2.2

Land Use

The purpose of this section is to describe existing and planned land use patterns in Half Moon Bay
and present the policy framework that will guide the City on development decisions. The section
includes the Land Use Diagram, land use classifications, standards for density and intensity, and
limitations on development. Guiding and implementing policies aim to define Half Moon Bay’s
physical development and reinforce the community’s vision while supporting Coastal Act goals.

2.2.1 Coastal Act Framework
The Coastal Act calls for new development to be concentrated in existing developed areas and,
where necessary, areas with adequate public services and where development is compatible with
coastal resources (Section 30250). Second, the Coastal Act states that new or expanded public
facilities must be designed to accommodate needs generated by development that is consistent with
the LCP, but not induce new development beyond what is anticipated in the LCP (Section 30254).
Third, the act establishes specific development priorities: coastal-dependent uses and visitor and
recreation uses, which are considered in Chapter 2.3.
Coastal Act Policies
The following California Coastal Act policies are relevant to the provisions of coastal access and
recreation and are incorporated into this LCP. Appendix A contains the full text of each Coastal Act
policy.
Article 6: Development
- Section 30250 Location; existing developed area
- Section 30254 Public works facilities
- Section 30254.5 Terms or conditions on sewage treatment plant development; prohibition
- Section 30255 Priority of coastal-dependent developments

2.2.2 Existing Land Use
LAND USE PATTERN AND DISTRIBUTION
As shown in Figure 2.2-1, the Planning Area contains an alternating mix of urban and undeveloped
or rural land uses clustered around Highway 1 and State Route (SR) 92. Vacant land and
agricultural, open space, and residential uses are most dominant. Large tracts of land are used for
agricultural, nursery and greenhouse operations around the edges of the city and along SR 92,
although the majority of land that is undeveloped is vacant rather than in agriculture or agriculture-
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related use. A greater diversity of other land uses is found near the city’s downtown core. Chart 2.21 shows the distribution of land uses in the Planning Area; Table 2.2-1 provides a more detailed
breakdown of existing land use in the City, unincorporated land, and the Planning Area as a whole.
Land uses were determined using spatial analysis and data from the San Mateo County Assessor.
Chart 2.2-1: Existing Land Use in the Planning Area
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Table 2.2-1: Existing Land Use
Acres
Land Use

City

County

Total

Residential
Single Family Residential

585.6

14.5

600.1

Duplexes, Townhomes

38.8

Multifamily Residential

44.0

Mobile Home Park

59.5

Residential

38.8
41.6

85.5
59.5

727.9

56.1

784.0

Commercial/Retail

45.0

3.3

48.3

Office

17.9

17.9

Hotel/Lodging

23.8

23.8

Mixed Use

15.9

15.9

Commercial and Mixed Use

Commercial and Mixed Use

102.6

3.3

105.9

17.5

7.9

25.4

Industrial
General Industrial
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Table 2.2-1: Existing Land Use
Acres
Land Use

City

County

Total

Public/Government

17.4

19.5

36.9

Schools/Educational Facility

77.9

77.9

Religious, Cemetery

17.2

17.2

Public/Institutional and Religious

Public/Institutional and Religious

112.5

19.5

132.0

Parks and Recreation
Beaches and Public Recreation

264.4

264.4

37.1

37.1

Golf Course

259.6

259.6

Parks and Recreation

561.1

561.1

304.1

304.1

Parks

Open Space
Open Space
Agriculture, Nurseries and Greenhouses
Agriculture

300.0

59.5

359.5

Nurseries & Greenhouse

173.5

106.6

280.2

47.8

22.6

70.4

521.3

188.8

710.1

1,173.6

21.2

1,194.7

468.6

23.5

492.2

3,989.1

320.3

4,309.4

Agriculture Related
Agriculture, Nurseries and Greenhouses
Vacant/Undeveloped
Vacant/Undeveloped
ROW, Others
Streets, Rights-of-Way, Easements
Total

Source: San Mateo County Assessor's Office, 2014; Dyett & Bhatia, 2016.

Residential
Residential land uses cover about 18 percent of the Planning Area (excluding streets and other
rights of way). Single-family residential makes up 77 percent of the Planning Area’s residential land
and 14 percent of all land. Multifamily residential, townhomes, duplexes and mobile home parks
make up the remainder of residential uses. Existing residential land uses are shown on Figure 2.21. Neighborhoods are identified on Figure 2.2-2.
North of Kelly Avenue and in the Arleta Park subdivision, most single-family residential land exists
in pockets surrounded by agricultural fields, vacant land, and open space. In the downtown area,
single-family residential development is interspersed with other residential uses as well as nonresidential uses such as commercial, office, and institutional. In the southern part of the city, most
single-family development is located in the Ocean Colony subdivision.
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Most of the other residential housing types are located in the downtown area and the Pilarcitos
neighborhood, including a mix of duplexes and multifamily development and the Hilltop Mobile
Home Park on SR 92. These housing types are also found at the southern end of the city in Ocean
Colony and Cañada Cove.
Commercial and Mixed Use
Commercial and mixed-use development covers 2.5 percent of land in the Planning Area.
Commercial/retail uses comprise 46 percent of this area, and are concentrated near the junction of
Highway 1 and SR 92 and in the downtown area. Office and mixed-use lands are also concentrated
in this area. Hotel and lodging uses are found in the northern and southern ends of the city along
Highway 1.
Industrial
Industrial uses account for less than one percent of the Planning Area, and include warehouses,
storage, light manufacturing, a batch plant, and a substation, concentrated near SR 92.
Public/Institutional and Religious
Public/Institutional and religious uses include schools and educational facilities, public and
government uses, churches and cemeteries, and account for 3.1 percent of the Planning Area.
Within the study area, all public/institutional uses are located within city limits with the exception
of the Johnson House historical site along Higgins Canyon Road. The largest share of these belongs
to schools and educational facilities, located mostly in the center of the city.
Parks and Recreation
Recreational uses include beaches and public recreation areas, golf courses, and parks. These cover
561 acres (13 percent) of the Planning Area, all of which are located within city limits. The majority
of these uses are located to the west of Highway 1. Beaches and public recreation make up 47 percent
of all recreational land uses, covering 264 acres along the coast. Golf courses account for 46 percent
of recreational land, located in the southern portion of the city. There are approximately 37 acres
of city parks (some of this land, at Smith Field, is undeveloped). Some land is classified here as
another use, such as public/government or open space, but includes some City park characteristics
and is counted toward the City’s park land standards. This is covered in Section 3.
Open Space
Open space constitutes approximately 304 acres, or seven percent of the Planning Area. This
category includes dedicated open space lands as well as undeveloped land held as open space by
conservation trusts. Open space lands are concentrated west of Highway 1 along the bluffs adjacent
to Poplar Beach and in the Wavecrest area in southern Half Moon Bay.
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Figure 2.2-1: Existing Land Use
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Figure 2.2-2: Neighborhoods
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Agriculture, Nurseries and Greenhouses, and Other Agriculture-Related Uses
Agriculture and related uses cover close to 17 percent of the land (710 acres). A dominant form of
agricultural use is open field production, though on some large tracts, portions of the land may be
left vacant. Nurseries and greenhouses are a substantial presence in the Planning Area, and are
located mainly at the edges of the city and along SR 92. Other agriculture-related uses include
lumber yards and soil farming. These uses are distributed throughout the Planning Area.
Vacant/Undeveloped Land
Vacant or undeveloped land covers 1,195 acres, or 28 percent of the Planning Area, making this the
largest single land use in the Planning Area. Vacant or undeveloped land is found in small parcels
scattered among residential land uses, but is mostly found at large properties, especially east of
Highway 1 and north of SR 92.
Streets, Rights-of Way, Easements
Streets and other public rights-of-way cover about 11 percent of land in the Planning Area. This
includes “paper streets” which have not been developed.

2.2.3 Land Use Plan Framework
The Land Use Plan Framework reflects Coastal Act priorities, as well as the vision and priorities
expressed by community members during the Plan Update process. The Half Moon Bay
community deeply values the city’s unique character, derived from its setting between the foothills
and the Pacific Ocean, as well as the small-town feel produced by the built environment and closeknit neighborhoods. Numerous elements contribute to Half Moon Bay’s coastal and rural
agricultural setting, and its identity as a smaller-scaled community in close proximity to larger Bay
Area cities. These elements include the beaches and views of the ocean, coastal habitats and bluffs,
and surrounding farmland. The city’s development pattern is largely defined by alternating
residential and agricultural land uses, as well as small-scale and historic architectural styles, with a
defined city center. The Land Use Plan Framework, composed of the Land Use Diagram and the
classification system and supporting policies, seeks to preserve or enhance these aspects of Half
Moon Bay’s coastal small-town character, and address issues such as development scale, visual
quality, environmental resources, historical resources, heritage, community connections, and a
vibrant Downtown.

LAND USE DIAGRAM AND CLASSIFICATION
The Land Use Diagram, Figure 2.2-3, is a graphic representation of planned land use classifications.
It will be used in conjunction with policies established in the Plan to review and approve, modify
or deny proposed development projects. The land use classification system establishes allowed uses,
maximum density and intensity, and the type and character of development that is expected. Details
on development standards are established in the zoning ordinance and Local Coastal
Implementation Plan (IP), and more than one zoning district may be consistent with a single
General Plan/LUP land use class.
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According to State law, the General Plan must establish standards of population density and
building intensity for each land use classification. The General Plan and LUP stipulate residential
densities in housing units per acre; population density can be obtained by applying average persons
per household and average vacancy rate1 to the housing unit densities. For nonresidential uses, the
Plan specifies a maximum permitted ratio of floor area to site area (Floor Area Ratio or FAR).
Recommended density and intensity standards do not imply that development projects must be
approved at the intensity specified for each use. Zoning regulations consistent with General Plan
policies and/or site conditions may result in lower attainable densities/intensities.
For all land use designations, density and intensity ranges apply to the developable portions of a
site (that is, exclusive of land with development constraints such as environmentally sensitive
habitats of the date of the development application. State-mandated density bonuses for below
market or senior housing are in addition to densities otherwise permitted pursuant to the land use
designation’s density limits. Density and intensity ranges are based on the “gross” area of a
development site, including potential future rights-of-way and/or public parks or facilities needed
to serve developments. When public improvements are subtracted, “net” density and intensity of
an individual development may be higher.
Low Density Residential (0.3 – 2.0 units per acre)
This designation provides for single-family residential development at relatively low overall
densities. It is found in one area in the northern portion of the city. Approximately 48 acres of land
are designated Low Density Residential.
Medium Density Residential (2.1-16.0 units per acre)
This designation provides for single-family development with minimum lot sizes of 5,000 to 20,000
square feet, and allows for detached and attached single-family dwellings and duplexes. Most of the
city’s existing residential neighborhoods have this designation. Approximately 618 acres in Half
Moon Bay are designated Medium Density Residential.
Note to the Reader: The 1993 LUP establishes a density range of 2.1 to 8.0 units per acre for this
designation. However, the designation corresponds to both single-family zoning districts as well as the
two-family zoning district (R-2), which allows up to 16 units per acre. This LUP would adjust the
range of the Plan designation to be consistent with zoning. No zoning changes are recommended.
High Density Residential (16.1-25.0 units per acre)
This designation applies to areas suitable for multifamily or high-density single-family
development of densities as high as one dwelling unit for every 1,500 square feet of lot area. It is
mapped within and adjacent to the Downtown Core, as well as at the Cañada Cove Mobile Home
Park. This designation provides for flexibility in development form and can include multifamily
apartment buildings, assisted living and senior housing, small houses on small individual lots,

1

Based on the US Census Bureau’s American Community Survey for 2009-2013, the number of persons per household
was 2.65 and the average vacancy rate for housing units was 9.0%.
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clustered development including duplexes, triplexes, townhomes, with private and shared open
space. The High Density Residential designation covers about 125 acres in Half Moon Bay.
Commercial – General (Up to 1.0 FAR)
This designation is intended to support a vital commercial area and mixed-use district in central
Half Moon Bay. It supports a variety of commercial activities including downtown retail, service
and office uses, shopping centers, visitor-serving facilities, health care, and live/work spaces.
Permitted uses include amenities for day-to-day needs, office, wholesale, and retail activities.
Single- and multifamily residential uses are also permitted in this district, but are restricted to upper
stories along Main Street north of Correas Street, and permitted at the ground level elsewhere.
Buildings may rise up to 3 stories, The City provides incentives in the form of reduced development
standards which may include FAR or height bonus for
below market rate and senior housing meeting specific
Downtown Core
criteria, as specified in the Municipal Code.
This LCP identifies a Downtown Core
Approximately 107 acres are designated Commercial area within which future development
General.
should be concentrated to support a
Commercial – Visitor Serving (Up to 0.75 FAR)
This designates areas for commercial uses intended to
serve the coastal recreation needs of visitors. Visitorserving commercial areas are sited near coastal recreation
areas or along Highway 1. Uses may include visitor
lodging, restaurants, bars, art galleries, equestrian supply,
fishing and boating facilities, and other similar uses. This
designation does not permit retail that is unrelated to
coastal recreation, office, professional services, or service
stations. The Commercial – Visitor Serving designation
applies to 13 acres in Half Moon Bay.

vibrant town center with a diverse
mix of pedestrian-oriented businesses,
shops, housing types, and public
spaces. The Downtown Core includes
all of the land designated Commercial
– General, including the Main Street
area and the land around the
intersection of Highway 1 and SR 92,
as well as adjacent residential and
mixed-use neighborhoods with other
Plan designations. A detailed diagram
of the Downtown Core area is
provided as Figure 2.2-4.

Light Industrial (Up to 0.5 FAR)
This designation allows for uses such as light industrial, distribution, repair, construction, and
storage. It is limited to two areas along SR 92. Half Moon Bay has approximately 29 acres of land
designated Light Industrial.
Horticultural Business (Up to 0.5 FAR)
This designation permits field production, nurseries, and greenhouses, and is intended to support
the city’s floricultural industry. The LUP applies this designation to three main areas: in the north
of the city, along Highway 1; along Pilarcitos Creek east of the downtown area; and adjacent to the
Wavecrest area along Highway 1. This designation also facilitates farm produce stands and similar
small-scale commercial operations. This designation covers 150 acres in the City of Half Moon Bay.
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Public Facilities and Institutions (Up to 1.0 FAR)
This designation provides for educational, governmental, and institutional uses, such as public
schools, public works and utilities yards and maintenance buildings, and public hospitals. The
Public Facilities and Institutions designation covers 102 acres.
Regional Public Recreation
The purpose of the Regional Public Recreation areas is to identify and preserve the publicly-owned
beaches and associated uplands that should be maintained as State Beach by the California
Department of Parks and Recreation. The LUP considers such areas the city’s major coastal
recreational resource. This designation can be found along the coast from the northern end of the
city to the Wavecrest site. Approximately 351 acres in Half Moon Bay are designated Regional
Public Recreation.
Planned Development District
The Planned Development District designation is designed to ensure the comprehensive planning
for the development of the city’s undeveloped subdivisions based upon unique site conditions. The
intent of this district is to allow for appropriately sited and scaled development including all
associated infrastructure while protecting the area's environmental attributes, including scenic
resources, environmentally sensitive habitat areas, and viable farmland, while maintaining
community character. The designation requires each Planned Development District to be planned
as a unit, or Planned Unit Development (PUD), with the inclusion of any possible residential uses,
neighborhood recreational facilities, commercial recreation, and office or industrial uses
determined prior to approval. For parcels of this designation, the maximum density of development
is specified either in the LUP’s development policies for specific PUDs or by the City at the time of
development approval. The Planned Development District covers a total of 1,248 acres in Half
Moon Bay.
PUD sites in Half Moon Bay are shown in Figure 2.2-3. A number of these have been developed or
are otherwise committed, but the majority of them still retain a number of vacant or underutilized
parcels. Five of the Planned Development areas have other land use designations:


Miramar Beach is designated as Regional Public Recreation;



Guerrero Avenue Site is designated Residential – Medium Density;



Pilarcitos West Urban Reserve is designated Urban Reserve;



West of Railroad is designated Regional Public Recreation;



Nurserymen’s Exchange is designated Residential – Low Density and Open Space Reserve.
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Figure 2.2-3: Land Use Diagram
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Nevertheless, the additional guidance provided below applies to these areas. For each area, a table
summarizes site acreage, allowed uses, the amount of development that may occur, and the amount
of development that has occurred as of 2016. The tables are followed by summary descriptions of
site characteristics and LCLUP guidance. Districts west of Highway 1 are presented from north to
south, followed by districts east of Highway 1, from south back to north. Reference may be made
to Figure 2.2-3 (Land Use Diagram) for the location of all PD districts. Conditions applying to
specific Planned Development Districts are detailed as policies later in this section.

Miramar Beach
Table 2.2-2: Miramar Beach
Site Area

2.5 acres

Allowed Uses

Residential, parks and open space

Maximum Development

15 units

Development (2016)

5 units

This property consists of 2.5 acres on the south side of Mirada Road, on which one three-story
structure containing 5 apartments is located above the bluff face. A portion of the property is
located within the zone of potential tsunami inundation. Much of the property is susceptible to
coastal erosion by 2050, and nearly all of the property could be subject to coastal erosion by 2100.
Though data on erosion resulting from potential sea level rise were not available, it is understood
that higher sea levels are likely to accelerate shoreline and bluff erosion and retreat due to increased
wave attack.2. Any further development of the property is dependent on the possibility of reducing
or eliminating the high rate of erosion. However, this must be done in accordance with policies in
the Coastal Hazards section. Long-term protection of the existing structure may not prove to be
possible, since it is not certain that any means of protecting the existing building frontage will be
adequate and extensive riprapping or seawall construction to the south and north could conflict
with Coastal Act policies. The preferred alternative under the Coastal Act would be acquisition of
the property as part of the State Beach, which includes segments both south and north of the site,
and demolition of the existing structure.

Guerrero Avenue Site
Table 2.2-3: Guerrero Avenue Site
Site Area

6 acres

Allowed Uses

Residential

Maximum Development

46 units

Development (2016)

None

This property consists of about 6 acres in 2 parcels between the original Miramar and City of Naples
subdivisions, and a series of platted lots along the east side of Alameda Avenue. This site is bounded
on the north by mapped but unimproved Guerrero Avenue, on the south by the Naples Creek
2

Heberger, Matthew et. al., 2009. The Impacts of Sea-Level Rise on the California Coast. California Climate Change
Center.
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drainage, and on the east and west by properties fronting Valencia Street and Alameda Avenue.
Water and sewer services are available from Guerrero and Alameda. There may be an opportunity
to provide some low and moderate cost housing as a part of development, and to create a minor
access route to the beach. However, the site contains vernal marsh habitat and is considered ESHA.
Any development on this site will require detailed biological study, following the policies
established in the Coastal Resources section.

Surf Beach/Dunes Beach
Table 2.2-4: Surf Beach/Dunes Beach
Site Area

50 acres

Allowed Uses

Residential, commercial recreation, visitor-serving commercial

Maximum Development

150 residential units; at least 20 acres of commercial recreation or visitorserving development, preferably south of Young Avenue

Development (2016)

Equestrian operations; open space; undeveloped land.

The Surf Beach/Dunes Beach area is a partially undeveloped area totaling about 50 acres, bisected
by Young Avenue and bounded by Half Moon Bay State Beach on the west and south, Highway 1
on the east, and the Miramar neighborhood on the north. As of 2016, land north of Young Avenue
is largely undeveloped, with some parcels from the old unimproved Surf Beach subdivision now
conserved by land trusts as open space. The area south of Young Avenue is used primarily for
stabling and rental of horses and horseback riding. The Dunes Beach section of Half Moon Bay
State Beach is accessed via Young Avenue. A portion of this area is in the tsunami hazard zone, and
a majority of the site is considered potential ESHA; detailed study will be required to determine
whether sensitive resources are present.
Planned residential development could enhance access to the beach by providing for expansion and
improvement of the Young Avenue right-of-way, by assuring a permanent buffer from residential
development, and traffic patterns which avoid local and visitor traffic conflicts, by reducing overall
density and its trafficgenerating consequences, and by assuring the retention of equestrian uses,
with the possible reservation of a small additional area for expansion of commercial recreation,
including horseback riding or beach-related recreational support (fishing and equestrian supplies
and a goods store, etc.).

Venice Beach Area
Table 2.2-5: Venice Beach Area
Site Area

38 acres

Allowed Uses

Residential, commercial recreation

Maximum Development

75 residential units; horse stabling, rentals training, and riding or other
recreational use

Development (2016)

4 units; equestrian operations
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The Venice Beach area is a partially developed area totaling about 38 acres. It is bordered on the
north by Frenchmans Creek and on the south by the Casa del Mar subdivision. Venice Boulevard,
an unimproved road to Venice Beach, bisects the area. An old, primarily unimproved subdivision
known as Venice Beach encompasses 5 acres on both sides of Venice Boulevard; 15 old substandard
lots have been developed for 4 homes, with 94 vacant lots remaining. North of the subdivisions,
there are two parcels totaling almost 9 acres; most of this area is used for a horse ranch, providing
stables, rentals, and trails to the equestrian trail in the State Beach. South of the subdivision there
are three parcels totaling 14 acres which are not in any use; they may have been used in the past to
raise hay or barley. Drainage conditions, as in the Surf Beach area, are considered poor. In addition
to the lack of water and drainage problems, bifurcation of the area by Venice Boulevard, a major
access route to the beach, proximity to areas of high intensity recreational use, residential
development, and frequent and extensive use of the area for horseback riding, have made open
agricultural use generally undesirable.
A Planned Development designation for this area is proposed in order to provide for a
moderate level of residential development, retention of commercial recreational use, and
provision of improved coastal access.

Public Facilities
Table 2.2-6: Public Facilities
Site Area

4 acres

Allowed Uses

Public facilities

Maximum Development

As specified in policies

Development (2016)

None

This area contains about four acres of land adjacent to the City's sewage treatment facility.
Approximately one acre is located east of the existing plant, and three acres are located south
adjacent to the existing plant. These sites are planned for municipal uses following the policies of
this LCLUP. However, any development in this area will require detailed biological study, following
the policies established in the Coastal Resources section due to presence of ESHA and potential
ESHA.

Pilarcitos West Urban Reserve
Table 2.2-7: Pilarcitos West Urban Reserve
Site Area

145 acres

Allowed Uses

Agricultural use; limited recreation

Maximum Development

Agricultural use; limited recreation

Development (2016)

9 residential units; agriculture

This area contains about 145 acres of land and is generally located east of the Half Moon Bay Coastal
Trail, north of Kelly Avenue, west of Matteucci lands designated PD, Ocean Shore Subdivision and
Coast Highway 1,and south of Pilarcitos Creek and the Casa del Mar Subdivision. The area is
bisected by Balboa Boulevard, and currently contains nine houses and some agricultural fields as
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well as undeveloped land. All of the lands in this area contain Class II soils with some Class I, and
on-site wells near the creek have traditionally provided water for farming.

Matteucci
Table 2.2-8: Matteucci
Site Area

5.5 acres

Allowed Uses

Residential

Maximum Development

42 residential units

Development (2016)

11 residential units

This area contains about 5 1/2 acres of land and is generally located west of Pilarcitos Park
Subdivision, south of Pilarcitos Creek, north of Kelly Avenue and east of the Matteucci holdings in
this area that are in agricultural use. A Specific Plan was created for 13 single-family houses
(including two existing houses), and the area has been partially developed since the 1993 LCLUP.
The Specific Plan map shows an additional seven parcels which are in the Matteucci PD area but
not part of the Specific Plan.

Arleta Park/Miramontes Terrace South, West of Railroad Avenue
Table 2.2-9: Arleta Park/Miramontes Terrace South, West of Railroad Avenue
Site Area

32 acres

Allowed Uses

Residential, open space for recreation

Maximum Development

65 units

Development (2016)

None

The portion of the large Miramontes tract and Arleta Park south of Kelly Avenue which is west of
Railroad Avenue is subdivided into small lots, with undeveloped street rights-of-way terminating
at the public recreation area owned by the City of Half Moon Bay and San Mateo County. This area
contains 130 vacant lots on 32 acres. Development in accordance with existing platting would result
in conflicts between residential and recreational use, the type of uncontrolled access to the beach
and bluffs which has produced traffic congestion and environmental problems in other areas of the
city similarly subdivided. Development is also not possible without extension of water and sewer
services and street improvements requiring an assessment district; full build-out would result in
elimination of the few stands of cypress which remain and an increase in traffic congestion on Kelly
Avenue, Poplar, and Filbert streets.

Public Acquisition
The preferred alternative, given Coastal Act priorities, is for acquisition of the subdivided area west
of Railroad Avenue for State Beach expansion. Such acquisition would assure an adequate buffer
between residential and recreational use in an area where the width of current public ownership is
quite limited. This is the preferred use indicated as the primary designation on the Land Use Plan
Map.
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In the event that State acquisition is not possible, limited residential development could be
permitted under a complete replanning and re-platting of the area. Such re-planning is required
to deal with unbuildable lots, to alter the mapped street system to minimize access conflicts and
improve local circulation, to provide an adequate buffer between residential development and the
public beach area, to preserve views along the bluff tops, to preserve the existing cypress stands, and
to eliminate the possibility of streets ending at the State Beach property.

Wavecrest Restoration Project
Table 2.2-10: Wavecrest Restoration Project
Site Area

630 acres (490 acres in North Project Area, 140 acres in South Project
Area)

Allowed Uses

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

Maximum Development

1,000 residential units; at least 15 acres community recreation; 20-30
acres for major park; at least 30% of site retained as open space

Development (2016)

2 residential units; 13.2-acre public park; golf course

This is a large area of Half Moon Bay west of Coast Highway l south of Arleta Park to the south City
limits and generally excluding Ocean Colony, Cañada Cove Mobile Home Park, and existing
development. It is generally an area of paper subdivisions in scattered ownerships.
The State of California and the City of Half Moon Bay have designated this area as a California
Coastal Conservancy Project referred to as the "Wavecrest Restoration Project." The Project has
been officially approved by the California Coastal Conservancy, California Coastal Commission,
and the City of Half Moon Bay. The State approval and certification of the Project is a clear
indication of the State's recognition of the Project as a positive vehicle for the implementation of
the State goals and objectives for maintaining and enhancing our coastal resources.
The Project is intended to achieve five Coastal Act goals of statewide significance: (1) consolidation
and re-platting of over 1,400 substandard lots in paper subdivisions; (2) provision of public access
to the coast; (3) restoration and protection of riparian corridors and blufftops; (4) establishment of
a stable Urban/Rural Boundary to preserve the potential for agricultural use of currently vacant and
idle lands south of the City; and (5) generation of funds to protect lands with agricultural potential
located outside of the Project area. The Project is also intended to better enable the City to meet its
fair share of existing and projected regional housing needs by providing up to 1,000 housing units,
up to 200 of which will be made available to persons of low and moderate income.
The Wavecrest Restoration Project encompasses about 630 acres; about 490 acres north of Ocean
Colony (the "North Project Area"); and about 140 acres south of Ocean Colony (the "South Project
Area"). (See Wavecrest Restoration Project under Map Section).

North Project Area
The North Project Area, known locally as the Wavecrest Area, is the largest, single, undeveloped
area in Half Moon Bay, with a total of about 490 acres. More than one-third of the area is platted in
five old subdivisions. There is a trunk sewer line running north-south through the area, about 1,500
feet from the boundary of the public recreation area. Otherwise, there are no water or sewer services
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and no paved streets. Smith Field Park, including Little League ballfields, occupies about 13 acres
in the middle of the area, accessed via Wavecrest Road, and a few houses are located near Highway
1. Agricultural use, including vegetable growing and dry farming, and grazing, have occurred in
the northeastern portion of the Wavecrest Restoration Area. A large investment in drainage
improvements as well as a source of water would be required to use this land for irrigated field
production and such an investment is not considered economically feasible in Half Moon Bay.
Substantial agricultural use could conflict with potential Environmentally Sensitive Habitat Area
(ESHA) and/or the protection of the coastal bluffs.
The Project area offers the potential to meet local needs for active or passive recreation. The City
has, for some time, planned a major recreation facility to meet unmet needs for active recreation.
Any plan for the Wavecrest Project Area should include consideration of such a facility which could
be provided in connection with new development. The Project area also offers the potential to meet
needs for new commercial recreation and public recreation and reasonable needs for new
development in Half Moon Bay to accommodate population growth, which would otherwise be
accommodated on land outside the City with substantially more potential for agricultural use. The
concentration of development policy specifically supports such shifts in order to protect valuable
coastal resources. Development of this area also offers major potential to accomplish other Coastal
Act objectives with respect to improved coastal access and recreational opportunities, restoration
of damaged habitats, and protection of existing habitat. New development could ensure the
provision of new and improved access to the shoreline and the beach, restoration of existing gullies,
and protection of the returning scrub habitat and protection of coastal view corridors. In addition,
such development would include provision both for new low cost visitor accommodations in the
form of a new recreational vehicle park, new low and moderate income housing, and new
commercial recreational opportunities. Re-planning and re-platting the existing subdivisions is
essential to protect and improve coastal access, to ensure continuous lateral access and protected
recreational opportunities along the cliff edge, to reduce the potential density of new development,
to restore damaged habitats and bluffs, and to protect watercourses.
As of 2016, much of the North Project Area has been purchased by conservation land trusts. This
includes all land between Smith Field Park on the south and Seymour Street on the north, extending
from Highway 1 to the bluff top, as well as substantial land holdings in the “paper subdivisions” to
the west and south of Smith Field Park, and all land between Smith Field Park and Highway 1. The
City of Half Moon Bay owns 16 acres of undeveloped land adjacent to the developed ballfields at
Smith Field Park.

South Project Area
The South Project Area is located between Ocean Colony and the Cañada Cove Mobile Home Park,
on the north, and Half Moon Bay City limits, on the south, and from Highway 1 to the Pacific
Ocean. At the time of the 1993 Half Moon Bay LCLUP, the area included two undeveloped “paper
subdivisions” and an unsubdivided property, on both sides of Arroyo Cañada Verde. None of the
land was used for agriculture, and agricultural use was considered infeasible. The 1993 LCLUP
called for re-subdivision and development of the South Project Area, including transitional
residential, recreational, and visitor-serving commercial development, as an opportunity to achieve
the Coastal Act goals intended to be achieved by the Wavecrest Restoration Project. The 1993
LCLUP noted that improvement and extension of Miramontes Point Road was needed to provide
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access to a proposed public vista point on the bluff and a parking facility serving Cañada Cove
Beach, as well as to provide access to the hotel to be built in Ocean Colony.
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.

Half Moon Bay Country Club (Ocean Colony)
Table 2.2-11: Half Moon Bay Country Club
Site Area

278 acres

Allowed Uses

Residential, recreational, commercial, public facilities

Maximum Development

1,050 residential units, commercial complex, 414-room hotel, golf course,
recreational facilities, public facilities as specified

Development (2016)

637 residential units, commercial complex, hotel, golf course, recreational
facilities, RV park

Half Moon Bay Country Club is a 278-acre residential, recreational and commercial Planned Unit
Development (Country Club PUD) which was fully approved by the City in compliance with all
applicable State land use and environmental statutes and local ordinances prior to the adoption of
Propositon 20 (the Coastal Zone Conservation Act) in 1972. The Country Club PUD is located west
of Highway 1 in the southern portion of the City between Redondo Beach Road and Miramontes
Point Road. At the time of the 1993 Half Moon Bay LCLUP, the following improvements had been
completed: all of the streets and utilities, all of the perimeter walls and fences, the +145-acre, 18hole golf course, the treated waste-water pumping station, pipeline, and irrigation system, the
related series of lakes, the motel and commercial complex along Highway 1, the pro shop, tennis
courts, indoor swimming pool, athletic club and restaurant, about 189 dwelling units, retaining
walls, a tot lot, and an improved trail for lateral coastal access which is subject to a recorded offer
of dedication. Since that time, the Ocean Colony residential community has been fully developed,
with 605 units, the Carnoustie development has been approved and partially completed (32 units),
and the Ritz-Carlton Hotel has been developed. The PUD would allow up to 1,050 dwelling units
and a hotel complex with up to 414 rooms. Thus this PUD is substantially built out, providing
significant recreation and visitor-serving opportunities, coastal access, and residential
opportunities within an established neighborhood with an existing urban infrastructure capable of
accommodating such development.
While the overall development of the Country Club PUD is controlled by the Existing Country
Club PUD Approvals, and while the density, location, and type of future development has already
been determined by the existing development, the Coastal Commission has required permits for
specific residential and commercial developments within the Country Club PUD. In the process of
obtaining those permits, the developer has recorded various covenants and restrictions establishing
design review controls acceptable to the Coastal Commission, and has approved and recorded an
offer to dedicate a lateral trail across the Country Club PUD in a location approved by the Coastal
Commission. This may be expected to continue with any future development in the PUD.
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L.C. Smith Estate
Table 2.2-12: L.C. Smith Estate
Site Area

5.38 acres

Allowed Uses

General commercial, public facilities

Maximum Development

General commercial development

Development (2016)

None

This area contains 5.38 acres of land between Highway 1 and South Main Street. The parcel is a
large triangular site which comprises the southern entrance to downtown Half Moon Bay via Main
Street. The topography of the parcel is that of virtually a level site. The site is vacant and located
adjacent to an existing auto dealership to the north.
At the time of the 1993 LUP, it was determined that the previous Public Facility designation on this
site was not necessary to carry out the intent of the City's Land Use Plan and General Plan. To
accomplish the objectives for this site the most logical alternative was found to be to encourage a
Planned Unit Development with a modified General Commercial designation, involving
restrictions on the types of commercial uses, special limitations on the bulk, heights, and setbacks
for any structures, requirement for a Site & Design Permit, and dedication of an area for an "entry
feature" to the City. The Planned Development District/General Commercial designation is
intended to encourage a development solution which will achieve all of these objectives.

South Main Street/Cassinelli
Table 2.2-13: South Main Street/Cassinelli
Site Area

4.5 acres

Allowed Uses

Light industrial, commercial, or resdiential

Maximum Development

64 residential units, park

Development (2016)

64 residential units, park

This area contains 4.5 acres of land east of Main Street in a strip 200 feet wide from Magnolia Street
to about 500 feet north of Higgins/Purissima Road. At the time of the 1993 LCLUP, the site was
undeveloped. Between 1996 and 2001, the Main Street Park residential development was
completed, featuring 64 affordable family units and the approximately half-acre Main Street Park,
privately owned but accessible to the public. No additional development is anticipated.
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Andreotti (Stone Pine Center and Cypress Cove)
Table 2.2-14: Andreotti
Site Area

24 acres

Allowed Uses

Commercial, residential, open space

Maximum Development

130 residential units; commercial development

Development (2016)

129 residential units; Stone Pine Center; US Post Office; mobile home
park; industrial uses

This area contains about 24 acres of land between Pilarcitos Creek, North Main Street undeveloped
property to the east owned by the Peninsula Open Space Trust, and Highway 92. The topography
of the parcel is varying elevations and flood plains along Pilarcitos Creek with level to rolling
contour over the majority of the site.
In the 1993 LCLUP, this primarily agricultural tract was designated as a mix of residential and
commercial. Since then, much of the site has been developed with a mix of residential and
commercial development and public facilities. The Stone Pine Center shopping center fronts North
Main Street, with the John L. Carter Memorial Park stepping down in an amphitheater toward
Pilarcitos Creek. Half Moon Bay’s U.S. Post Office is located to the east above the creek, while the
Cypress Cove condominium development features 128 attached housing units in the site interior.
These uses are all accessed via Stone Pine Road. The north edge of the site along SR 92 features the
same land uses present in 1993: a mobile home park, a small industrial use, and agricultural fields.
Additional commercial development on these properties may occur following the policies in this
LCLUP.

Podesta/Silvera
Table 2.2-15: Podesta/Silvera
Site Area

34.5 acres

Allowed Uses

Industrial and residential

Maximum Development

125 residential units, industrial development

Development (2016)

2 residential units

This area contains about 34.5 acres of land between Highway 1, North Main Street, Half Moon Bay
High School, Lewis Foster Drive, and the Highland Park/Newport Terrace subdivision. The area
consists of 2 parcels, one long strip of about 4.5 acres running along Lewis Foster Drive and the
other, about 30 acres fronting on Highway 1. The Lewis Foster Drive parcel is currently vacant
while the larger parcel is in agricultural use. The site was previously used for horticultural
production. Given the absence of potential for continued horticultural production and a need to
provide for careful transition from industrial activities to residential uses, this tract is being
designated as a mix of residential and industrial.
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Carter Hill
Table 2.2-16: Carter Hill
Site Area

47 acres

Allowed Uses

Residential, public facilities

Maximum Development

50 residential units; Coastside County Water District tank

Development (2016)

Coastside County Water District tank

This area consists of about 47 acres in 4 parcels, including one containing a water tank owned by
the Water District. Most of the site is very steep, with landslide and erosion potential, and the upper
part of the hill is located in the scenic viewshed from Highway 1. Residential development and road
construction on the steeper slopes would require a substantial amount of hillside cutting and filling
and would increase the possibility of slope failure, posing a hazard to homes and development on
the lower slopes. However, development can occur on the lower part of the site without adverse
effects on coastal resources.
Therefore, this site is proposed for moderate-density development on the lower portion of the hill
where the land is relatively flat and outside the scenic viewshed. Development would be within
walking distance of the high school and the industrial area to the west. Attached homes and/or
apartments at medium densities are contemplated, and should be designed to be consistent with
similar development on the adjacent Dykstra Ranch property. Development would be concentrated
on about 25 percent of the site, located below the 160' contour line.

Dykstra Ranch (Pacific Ridge)
Table 2.2-17: Dykstra Ranch
Site Area

114 acres

Allowed Uses

Residential

Maximum Development

63

Development (2016)

None

This is a parcel of 114 acres of gentle to steep slopes on the eastern edge of the City. Only a very
small portion of the site contains prime soils. In the past, the lower slopes and flatlands had been
used for pasture. A Planned Unit Development and tentative tract has been previously approved
for development in this area, with a total of 228 units.
Eastern portions of the Dykstra Ranch have steep slopes. These slopes have been identified as
having landslide potential. Residential development and road construction on these steep slopes
would require a substantial amount of hillside cutting and filling and would increase the possibility
of slope failure, posing a hazard to homes and development on lower slopes. Most of the Dykstra
Ranch has development potential without such hazards conflicts.
Residential development is appropriate as an alternative to development of more rural lands and
those with significant coastal resources, in accordance with Coastal Act policies. However, such
development must conform with protection of views of the hillside, avoidance of hazards, and
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minimum alteration of natural landforms. Development of this site does offer the potential for
solving local drainage problems in the Terrace Avenue subdivisions.
Development should occur in a manner which minimizes conflicts with Coastal Act policies with
respect to preservation of the natural environment and hillside and watershed protection.
While the PUD allows a maximum of 228 units on the site, the approved Pacific Ridge development
would feature only 63 units, located directly east of the Highland Park subdivision, with the
remainder of the site left as open space.

Nurserymen’s Exchange and Adjacent Property
Table 2.2-18: Nurserymen’s Exchange and Adjacent Property
Site Area

30 acres

Allowed Uses

Residential

Maximum Development

80 residential units

Development (2016)

Agriculture

These properties are located at the northern City boundary on the east side of Highway 1. There
are approximately 30.2 acres under three separate ownerships, with the Nurserymen's Exchange
the majority landowner with approximately 28.1 acres. Although the site contains some Class II
soils, the area has been used in the past for only limited agriculture production.
It is proposed that the future development of the property be limited to residential uses. Although
no specific type of housing is proposed or recommended, development shall be limited to an overall
maximum density of one dwelling unit for each 7,500 square feet of land area, with a maximum of
80 units permitted.
Any change in use from the current agricultural operation shall be in accordance with the
conditions set forth herein. A Planned Unit Development Plan shall be prepared for the entire site
in conjunction with any proposed change in use, although development may occur in phases.
The required Planned Unit Development Plan shall be prepared by the applicant and subject to the
review and approval of the Half Moon Bay Planning Commission and City Council. The Planning
Commission and City Council may reduce the allowable densities if future conditions such as but
not limited to traffic and roadway capacity and lack of available infrastructure and utility service
warrant such a reduction. Additional conditions of approval may be imposed in conjunction with
the review of the Planned Unit Development Plan is necessary and appropriate.
Urban Reserve
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 -
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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.
Open Space Reserve
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.
Greenbelt – Stream Corridor
The LUP requires that riparian corridors be designated along all perennial and intermittent
streams, lakes, and other bodies of fresh water in the Coastal Zone, and includes policies limiting
development in these areas. The Riparian Habitat designation identifies three of these corridors for
preservation and protection: the city’s two perennial streams—Frenchmans Creek and Pilarcitos
Creek—and Arroyo Canada Verde, an intermittent creek.

DEVELOPMENT REVIEW
Development review takes place as part of the Coastal Development Permit process. Some
developments may be subject to Environmental Review and/or Architectural and Site Design
Review approvals before a CDP may be issued. Submission requirements, review procedures, and
approval criteria are detailed in the Local Coastal Implementation Plan, which is also the Half Moon
Bay Zoning Ordinance. The Community Development Director, Planning Commission, and/or
City Council upon appeal would be responsible for action on development applications within the
City’s permitting jurisdiction, and would consider all findings of any required review processes in
the decision.
Coastal Development Permits
The administration of Coastal Development Permits is established in the Implementation Plan. The
Implementation Plan ensures that development complies with the LUP, the growth management
system (Measure D), and the Coastal Act, and that the proposed development be provided with
adequate services and infrastructure. A public hearing is required on any discretionary action.
Approvals for relatively minor permits are made by the Community Development Director; appeals
on the Community Development Director’s decisions may be made to the Planning Commission,
and appeals on the Planning Commission’s decisions may be made to the City Council. The
majority of the discretionary approvals are made by the Planning Commission; these decisions may
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be appealed to City Council, which would then make the final determination for projects located
outside of the Coastal Commission appeals jurisdiction.
Review for Coastal Resource Conservation
Coastal resource conservation standards are discussed in Chapter 2.4: Coastal Resources, including
policies that define the conditions under which special environmental studies are required. The
necessary elements of each study are detailed in the Implementation Plan. Any necessary
environmental reports must be submitted as part of the development application before
development review may begin.
CEQA Review
Any development deemed a non-categorically exempt “Project” by California Environmental
Quality Act (CEQA) standards require an environmental assessment to determine the extent of any
environmental impacts and whether or not those impacts are mitigated to a level of insignificance.
Non-mitigated environmental impacts require an Environmental Impact Report (EIR) prior to
Planning Commission action on the development application, before any decision on discretional
approvals may take place. Projects with mitigated environmental impacts require a Mitigated
Negative Declaration. Where mitigation is incorporated, a mitigation monitoring and reporting
program is required of all projects prior to Planning Commission review of the development
application. Projects with no potential to result in adverse environmental effects require a Negative
Declaration.
Architectural Review and Site and Design Approval
The architectural review and site and design approval process is intended to ensure that
development projects comply with site specifications established in the Zoning Ordinance and that
development of the city’s neighborhoods and commercial areas proceeds in a harmonious fashion.
The process is described in the Implementation Plan. Review criteria address such issues as the
compatibility of building materials, colors, and textures with adjacent development; the
compatibility of height, bulk, and design with the surrounding environment; the safety and
convenience of access to the site; and the appropriateness of landscaping.

SAN MATEO COUNTY GENERAL PLAN
The 280 acres of the Planning Area located outside of Half Moon Bay city limits are covered by San
Mateo County’s General Plan, which establishes policies to guide County decision-makers in
matters related to land use, development, and resource management. County lands included in the
Planning Area are considered Rural Lands, and are subject to the policies of the Rural Land Use
chapter. Rural Land Use policies focus on the protection and enhancement of resources in order to
preserve biodiversity, efficiently manage resources, protect scenic quality, provide recreational
opportunities, protect public health and safety, minimize environmental damage from
development, and promote local employment opportunities.
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Land Use Designations

Agriculture
This designation applies to lands currently under agricultural cultivation or in use for the grazing
of livestock, lands suitable for agriculture or which contain soils with agricultural capability
(including prime agricultural land), or ancillary lands which may not be suitable for agriculture but
which may be strategically located to protect agricultural lands from the encroachment of
incompatible land uses. The designation applies to land along the south side of SR 92 and the east
side of Highway 1 that are outside of Half Moon Bay City limits but included in the Planning Area.
It also applies to the Moonridge farm labor housing community.

2.2.4 Projected Development
This section summarizes Half Moon Bay’s growth trends and growth control ordinance,
characterizes market conditions and projected demand, and estimates the reasonable development
potential that could occur under the LUP.

POPULATION TRENDS
Half Moon Bay’s population stood at 11,727 in 2014, a slight increase from 11,324 in 2010. Between
1980 and 2000 population increased by 63 percent, with annual average (compound) growth rates
of 2.0 percent in 1980s and 2.9 percent in 1990s. However, growth slowed in the years that followed.
Between 2000 and 2014, due to a drop in group quarter population, population decreased by 121,
although household population increased at an annual average rate of 0.4 percent. The average
growth rate from 1990 to 2014 was 1.2 percent per year. Half Moon Bay’s population has also grown
older. Between 1990 and 2014, the population of children (ages 0 to 17) dropped slightly from 24.1
percent of the population to 19.5 percent. Adults in their higher education and working years (18
to 64) represented 67 percent of Half Moon Bay’s population in 1990, and 63 percent in 2014.
Meanwhile, the 65 and older segment grew from 9.6 percent of the population in 1990 to nearly 18
percent in 2014. Looking at the smaller age ranges tracked by the Census Bureau since 2000, each
segment up to and including age 45 to 54 declined as a share of Half Moon Bay’s population
between 2000 and 2014, while each segment from 55 to 64 and higher grew. Population and
Housing Projections
Population trends can help us understand what is likely to occur over the coming years. One
method is to calculate the average of longer-term (1990-2014) and shorter-term (2000-2014)
growth rates. This accounts for the long-term trend, but gives more weight to more recent years,
which may have a closer connection to what will come. This averaged growth rate, 0.8 percent,
would result in a total population of approximately 14,419 in 2040 or an increase of 2,698 people
and 1,020 housing units. This trends-based growth rate matches closely with the economic analysis
conducted for the General Plan/Land Use Plan Update, which found a demand for 776 housing
units by 2035 at a 0.7 percent annual growth rate. Taken out five years further, that growth rate
would result in 827 future units by 2040. Assuming the current ratio of population to housing in
Half Moon Bay, this would support population growth of approximately 2,604, to a total of 14,325.
The Association for Bay Area Governments’ population projections for Half Moon Bay are
somewhat lower, and would result in a total population of 12,400 in 2040. The aging of the
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population is reasonably expected to continue as well. This has implications for the types and
housing likely to be needed in the future, with an expected demand for smaller and more accessible
units and good access to services and amenities. Population trends and projections are summarized
in Table 2.2-19.

GROWTH LIMIT – MEASURE D
Residential development in Half Moon Bay is subject to Measure D, which limits residential growth
to a maximum of 1 to 1.5 percent annually (the higher growth rate is allowed within the downtown
area). At the time of adoption, the ordinance addressed concerns regarding the effects of growth,
arising from the City’s rapid population growth in the 1990s. The city’s more recent growth has
never reached Measure D limits, and projections for the next 25 years indicate average growth
below this level; however, it is possible that this limit could constrain growth in high demand years.
Housing and population growth that could be accommodated under Measure D between 2014 and
2040 are summarized in Table 2.2-20. As the table shows, up to 2,345 new housing units could be
developed under Measure D during the planning period—substantially more than would be
expected using trends-based projections.

LAND WHERE FUTURE DEVELOPMENT MAY OCCUR
This section identifies sites where new development may take place over the planning horizon. It is
important to note that not all of these sites may be appropriate for further development or
experience development in the coming years. Sites may have constraints—such as the presence of
environmentally sensitive habitat, geologic or other hazards, cultural or historic significance, or
archeological or paleontological resources—that would preclude development. Strategic
development of some of these sites would have the potential to improve the balance of residential
options, services and amenities, employment opportunities, and other needs identified by the Half
Moon Bay community.
Vacant and Underutilized Sites in Existing Neighborhoods
The first category of land where future development may occur is on vacant sites in or near existing
neighborhoods. There are an estimated 103 acres of vacant land or large parcels with very limited
development on them, in existing residential neighborhoods or areas with residential zoning. Of
this, some is scattered in developed neighborhoods, some is on private undeveloped parcels west of
Highway 1 near Redondo Beach Road, and some is at the Beachwood property on the east side of
Highway 1 between the Highland Park and Grandview subdivisions. Development would be
allowed on these sites in accordance with the LCP and the Zoning Ordinance.

Substandard Lots
Many of Half Moon Bay’s “infill” lots do not meet the requirements for minimum lot area or width
established in the Zoning Ordinance for the districts in which they are located. These are considered
substandard lots, and in many cases additional conditions need to be met for development. There
are some 226 substandard vacant lots, of which 83 are severely substandard, meaning that they
provide 55 percent or less of the required lot area or width required.
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Table 2.2-19: Housing and Population Trends and Projections
Historical Trends

Change (2014-2040)

1990 (U.S.
Census)

2000
(U.S.
Census)

2014
(California
DOF)

Average
Annual
Growth Rate
(1990-2014)

Average
Annual
Change
(2000-2014)

At Midpoint
Population
Growth Rate
of 0.8%

Total Population

8,886

11,842

11,721

1.2%

-0.1%

14,419

Household
Population

8,758

10,994

11,703

Housing Units

3,402

4,114

4,429

1.2%
1.1%

0.4%
0.5%

14,397
5,449

ABAG1

At Midpoint
Population
Growth Rate
of 0.8%

ABAG1

12,400

2,698

679

12,400
4,690

2,694
1,020

697
261

Sources: U.S. Census Bureau, 2000 Census; State of California, Department of Finance, E-5 Population and Housing Estimates for Cities, Counties, and the State, January
1, 2011-2014; Dyett & Bhatia, 2016.

Table 2.2-20: Maximum Development under Measure D
2040 (at 1%)1

2040
(at 1.5%)2

Change (2014-2035)

Average Annual
Change (2014-2035)

11,721

15,911

17,984

4,190 to 6,263

161 to 241

4,429

5,999

6,774

1,570 to 2,345

60 to 90

2014
Population
Housing Units

3

Notes:
1 Assumes 1 percent maximum and no additional development in the Downtown area.
2 Assumes 1 percent maximum allocation citywide plus 0.5 percent in the Downtown area each year.
3 Calculations use the City's 2014 Dwelling Unit Allocation Staff Report as a basis.
Source: City of Half Moon Bay, 2013; Dyett & Bhatia, 2016.
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Vacant and Underutilized Commercial and Industrial Sites
Underutilized commercial sites are defined here as sites with commercial development and/or
commercial zoning where the assessed land value is greater than the assessed value of existing
improvements, per San Mateo County Assessor records. This threshold has more value for
comparing property values relative to each other than in absolute terms, because assessed value is
highly affected by the property assessment limitations of Proposition 13. There are an estimated 66
acres of underutilized commercial land in Half Moon Bay, concentrated around the intersection of
Highway 1 and SR 92. There are also some small underutilized parcels in the heart of downtown,
and a site zoned for visitor-serving commercial development at Wavecrest Road and Highway 1.
Development would be allowed on these sites in accordance with the LCP and the Zoning
Ordinance.
Vacant and Underutilized Sites in Planned Development Districts
There are several Planned Development (PD)districts in Half Moon Bay, as shown in Figure 2.2-2.
A number of these have been developed or approved for development. In some of these districts,
properties have been purchased by land trusts for the purpose of conservation. Still, there remain
an estimated 335 acres of privately-owned and undeveloped land in the PD districts. Some
properties in the Surf Beach/Dunes Beach area; the Venice Beach area; the Pilarcitos West Urban
Reserve; and the Podesta site on the east side of Highway 1 north of Main Street, are used for
farming or horse boarding operations. None of these sites include “prime farmland,” as designated
by the California Department of Conservation. These areas, as well as much of the Wavecrest area,
also include undeveloped areas with Northern coastal scrub or other vegetation.
Parcels located in PD districts face a specific set of development requirements. Several of them,
including Wavecrest, Venice Beach, and Surf Beach/Dunes Beach, are “paper subdivisions”—
subdivisions dating to the early part of the last century where development has yet to take place.
These subdivisions lack water, sewer, and transportation infrastructure. The legal status of lots may
need to be demonstrated. Many of the lots would be considered substandard compared to typical
zoning requirements today. The number of property owners within one PD district can be high,
which can create complexities for the development of specific plans that would cover the entirety
of each site, as owners may have difficulty reaching a consensus, and many owners may choose to
not participate. Finally, the PD districts are governed by LUP policies designed to protect coastal
resources, ensure coastal access, and minimize hazards. Development is allowed in PD districts in
accordance with the LCP and the Zoning Ordinance, which establish detailed requirements laid out
in the policies of this chapter.
Farmland within the Urban Perimeter
Unsubdivided lands used for open field farming; not suited for greenhouse development; and
clearly within the perimeter of existing development cover an estimated 259 acres in Half Moon
Bay. The category includes properties on the east side of Highway 1 south of Frenchmans Creek
Road and south of Spindrift Way, properties on the west side of Highway 1 south of the Casa del
Mar subdivision, and properties between Kelly Avenue and Pilarcitos Creek, also west of Highway
1. Most of this land is classified by the California Department of Conservation as Prime Farmland.
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These lands were designated as Urban Reserve in the 1993 LUP. The designation enables the
continuation of field agriculture uses for as long as economically feasible. Permitted uses are limited
to open field agricultural uses and accessory buildings. Only at such a time as substantial
development has already taken place in the city’s non-reserved lands (the first three categories
above) will Urban Reserve lands become available for urban development. Land in this category is
not assumed to develop during the planning period because vacant and underutilized sites in
existing neighborhoods; vacant and underutilized commercial and industrial sites; and vacant and
underutilized land in the Planned Development districts is expected to accommodate growth
demands.
To support the long-term retention of agricultural uses, this LUP introduces allowances for
additional supporting uses in the Urban Reserve land use designation. Policies in Section 3, Coastal
Resources, include strategies and provisions for property owners and agricultural operators seeking
to maintain their Urban Reserve lands in agricultural use.
Agricultural and Undeveloped Land beyond the Urban Perimeter
Unsubidivided land with open fields or limited or no development, located beyond the urbanized
perimeter in Half Moon Bay account for some 734 acres within Half Moon Bay and 103 acres
outside City limits. Lands include hilly uplands with timber and open space resources, where future
potential is limited by potential hazards and the presence of environmental resources to low-density
development or recreational use. Most of this land is located on the hillsides east of Highway 1 at
the northern end of the city. Hillsides directly east of downtown and at the south end of the city
east of Highway 1 and south of Miramontes Point Road are also in this category.
Land within City limits in this category is in the Open Space Reserve designation created in the
1993 LUP. This designation prohibits conversion to urban uses until such a time that all other land
in the city suitable for development has been committed to other uses.
Nurseries and farms on the east side of Highway 1 north of Miramontes Point Road and along the
south side of SR 92 are also in this category, and outside City limits but within the Planning area.
These lands are designated and zoned for agriculture in the County’s General Plan and zoning
ordinance. No urban development is expected to occur on these lands within the planning period.

DEVELOPMENT POTENTIAL
Development potential presented here is based on an analysis of what is allowed under zoning and
growth control regulations on land where future development could occur, as well as the market
analysis done for the General Plan/Land Use Plan. The analysis covers the planning horizon, to
2040. Development potential allowed by zoning was found to be less than what would be allowed
under Measure D, while the market was found to be the most limiting factor, based on the trendsbased analysis conducted for the Plan update. The analysis is consistent with that conducted for the
San Mateo County Comprehensive Transportation Management Plan (CTMP) in 2016. Expected
development is summarized below, and in Table 2.2-4.

2.2-30

General Plan and Local Coastal Land Use Plan
April 2016 Draft

Summary of Expected Development

Residential Development
As of 2014 there were 4,481 housing units in Half Moon Bay. There is an estimated capacity for
1,161 future units in Half Moon Bay in addition to the 160 units in the development pipeline.
However, only 987 future units are projected to be developed during the planning period. This
would result in a total of 5,468 units by 2040. The forecast represents a 22 percent increase, or an
average of 38 new units per year. Existing housing, pipeline development, maximum and projected
future development, and total residential development are summarized in Table 2.2-4, including
the proportion of single- and multifamily units.

Non-Residential Development
The economic study conducted for the General Plan/LUP Update found an estimated 1,269,000
square feet of existing commercial development in Half Moon Bay. When public and community
uses are included, there is an estimated 1,597,000 square feet of non-residential development.
ABAG estimates 5,330 jobs in Half Moon Bay in 2015. The analysis done for the LUP finds a
maximum capacity for an increase of approximately 1,338,300 square feet of commercial space
along with the 37,500 square feet in the pipeline. Based on market trends, it is expected that 346,900
square feet will be developed, resulting in an estimated 730 new jobs. Non-residential building area
is estimated to grow by 22 percent over the planning horizon, or about 13,000 square feet per year.
Existing, pipeline, maximum and projected future and total non-residential development are
summarized in Table 2.2-21.
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Table 2.2-21: Potential Future Development

Single-Family Units4
Multifamily Units5
Total Residential Units
Population
Non-Residential Sq. Ft.
6

Jobs

Existing (2014)

Pipeline1

3,493

105

988

Maximum
Future
Development2

Projected Future
Development3
611

Total Change
(Pipeline +
Projected)
716

Total
(2040)
4,209

Total % Change
(2014-2040)
20%

55

767
394

216

271

1,259

27%

4,481

160

1,161

827

987

5,468

22%

11,721

422

3,065

2,182

2,604

14,325

22%

1,597,000

37,500

1,338,300

309,400

346,900

1,615,900

27%

5,330

94

3,518

774

867

6,197

16%

Notes:
1 Development projects under review or approved as identified by City of Half Moon Bay in 2014.
2 Maximum future development is based on analysis of vacant and underutilized land, and allowed density and typical non-residential intensity. Measure D is found
not to be a constraining factor. No development is assumed to occur on land zoned Urban Reserve or Open Space Reserve.
3 Projected development accounts for projected growth rates for residential and various categories of non-residential development from Economic and Real Estate
Conditions and Trends report, 2014.
4 Includes manufactured homes.
5 Includes housing in mixed-use buildings, and caretaker units.
6 Existing jobs based on ABAG estimate for 2015. Future jobs are based on expected ratio of 400 square feet per job.
Sources: ABAG, 2013; San Mateo County Assessor, 2014; City of Half Moon Bay, 2014; Dyett & Bhatia, 2016.
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2.2.5 Water and Sewer Services
As shown in Table 2.2-21, future development in Half Moon Bay would add an estimated 2604
people and 867 jobs. The City would grow to a population of approximately 14,325, or 22 percent
more than the current population, and a total of 6,197 jobs, representing 16 percent growth. The
total service population (residents and workers) would be 20,523 in 2040.
A critical function of planning is to evaluate the capacity for existing public facilities and services
to handle growth, and to identify long-term needs. In the Coastal Zone, public works facilities
should be sited and designed to support development that furthers the goals of the Coastal Act
(Section 30254). This section summarizes the existing conditions and projected demand for water
and wastewater services based on the land use framework described above. This framework intends
to be consistent with Coastal Act priorities, including visitor-oriented development, public access
and recreation, and environmental and scenic protection. The Plan’s approach to the roadway
network as it relates to coastal access is covered in Chapter 2.3.

WATER
Existing Potable Water Infrastructure
The water distribution system for Half Moon Bay and parts of the unincorporated areas of El
Granada and Princeton is owned and operated by Coastside County Water District (CCWD). As
show on Figure 2.2-5, all of the Planning Area with the exception of some agricultural land and the
Johnston House property outside City limits are served by CCWD. CCWD’s water supply sources
include Pilarcitos Lake, Upper Crystal Springs Reservoir, Pilarcitos Well Field and Denniston
Creek. The primary water supply source is purchased from the SFPUC (Pilarcitos Lake and Upper
Crystal Springs Reservoir). Other supplies (about 10 percent in 2010) comprise infiltration well
water from the District’s Pilarcitos well field, and surface water and groundwater from the District’s
Denniston Project. Water is delivered to the system through one of two treatment plants: the
Denniston Water Treatment Plant near Half Moon Bay Airport and the Nunes Water Treatment
Plant in Half Moon Bay. The water distribution system consists of 11 treated water storage tanks,
which have a combined storage capacity of 8.1 million gallons, and over 100 miles of transmission
and distribution pipelines.3
In addition, private water wells are used in areas not served by public water systems, and in some
cases when public water systems do not allow connection.
Water Demand
CCWD’s baseline per capita water use in 2010 was 128 gallons per capita per day (gpcd) according
to the 2010 Urban Water Management Plan (UWMP) Update. In order to comply with the Water
Conservation Act of 2009, CCWD’s target per capita water use is 120 gpcd by 2020. The water
demand in 2010 was approximately 2,265 acre-feet per year (afy), projected to reach 3,149 afy by
2035.

3

Coastside County Water District website, Distribution, 2013); BKF Associates and Dyett & Bhatia, Existing Conditions
Report for Plan Princeton, May 2014.
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The UWMP’s demand projections were determined by multiplying the per capita water use targets
by the projected future service area population. Service area population was projected to be 23,427
in 2035, using ABAG projections for the Census tracts in both Half Moon Bay and El Granada. The
ABAG population projection for Half Moon Bay proper in 2035 was 13,900. This Land Use Plan
projects a 2040 population of 14,325, or just under 13,800 in 2035—consistent with projections
used in the UWMP. The Plan makes very limited changes to land use designations in the
Downtown Core, which may be expected to shift some development potential from other areas
where development is more challenging. Therefore, the UWMP provides a valid analysis of water
issues as they relate to the City of Half Moon Bay. As of 2016, the UWMP is in the process of being
updated.
System Deficiency of Potable Water
CCWD plans to meet its estimated 2035 water demand projection with 730 afy from Denniston
Creek, 150 afy from Pilarcitos well field, and 2,269 afy from the SFPUC. The district is currently
entitled to purchase approximately 2,455 afy from the SFPUC. This entitlement will not be
increased before 2018, and because availability of additional water from SFPUC after 2018 is
uncertain, the District assumes for planning purposes that this supply will not be increased. If
CCWD were to purchase its remaining volume of water from SFPUC to supply the City of Half
Moon Bay, there would be approximately 916 AFY of additional water supply available through
2035.
In April 2011, CCWD adopted a Water Shortage Contingency Plan providing a response plan in
the event of prolonged drought, water supply shortages, or emergency outages. During normal year
comparison, CCWD’s water supplies are adequate to meet projected demand. CCWD currently has
an ongoing pipeline replacement program to replace sections of old and damaged pipelines
throughout the Study Area with new ductile iron pipelines to reduce leaks and minimize losses
throughout the system.4
New development that relies on water from CCWD must be consistent with the Coastal
Development Permit (CDP) for the El Granada Pipeline Project (Coastal Commission CDP A-2SMC-99-063; A-1-HMB-99-020). As described in the El Granada Pipeline Project CDP, future
expansion of the water supply system to support growth in excess of the existing development level
shall not be approved unless the regional transportation system, specifically highways 1 and 92, is
improved to provide adequate levels of service. Furthermore, the Midcoast LCP prohibits CCWD
from expanding beyond phase I of the District’s Crystal Springs project until phase 1 water is
depleted.
These limitations have had the effect of limiting new development in Half Moon Bay. As of 2014,
CCWD had 209 unsold priority water service connections (5/8” size) and zero unsold non-priority
water service connections. New non-priority developments must trade or purchase water service
connections from existing owners, not from CCWD.

4

West Yost Associates, 2010 Urban Water Management Plan Update, June 2011; BKF Associates and Dyett & Bhatia,
Existing Conditions Report for Plan Princeton, May 2014.
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A Comprehensive Transportation Management Plan (CTMP) is currently being drafted by San
Mateo County which, if adopted and implemented, could result in adequate levels of transportation
service and the ability to issue new water connections. In addition, water demand assumptions used
to determine the number of allowed water connections associated with CCWD’s Crystal Springs
water project may not reflect current usage. Thus, additional water connections may be authorized
in the future, allowing development to occur in Half Moon Bay, so that the service population
anticipated by this LCP can be served.
Water Capacity Reserved for Priority Uses
Note to the Reader: This analysis will be furthered in the EIR and may result in updates to the
calculations. This will be made clear in future revisions and consistency will be maintained.
During periods when the capacity of public works is not adequate to serve all development allowed
by the Land Use Plan, Section 30254 of the Coastal Act requires that certain priority land uses not
be precluded from public services by other development. These Coastal Act priority land uses are:
coastal-dependent land uses, essential public services, basic industries, and recreation and visitor
serving facilities.
In order to assure that all available public works capacity is not consumed by non-priority land
uses, the LCP reserves a minimum capacity for priority land uses. The 1993 Half Moon Bay reserved
water capacity for priority uses shown in Table 2.2-22.
Table 2.2-22: New CCWD Water Capacity Reserved for Priority Land Uses
Coastal Act Priorities

Annual Demand (mgd)

Marine-Related Industrial

-

Commercial Recreation
Equestrian Facilities

.01

Hotel/Motel

.03

Restaurant
Subtotal

–
.04

Public Recreation
Local Recreation (local parks, playfields)

.02

Campsites

.02

Beaches

.02

Subtotal

.06

Floriculture and Agriculture
Indoor Floriculture

.2

Field Flowers and Vegetables

.04

Subtotal

.24

Total Water Capacity for Priority Land Uses

.34

Note: these allocations are carried forward from the 1993 Half Moon Bay Local Coastal Land Use Plan.
Source: City of Half Moon Bay Local Coastal Land Use Plan, 1993.
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The allocations in Table 2.2-22 remain valid because the amount of land allocated to priority land
uses has not been changed in this LUP Update. However, a new study of demand by use category
in Half Moon Bay would allow both the total number of water connections and the proportion of
connections reserved for priority uses to be recalculated. This LUP calls for such a study and
recalculation.
The 1993 LUP anticipated that most of the irrigational needs for local recreation would be met
through the use of reclaimed wastewater from the sewage treatment facilities. There is currently no
recycled water system that serves the City of Half Moon Bay. The Sewer Authority Mid-Coastside
(SAM) Treatment Plant, located west of Highway 1 between Frenchmans and Pilarcitos creeks,
would need costly infrastructure improvements to upgrade from secondary to tertiary treatment in
order to produce recycled water. CCWD has shown interest in reaching an agreement with SAM
to produce and distribute recycled water, but does not have a recycled water master plan at this
time.5 This LCP calls for the City to support and facilitate such an agreement.

SANITARY SEWER SYSTEM
Sanitary sewer service in Half Moon Bay is provided by Granada Sanitary Community Services
District (GSCSD) and the City of Half Moon Bay for transporting sewage flows, and Sewer
Authority Mid-Coastside (SAM) for treating and disposing the sewage. Service areas are shown on
Figure 2.2-6. SAM is a public agency providing wastewater treatment services to GSCSD and Half
Moon Bay, as well as Montara Water and Sanitary District (MWSD), under a joint powers
agreement. Each member agency of SAM is allotted maximum capacity rights for Peak Wet
Weather Flow (PWWF), Average Dry Weather Flow (ADWF), Biochemical Oxygen Demand
(BOD) and Suspended Solids. These allocations correspond to the sewer treatment capacity and
the sewer transmission capacity.
Existing Sanitary Sewer Infrastructure
GSCSD’s existing sanitary sewer system includes approximately 33 miles of sewer line and
approximately 1,500 feet of force main running along Highway 1.6 The City of Half Moon Bay’s
existing sanitary sewer system consists of approximately 37 miles of sewer mains, approximately
3,100 laterals, and three lift stations.7 The SAM owns and operates an 8-mile stretch of transmission
main, also known as the Intertie Pipeline System (IPS). Four main lift stations are used to connect
to the three member agencies’ sewer distribution systems of the SAM Treatment Plant.
Approximately 1.8 miles of the IPS are gravity mains, while the remaining portion is force main. In
addition, private on-site wastewater disposal systems (septic) are used in areas not served by
centralized sewage collection systems.

5

West Yost Associates, “Coastside County Water District 2010 Urban Water Management Plan Update”, June 2011; BKF
Associates and Dyett & Bhatia, Existing Conditions Report for Plan Princeton, May 2014.

6

Sewer Authority Mid-Coastside, Sewer System Management Plan, 2008; BKF Associates and Dyett & Bhatia, Existing
Conditions Report for Plan Princeton, May 2014.

7

City of Half Moon Bay Public Works, Sewer System Study, March 2010; BKF Associates and Dyett & Bhatia, Existing
Conditions Report for Plan Princeton, May 2014.
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Figure 2.2-6: Sewer Service Providers
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Existing SAM Treatment Plant Capacity
The capacity at the wastewater treatment plant is 4.0 mgd (millions of gallons per day) in Average
Dry Weather Flow (ADWF). Currently, the ADWF is 1.7 mgd. Biochemical Oxygen Demand
(BOD) and Suspended Solids are the parameters used to evaluate the treatment capacity required
at the SAM treatment plant. For any development project proposed in the Study Area, the average
daily flow would be based on the net increase produced by the site redevelopment and adjusted for
BOD and suspended solids.
Existing System Deficiencies
SAM, MWSD, GSCSD, and the City of Half Moon Bay have an ongoing capacity management
program to address hydraulic capacity issues within their district limits. The Intertie Pipeline
System that conveys wastewater from GSCSD to the SAM Treatment Plant has had capacity issues,
including surcharge in some manholes, during heavy rain periods in the past.
GSCSD has performed a sanitary sewer monitoring program that identified inflow and infiltration
at locations in the district’s collection system. Proposed improvements for these locations include
better mapping of the district’s collection system, followed by field verification of the locations and
elevations to identify capacity issues. GSCSD has a capital improvements program to replace older
clay sewers (circa 1920) and sewers in known problem areas.
The City of Half Moon Bay sewer collection system generally has adequate capacity to serve current
levels of flow. The City has initiated a sewer system study to identify existing system deficiencies
and prioritize improvements necessary to accommodate peak period flows. The City has also
completed an inspection of the 37 miles of sewer mains to help identify locations causing capacity
issues due to deteriorated pipes/joints, sags, blockages and tree roots. Sewer main
improvements/rehabilitation, flow monitoring, lift station upgrades, and map updates are all items
that the City addresses in its annual Capital Improvement Program budget.
Sewer Treatment Capacity Reserved for Priority Uses
Note to the Reader: This analysis will be furthered in the EIR and may result in updates to the
calculations. This will be made clear in future revisions and consistency will be maintained.
The LUP carries forward the reserved sewage treatment capacity amounts for priority land uses
established in the 1993 LUP and presented in Table 2.2-23. The City of Half Moon Bay’s sewer
system has approximately 60,000 gallons per day (gpd) reserved for priority uses, split evenly
between Commercial/Recreational and Public Recreation uses. Granada Sanitary Community
Services District has approximately 10,000 gpd reserved for public recreation uses. However, this
LUP calls for a new evaluation of sewer treatment demand by use category. The reservations in
Table 2.2-23 were based on a substantially higher level of development than is now anticipated.
Reservation of sewer capacity for priority uses should be based on a realistic demand based on land
designated for commercial/recreational and public recreation uses.
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Table 2.2-23: Sewage Treatment Capacity Reserved for Priority Land Uses
Coastal Act Priorities
Commercial/Recreational
Public Recreation
Total

City of Half Moon Bay1

Granada Community Services District1

Total1

.03
.03
.06

.01
.01

.03
.04
.07

Note: 1 Million gallons per day (mgd) Average Dry Weather Flow (ADWF)
Source: City of Half Moon Bay Local Coastal Land Use Plan, 1993.

2.2.6 Policies
Note to the Reader: The following policies were developed for the LUP using a combination of sources,
including public input, the City’s 1993 LUP, guidance from the California Coastal Commission, the
2016 Sea Level Rise Vulnerability Assessment, and examples from existing certified LCPs of other
jurisdictions.

GUIDING POLICIES
General
2.2-G.1

Coastal Act Policies. Adopt policies of the Coastal Act Sections 30210 through 30264
cited herein, as guiding policies of the Local Coastal Land Use Plan (Land Use Plan).
(1993 LUP Policy 1-1)

2.2-G.2

Policy Hierarchy. Where policies within the LCLUP overlap, 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. (1993
LUP Policy 1-2)

2.2-G.3

Findings for Development Approval. Prior to the issuance of any development
permit required by this Plan, 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. (1993 LUP Policy 1-4)

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. (1993 LUP Policy 1-5)

Community Character
2.2-G.5

Visual Character. Preserve the unique visual quality that contributes to Half Moon
Bay’s coastal and small-town character, including its open, expansive views from the
coastal terrace to the foothills. (From Synthesis 2)

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,
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residential, and civic uses that make up the historically significant Downtown. (From
Synthesis 2)
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. (From Synthesis 2)
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.
(From Synthesis 2)

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. (From Synthesis 2)

2.2-G.10

Growth Management. Provide for compatible and orderly growth at a managed pace.
(From Synthesis 2)

Complete and Balanced Community
2.2-G.11

Sustainable Land Use Pattern. Site land uses in consideration of hazards, ESHA, and
compatibility with adjacent uses. (From Synthesis 2)
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.
(From Synthesis 2)
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.

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.
(From Synthesis 2)
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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
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 pedestrianoriented 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
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.
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IMPLEMENTING POLICIES
General
2.2-I.1

Land Use Plan Map. Apply Land Use Plan designations 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. (1993 LUP Policy 9-1)

2.2-I.2

Complete Policy Compliance. Ensure that all new development 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).
(1993 LUP Policy 9-3)

2.2-I.3

Planned Development Base Residential Density. Establish a base residential density
of no more than 2 units per acre for any for any parcel located within an area designated
Planned Development (PD) District, except as provided with respect to such District
under the policies of this chapter.
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 this
Plan (see Table 2-4 and related text). (1993 LUP Policy 9-5)

2.2-I.4

Development Impact Fees. Periodically review and update the fee schedule and
develop any other fiscal impact measures necessary to assure that new development
permitted by the Land Use Plan will generate sufficient revenues to cover costs to the
City for providing public services (i.e. police, fire, parks, schools, roads, etc.). (1993
LUP Policy 9-6)

2.2-I.5

Development Intensity Reductions. 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 on Land Use Plan maps. (1993
LUP Policy 9-7)

Community Character
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.
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Acknowledge potential land use compatibility challenges and allow flexibility for
agricultural uses with regards to noise and other performance standards. (From
Synthesis 2)

For additional policies on agricultural conservation, see Chapter 2.4: Coastal Resources.
2.2-I.7

2.2-I.8

2.2-I.9

Maritime Uses. Recognize Half Moon Bay’s maritime history by promoting coastalrelated 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-by-the-Sea. (From Synthesis 2)

Historic Preservation. Protect and preserve Half Moon Bay historic sites and
structures.


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)

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
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Complete and Balanced Community
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
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. (From
Synthesis 2)

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)
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
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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.22

Visitor-Serving Commercial. Promote the development of businesses providing
goods and services to visitors, including dining, lodging, recreation, shopping, and
agritourism. (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:
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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
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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)

Planned Development Districts
Refer to Figure 2.2-3 for the location of each Planned Development District.
2.2-I.25

Comprehensive Planned Development Planning. Require that the entire site 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. (1993 LUP Policy
9-8)

2.2-I.26

Site Plan Design. Require the use of flexible design concepts, including clustering of
units, mixture of dwelling types, etc., to accomplish all of the following goals:
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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. (1993 LUP Policy
9-9)

Planned Development Uses. Establish the following as permitted uses:


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.

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):


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:
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-

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 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. (1993 LUP Policy 9-10)

2.2-I.28

Maximum Planned Development Density. 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 2.2-I.29 and shall be compatible
with the density and character of surrounding land uses. (1993 LUP Policy 9-11)

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 specified in the Development Plan.
The required amount of common and public open space must be at least 20 percent of
the gross area. 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:
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Public open space includes but is not limited to public parks and accessory parking
lots, beaches, access corridors such as bike paths, hiking or equestrian trails, usable
natural areas, and vista points which are accessible to members of the general
public. Public open space does not include areas which are unusable for
recreational purposes, i.e. private or public streets, private parking lots, or
hazardous areas, such as steep slopes and bluff faces. Environmentally sensitive
habitat areas and archaeological sites may be included in public open space only if
such areas are usable by the public for passive recreation, i.e. walking;



Common open space includes but is not limited to recreational areas and facilities
for the use of prospective residents of the project, such as tennis courts, golf
courses, swimming pools, playgrounds, community gardens, and other
agricultural use, landscaped areas for common use, or other open areas of the site
needed for the protection of the habitat, archaeological, scenic, or other resources.
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Common open space does not include driveways, parking lots, private patios and
yards, or other developed areas; and


Private open space includes but is not limited to patios, decks, and yards for the
private use of the residents of individual units, and includes land permanently
dedicated to agricultural use.

Additional conditions for parcels designated as PD-Planned Development are found
in the following sections on specific areas. (1993 LUP Policy 9-12)
2.2-I.30

Parcel Consolidation. 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 encourage the agency or trust to assist generally in
consolidation and re-subdivision where build out according to existing plans is not
proposed. (1993 LUP Policy 9-13)

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. (1993 LUP Policy 9-14)

Miramar Beach
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. (1993 LUP
Policy (a) under Miramar Beach)

2.2-I.33

Miramar Beach: Maximum Development. Allow a maximum of 15 residential units
to be developed (including existing units). (1993 LUP Policy (b) under Miramar Beach)

2.2-I.34

Miramar Beach: Opportunity to Acquire. Prohibit development 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. (1993 LUP
Policy (c) under Miramar Beach)

2.2-I.35

Miramar Beach: Public Access to the Beach. Require an accessway to the beach from
the property to be constructed and dedicated for public use, in accordance with designs
approved by the Planning Commission, sufficient to assure safe and adequate access to
the beach at times of high tides. (1993 LUP Policy (d) under Miramar Beach)

2.2-I.36

Miramar Beach: Coastal Trail. Maintain the segment of the California Coastal Trail
that provides lateral accessway across the property providing unimpeded access from
Mirada Road to the State Beach property for pedestrians. (1993 LUP Policy (e) under
Miramar Beach)
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2.2-I.37

Miramar Beach: Site Planning, Setbacks, and Coastal Hazards. Ensure structures are
set back from the shoreline to the maximum extent feasible, in accordance with policies
in the Coastal Hazards 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. (1993 LUP Policy (f) under Miramar Beach)
Policies relevant to existing development in Miramar Beach include, but are not limited
to, the following: Non-conforming Structures (Policy 2.2-I.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
2.2-I.38

Guerrero Avenue Specific Plan. Require that a specific plan 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 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 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 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. (1993 LUP Policy (a) under Guerrero Avenue Site)

2.2-I.39

Guerrero Avenue: Maximum Development. Allow a total of not more than 46 units
to be developed on the site. (1993 LUP Policy (b) under Guerrero Avenue Site)

2.2-I.40

Guerrero Avenue: Setbacks. Ensure setbacks are 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. (1993 LUP Policy (c) under Guerrero Avenue Site)

2.2-I.41

Guerrero Avenue: Access. Prohibit access from residential properties directly to
Highway 1; ensure access is provided to Guerrero Avenue by means of connecting
streets and/or a frontage road along Highway 1. (1993 LUP Policy (d) under Guerrero
Avenue Site)

2.2-I.42

Guerrero Avenue: Commercial Recreation. Require a portion of the site adjacent to
Highway 1 to be reserved for commercial-recreational use; some of the housing units
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may be located above the first story in such use. (1993 LUP Policy (e) under Guerrero
Avenue Site)
2.2-I.43

Guerrero Avenue: Site Planning and Views. Require structure to be sited so as to
minimize interruption of views from Highway 1 to the ocean. (1993 LUP Policy (f)
under Guerrero Avenue Site)

Surf Beach/Dunes Beach
2.2-I.44

Surf Beach/Dunes Beach Specific Plan. Require that a specific plan 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 show the locations of
roads and structures, and indicate the amount and location of open space, public
recreation, and commercial recreation.8 The specific plan is subject to environmental
review under City CEQA guidelines.
The specific plan and accompanying environmental documents must 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 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. (1993 LUP Policy (a) under Surf Beach/Dunes
Beach)

2.2-I.45

Surf Beach/Dunes Beach: Maximum Development. Allow a maximum of 150
residential units to be developed on the site. (1993 LUP Policy (b) under Surf
Beach/Dunes Beach)

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 rightof-way be dedicated to the State Department of Parks and Recreation. A pedestrian and
bicycle trail must 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. (1993 LUP Policy (c) under Surf Beach/Dunes Beach)

2.2-I.47

Surf Beach/Dunes Beach: Site Planning and Views. As a condition of approval,
require that structures 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. (1993 LUP Policy (d) under Surf
Beach/Dunes Beach)

8

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 Plan.
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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 reserved for future
commercial recreation or visitor-serving development, with potential access from
Young Avenue or Highway 1 or both. Do not permit such development to occur until
the City has determined that there is a need for such use. (1993 LUP Policy (e) under
Surf Beach/Dunes Beach)

2.2-I.49

Surf Beach/Dunes Beach: Equestrian or Other Recreational Use. Require that at least
the same amount of land devoted to horse stabling, rentals, training, and riding as of
1993 is maintained in such use or for other recreational purpose. (1993 LUP Policy (f)
under Surf Beach/Dunes Beach)

2.2-I.50

Surf Beach/Dunes Beach: Bluff Protection and Buffers. Require suitable landscaping,
fencing, and other means to ensure that direct pedestrian access to the State Beach
property is controlled and limited from the new residential development and that an
adequate buffer is provided between the Young Avenue right-of-way and residential
use. (1993 LUP Policy (g) under Surf Beach/Dunes Beach)

2.2-I.51

Surf Beach/Dunes Beach: Vehicular Access. Limit vehicular access from residential
development to Young Avenue to protect beach access and permit no more than one
opening onto Highway l north and south of Young Avenue 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. (1993 LUP Policy (h) under Surf
Beach/Dunes Beach)

Venice Beach Area
2.2-I.52

Venice Beach Area Specific Plan. Require that a specific plan 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 parcels
which are under separate ownership or for each group of parcels which is to be developed
as a unit. (1993 LUP Policy (a) under Venice Beach Area)

2.2-I.53

2.2-52

Venice Beach Area: Maximum Development. Allow a maximum of 75 residential
units to be developed on the site. (1993 LUP Policy (b) under Venice Beach Area)
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2.2-I.54

Venice Beach Area: Access, Trail, Buffer, and Views. Require as a condition of
approval, that the specific plan give consideration 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,
designed to assure a buffer between vehicular access, existing equestrian use, and new
residential use. Pedestrian, equestrian, and bicycle trails must be incorporated into the
improvement accessway and adequate setbacks shall be assured to preserve a view
corridor to the ocean. (1993 LUP Policy (c) under Venice Beach Area)

2.2-I.55

Venice Beach Area: Site Planning and Views. Require as a condition of approval, that
structures be clustered, maintained low in height, or constructed at low elevations to
the maximum extent feasible and that specific view corridors be established (including
the Venice Avenue right-of-way) and protected by easements so as to maintain views
of the ocean from Highway 1. (1993 LUP Policy (d) under Venice Beach Area)

2.2-I.56

Venice Beach Area: Equestrian or Other Recreational Use. Require that at least the
same amount of land devoted to horse stabling, rentals, training, and riding in 1993 be
maintained in such use or other recreational use. (1993 LUP Policy (f) under Venice
Beach Area)

2.2-I.57

Venice Beach Area: Bluff Protection and Buffers. Require suitable landscaping,
fencing, and other means to ensure that direct pedestrian access to the State Beach
property is controlled and limited from the new residential development and that an
adequate buffer is provided between Venice Avenue right-of-way and residential use.
(1993 LUP Policy (g) under Venice Beach Area)

2.2-I.58

Venice Beach Area: Vehicular Access. Control vehicular access from residential
development to Venice Avenue to protect beach access and permit no more than one
opening onto Highway 1 north and south of Venice Avenue 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. (1993 LUP Policy (h) under Venice
Beach Area)

Public Facilities
Note to the Reader: These policies are from the 1993 LUP. Presence of ESHA and potential ESHA are
known and these policies could be reconsidered in that context. Recreation uses have been identified
as an additional likely user of recycled water.
2.2-I.59

Public Facilities: Corporation Yard and Administrative Facilities. The 1-acre parcel
to the east of the existing facilities may be developed for corporation yard and
administrative facilities and so designed to avoid conflicts with the Pilarcitos Avenue
plan line. (1993 LUP Policy (a) under Public Facilities)

2.2-I.60

Public Facilities: Recycled Water. The maximum 3-acre site to the south may 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. (1993 LUP Policy (b) under Public Facilities)
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Pilarcitos West Urban Reserve
2.2-I.61

Pilarcitos West Urban Reserve Specific Plan. Allow a specific plan to 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.
(1993 LUP Policy (a) under Pilarcitos West Urban Reserve)

2.2-I.62

Pilarcitos West Urban Reserve: Agriculture and Recreation. Limit permitted
development to facilities associated with agricultural use of the land (e.g. farmhouses,
wells, reservoirs, lot line adjustments, fences) and limited recreation (e.g. trails)
buffered from agricultural operations. (1993 LUP Policy (b) under Pilarcitos West
Urban Reserve)

Matteucci
2.2-I.63

Matteucci Specific Plan. Require that a specific plan 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 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. (1993 LUP Policy (a) under Matteucci, Proposed
Development Conditions)

2.2-I.64

Matteucci: Buffers. Ensure that development includes all necessary buffer
improvements (including but not limited to such techniques as setbacks and fences) to
confine urban impacts to the development site and avoid conflicts with permanent
agricultural use of the adjacent lands. (1993 LUP Policy (b) under Matteucci, Proposed
Development Conditions)

2.2-I.65

Matteucci: Water Rights. Ensure all water rights on the Matteucci parcel 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. (1993 LUP Policy
(c) under Matteucci, Proposed Development Conditions)

2.2-I.66

Matteucci: Maximum Development. Allow a total of not more than 42 units to be
developed on this site. (1993 LUP Policy (d) under Matteucci, Proposed Development
Conditions)

Arleta Park/Miramontes Terrace South, West of Railroad Avenue
2.2-I.67

2.2-54

Arleta Park/Miramontes Terrace South, West of Railroad Avenue Specific Plan.
Require that a specific plan 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 show the locations of roads and structures, and indicate the amount
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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 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 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. (1993 LUP Policy (a) under Arleta Park/Miramontes
Terrace South, West of Railroad Avenue)
2.2-I.68

Arleta Park/Miramontes Terrace South, West of Railroad Avenue: Opportunity to
Acquire. Prohibit development 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. (1993 LUP Policy (b) under Arleta
Park/Miramontes Terrace South, West of Railroad Avenue)

Note to the Reader: This policy was amended based on community input regarding the 1993 LUP’s
time limitation of one year and lack of interest from State Department of Parks and Recreation. The
intent of the policy remains.
2.2-I.69

Arleta Park/Miramontes Terrace South, West of Railroad Avenue: Maximum
Development. Allow a maximum of 65 residential units 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. (1993 LUP Policy (c) under Arleta Park/Miramontes Terrace South,
West of Railroad Avenue)

2.2-I.70

Arleta Park/Miramontes Terrace South, West of Railroad Avenue: Public Beach
Access. Ensure that pedestrian accessways to the beach are dedicated and improved as
a part of any development. (1993 LUP Policy (d) under Arleta Park/Miramontes
Terrace South, West of Railroad Avenue)

2.2-I.71

Arleta Park/Miramontes Terrace South, West of Railroad Avenue: Buffers. Require
suitable landscaping, fencing, and other means to be used to ensure that there is a clear
separation between new residential development and the public recreation area. (1993
LUP Policy (e) under Arleta Park/Miramontes Terrace South, West of Railroad
Avenue)

2.2-I.72

Arleta Park/Miramontes Terrace South, West of Railroad Avenue: Vehicular
Access. Require access to the development to orient primarily to Filbert and Poplar,
rather than Kelly Avenue. (1993 LUP Policy (f) under Arleta Park/Miramontes Terrace
South, West of Railroad Avenue)
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Wavecrest Restoration Project
2.2-I.73

Wavecrest Restoration Project Specific Plan. Require that a specific plan 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 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.
Submit the specific plan and accompanying environmental documents to the Planning
Commission, who may recommend additional conditions for development of the site.
(1993 LUP Policy (a) under Wavecrest Restoration Project)
A golf course has been developed in the South Project Area, and no additional
development is anticipated there.

2.2-I.74

Wavecrest Restoration Project: Maximum Development. Allow a maximum of 1,000
residential units to be developed on the site including at least 20 percent affordable to
persons of low and moderate income. (1993 LUP Policy (b) under Wavecrest
Restoration Project)

2.2-I.75

Wavecrest Restoration Project: Bluff Protection. Require suitable landscaping,
fencing, or other means to 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. (1993 LUP Policy (c) under Wavecrest
Restoration Project)

2.2-I.76

Wavecrest Restoration Project: Community Recreation. Ensure that at least 15 acres
of the site is reserved and developed for community recreation if another site is not
designated pursuant to policies in Chapter 2.3: Coastal Access and Recreation.
Consideration will be given to reserving 20-30 acres for a major park affording active
and passive recreation opportunities within a natural environment. (1993 LUP Policy
(d) under Wavecrest Restoration Project)

2.2-I.77

Wavecrest Restoration Project: Open Space and Commercial Recreation. Require at
least 30 percent of the site to 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. (1993 LUP Policy (e) under Wavecrest Restoration Project)

2.2-I.78

Wavecrest Restoration Project: Coastal Trail. As a part of any development, ensure
that a lateral accessway along the bluff is improved for pedestrian and bicycle use
parallel to the shoreline. This trail will become part of the California Coastal Trail.
(1993 LUP Policy (f) under Wavecrest Restoration Project)
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2.2-I.79

Wavecrest Restoration Project: Beach Access and Bluff Protection. As a part of any
new development, ensure that vertical accessways are constructed to the beach from
the bluff where such access is consistent with bluff stability and sensitive resources.
(1993 LUP Policy (g) under Wavecrest Restoration Project)

2.2-I.80

Wavecrest Restoration Project: Coastal Access Routes. As a part of any new
development, establish a provision for improvement of beach access routes in the
district, either along existing platted alignments or in accordance with new alignments
designed to afford equivalent access opportunities. (1993 LUP Policy (h) under
Wavecrest Restoration Project)

2.2-I.81

Wavecrest Restoration Project: Separation of Residential Uses from Public Coastal
Access Routes. Ensure that new residential units do 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. (1993 LUP Policy (i)
under Wavecrest Restoration Project)

2.2-I.82

Wavecrest Restoration Project: Recreational Vehicles. Require at least a 10-acre site,
within the Project area, to 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. (1993 LUP Policy (j) under Wavecrest Restoration Project)
The development of Pelican Point RV Park has fulfilled this policy.

2.2-I.83

Wavecrest Restoration Project: Access to Highway 1. Limit new access to Highway 1
to the existing intersection Higgins Canyon Road, if feasible. (1993 LUP Policy (k)
under Wavecrest Restoration Project)

2.2-I.84

Wavecrest Restoration Project: Recycled Water. Establish a provision 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. (1993 LUP Policy (l) under
Wavecrest Restoration Project)

2.2-I.85

Wavecrest Restoration Project: Clustered Development. Require development to be
clustered to the maximum extent feasible. (1993 LUP Policy (m) under Wavecrest
Restoration Project)

2.2-I.86

Wavecrest Restoration Project: Tree Preservation. Ensure that development gives
maximum consideration to preserving and enhancing the existing cypress and
eucalyptus hedgerows. (1993 LUP Policy (n) under Wavecrest Restoration Project)

2.2-I.87

Wavecrest Restoration Project: No Residential Development West of Miramontes
Point Road Extension. Prohibit residential structures to be located west of the
extension of Miramontes Point Road. (1993 LUP Policy (p) under Wavecrest
Restoration Project)
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2.2-I.88

Wavecrest Restoration Project: Tree Preservation. Ensure that all beach and all land
not otherwise devoted to a public or commercial recreational use to the west of the
extension Miramontes Point Road, not in public ownership, is 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. (1993 LUP Policy (q)
under Wavecrest Restoration Project)

2.2-I.89

Wavecrest Restoration Project: Phased Development. Allow the Wavecrest
Restoration Project to be developed in two or more phases. (1993 LUP Policy (r) under
Wavecrest Restoration Project)

Half Moon Bay Country Club (Ocean Colony)
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.
2.2-I.90

Half Moon Bay Country Club PUD. Allow the Country Club PUD to be completed
in accordance with the Existing Country Club PUD Approvals and the provisions of
that certain instrument entitled "Offer To Dedicate Trail Easement and Declaration of
Covenants and Restrictions" recorded in the Office of the Recorder of the County of
San Mateo, State of California, on August 21, 1981, as Instrument No. 80020AS. (1993
LUP Policy (a) under HMB Country Club)

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) and any other policy in this Plan, ensure that the development conditions in
this Section 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.

2.2-I.92

Half Moon Bay Country Club: Amendments. Any amendment of the Existing
Country Club PUD Approvals will be subject to environmental review under City
CEQA guidelines. (1993 LUP Policy (b) under HMB Country Club)

2.2-I.93

Half Moon Bay Country Club: Maximum Development. Allow a maximum of 1,050
residential units to 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 to a maximum density of 20 rooms per acre.
(1993 LUP Policy (c) under HMB Country Club)
As of 2016, 637 housing units have been developed or permitted in this PUD area.

2.2-I.94

2.2-58

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, within the density and other development
parameters established by the Existing Country Club PUD Approvals, 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
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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. (1993 LUP Policy (d) under HMB Country Club)

L.C. Smith Estate
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.
2.2-I.95

L.C. Smith Estate Specific Plan. Require permits for any development to address
building design, height, traffic access, parking and landscaping, and to accommodate a
City "entry feature." (1993 LUP Policy (a) under L.C. Smith Estate)

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 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 be compatible with the entry feature.
(1993 LUP Policy (b) under L.C. Smith Estate)

2.2-I.97

L.C. Smith Estate: Building Heights. Limit building(s) adjacent to the entry feature to
two stories (20 feet) and any additional structures to three stories (maximum 35 feet).
(1993 LUP Policy (c) under L.C. Smith Estate)

2.2-I.98

L.C. Smith Estate: Setbacks. Ensure that future development is set back a minimum
of 30 feet from the Highway 1 right-of-way, 15 feet from Main Street, and 10 feet from
the "entry feature." No minimum setback is required from the adjacent property on the
north. (1993 LUP Policy (d) under L.C. Smith Estate)

2.2-I.99

L.C. Smith Estate: Open Space. Ensure at least 20 percent of the gross area will be set
aside for common and public open space. (1993 LUP Policy (e) under L.C. Smith
Estate)

2.2-I.100

L.C. Smith Estate: Maximum Development. Establish a maximum allowable intensity
equivalent to the General Commercial designation, in order to be compatible with the
density and character of surrounding land uses. (1993 LUP Policy (f) under L.C. Smith
Estate)

South Main Street/Cassinelli
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.
2.2-I.101

South Main Street/Cassinelli: Existing Plan. Any future development must be
consistent with the approved plan for the site. (1993 LUP Policy (a) under South Main
Street/Cassinelli)

2.2-I.102

South Main Street/Cassinelli: Land Use Character and Density. Ensure that any
future uses 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.
(1993 LUP Policy (b) under South Main Street/Cassinelli)
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2.2-I.103

South Main Street/Cassinelli: Buffers. Require permitted uses to be buffered from
adjacent agricultural areas. At a minimum, walls, landscaping, and setbacks must be
maintained to prevent conflicts with the continuation of agriculture. (1993 LUP Policy
(c) under South Main Street/Cassinelli)

Andreotti (Stone Pine Center and Cypress Cove)
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.
2.2-I.104

Andreotti: Specific Plan. Require any new development to conform with a specific
plan 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 subjectto
environmental review under City CEQA guidelines. (1993 LUP Policy (a) under
Andreotti)

2.2-I.105

Andreotti: Open Space. Require the total project area to retain 25 percent in common
or public open space (excluding public/private streets and off-street parking areas).
(1993 LUP Policy (b) under Andreotti)

2.2-I.106

Andreotti: Land Use Mix and Maximum Development. Require the development to
be commercial and residential. Ensure that the residential development does not
exceed 40 percent of the gross area. The residential area must include not more than
230 units of housing. (1993 LUP Policy (c) under Andreotti)

2.2-I.107

Andreotti: Vehicular Access. Ensure that the vehicular access is provided from North
Main Street, except that consolidated access from SR 92 may be provided for properties
fronting SR 92. (1993 LUP Policy (d) under Andreotti)

2.2-I.108

Andreotti: Limitation on Direct Access. Prohibit structures from having direct access
to North Main Street. (1993 LUP Policy (e) under Andreotti)

2.2-I.109

Andreotti: Phased Development Allow no more than three phases to the project, each
of which shall include a part of the commercial and residential portions of the project.
(1993 LUP Policy (f) under Andreotti)

Podesta/Silvera
2.2-I.110
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Podesta/Silvera: Specific Plan. Require that a specific plan 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 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 be subject to environmental review under
the City CEQA guidelines. (1993 LUP Policy (a) under Podesta/Silvera)
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2.2-I.111

Podesta/Silvera: Land Use Mix and Maximum Development. The development must
be industrial and residential. Ensure that the residential development does not exceed
40 percent of the gross area. The residential portion must not exceed 125 units. (1993
LUP Policy (b) under Podesta/Silvera)

2.2-I.112

Podesta/Silvera: Open Space. Require the total project area to retail 25 percent in
common or public open space (excluding public/private streets and off-street parking
areas). (1993 LUP Policy (c) under Podesta/Silvera)

2.2-I.113

Podesta/Silvera: Vehicular Access. Allow only two vehicular access points from the
public right-of-way currently fronting the area. (1993 LUP Policy (d) under
Podesta/Silvera)

2.2-I.114

Podesta/Silvera: Limitation on Direct Access. Prohibit structures from having direct
access to Foster Drive, North Main Street, or Cabrillo Highway beyond those set forth
in Policy 2-I.120, above. (1993 LUP Policy (e) under Podesta/Silvera)

2.2-I.115

Podesta/Silvera: Phased Development. Allow no more than three phases to the
project, each of which shall include a portion of the commercial and residential
portions of the project. (1993 LUP Policy (f) under Podesta/Silvera)

Carter Hill
2.2-I.116

Carter Hill: Specific Plan. Require that a specific plan 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 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. (1993 LUP Policy (a) under Carter Hill)

2.2-I.117

Carter Hill: Maximum Development. Allow a maximum of 50 residential units,
including single-family attached and garden apartments to be developed on the site.
(1993 LUP Policy (b) under Carter Hill)

2.2-I.118

Carter Hill: Preservation of Upper Slopes. Prohibit development (except the existing
Coastside County Water District tank parcel) above the 160-foot contour line, and as
a condition of approval, require an open space easement to be dedicated which ensures
the permanent retention of that portion of the site above such contour in open space.
(1993 LUP Policy (c) under Carter Hill)

2.2-I.119

Carter Hill: Drainage Improvements. Prohibit residential development of the site to
precede completion of site grading and installation of all drainage improvements
necessary to prevent erosion of the site or lands up and down slope. (1993 LUP Policy
(e) under Carter Hill)

2.2-I.120

Carter Hill: Access to Water Facility. Require access road to Coastside County Water
District facility to be included in any development plan approved for this site. (1993
LUP Policy (f) under Carter Hill)
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Dykstra Ranch (Pacific Ridge)
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 singlefamily units, and retains 75 percent of the site as open space.
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, andand all other policies of the Land Use Plan. (1993 LUP Policy
(a) under Dykstra Ranch)

2.2-I.122

Dykstra Ranch: Maximum Development. Allow a maximum of 63 residential units
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. (1993 LUP
Policy (b) under Dykstra Ranch)

2.2-I.123

Dykstra Ranch: Preservation of Slopes. Prohibit development 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. (1993 LUP Policy (c) under Dykstra Ranch)

2.2-I.124

Dykstra Ranch: Preservation of Natural Drainage Courses. Ensure existing major
drainage courses to be dedicated, after suitable landscaping, to protect against erosion
and to provide for passive recreational use. (1993 LUP Policy (d) under Dykstra Ranch)

2.2-I.125

Dykstra Ranch: Site Planning and Views. Ensure structures to be sited so as to
minimize interruption of views of the upper hillsides from Highway 1 and the public
recreation area along the shoreline. (1993 LUP Policy (g) under Dykstra Ranch)

2.2-I.126

Dykstra Ranch: Drainage Improvements. Prohibit residential development of the site
to precede completion of site grading and installation of all drainage improvements
necessary to prevent erosion of the site or lands up and down slope. (1993 LUP Policy
(h) under Dykstra Ranch)

Nurserymen’s Exchange and Adjacent Property
2.2-I.127
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Nurserymen’s Exchange and Adjacent Property: PUD. Require that a Planned
United Development Plan 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 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 will be subject to Environmental
Review pursuant to the California Environmental Quality Act and City CEQA
Guidelines. (1993 LUP Policies (a), (b), and (c) under Nurserymen’s Exchange and
Adjacent Property)
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2.2-I.128

Nurserymen’s Exchange and Adjacent Property: Maximum Development. Limit the
maximum density of the area t 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. (1993 LUP Policy
(d) under Nurserymen’s Exchange and Adjacent Property)

2.2-I.129

Nurserymen’s Exchange and Adjacent Property: Residential Uses Only. Limit future
use and development of the site to residential uses. No commercial use shall be
permitted without an amendment to the Land Use Plan. (1993 LUP Policy (e) under
Nurserymen’s Exchange and Adjacent Property)

2.2-I.130

Nurserymen’s Exchange and Adjacent Property: Development Standards. Require
that the Planned Unit Development Plan specifies the development standards for the
site, and includes at a minimum building heights, lot coverage, setbacks, parking
requirements and any other appropriate criteria. (1993 LUP Policy (f) under
Nurserymen’s Exchange and Adjacent Property)

2.2-I.131

Nurserymen’s Exchange and Adjacent Property: Preservation of Upper Slopes.
Prohibit development above the 160 foot contour line, or on slopes in excess of 25
percent. (1993 LUP Policy (g) under Nurserymen’s Exchange and Adjacent Property)

2.2-I.132

Nurserymen’s Exchange and Adjacent Property: Site Planning and Views. Ensure
structures are designed and sited so as to minimize interruption of views of the upper
hillsides from Highway 1. (1993 LUP Policy (h) under Nurserymen’s Exchange and
Adjacent Property)

2.2-I.133

Nurserymen’s Exchange and Adjacent Property: Vehicular Access. Require access
and egress to the development to be subject to review and approval by the City and
Caltrans, and to be designed in such a manner as to be safe, convenient, and not conflict
with any existing or future development permitted in the area. (1993 LUP Policy (i)
under Nurserymen’s Exchange and Adjacent Property)

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
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. (1993 LUP Policy (j) under
Nurserymen’s Exchange and Adjacent Property)

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.

Development Capacity and Adequacy of Public Services
2.2-I.136

Monitor Growth. Monitor annually the rate of build-out in categories designated for
development. No permit for development shall be issued unless a finding is made that

2.2-63

Plan Half Moon Bay

such development will be served upon completion with water, sewer, schools, and road
facilities, including such improvements as are provided with the development. (1993
LUP Policy 9-2)
2.2-I.137

Services and Infrastructure. Require that all new development, other than
development on parcels designated Urban Reserve or Open Space Reserve on the Land
Use Plan Map permitted while such designations are effective, has available water and
sewer services and access from a public street or over private streets to a public street.
Prior to issuance of a development permit, the 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. (1993 LUP Policy
9-4)

2.2-I.138

Coastal Development Permit for Public Works. Require a Coastal Development
Permit from any public utility, government agency, or special district wishing to
undertake any development in the City, 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. (1993 LUP Policy 10-1)

2.2-I.139

Zoning Conformance for Public Works. Require special districts, public utilities, and
other government agencies to conform to the City’s zoning ordinance and the policies
of this Plan as a condition of permit approval. (1993 LUP Policy 10-2)

2.2-I.140

Capacity Expansion. Limit development or expansion of water and sewer 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 facilities in accordance with
projected development presented in this chapter and the probable capacity of other
public works and services. (1993 LUP Policy 10-3)

2.2-I.141

Allocation for Priority Land Uses. Reserve water and sewer capacity for land uses
given priority by the Plan, in order to assure that all available capacity is not consumed
by other development and control the rate of new development permitted in the City
to avoid overloading of these utilities. (1993 LUP Policy 10-4)

2.2-I.142

Limit Urban-level Services. 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 10-5)

2.2-I.143

Monitor Utility Services. Request all agencies providing water, and wastewater
utilities to monitor their services. The City will coordinate water and sewer service
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providers to establish the ability of individual service system capacities to expand
further and identify prospective funding sources for such expansion. (1993 LUP Policy
10-7)
See also Chapter 2.3: Coastal Access and Recreation for policies on improvements to the
transportation system.

Water Supply
2.2-I.144

Water System Capacity Monitoring. Request the Coastside County Water District
(CCWD) to annually inform the City of current system capacity, surplus available to
new users, and scheduling for capacity increases. (1993 LUP Policy 10-8)

2.2-I.145

Water System Capacity Increase. 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. (1993 LUP Policy 10-9)

2.2-I.146

Phased Development of Water Supply Facilities. Support phased development of
water supply facilities (chiefly pumping stations and water treatment facilities) so as to
minimize the financial burden on existing residents and avoid growth-inducing
impacts, so long as adequate capacity is provided to meet City needs in accordance with
the development policies and allocations for floriculture uses. (1993 LUP Policy 10-10)

2.2-I.147

Assure High Water Quality. 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 Policy 10-11)

2.2-I.148

Reserve Water for Priority Uses. 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, 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 priority use need is
satisfied by the available reservation. (1993 LUP Policy 10-13)

2.2-I.149

Groundwater Use. If new or increased well production is proposed to increase supply,
require that:


Water quality be adequate, using blending if required, to meet the water standards
of Policy 2-I.154.



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 waterdependent sensitive habitats, riparian habitats, marshes, and agricultural water use.
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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 Policy 10-14)

2.2-I.150

Water Pricing to Support Agriculture and Horticulture. Support the continued
viability of agriculture and horticulture by encouraging CCWD to set equal water rates
for agricultural users and residents, 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. (1993 LUP Policy 10-12 and 10-15)

2.2-I.151

Recycled Water. Support the Sewer Authority Mid-Coastside and CCWD in
developing a recycled water master plan, and pricing recycled water at an economic
level beneficial to all parties concerned. (1993 LUP Policy 10-16).
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 Facilities
2.2-I.152

Sewer Capacity. 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
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. (1993 LUP Policy 10-17)

2.2-I.153

Phased Improvements to Treatment Plant. 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 development policies in the Plan and
consult with San Mateo County when determining the timing and capacities of service
expansion. (1993 LUP Policy 10-18)

2.2-I.154

Reserve Treatment Capacity for Priority Uses. Reserve sewage treatment capacity for
priority land uses as provided on Table 2-7, 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. (1993 LUP Policy 10-21)
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2.2-I.155

Limit Sewer Connections to Urban and Priority Uses. Limit sanitary sewer
connections 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. (1993 LUP Policy 10-22)

2.2-I.156

Noise, Air Quality and Odor Control. Prior to construction or additions to the Half
Moon Bay Treatment Plant, SAM must 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 as well as environmentally sensitive habitat areas
for which noise and/or air quality impacts are of concern. (1993 LUP Policy 10-23)
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