as shown in
Figure 2.5-5 or as projected by best available science.
2.5-I.13 Development and Coastal Hazards. All new development near beachfront and blufftops shall be sized, sited
and designed to minimize risk from wave run-up, flooding and beach and bluff erosion hazards without requiring a
shoreline protection structure at any time during the life of the development.
2.5-I.17 Relocation Program. Develop a relocation program, in conjunction with state and federal agencies, to
provide incentives to relocate development out of hazardous areas and to acquire oceanfront properties that have
been damaged by coastal hazards in situations where relocation of development to a safer location on the site or
additional protection measures are not feasible.
2.5-I.18 Shoreline Management Plans. Develop citywide or beach-specific shoreline management for shoreline areas
subject to wave hazards and erosion. Any plans should include:
• An examination of local and regional annual erosion rates in order to reflect current shoreline changes;
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• Standard engineering plans and analyses defining the specific types of armoring that would be acceptable or
preferable for specific areas, and where appropriate, identification of the types of armoring that should not be
considered for certain areas or beaches in order to minimize risks and impacts from armoring to public access and
scenic resources along the shoreline and beach recreation areas;
• Standard alternatives feasibility analysis that would be a required element of all hazard response projects and that
would require applicants to go through a series of steps to assure that hard protective devices were only used as a
last resort;
• Standard conditions and monitoring requirements that should include mechanisms to ensure shoreline protection
effectiveness and public safety with provisions for the removal or ineffective or hazardous protective structures as
well as programs to address beach replenishment and sand supply; and
• Procedures to address emergency armoring, such as: coordination with property owners and for field inspections
before and after storm seasons; guidance for types of temporary protective structures preferred and a provision
for removal of temporary structures if no follow up permit is filed.
The alternatives feasibility analysis should require, but not be limited to, the use of technical evaluations of the site
(geotechnical reports, engineering geology reports, wave uprush reports etc.), an examination of all other options (removal,
relocation, sand replenishment, no action etc.), and a conclusion that a shoreline protective device would be the “best
option” (most protective of the public trust, best long term solution etc.) for the subject site.
2.5-I.19 Protective Devices. Do not permit new development that would require the construction of protective
devices that would significantly alter landforms along bluffs and cliffs. (From Vulnerability Assessment)
2.5-I.20 Accessory Structures. Do not permit shoreline protection structures for the sole purpose of protecting an
ancillary or accessory structure. Such accessory structures shall be removed if it is determined that the structure is
in danger from erosion, flooding or wave uprush or if the bluff edge encroaches to within 10 feet of the structure
as a result of erosion, landslide or other form of bluff collapse. Accessory structures shall be constructed and
designed to be removed or relocated in the event of threat from erosion, bluff failure or wave hazards.
2.5-I.21 Shoreline Protection Waiver. Require new development in hazardous locations to include as a condition of
approval a waiver of rights to future shoreline protection that would substantially alter natural landforms or cause
other adverse coastal resource impacts, with the exception of critical facilities for which no feasible alternative
exists. (From Vulnerability Assessment)
2.5-I.22 Protection for Critical Infrastructure. Allow for the protection of critical infrastructure and public facilities,
including the SAM Wastewater Treatment Plant and the Half Moon Bay State Beach campgrounds, that may
require shoreline protection in order to continue providing needed services to the community. (From
Vulnerability Assessment)
2.5-I.24 Geological Reports for Shoreline Protection. Require applicants for hard shoreline protection to provide a
geologic report indicating that the structure will succeed in stabilizing that portion of the shoreline which is subject
to severe erosion and will not aggravate erosion in other shoreline areas. (From Vulnerability Assessment)
2.5-I.25 Soft Protection. Require development to use “soft” or “natural” solutions or “living shorelines” where
appropriate as an alternative to the placement of hard shoreline protection in order to protect development or
other resources and to enhance natural resource areas. Examples of soft solutions include vegetative planting,
dune restoration, and sand nourishment. (From Vulnerability Assessment)
2.5-I.26 Redevelopment or Removal of Structure Requiring Protection. Require removal of existing shoreline
protective devices when the structure requiring protection is redeveloped or removed. If removal is not possible,
require a waiver of any rights to retain the protective device to protect any structure other than the one that
existed at the time the protective device was constructed or permitted. (From Vulnerability Assessment)
2.5-I.27 Removal of Shoreline Protection. Identify priority areas where shoreline protection structures should be
removed if they are no longer needed or if in a state of great disrepair, including areas where structures threaten
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the survival of wetlands and other habitats, beaches, trails, and other recreational areas. (From Vulnerability
Assessment)
2.5-I.28 Existing Protection. Allow properly designed shoreline armoring to remain for the foreseeable future if the
removal of the armoring would put existing development at risk and would not otherwise result in the significant
protection or enhancement of coastal resources. Establish conditions that provide for potential future removal of
the armoring in coordination with surrounding development. (From Vulnerability Assessment)
2.5-I.29 Protection Permit Expiration. Require permits for bluff and shoreline protective devices to expire when
the currently existing structure requiring protection is redeveloped, is no longer present, or no longer requires a
protective device, whichever occurs first. (From Vulnerability Assessment)
2.5-I.30 Shoreline Protection Monitoring. Require as a condition of approval a monitoring program for shoreline
protective devices and their impacts on the surrounding area. The monitoring program should include a plan for
the periodic monitoring of permitted shoreline protective devices to examine for structural damage, excessive
scour, or other impacts from coastal hazards and sea level rise, as well as of impacts to shoreline processes and
beach width both at the project site and the broader area and/or littoral cell as feasible, and provide for such
actions as removal or modification of armoring in the future if it is no longer needed for protection or if site
conditions change. (From Vulnerability Assessment)
2.5-I.31 Impact Reassessment. Require reassessment of impacts from protective devices when substantial
improvement or redevelopment of the structure requiring protection is proposed, or when existing armoring is
being modified or expanded. Reassessment should consider the effect any significant improvement to a structure
requiring protection will have on the length of time the protective device will remain, and if the existing armoring
is still required, acknowledge that it is authorized to protect the existing structure only. (From Vulnerability
Assessment)
2.5-I.32 Retention. Require, on lots with existing pre-Coastal Act or permitted armoring, a waiver of rights to
retain such protection for any structures other than the structure that existed at the time the armoring was
constructed or permitted. (From Vulnerability Assessment)
2.5-I.33 Permit Tracking. Develop a permit tracking and monitoring system to identify and prevent illegal and
unpermitted construction of shoreline protection structures.

Flooding (page 2.5-29):
2.5-I.34 Flood Hazard Mapping. Maintain updated flood hazard mapping (flooding, tsunami, dam inundation) based
on new and best available information, including the most current official FEMA FIRM to determine the general
location of flooding hazard areas. Support and pursue an update of existing dam inundation mapping as the existing
mapping may be out of date and lacking substantive information necessary for
consideration in influencing development and development policies. (From Safety Element 4-3, Synthesis I, and
New)
2.5-I.35 Development in Flood Zones. Prohibit development within the 100-year flood hazard zone unless no
alternative building site exists and proper mitigation measures are provided to minimize or eliminate risks to life
and property from flood hazard.
2.5-I.36 Development Adjacent to Flood Zones. Require areas proximate to identified 100- year flood hazard
zones to identify opportunities to increase site performance, address biological resource and water quality issues,
and reduce contributions to flood hazards.
2.5-I.38 Flood Protection. Require new development located in areas subject to current or future flood/wave
action to be sited and designed to be capable of withstanding such impacts in compliance with both FEMA and
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Coastal Act requirements. Ensure that implementation of mitigation measures such as elevation of habitable areas,
breakaway walls, etc. will be consistent with both LCP and FEMA provisions. Where applicable, in areas likely to
be subject to current or future flood/wave action, revise residential building standards to prohibit habitable space
at elevations subject to wave/flood risk. (From Vulnerability Assessment)
2.5-I.39 Flood Hazard Abatement. Support measures for the abatement of flooding hazards, including but not
limited to:
 Removal or relocation of development from flood hazard areas
 Construction of impoundments or channel diversions provided that adequate mitigation of environmental
impacts can be demonstrated; and
 Debris clearance and silt removal programs conducted in a manner so as not to disrupt existing riparian
communities. (From Safety Element Policy 4-5)
2.5-I.40 Sea Level Rise Flood Protection Evaluation. Evaluate impacts from flood protection measures by requiring
new development that must be located in areas likely subject to current or future flood/wave action or elevated
groundwater to evaluate potential impacts to adjacent or nearby properties from all proposed structural flood
protection measures to ensure that these measures will not create adverse direct and/or cumulative impacts either
on-site or off-site. (From Vulnerability Assessment)
2.5-I.41 Real Estate Disclosure. Require disclosure of the presence of flooding hazards during transactions of
property located within areas of special flood hazard. (From Safety Element Policy 4-4)
2.5-I.42 Citywide Drainage Master Plan. Update the Citywide Drainage Master Plan and undertake steps to
increasing system capacity through measures such as upsizing existing storm drain pipes, adding storm drain lines
parallel to existing ditches, and reconstructing ditches to increase capacity. (From Synthesis 1)
2.5-I.44 Critical Facilities. Do not locate critical facilities in areas in areas susceptible to tsunami inundation. If no
feasible alternative exists and a critical facility must be located in the tsunami inundation zone, require the
development incorporate mitigation measures to resist tsunami damage and facilitate evacuation on short notice.
(From Safety Element Policy 2-2)
Fire (page 2.5-31):
2.5-I.45 Impact Fees. Continue to require new development to pay a fee and/or participate in an Assessment
District for Coastside Fire District equipment, facility expansions, additional man power, and other capital
improvements when the need arises to accommodate the increased service demand of new development and/or
provide for needed capital improvements through future Capital Improvement Programs. (From
Safety Element Policy 5-1)
2.5-I.46 Fire Prevention Programs. Coordinate with the Coastside Fire District to ensure the continuation of fire
prevention programs such as weed abatement and enforcement of Uniform Fire Code Requirements. (From Safety
Element Policy 5-4)
2.5-I.47 New Development. Require that new development minimizes risks to life and property from fire hazard
through:
 Assessing site-specific characteristics such as topography, slope, vegetation type, wind patterns etc.;
 Siting and designing development to avoid hazardous locations;
 Incorporation of fuel modification and brush clearance techniques in accordance with applicable fire safety
requirements and carried out in a manner which reduces impacts to environmentally sensitive habitat to
the maximum feasible extent;
 Use of appropriate building materials and design features to ensure the minimum amount of required fuel
modification; and
 Use of fire-retardant, native plant species in landscaping.

130

2.5-I.48 Risk Avoidance. Avoid, where feasible, approving new development in areas subject to high wildfire risk. If
avoidance is not feasible, condition such new development on implementation of measures to reduce risks
associated with that development.
2.5-I.49 Review of New Development. Coordinate with the Coastside Fire District to allow the District to review
all applications for new development. The Coastside Fire District’s review should ensure compliance with fire
safety regulations and assess potential impacts to existing fire protection services and the need for additional and
expanded services. (From Safety Element Policies 5-2 and 5-5)
2.5-I.50 Accessibility of New Development. Require new development to assure that it can be adequately served
by the Coastside Fire District, provide adequate access for fire protection vehicles, and guarantee sufficient water
supply and fire flow. Development in rural or high fire hazard areas should be clustered near major roads to
ensure access. (From Safety Element Policies 5-9 and 5-10)
2.5-I.51 Street Identification and Visibility. Ensure that all roads, streets, and major public buildings are identified in
a manner that is clearly visible to fire protection and other emergency vehicles. (From Safety Element Policy 5-12)
2.5-I.52 Critical Facilities. Locate, where feasible, new critical public facilities outside of high fire risk areas,
including, but not limited to, hospitals and health care facilities, emergency shelters, emergency command centers,
and emergency communications facilities. If no feasible alternative exists, identify construction methods or other
methods to minimize risk.
2.5-I.53 Fire Flow Upgrades. Work with the Coastside Fire District and Coastside County Water District to
establish and maintain a priority list for upgrading fire flow capabilities in neighborhoods that may have inadequate
fire flows. (From Safety Element Policy 5-8)
2.5-I.54 Fire Protection Policy Consistency. Cooperate with the Coastside Fire District to ensure consistency
between Coastside Fire District fuel management and fire protection policies and those of the Half Moon Bay LCP,
particularly those relating to the protection of ESHA, agreeing on measures to balance the need for fire protection
for structures with the need to protect environmental resources.
2.5-I.55 Future Risk. Plan for future fire risk as a result of climate change or other factors and alert public and
private landowners in future risk areas, using best available science.

Sea Level Rise (page 2.5-32):
2.5-I.56 Coastal Flood Hazard Mapping. Maintain and update coastal hazard maps, including
areas subject to wave action and flooding due to sea level rise. (From Vulnerability Assessment)
2.5-I.57 Dynamic Sea Level Rise Adaptation Strategy. Continue to review current and best available sea level rise
science and projections and periodically identify whether coastal resources, development, infrastructure, and
communities that are vulnerable to sea level rise impacts. Use this information to continue to develop or adjust
adaptation strategies. (From Vulnerability Assessment)
2.5-I.58 New Development. Ensure that new development is sited and designed with consideration for sea level
rise flooding and wave run up, and other impacts such as erosion that may occur over the 75-year economic life of
the structure. (From Vulnerability Assessment)
2.5-I.59 Site-Specific Hazard Evaluation. Require, as part of geological report requirements in areas vulnerable to
sea level rise impacts, site-specific evaluation of coastal hazards due to sea level rise over the full projected life of
any proposed development. Analyses should be conducted by a certified Civil Engineer or Engineering Geologist
with expertise in coastal processes. (From Vulnerability Assessment)
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2.5-I.60 Building Codes and Standards. Establish and implement building codes and standards for building siting and
construction that avoid or minimize risks from flooding and erosion and increase resilience to extreme events
within sea level rise hazard zones. Provide additional development controls in areas that are identified in the LCP
as hazard areas. (From Vulnerability Assessment)
2.5-I.61 Subdivisions. Limit subdivisions in areas vulnerable to sea level rise by prohibiting any new land divisions,
including subdivisions, lot splits, lot line adjustments, and/or certificates of compliance that create new beachfront
or blufftop lots unless the lots can meet specific criteria that ensure that when the lots are developed, the
development will not be exposed to hazards or pose any risks to protection of coastal resources. (From
Vulnerability Assessment)
2.5-I.62 Assumed Risk. Establish standards, permit conditions, and deed restrictions that ensure that current and
future risks are assumed by the property owner. Consider policies that would encourage or require property
owners to set aside money, such as in the form of a bond, as a contingency if it becomes necessary to modify,
relocate, or remove development that becomes threatened in the future. (From Vulnerability Assessment)
2.5-I.63 Real Estate Disclosure. Require sellers of real estate to disclose permit conditions related to coastal
hazards, or property defects or vulnerabilities, including information about known current and potential future
vulnerabilities to sea level rise, to prospective buyers prior to closing escrow. (From Vulnerability Assessment)
2.5-I.64 Non-conforming Structures. Consider a structure non-conforming when the seaward portion of the
structure no longer meets the standards or setback that would be required for new development. Allow nonexempt repair and maintenance and modifications only if they do not increase the size or degree of nonconformity of the existing structure. Acknowledge that additions to existing structures should be considered new
development that must conform to the standards for new development including but not limited to avoiding future
protective devices. Consider limitations on the size of additions unless non-conforming portions of the structure
are removed. (From Vulnerability Assessment)
2.5-I.65 Redevelopment in At-Risk Locations. Prohibit expansions, additions, or substantial renovations of existing
structures in danger from erosion. Require removal of nonconforming portions of the existing structure, when
possible, when a remodel or renovation is proposed. (From Vulnerability Assessment)
2.5-I.66 New or Replacement Foundations. Limit new or replacement foundations or substantial improvements,
other than repair and maintenance, to the existing foundation when located seaward of an established bluff
setback. Approve significant new foundation work only when it is located inland of the setback line for new
development and when it will not interfere with coastal processes in the future. (From Vulnerability Assessment)
2.5-I.67 Redevelopment Standards. Require that renovations meeting the threshold for redevelopment should not
be approved unless the entire structure meets the standards for new development, including but not limited to a
waiver of right to protection. Specify that if any existing non-conforming elements are permitted to remain, those
non-conforming elements are not subject to rights to protection pursuant to Coastal Act Section 30235. (From
Vulnerability Assessment)
2.5-I.68 Repair and Retrofit of Existing Structures. In instances where relocation is not an option, repair damage
and/or retrofit existing structures to better withstand sea level rise impacts through measures such as using
stronger materials, elevating bridges or sections of roadways, and building larger or additional drainage systems to
address flooding concerns. (From Vulnerability Assessment)
2.5-I.69 Managed Retreat. Require new development that is subject to wave action, erosion, or other hazards to
be removed or relocated if it becomes threatened in the future by sea level rise. (From Vulnerability Assessment)
2.5-I.70 Options for Removal. For new development in high hazard areas or resource-constrained areas where
managed retreat might be an appropriate option at some time in the future, ensure that foundation designs or
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other aspects of the development will not preclude future incremental relocation or managed retreat. Alternative
design options should be considered, and employed if site conditions allow. (From Vulnerability Assessment)
2.5-I.71 Foundations and Basements. In locations where foundation or building elements, such as deepened
perimeter foundations, caissons or basements may be exposed to wave action through rising sea level or erosion,
require analysis of less extensive foundation or building options. (From Vulnerability Assessment)
2.5-I.72 Incremental Removal. When a lot is not large enough to accommodate development that avoids coastal
hazards for the expected life of the development, develop a project option that minimizes hazards from the
identified sea level rise scenarios for as long as possible, and then requires incremental retreat once certain
triggers are met. (From Vulnerability Assessment)
Triggers for relocation or removal of the structure would be determined by changing site conditions such as when erosion is
within a certain distance of the foundation; when monthly high tides are within a certain distance of the finished floor
elevation; when building officials prohibit occupancy; or when the wetland buffer area decreases to a certain width.
2.5-I.73 Foundation and Structure Removal. If no less damaging foundation alternatives are possible, ensure that
foundation design allows for incremental removal as foundation elements become exposed, and develop preestablished triggers for incremental or complete removal that will avoid future resource impacts. (From
Vulnerability Assessment)
2.5-I.74 Rolling Easements. Establish a program of rolling easements to allow coastal lands and habitats, including
beaches and wetlands, to migrate landward over time as the mean high tide line and public trust boundary moves
inland with sea level rise. (From Vulnerability Assessment)
2.5-I.75 Relocation Incentives. Provide incentives to relocate development out of hazardous areas. Consider
creating a relocation fund through increased development fees, in lieu fees, or other funding mechanisms. (From
Vulnerability Assessment)
2.5-I.76 Acquisition and Buyout Programs. Establish an acquisition plan or buyout program to acquire property at
risk from flooding or other hazards. (From Vulnerability Assessment)
Acquisition includes the acquiring of land from the individual landowner(s). Structures may be demolished or relocated, the
property is restored, and future development on the land is restricted.
2.5-I.77 Infrastructure and Public Facilities. Site and design infrastructure and public facilities, including roads, trails,
and parks, with consideration for sea level rise impacts that may occur over the economic life of the structure (at
least 75 years). Ensure that the connectivity of infrastructure is preserved in the event of ongoing erosion or wave
run-up, and ensure adequate egress/evacuation is preserved during storm events. (From Vulnerability Assessment)
2.5-I.78 Critical Facilities. Identify critical infrastructure that is vulnerable to sea level rise hazards, such as the
Sewer Authority Mid-Coastside Wastewater Treatment Plant, and establish measures that ensure continued
function of critical infrastructure, or the basic facilities, service, networks, and systems needed for the functioning
of a community, including:
 Developing strategies for the managed retreat (retiring, moving, or replacing) of infrastructure and public
facilities at risk of damage from sea level rise impacts that may occur over the economic life of the
structure (at least 75 years);
 Ensuring functional continuity of the critical services provided by infrastructure at risk from sea level rise
and extreme storms; and
 Providing for the use of protective devices if necessary to ensure the continuation of needed services.
(From Vulnerability Assessment)
2.5-I.79 Worst Case Scenario. Ensure that critical facilities are designed to function even if the highest projected
amounts of sea level rise occur and that sites with hazardous materials are protected from worst-case scenario sea
level rise impacts. Require proposals and/or expansion plans to address sea level rise for coastal dependent
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infrastructure that must necessarily be sited in potentially hazardous areas, such as industrial, energy, and port
facilities. Such facilities should be designed to withstand worst case future impacts while minimizing risks to other
coastal resources through initial siting, design, and/or inclusion of features that will allow for future adaptation,
including protective devices if necessary. (From Vulnerability Assessment)
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