2.4 Coastal Resources
Half Moon Bay is rich in a variety of coastal resources that contribute to its unique environment
and aesthetic. The city’s identity as a coastal retreat is bolstered by its diverse habitats, waterways,
beaches and bluffs, agricultural heritage, sweeping views, and historical sites, which serve important
commercial, recreational, scientific, and educational roles in the community. This section provides
policies for protection and enhancement of Half Moon Bay’s coastal resources, including biological
resources, hydrology, shoreline, agricultural resources, scenic and visual resources, and cultural
resources.

2.4.1 Coastal Act Framework
The California Coastal Act provides extensive policies concerning the protection, use, and
experience of the natural coastal environment. This section summarizes Coastal Act policies
regarding coastal resource management.

BIOLOGICAL RESOURCES
The Coastal Act defines and establishes standards for the protection of Environmentally Sensitive
Habitat Areas (ESHAs), allowing only resource-dependent uses within such areas and requiring
development adjacent to ESHAs to minimize any negative impacts (Section 30240).

HYDROLOGY AND WATER QUALITY
The Coastal Act requires the protection and enhancement of marine and coastal water quality in
order to protect the biological productivity of coastal waters and to protect human health. Coastal
Act policies provide special protections for marine habitats that support species of biological or
economic significance, and require that any use of the marine environment allow for the long-term
health of marine organisms (Section 30230). The Coastal Act targets wastewater discharges, runoff,
groundwater depletion, interference with water flow, and hazardous material spills as sources of
water quality degradation that should be minimized, and promotes natural streams and vegetation
buffers to protect the quality of coastal waters (Section 30231 and Section 30232). Policies also
provide for permitted uses and means for diking, dredging, and filling of coastal waters and
waterways, as well as permitting and requirements for mitigation for projects that would
substantially alter rivers or streams.
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NATURAL SHORELINES
The Coastal Act recognizes the potential adverse effects of alterations to the natural shoreline,
including impacts on natural processes such as erosion and sedimentation. Coastal Act policy limits
the construction of shoreline-altering devices to those needed to protect coastal-dependent uses,
existing structures, and public beaches, and requires such development to mitigate any adverse
impacts (Section 30235).

AGRICULTURE, FORESTRY, AND FISHING
Coastal Act policies require the protection of agricultural lands within the Coastal Zone by
mandating that the maximum amount of prime agricultural land be maintained in production and
supporting techniques that limit conflicts between agricultural and urban uses (Section 30241), and
by providing criteria for the determination of the viability and economic feasibility of agricultural
uses (Section 30241.5). Under the Coastal Act, productive agricultural lands may only be converted
if continued agricultural use is not feasible or if conversion would preserve prime agricultural land
elsewhere or allow for the concentration development in such a way as to preserve coastal resources
(Section 30242). The Coastal Act also provides for the protection of the long-term productivity of
soils and timberlands by limiting their conversion to other uses (Section 30243). The Coastal Act
also recognizes the importance of fishing activities and protects facilities serving the commercial
fishing industry (Section 30234 and Section 30234.5)

SCENIC AND VISUAL RESOURCES
The Coastal Act considers the scenic and visual qualities of coastal areas to be a resource of public
importance, and provides for the protection of these qualities through requirements on siting and
design and visual compatibility of new development, minimizing the alteration of natural
landforms, and restoration and enhancement of visual quality (Section 30251).

CULTURAL RESOURCES
Section 30244 of the Coastal Act requires mitigation for development that would adversely impact
archaeological or paleontological resources, reinforcing other state laws to that effect.
Coastal Act Policies
The following California Coastal Act policies are relevant to the protection, preservation, and
enhancement of coastal resources and are incorporated into this LCP. Appendix A contains the full text
of each Coastal Act policy.
Article 4: Marine Environment
- Section 30230 Marine resources; maintenance
- Section 30231 Biological productivity; water quality
- Section 30232 Oil and hazardous substance spills
- Section 30233 Diking, filling or dredging; continued movement of sediment and nutrients
- Section 30234.5 Economic, commercial, and recreational importance of fishing
- Section 30235 Construction altering natural shoreline
- Section 30236 Water supply and flood control
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Article 5: Land Resources
- Section 30240 Environmentally sensitive habitat areas; adjacent developments
- Section 30241 Prime agricultural land; maintenance in agricultural production
- Section 30241.5 Agricultural land; determination of viability of uses; economic feasibility
evaluation
- Section 30242 Lands suitable for agricultural use; conversion
- Section 30243 Productivity of soils and timberlands; conversions
- Section 30244 Archaeological or paleontological resources
Article 6: Development
- Section 30251 Scenic and visual qualities
- Section 30255 Priority of coastal-dependent developments

2.4.2 Biological Resources
The Planning Area contains a diverse mixture of plant communities and habitat types adapted to
the coastal zone, topography and soils, and historical uses of the region. These habitats provide
foraging, nesting, breeding, dispersal, and shelter opportunities for numerous species that are
considered rare, threatened, endangered, or of special concern. Numerous habitat types are present
in the region that are unique to coastal areas along the Pacific Ocean, including some that are
considered sensitive to the California Department of Fish and Wildlife (CDFW) and California
Coastal Commission (CCC)1, or that have been designated by the U.S. Fish and Wildlife Service
(USFWS) as critical habitat for threatened or endangered species.

HABITAT TYPES
Vegetative habitat types present in the Planning Area are depicted in Figure 2.4-1 and include the
following:

1



Agriculture. Agricultural areas in the Planning Area are regularly highly disturbed by
discing or plowing soil and other field preparation, planting and raising crops, and harvest
operations. The edges of cultivated fields tend to support ruderal vegetation along
disturbed margins of farm roads and in fallow areas that are left unplanted. Wildlife
observed in agricultural habitat in the Planning Area includes species protected by the
Migratory Bird Treaty Act of 1918 (MBTA).



Central Coast Riparian Scrub. Central coast riparian scrub communities typically occur
adjacent to existing flowing stream channels, along seasonally-flooded arroyos, or in
depressional areas located close to ground water, and consists of dense thickets dominated
by willows. Riparian scrub can support a wide diversity of wildlife due to the availability of
important features such as nesting sites, close proximity to water, escape and thermal cover,
food, and dispersal corridors. Special-status species known to utilize riparian scrub and to
occur in the Planning Area and surrounding vicinity include California red-legged frog
(Rana draytonii), central California coast steelhead (Oncorhynchus mykiss), San Francisco

California Coastal Commission (CCC). 2013. LCP Update Guide Section 4. Environmentally Sensitive Habitats and
Other Natural Resources.
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garter snake (Thamnophis sirtalis tetrataenia), San Francisco dusky-footed woodrat
(Neotoma fuscipes annectens), and saltmarsh common yellowthroat (Geothlypis trichas
sinuosa).


Northern (Franciscan) Coastal Scrub. Northern coastal scrub consists of dense low
evergreen shrubs and herbs with scattered grassy openings. It occurs on windy, exposed
sites with typically shallow, rocky soils from southern Oregon to Point Sur in Monterey
County, California. Northern coastal scrub may provide habitat for Choris’ popcorn flower
(Plagiobothrys chorisianus var. chorisianus), suitable foraging and nesting habitat for
numerous avian species protected by the MBTA, and upland habitat for California redlegged frog.



Central Dune Scrub. Central dune scrub occurs along California’s central coast in areas of
sand accumulation, generally forming a dense coastal scrub community of shrubs,
subshrubs, and herbs. This dune system in Half Moon Bay has the potential to support the
federally threatened western snowy plover (Charadrius alexandrines nivosus), and supports
populations of wild strawberry.



Coastal and Valley Freshwater Marsh. Freshwater marsh is typically associated with
natural and man-made ponds, intermittent and perennial creeks and drainages, wetlands,
and roadside ditches within or surrounded by other plant communities. This habitat
supports a variety of wildlife species, especially birds and amphibians, which utilize the
emergent vegetation for cover. Special-status species such as California red-legged frog and
San Francisco garter snake may utilize this habitat for foraging and cover.



Developed/Urban. Developed / urban habitat is found in regularly and highly-disturbed
areas, including areas that have been developed and/or include landscaping such as trees,
shrubs, ornamental plants, and lawns. Vegetation density, canopy cover, and species
composition will vary based on the structure and composition of the developed area.
Vegetation may include native or exotic species, or a combination of both. These areas are
not likely to support special-status species due to the high level of disturbance and human
activity; however, they may support nesting birds covered under the MBTA.



Eucalyptus Forest. Eucalyptus forests consist of dense stands of non-native, invasive
eucalyptus trees (Eucalyptus globulus), and are usually devoid of an understory with the
exception of a few hardy grasses. Stands are frequently found in cooler coastal areas and
along stream courses, and may provide roosting or nesting habitat for avian species
protected under the MBTA, roosting opportunities for monarch butterfly, and habitat for
various small invertebrates and woodrat.



Monterey Cypress Forest. Monterey cypress forest is dominated by Monterey cypress
(Cupressus macrocarpa), with a relatively open understory of scattered dwarf shrubs and
perennial herbs. Cypress stands generally form a closed canopy structure. Native stands of
Monterey cypress are only found in two locations in Monterey County, but the species has
been widely planted and naturalized throughout coastal California. This community
provides nesting and roosting opportunities for various avian and bat species, and under
certain conditions, monarch butterfly. Red-tailed hawks (Buteo jamaicensis), white-tailed
kites, American kestrels, Cooper’s hawk (Accipiter cooperii), and northern harriers have
been observed in the vicinity.

2.4-4

General Plan and Local Coastal Land Use Plan
April 2016 Draft



Monterey Pine Forest. Monterey pine forest is dominated by Monterey pine, with coast
live oak (Quercus agrifolia) contributing to the canopy structure. The understory of the
community is variable in both composition and density. Three natural stands occur in
California, the largest of which is near the Monterey Peninsula. Monterey pine has been
planted widely as an ornamental and commercial species. All Monterey pines observed in
the Planning Area are non-natural stands that were originally planted during urbanization
of the area.



Non-Native Grassland. Non-native annual grasslands are composed of a dense to sparse
cover of annual grasses, and are typically occupied by numerous species of annual forbs,
especially in years of favorable rainfall. This community provides foraging habitat for a
variety of wildlife species, including raptors and small mammals, and provides nesting sites
for birds. Reptiles commonly found within these areas include western fence lizard and
gopher snake. Grassland may provide upland habitat for California red-legged frog.



Open Water. Open water habitats include areas of standing or flowing water that lack
emergent vegetation or a canopy cover, including ponds and the ocean. The Planning Area
contains several man-made ponds typically used for agriculture that have been classified as
open water habitat. These areas may provide aquatic habitat for wildlife, including
California red-legged frog or San Francisco garter snake.



Ruderal/Landscaped. Ruderal / Landscaped habitats are characterized by a lack of
vegetation or are dominated by non-native plant species that are hardy and able to outcompete native species in highly disturbed areas, or that are ornamental plantings. Ruderal
/ Landscaped habitats often occur along roadsides and fence lines, near developments, and
in other areas experiencing severe surface disturbance. The wildlife habitat values provided
by this community are dependent on the level of on-going disturbance and the type of
plants present.



Sandy Beach. Sandy beach occurs on thin strips between the Pacific Ocean and the
terrestrial environment. The ever-changing site conditions limit the number of organisms
that are able to adapt to this environment. Wildlife found along sandy beaches typically
includes shorebirds, seabirds, and occasionally marine mammals. Sandy habitats are
usually devoid of vegetation due to shifting sands and trampling. Sandy beaches in the
Planning Area have the potential to support foraging, nesting, and wintering activities of the
western snowy plover.



Sea Cliff/Bluffs. Sea cliffs or bluffs are steep faces along the coast that are subject to marine
erosion. Sea cliffs are exposed to wind and waves and are largely devoid of vegetation in
steep areas due to erosion. Species found in central coastal scrub may inhabit portions of sea
cliffs where erosion is minimized by harder subsurface structure or where erosion has
decreased the slope of the cliff, and where scrub species have established, such as where
drainages or creeks flow to the ocean. These areas may provide refuge or nesting habitat for
migratory and resident water-associated birds.



Vernal Marsh. Vernal marshes are composed of mostly low-growing annual herbs and
taller perennials. Areas become flooded following winter rains but are either completely or
nearly dry in the summer. These areas have the potential to support nesting birds,
California red-legged frog, and San Francisco garter snake.
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ENVIRONMENTALLY SENSITIVE HABITAT AREAS
Definition
The Coastal Act includes special protections for ESHAs, defined in Section 30107.5 as "any area in
which plant or animal life or their habitats are either rare or especially valuable because of their
nature or role in an ecosystem and which could be easily disturbed or degraded by human activities
and developments." The LUP ESHA map is shown in Figure 2.4-2.
Sensitive Species

Rare, Threatened, and Endangered Species
Sensitive species include those that are rare,
threatened, endangered, or otherwise considered
unique and valuable to the area. These can be
identified through the lists of rare, threatened, or
endangered species prepared under the California
and Federal Endangered Species acts; the lists of Fully
Protected species or Species of Special Concern (SSC)
by the CDFW; and rare, threatened, or endangered
plant rankings from the California Native Plant
Society (CNPS).
Table 2.4-1 lists special-status species that have been
known to occur within five miles of the Planning Area
as documented by the California Natural Diversity
Database (CNDDB). The federally listed central
California coast steelhead, California red-legged frog,
and San Francisco garter snake have existing CNDDB
records in the Planning Area. White-tailed kite
(Elanus leucurus), a CDFW Fully Protected species
that is not tracked by the CNDDB, has also been
known to occur in the Planning Area.

Fully Protected Species. The CDFW
Fully Protected designation identifies and
provides additional protection to those
animals considered rare or that face
possible extinction. Fully Protected
species may not be taken or possessed at
any time and no licenses or permits may
be issued for their take except for
collecting these species for necessary
scientific research and relocation of the
bird species for the protection of
livestock.
Species of Special Concern. The
CDFW SSC designation identifies species
whose declining population levels, limited
ranges, and/or continuing threats have
made them vulnerable to extinction. The
SSC designation does not carry any legal
status, but seeks to call attention to these
species and address issues of concern to
ensure their long-term viability.
Source: CDFW, 2016

The only plant species recorded in the CNDDB within the Planning Area is the Choris’s popcorn
flower. It is important to note that not all occurrences of a special-status species may be
documented, and a species may no longer be present in all areas where they were previously
observed. Therefore, site-specific investigations are generally required in order to confirm the
presence or absence of a species in a given area.

Migratory Birds
The Migratory Bird Treaty Act of 1918 (MBTA) makes it illegal for anyone to take, possess take,
possess, import, export, transport, sell, purchase, barter, or offer for sale, purchase, or barter, any
migratory bird, or the parts, nests, or eggs of such a bird except under the terms of a valid permit
issued pursuant to Federal regulations. The list of protected bird species is regularly updated and
can be referenced through the USFWS.
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Figure 2.4-1: Vegetative Habitat
Types (2015)

Lo
a

Co r in

d

S CREEK

RD

SANTIAGO AVE

AV
E

k
ee
Cr

s Tr
anc

Medi
MO
RO

RD

Arroy
oD

OB
ISP
O

e En

El Granada
El Granada
Beach

os

o

E
AV
EL
ST
RM
CA
US
MB
LU
CO

VE
OA
ALT

Nu

ff
Cr

k
ee

VE
AA
ED
AM
AL

PILARCITO

Apanolio C
ree
k

Miramar
Miramar
Beach

N
LA
MT

OX

AV
E

Ma
do

M

nna UDDY
Cre RD
ek

BL
VD
GR
AN
D

BALBOA BL
VD

MA
IN

S

ST

EH
STAT

IGH

92
WAY

MILL ST

MAIN ST

CORREAS

CHURCH
ST

KELLY AV
E

Central Dune Scrub

MIRA

Poplar
Beach

MO

S ST
NTE

4TH AVE

Monterey Cypress Forest

AVE
OAD
RAILR
E
AV
1ST

AVE
CENTRAL

Eucalyptus Forest

FILBERT ST
POPLAR ST

GROVE ST

ST
SEYMOUR

Ar
ro
yo

MAIN ST

Non-Native Grassland

92

T

Francis
Beach

Northern Coastal Scrub

Monterey Pine Forest

VE
EA
HO
KE

RD

Central Coast Riparian Scrub

E
AV

E
AG
NT

k
re e

Half Moon
Bay

Agriculture

VE
WA

AY
TW

O
FR

Venice Beach

os C
rcit
Pila

Pacific Ocean

IF
DR
IN
SP

S

D
LV

EB
NIC
VE

GE
DIG

N
FRE

EEK
CR
NS
MA
H
C

RD
YON
AN

Dunes Beach

ILL
DF

RD

1

SIL
VE
R

E
AV

C

G
UN
YO

RD

Roosevelt Beach

Ruderal/Landscaped

Unincorporated
County
Le

HI
GG
IN

Vernal Marsh
Coastal and Valley Freshwater Marsh
ST RD
WAVECRE

Sea Cliff

C
lls
Mi

on
SC
AN
YO
N

r ee

k

RD

Sandy Beach
Open Water

D
WAY R
AIR

on

Le

RY R
D

F

MIR A

Streams

MO

City of Half Moon Bay

0.4

0.8
Miles

Data Source: City of Half Moon Bay, 2014; San Mateo
County GIS, 2014; National Wetlands Inventory (NWI),
2015; SWCA Environmental Consultants, 2015;
Dyett & Bhatia, 2015

a Ve

rde C
ree

A

0.2

FC

Canad
0

T RD
TES POIN
MIRAMON

k

DEH
OF

Planning Area

1

RD
ON
NY

N

SP
TE

NT
OI

yo
ro
Ar

R

*Disclaimer: Habitats shown here were
determined based on literature review,
database review, and field reconnaissance.
No extensive flora or fauna fieldwork
has been done to confirm the presence or
absence of specific habitats or resources.
The map is intended to convey the general
location and arrangement of habitats, rather
than be used for any site specific planning.
Cre
ek

Streets

TURNBER

ima

Major Highways

H RD
O BEAC
REDOND

Puri
s

Redondo
Beach

D

Developed/Urban

French

man

De
e

s Creek

rC
re
e

k

Figure 2.4-2: Environmentally
Sensitive Habitat Areas (ESHA)
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Table 2.4-1: CNDDB Listed Special-status Animal Species Occurrences within 5 miles of the Planning Area1
Number of
Occurrences Listed

Federal Listing
Status

State / CDFW
Status2

State
Rank

Rare Plant
Ranking

San Bruno elfin butterfly

4

Endangered

None

S1

n/a

Danaus plexippus

monarch butterfly

6

None

None

S3

n/a

Emys marmorata

western pond turtle

8

None

SSC

S3

n/a

Euphydryas editha bayensis

Bay checkerspot butterfly

2

Threatened

None

S1

n/a

Falco peregrinus anatum

American peregrine falcon

1

Delisted

FP

S2

n/a

Geothlypis trichas sinuosa

saltmarsh common yellowthroat

7

None

SSC

S2

n/a

Neotoma fuscipes annectens

San Francisco dusky-footed woodrat

2

None

SSC

S2S3

n/a

Oncorhynchus mykiss irideus

steelhead - central California coast
DPS

4

Threatened

None

S2

n/a

Plebejus icarioides missionensis

Mission blue butterfly

1

Endangered

None

S1

n/a

Rana draytonii

California red-legged frog

36

Threatened

SSC

S2S3

n/a

Taxidea taxus

American badger

1

None

SSC

S4

n/a

Thamnophis sirtalis tetrataenia

San Francisco garter snake

20

Endangered

Endangered, FP

S2

n/a

Scientific Name

Common Name

Callophrys mossii bayensis

Notes:
1. California Natural Diversity Data Base (CNDDB). 2014. California Department of Fish and Game. Sacramento, California.
2. California Department of Fish and Wildlife (CDFW). 2011. Special Animals List. Department of Fish and Game, Wildlife and Habitat Data Analysis Branch.
Abbreviations:
Department of Fish and Wildlife
SSC= California Species of Special Concern
FP- Fully Protected

California Native Plant Society Rare Plant Ranking
List 1B = rare, threatened, or endangered in California and elsewhere.
List 2 = rare, threatened, or endangered in California, but more common elsewhere.
Threat Code:
.1 = Seriously endangered I California (over 80% of occurrences threatened / high degree and immediacy of threat)
.2 = Fairly endangered in California (20-80% occurrences threatened)
.3 = Not very endangered I California (<20% of occurrences threatened or no current threats known)
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Table 2.4-2: CNDDB Listed Special-status Plant Species Occurrences within 5 miles of the Planning Area1
Number of
Occurrences Listed

Federal Listing
Status

State / CDFW
Status2

State
Rank

Rare Plant
Ranking

2

Endangered

Endangered

S1

1B.1

3

None

None

S2.2

1B.2

bent-flowered fiddleneck

2

Threatened

None

S2

1B.2

Arctostaphylos andersonii

Anderson’s manzanita

1

None

None

S2

1B.2

Arctostaphylos montaraensis

Montara manzanita

3

None

None

S2.2

1B.2

Arctostaphylos regismontana

Kings Mountain manzanita

3

None

None

S2.2

1B.2

Astragalus pycnostachyus var.
pycnostachyus

coastal marsh milk-vetch

3

None

None

S2.2

1B.2

Chorizanthe cuspidata var.
cuspidata

San Francisco Bay spineflower

1

None

None

S2.2

1B.2

Cirsium andrewsii

Franciscan thistle

1

None

None

S2.2

1B.2

Cirsium fontinale var. fontinale

Crystal Springs fountain thistle

1

Endangered

Endangered

S1

1B.2

Collinsia multicolor

San Francisco collinsia

3

None

None

S2.2

1B.2

Dirca occidentalis

western leatherwood

6

None

None

S2S3

1B.2

Eriophyllum latilobum

San Mateo woolly sunflower

2

Endangered

Endangered

S1

1B.1

Fritillaria biflora var. ineziana

Hillsborough chocolate lily

2

None

None

S1

1B.1

Fritillaria liliacea

fragrant fritillary

4

None

None

S2

1B.2

Grindelia hirsutula var. maritima

San Francisco gumplant

1

None

None

S1

3.2

Hesperolinon congestum

Marin western flax

5

Threatened

Threatened

S2

1B.1

Horkelia cuneata var. sericea

Kellogg's horkelia

1

None

None

S2?

1B.1

Leptosiphon croceus

coast yellow leptosiphon

1

None

None

S1

1B.1

Leptosiphon rosaceus

rose leptosiphon

2

None

None

S1

1B.1

Lessingia arachnoidea

Crystal Springs lessingia

6

None

None

S1

1B.2

Scientific Name

Common Name

Acanthomintha duttonii

San Mateo thorn-mint

Allium peninsulare var.
franciscanum

Franciscan onion

Amsinckia lunaris
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Table 2.4-2: CNDDB Listed Special-status Plant Species Occurrences within 5 miles of the Planning Area1
Number of
Occurrences Listed

Federal Listing
Status

State / CDFW
Status2

State
Rank

Rare Plant
Ranking

Indian Valley bush-mallow

1

None

None

S2

1B.2

Malacothamnus arcuatus

arcuate bush-mallow

1

None

None

S2.2

1B.2

Malacothamnus davidsonii

Davidson's bush-mallow

1

None

None

S2

1B.2

Malacothamnus hallii

Hall's bush-mallow

1

None

None

S2

1B.2

Monolopia gracilens

woodland woollythreads

1

None

None

S2S2

1B.2

Pentachaeta bellidiflora

white-rayed pentachaeta

2

Endangered

Endangered

S2

1B.1

Plagiobothrys chorisianus var.
chorisianus

Choris’ popcornflower

2

None

None

S2.2

1B.2

Polemonium carneum

Oregon polemonium

1

None

None

S1

2.2

Potentilla hickmanii

Hickman's cinquefoil

2

Endangered

Endangered

S1

1B.1

Silene verecunda ssp. verecunda

San Francisco campion

1

None

None

S2.2

1B.2

Triphysaria floribunda

San Francisco owl’s clover

1

None

None

S2.2

1B.2

Scientific Name

Common Name

Malacothamnus aboriginum

Notes:
1. California Natural Diversity Data Base (CNDDB). 2014. California Department of Fish and Game. Sacramento, California.
2. California Department of Fish and Wildlife (CDFW). 2011. Special Animals List. Department of Fish and Game, Wildlife and Habitat Data Analysis Branch.
Abbreviations:
Department of Fish and Wildlife
SSC= California Species of Special Concern
FP- Fully Protected

California Native Plant Society Rare Plant Ranking Key
List 1B = rare, threatened, or endangered in California and elsewhere.
List 2 = rare, threatened, or endangered in California, but more common elsewhere.
Threat Code:
.1 = Seriously endangered I California (over 80% of occurrences threatened / high degree and immediacy of threat)
.2 = Fairly endangered in California (20-80% occurrences threatened)
.3 = Not very endangered I California (<20% of occurrences threatened or no current threats known)

2.4-11

Plan Half Moon Bay

Sensitive Habitats
The CNDDB provides an inventory of California’s natural communities and identifies those that
are considered rare because of their highly limited distribution. These rare communities may or
may not contain individual species that are rare, threatened, or endangered. Natural communities
present in the Planning Area that are considered rare or imperiled include:


Central coast riparian scrub



Central dune scrub



Coastal and valley freshwater marsh



Monterey cypress forest



Monterey pine forest



Vernal marsh

Critical Habitat Designations
Critical habitat designations, as defined by the USFWS, are geographic units that support primary
habitat constituent elements for federally listed species. Because these habitat areas have the
potential to support sensitive species, they may potentially be considered ESHA under the Coastal
Act. Critical habitat for three federally listed species including the central California coast steelhead
(Oncorhynchus mykiss), the California red-legged frog (Rana draytonii), and the western snowy
plover has been designated within the Planning Area.

WETLANDS
In the Coastal Act, wetlands are referred to as “lands within the coastal zone which may be covered
periodically or permanently with shallow water and include saltwater marshes, freshwater marshes,
open or closed brackish water marshes, swamps, mudflats, and fens (Section 30121).” More
specifically, the Coastal Commission’s regulations in the California Code of Regulations §13577(b)
provides the following definition of wetlands and criteria for identification:
“Wetland shall be defined as land where the water table is at, near, or above the land surface
long enough to promote the formation of hydric soils or to support the growth of
hydrophytes, and shall also include those types of wetlands where vegetation is lacking and
soil is poorly developed or absent as a result of frequent and drastic fluctuations of surface
water levels, wave action, water flow, turbidity or high concentrations of salts or other
substances in the substrate. Such wetlands can be recognized by the presence of surface
water or saturated substrate at some time during each year and their location within, or
adjacent to, vegetated wetlands or deep-water habitats.”
The Coastal Commission’s definition of wetlands is a single-parameter definition, in contrast to the
three-parameter definition used by the US Army Corps of Engineers. The LUP is consistent with
the Coastal Act, and therefore uses the single-parameter definition.
Wetlands are considered valuable features, as they support diverse plant and animal species,
including some found only in wetlands; protect the quality of coastal waters by filtering or fixing
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contaminants; protect the shoreline by acting as a buffer against waves and storms; detaining storm
or flood waters; allowing for groundwater recharge; providing recreation areas; and contributing
to an area’s visual quality.2 Wetlands are present in the Planning Area within vernal marsh and
coastal and valley freshwater marsh habitats in ponds, within central coastal scrub, and adjacent to
existing drainages.

LAND USE PLAN FRAMEWORK
The LUP establishes a method for identifying and designating Environmentally Sensitive Habitat
Areas (ESHAs) and provides policies to preserve and protect these resources. The LUP relies on the
Coastal Act’s definition of ESHA and provides more specific criteria to allow for more clarity in the
designation process. Habitats that meet the criteria of being rare or especially valuable—wetlands,
dunes, sea cliffs/bluffs, riparian areas, and marine habitat—are considered ESHA by the LUP. As
detailed in the policies, the only development permitted in ESHA and in areas adjacent to ESHA is
limited to resource-dependent uses, and must follow performance standards and development
restrictions intended to protect the area’s environmental quality. Any such development would
require detailed biological study to identify resources and mitigate potential impacts.
In addition to ESHA, the LUP establishes a category called Potential ESHA, which applies to all
areas where the presence of ESHA is unconfirmed but possible. These areas have been generally
mapped for the LUP and are shown on the ESHA map (Figure 2.4-2). The Potential ESHA
designation serves as a “flag” or alert for site-specific studies to be undertaken when development
is proposed. If a site-specific study prepared by a qualified biological professional finds that the area
potentially contains rare or especially valuable habitat or contributes to the viability of special-status
species, a detailed biological report is required. If the biological report shows that the site meets the
criteria for ESHA, the area shall be designated as ESHA, and formally mapped pursuant to the
California Coastal Act. Additionally, the LUP calls for establishing funding to be used by City to
conduct site-specific biological studies to verify reports of presence of special-status species
submitted to the City by members of the public, allowing the City to take a proactive approach to
ESHA designation.
Any change to the ESHA map is considered an amendment to the LCP. To amend the map, the
City must confirm through site-specific study the presence of ESHA on the site in question. The
City must then provide proper public notice and opportunity for hearing consistent with the
Municipal Code before submitting the proposed amendment to the Coastal Commission. The
Coastal Commission would then ensure that the amendment is consistent with the LCP, the Coastal
Act, and the California Environmental Quality Act prior to approval.
Areas designated as ESHA and adjacent to ESHA are subject to LUP requirements for buffering,
mitigation, and development standards intended to protect the ESHA from development impacts
such as runoff, sedimentation, erosion, and other disturbances, as well as from sea level rise impacts
that may threaten some coastal habitats. Buffer requirements are summarized in Table 2.4-3, and
provided in greater detail in the LUP policies. The LUP also includes policies specific to certain
2

California Coastal Commission, 2011. Definition and Delineation of Wetlands in the Coastal Zone. California Coastal
Commission October 5, 2011 Briefing Background Information Handout. Accessed online at
http://documents.coastal.ca.gov/reports/2011/10/W4-10-2011.pdf.
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types of ESHA: wetlands, riparian corridors, sand dunes, sea cliffs/bluffs, and marine habitats. The
LUP further establishes strategies for open space acquisition for the conservation of sensitive
habitats.
Table 2.4-3: Summary of Buffer Requirements
Situation

Buffer Requirements

Exceptions

ESHA

 Sufficient size to ensure the biological
integrity and preservation of the
habitat they are designed to protect
 Minimum of 100 feet wherever
possible

Smaller buffers may be allowed if a 100foot wide buffer is not possible due to
site-specific constraints, and the
proposed narrower buffer would be
amply protective of the biological
integrity of the ESHA

Adjacent to
Parkland and
Open Space

 Sufficient size to prevent impacts to
parkland resources
 Minimum width of 100 feet wherever
possible

Smaller buffers may be allowed if a 100foot wide buffer is not possible due to
site-specific constraints, and the
proposed narrower buffer would be
amply protective of the biological
integrity of the ESHA

Riparian
Corridor

 Along both sides of riparian corridors
 Measuring 50 feet from the limit of
riparian vegetation along perennial
streams and 35 feet from the limit of
riparian vegetation along intermittent
streams
 Measuring 50 feet from the bank edge
of perennial streams and 35 feet from
the midpoint of intermittent streams
where no riparian vegetation exists
along either side of a riparian corridor

Smaller buffers may be allowed if the
required buffer is not possible due to
site-specific constraints, and the
proposed narrower buffer would be
amply protective of the biological
integrity of the riparian corridor

Riparian Area

 100 feet from the high water point

Smaller buffers may be allowed if a 100foot buffer is not possible due to sitespecific constraints, and the proposed
narrower buffer would be amply
protective of the biological integrity of
the riparian area. No buffer zone is
designated for man-made ponds and
reservoirs used for agricultural purposes

Building Sites
within a
Riparian
Buffer

 Sufficient size to prevent negative
impacts to biological resources in
riparian corridor or area.
 Minimum of 20 feet from the limit of
riparian vegetation
 Minimum of 20 feet from the bank
edge of a perennial stream or 20 feet
from the midpoint of an intermittent
stream if there is no riparian
vegetation

Smaller buffers may be allowed if a 20foot buffer is not possible due to sitespecific constraints, and the proposed
narrower buffer would be amply
protective of the biological integrity of
the riparian corridor or area
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Note to the Reader: Parameters for buffer policies were determined using a number of sources,
including the Coastal Commission’s LCP Update Guide (2013), existing certified LCPs of other
jurisdictions, and Half Moon Bay’s 1993 LCP. The City welcomes feedback on these buffer policies to
ensure the protection of ESHA while also taking into consideration the site-specific constraints of
properties in the city. Buffer requirements for ESHA and development adjacent to parkland and open
space are new and provide consistency with Coastal Commission guidance. Buffer requirements for
riparian corridors and areas are the same as those in the 1993 LUP, modified to increase the 30-foot
buffer for riparian corridors to 35 feet in order to ensure a significant reduction in sedimentation,
which has been documented at 33 feet (Corely et. al. 1999, Peterson et. al. 1992, as cited in Jones and
Stokes 2002).

2.4.3 Hydrology and Water Quality
The City of Half Moon Bay is located along California’s central coast approximately 22 miles south
of the inlet to San Francisco Bay. The Planning Area is bound on the east by the Santa Cruz
Mountains and on the west by the Pacific Ocean. These major features mediate hydrologic
processes within the Planning Area as all surface and subsurface flow is toward the west. Pillar
Point, located just north of the Planning Area, extends into the Pacific and establishes the northern
boundary of a partially enclosed bay, Half Moon Bay, which forms the Planning Area’s western
boundary.

WATERSHEDS
The Planning Area is located entirely within the California Interagency Watershed (Calwater)
mapped San Mateo Coastal Hydrologic Area (HA). The HA is divided into smaller sub-basins or
hydrologic units and the Planning Area overlays portions of three Hydrologic Sub-Areas (HAS)
and four Planning Watersheds (PWS), respectively. The four PWS within the Planning Area are
Denniston Creek, Pilarcitos Creek, Mills Creek, and Purisima Creek. Fifteen sub-basins have been
identified for the Planning Area, as shown in Figure 2.4-3. Land uses in the sub-basins are
characterized from west to east by open space in the western uplands vegetated with forests,
scrubland, and grasses; Highway 1 and Highway 92, two major regional transportation routes;
pockets of mainly residential and agricultural development as well as large greenhouse operations
and some central commercial uses in downtown Half Moon Bay; and vacant land and open space,
including recreational areas, along the coast.

SURFACE WATER RESOURCES
The Planning Area is crossed by a number of creeks, streams, and lesser drainage features that
discharge directly or indirectly to the ocean. Surface water features are highly seasonal, especially
in the lesser drainages. Surface waters in the region provide a variety of beneficial uses ranging from
drinking and irrigation and supply for agricultural uses and livestock grazing to supporting wildlife
resources, providing recreational opportunities, or mitigating disasters from flood storage.
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Major Creeks and Drainages
There are three perennial or near perennial (in most years) surface waters within the Planning Area;
Frenchmans Creek, Pilarcitos Creek, and Arroyo Leon Creek. Arroyo de en Medio and Cañada
Verde are intermittent surface waters that typically have consistent flow during the wet season
(Figure 2.4-3). These features are characterized by narrow high gradient erosive headwaters and
tributaries originating in the Santa Cruz Mountains transitioning to wider, lower gradient,
depositional waters as they approach the ocean. Flows are primarily driven by precipitation and
typically follow an annual pattern consistent with winter rains and summer drought. In dry years,
summer flows may be limited to shallow subsurface flow with the features appearing to be dry.
Minor Creeks and Drainages
Several lesser natural and man-made creeks and drainages are located throughout the Planning
Area (Figure 2.4-3). These features are typically characterized by intermittent flows resulting
primarily from storm events with little or no base flow present for much of the year. Most of these
features have limited flow lengths and small localized watershed areas. These features typically
drain either directly or through various conveyances (pipes, ditches, culverts) to the larger drainage
features described above, are isolated and lack additional surficial connection, or are located in close
proximity to the ocean and discharge directly to beach areas.
The minor creeks and drainages include but are not limited to Roosevelt Drainage, Pullman Ditch,
Kehoe Ditch, Wavecrest Ditch, and Seymour Drainage. These features generally do not support as
diverse resources and uses as the larger drainages but contribute to flora and fauna habitat,
groundwater recharge, stormwater and local flood management. Several of these features,
particularly the man-made ditches (Kehoe, Pullman, and Wavecrest), are subject to potential
erosion and flood hazards.

GROUNDWATER RESOURCES
Groundwater is an important element of the hydrology of the region. Groundwater can supply
water for drinking, irrigation, and industrial processing and service, and may influence surface
water hydrology through inflow or discharge. The Planning Area is almost entirely underlain by
the Half Moon Bay Terrace groundwater basin. The basin occupies a total area of approximately
9,150 acres along the California coast from Matins Beach north to Montara, approximately 3,546
acres of which is located within the Planning Area, and supplies limited water for domestic and
municipal uses with the most significant withdrawal from the Ocean Colony Partners Balboa well
field used to irrigate two golf courses in the area.
The basin is made up of several smaller sub-basins, and four are identified in the Planning Area: El
Granada sub-basin, Arroyo de en Medio sub-basin, Frenchmans Creek sub-basin, and Lower
Pilarcitos Creek sub-basin. The aquifers of these sub-basins are generally composed of shallow,
unconfined and semi-confined, marine terrace and alluvial deposits, underlain by the Purisima
formation with overlying fine-grained alluvial deposits. The overlying alluvial deposits can create
an impermeable cap over the marine terrace aquifers resulting in confined groundwater conditions.
The aquifers are generally bound on the east by bedrock and on the west by the Pacific Ocean.
Groundwater flows are from east to west, toward the Pacific Ocean, and can be significant. This
outflow to the ocean results in large seasonal changes in groundwater levels as well as a dynamic
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fresh-salt water interface. Although saltwater intrusion in existing wells has not been documented,
greater withdrawal, less recharge, and/or drought will move this interface inland.
Rainfall recharge and subsurface inflow from drainages are the primary contributors to inflow in
the Planning Area. Stream recharge has been indicated as the primary contributor to recharge
especially in the El Granada, Arroyo de en Medio, and Frenchmans Creek sub-basins. Overall,
aquifers in the Planning Area have groundwater surplus during wet years but may have a deficit in
dry or prolonged drought periods, though these variations appear to be in long-term balance and
can likely support moderate increases in water extraction. Such increases will require additional
study and monitoring, especially in dry years when the risk of salt water intrusion is heightened.3

WATER QUALITY
Water quality is a key factor in maintaining the beneficial uses of hydrologic resources. Water
quality degradation not only endangers public health and welfare but can have substantial negative
effects on flora and fauna including threatened or endangered species. Sources contributing to
water quality degradation include erosion from construction or hydromodification (alteration of
the natural flow of water through a landscape), pollutants and nutrients present in stormwater
runoff, wastewater discharge, sedimentation from excess erosion, thermal modification, and
pollutant spills or contamination from historic or active facilities.
Surface Water Quality
Surface waters in the Planning Area are substantially influenced by runoff and the materials
transported therein. Urban runoff has been found to contribute significant quantities of total
suspended solids, heavy metals, petroleum hydrocarbons, and other pollutants to the waters of the
region.4 The impact of these pollutants is variable. Nutrients from fertilizer, agricultural operation,
sewerage, and sediments can result in toxic algal blooms and anoxic (low dissolved oxygen)
conditions. Suspended sediments and other solids bind to and transport harmful or toxic pollutants
and nutrients, are harmful to freshwater fish, and can cause sedimentation, facilitating further
habitat degradation and hydromodification. Metals (cadmium, copper, lead, and zinc), petroleum
hydrocarbons, and other toxic contaminants (pesticides, herbicides) washed off from impervious
surfaces and developed areas may produce toxic responses in aquatic life or human health risks.
Pathogens (total coliform and Escherichia coli [E. coli]) from fecal waste, wastewater, and septic
systems can cause disease and other health concerns.5

3

Woyshner, M., Hecht, B., Parke, J., Baggett, T. 2010. Midcoast Groundwater Study Phase III, San Mateo County,
California, Balance Hydrologics, Inc. June 4, 2010.

4

California Regional Water Quality Control Board (RWQCB), 2013, San Francisco Bay Region, Water Quality
Control Plan (Basin Plan), July 2013. Accessed online at
http://www.waterboards.ca.gov/rwqcb2/basin_planning.shtml.

5

Phillip William and Associates (PWA), 2008, Pilarcitos Integrated Watershed Management Plan, October 24, 2008.
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Sampling has indicated high fecal coliform counts for Pilarcitos Creek and several beaches in the
northern portion of the Planning Area, which has led to the San Mateo County Department of
Environmental Health posting warnings for potential health hazards.6 Venice Beach and Pillar
Point Harbor are both listed on the SWRCB 303(d) list as impaired by coliform bacteria. Total
Maximum Daily Loads (TMDL) are being prepared for these beaches in accordance with the federal
Clean Water Act. To date, though much speculation has been made, the primary sources for fecal
pollution in the area are unclear and additional study is needed and currently planned.
In addition to fecal pollution, high levels of zinc and copper (2003-2005) and nutrients (2005) have
been recorded in Pilarcitos Creek. It is speculated that the elevated trace metals may be attributed
to the BFI Ox Mountain Sanitary Landfill located just east of the Planning Area, though additional
study is required to confirm sources.7
Surface water quality monitoring and pollutant reduction will continue to be addressed through
local, state, and federal programs such as the San Mateo Countywide Water Pollution Prevention
Program (SMCWPPP). Surface water contamination from anthropogenic sources will continue to
be regulated through federal, state, and local authorities with clean-up typically enacted by the party
responsible or liable for the source.
Groundwater Quality
Groundwater quality in the region is variable depending on well location, depth, and development
(age and use of well). Typically, groundwater in the region is considered to be of good quality with
mineral, chemical, and physical constituents meeting domestic water quality standards.8 However,
groundwater along the coast and within the Planning Area is consistently hard and studies have
shown the potential for elevated levels of total dissolved solids, iron, and manganese.9 Due to the
proximity to the ocean, saltwater intrusion is a potential concern especially if groundwater
withdrawals increase; rising sea levels may also contribute to this risk.

6

San Mateo Resource Conservation District (SMRCD), 2007. Identification of Sources of Fecal Pollution Impacting
Pillar Point Harbor, Pillar Point Harbor Project Description, October 29, 2007.

7

Phillip William and Associates (PWA), 2008, Pilarcitos Integrated Watershed Management Plan, October 24, 2008.

8

San Mateo County General Plan, Chapter 1–Vegetative, Water, Fish, and Wildlife Resources and Chapter 15-Natural
Hazards, 1985.

9

Todd Engineers. 2003. Lower Pilarcitos Creek Groundwater Basin Study. Coastside County Water District, Half
Moon Bay, California. June 2003.
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Figure 2.4-3: Hydrology (2015)
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Groundwater can be impacted by a variety of historic or ongoing anthropogenic activities including
industrial and agricultural chemical spills, underground and above ground tank and sump leaks,
landfill leachate, septic tank failures, and chemical seepage via shallow drainage wells and
abandoned wells. Toxic pollutants commonly found in groundwater range from solvents
(including volatile organic compounds [VOCs] and semi-volatile organic compounds [SVOCs]),
petroleum hydrocarbons, heavy metals, or a combination of these pollutants.10 Contaminant
sources that may impact the Planning Area include:


Ox Mountain Landfill. The landfill is located east of Half Moon Bay along Highway 92.
The landfill actively treats leachate water through a filtration system.



Half Moon Bay Landfill. The Half Moon Bay Landfill has is a closed Class III landfill that
accepted primarily inert material, yard waste, and residential waste from 1962 to 1976, and
was capped in 1978. The marine terrace on which the landfill is located is subject to erosion
from wave action, and a portion of landfill waste was exposed in the early 1990s. The eroded
area was repaired by the County through regrading and the installation of a concrete block
and steel chain mat.11 The site has been inspected regularly by the County as part of a gas
monitoring program.12 The landfill is not listed as a Superfund or State Response Site and,
is thus not considered a potential hazard.



Sites of known or potential contamination, including Leaking Underground Storage
Tank (LUST) sites. The California Department of Toxic Substances Control (DTSC) and
SWRCB track and identify sites with known or potential contamination and sites that may
impact groundwater, respectively, and updated documentation of potential contaminant
sources can be accessed through their databases. Figure 2.4-4 shows hazardous materials
sites identified by DTSC and SWRCB as of 2015. As shown, the majority of those were
already closed, meaning that they have met cleanup criteria, with only three SWRCBidentified sites remaining open, and only one DTSC-identified site remaining active at that
time.

HYDROMODIFICATION
Hydromodification is defined as development-induced changes to the natural hydrological
processes and runoff characteristics. Increased volumes or rates of stormwater runoff from
development can lead to creek channel erosion, as well as flooding, and habitat loss.
Watersheds within the Planning Area have generally been found to contain a low percentage of
imperviousness and a high percentage of unmodified creek channels (e.g. not channelized,
10

California Regional Water Quality Control Board (RWQCB), 2013, San Francisco Bay Region, Water Quality
Control Plan (Basin Plan), July 2013. Accessed online at
http://www.waterboards.ca.gov/rwqcb2/basin_planning.shtml.

11

County of San Mateo Department of Public Works, 2010. Request for Proposals for Environmental Consulting
Services for Conducting Groundwater and Landfill Gas Monitoring at the Closed Half Moon Bay and Pescadero
Landfills.

12

CalRecycle Solid Waste Information System (SWIS). Accessed 7/14/2014 at
http://www.calrecycle.ca.gov/SWFacilities/Directory/41-AA-0165/Detail/.
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culverted, concrete lined, or otherwise modified) compared to the Bay Area region, especially the
more developed portions of the eastern San Francisco peninsula.13 Despite these positive metrics
development in the greater Bay Area and Planning Area has resulted in numerous instances of
stream incising. Stream channel incising, typically observed as the lowering or widening of the
stream channel, is generally the result of excessive erosion, often due to higher flow rates that occur
as the result of development encroaching in a stream corridor, straightening of channels, loss of
riparian buffers, or increases in area of impervious surface in the watershed. When the streambed
is lowered though incising, the ability of high flows to overtop the banks and move into the
floodplain decreases, and thus higher volumes and velocities of water within the channel increase
the amount of erosion and continue the problem of degradation within the channel. This is a selfsustaining problem (or ‘positive feedback mechanism’), whereby increased incision leads to
increased/further streambed degradation. As the bank becomes deeper and steeper, erosion may
wear away the sides of the streambed, eventually leading to bank instability and failure. Photo 2.41, which shows the stream channel under Seymour Bridge, illustrates the effects of incising and
related streambank erosion.
Although erosion is a natural stream process, this process can become problematic when the
hydrogeomophic balance (e.g. discharge and sediment load) of a system is out of equilibrium,
posing serious structural or ecological issues as well as the potential for damaging or endangering
infrastructure or human life. Most commonly, excessive stream incising is found to be attributed
to alteration in the upstream watershed through landscape change, modification of hydrologic
patterns, stream channelization or straightening, and the introduction of greater discharges in
relation to sediment loads. The degree and type of erosion/incising that may occur will depend on
numerous factors including but not limited to the soils, sediment, and geology present; stream
gradient and morphology characteristics; watershed land use and hydrology characteristics; and
other anthropogenic stressors or modifications present. Stream incising once initiated is a difficult
process to combat and often results in further degradation of the stream channel through further
erosion, increased bank undercutting facilitating bank failure and collapse, or other morphological
changes.14 Restoration of an incised stream is possible through means such as channel
reconstruction or meander construction along the channel to recreate more natural hydrologic
conditions.

13

SMCWPPP, 2002, Characterization of Imperviousness and Creek Channel Modification for Seventeen Watersheds
in San Mateo County, January, 1 2002.

14

California Regional Water Quality Control Board (CRWQCB), 2003, A primer on Stream and River Protection For
the Regulator and Program Manager, Technical Reference Circular W.D. 02-#1, San Francisco Bay Region,
California Regional Water Quality Control Board, April 2003.
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Photo 2.4-1: Severe incising and stream bank erosion is evident at Seymour Bridge, where the stream
channel has lowered and widened.
It is likely that land use changes within the Planning Area, such as the conversion of natural lands
for agricultural or other anthropogenic uses, have resulted in the modification of natural hydrologic
processes of several of the surface waters present, through increased runoff from impervious
surfaces, greater stormwater discharge, or modification of channel geomorphology. Instances of
stream channel incision and associated stream bank erosion have been observed within Kehoe ditch
as evidenced by the undermining and eventual collapse of stream bank vegetation as well as within
Seymour ditch near Seymour Bridge as evidenced by substantial stream incision, stream bank
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erosion, and the undermining of the bride infrastructure. Observations within the Pilarcitos
watershed also found evidence of channel incision in many of the surface waters.15

LAND USE PLAN FRAMEWORK
LUP policies seek to protect the quality and hydrological function of Half Moon Bay’s coastal waters
through management, requirements for new development, stormwater and wastewater
management, restricting hydromodification, and addressing potential impacts from sea level rise
including saltwater intrusion and pollutant runoff.
Watershed and Groundwater Management
The LUP encourages planning for the watershed as a whole, coordinating with other agencies in
the region, and enforcing Total Maximum Daily Loads (TMDLs) in local waterways. Policies also
call for groundwater basin management for long-term sustainability and gathering additional
information to better understand and protect the resource from threats such as overdrafting and
saltwater intrusion.
New Development
New development is required by the LUP to avoid impacts to coastal waters through siting and
design measures, and must ensure that the development does not result in degradation of water
quality from non-point source pollutants or increase stormwater runoff discharge rates from the
site. Policies call for new development to utilize best management practices (BMPs) during
construction and post-construction phases to prevent erosion and contaminated runoff, and to
decrease stormwater flow rates. New development must also provide drainage plans to manage
runoff while maintaining existing drainage patterns, and limit land disturbance and grading
activities that can lead to sedimentation.
Stormwater, Wastewater, and Hydromodification
The LUP provides for stormwater infrastructure improvements, incorporating Low Impact
Development (LID) strategies and impervious surfaces to ensure stormwater is filtered and flow
rates are decreased. The LUP also requires the City to cooperate with the San Mateo County Water
Pollution Prevention Program (SMCWPPP) and reduce litter, debris, and contaminants in public
places in order to improve water quality. Policies related to wastewater seek to minimize water
quality impacts from sewer discharges and private sewage disposal systems (septic systems).
Policies address the need to plan for sea level rise impacts through methods such as retrofitting
existing infrastructure and developing strategies for relocation or removal of at-risk infrastructure.
The LUP also prioritizes the preservation of natural hydrological patterns and provides for riparian
buffers and restoration of wetlands and riparian habitats for ecosystem services such as flood
retention, water filtration, and groundwater recharge. Policies generally discourage alterations to
natural drainage courses.

15

Phillip William and Associates (PWA), 2008, Pilarcitos Integrated Watershed Management Plan, October 24, 2008.
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2.4.4 Shoreline Conditions
Half Moon Bay is located along the Santa Cruz Littoral Cell, which stretches 75 miles from Pillar
Point north of the city south to Moss Landing. A littoral cell is a self-contained, geographically
limited system of sand sources (such as rivers, streams, and eroding bluffs) and sinks (such as
coastal dunes) and longshore transport (littoral drift) that moves the sand along the shoreline. Sand
budgets can be determined by a qualified professional to track the volumes of sand entering and
leaving a given littoral cell in order to quantify additions and losses that affect beach width.
Activities that alter the amount of sediment supply or littoral transport processes can lead to erosion
or accretion (accumulation) of sand on beaches. Activities that have affected sand supply include
the construction of dams in coastal watersheds, shoreline protective structures, and large coastal
engineering structures.16 Within the Santa Cruz Littoral Cell, dominant waves from the northwest
drives littoral drift southwards. Thus, the majority of sand accumulation along beaches in the cell
takes place in the southern portions; Half Moon Bay, located in the north of the cell, receives very
little of the sediment transported within the cell.17
Sea level rise is anticipated to impact shoreline conditions in the Planning Area as well. Increased
wave action from higher sea levels is likely to accelerate the rate of erosion along Half Moon Bay’s
shoreline and bluffs. The lack of cumulative sedimentation along the city’s beaches to replenish
shorelines affected by erosion is a long-term concern.

WAVE CLIMATE
Wave energy along Half Moon Bay’s coast generally approaches from the northwest and west. The
largest waves are related to the North Pacific swell, generated by storms and weather patterns in the
North Pacific, which peak in the winter. Additional wave energy occurs in the form of wind waves
from the northwest, which are active throughout the year, most frequently from April through
October. The wave climate may also be influenced by ocean-atmosphere oscillations including the
El Nino Southern Oscillation. El Nino conditions have been known to cause stronger storms with
potentially greater impacts on the coastline. Sediment transport in the littoral cell moves in an
overall direction from the northwest to the southeast.

PHYSICAL CHARACTERISTICS
The Half Moon Bay shoreline encompasses a stretch of over six miles from the Pillar Point
breakwater to the bluffs at the city’s southern boundary. The coast is generally characterized by
bluff-backed sandy beaches, with bluffs rising from about two to 80 feet in height, with higher bluffs
in the south. About three-quarters (4.5 miles) of the coastline is in public ownership, including
nearly the entire coastline from El Granada (Surfers’ Beach) to Kelly Avenue (Francis Beach, a part
of Half Moon Bay State Beach), as well as Poplar Beach. California State Parks and Beaches owns
and manages most of this land, with smaller amounts managed by the City and County. Urban
development is limited to the northern section of the city’s coast, in the Miramar neighborhoods,
16

United States Army Corps of Engineers et al, 2015. Coastal Regional Sediment Management Plan for the Santa Cruz
Littoral Cell, Pillar Point to Moss Landing. California Coastal Sediment Management Workgroup, September 2015.

17

Patsch, Kiki and Gary Griggs, 2007. Development of Sand Budgets for California’s Major Littoral Cells. Institute of
Marine Sciences, University of California, Santa Cruz, January 2007.
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and the south, in Ocean Colony and the golf courses. Shoreline protection in the form of rip rap is
present along the coast at Miramar. The city’s creeks and drainages also have outlets along the coast,
some of which occur as deep stream beds cut into the coastal bluffs.
Potentially relevant to sediment planning in Half Moon Bay is the Pillar Point breakwater just north
of the Planning Area at Pillar Point Harbor in Princeton. The breakwater was constructed by the
USACE between 1956 and 1960. Since then, erosion and sedimentation impacts have been
associated with the breakwater and are the subject of studies and planning efforts at the county
level. The presence of the breakwater has been linked to erosion along the Princeton shoreline and
at Surfer’s Beach in El Granada, as well as excessive sediment deposition within the harbor. Any
future alterations in the dynamics at Pillar Point could have implications for sediment movement
further down the coast, along the beaches of Half Moon Bay.

LAND USE PLAN FRAMEWORK
The LUP framework for preserving natural shorelines involves establishing a shoreline
management plan. Such a plan would take a long-term, comprehensive approach to addressing
changes in the shoreline from coastal processes such as erosion and sea level rise, with an emphasis
on soft strategies, such as beach nourishment and sediment management. The LUP also urges the
City to participate in any regional sediment management planning taking place in the littoral cell.
These policies aim to ensure the availability of beaches as resources for recreation, public access,
and ecological values. Policies related to shoreline protection and hazards are outlined in Section 5.

2.4.5 Agriculture, Forestry, and Fishing
AGRICULTURE
Farmland Classification
The California Department of Conservation’s Farmland Mapping and Monitoring Program
(FMMP) rates farmland according to soil quality and irrigation status. The FMMP classifies Prime
Farmland, which is protected by the Coastal Act, as well as other farmland of importance.
Classifications are defined as follows:


Prime Farmland. Farmland with the best combination of physical and chemical features
able to sustain long term agricultural production. This land has the soil quality, growing
season, and moisture supply needed to produce sustained high yields. Land must have been
used for irrigated agricultural production at some time during the four years prior to the
mapping date.



Farmland of Statewide Importance. Farmland similar to Prime Farmland but with minor
shortcomings, such as greater slopes or less ability to store soil moisture. Land must have
been used for irrigated agricultural production at some time during the four years prior to
the mapping date.



Farmland of Local Importance. Land of importance to the local agricultural economy as
determined by each county's board of supervisors and a local advisory committee.



Grazing Land. Land on which the existing vegetation is suited to the grazing of livestock.
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Unique Farmland. Farmland of lesser quality soils used for the production of the state's
leading agricultural crops. This land is usually irrigated, but may include non-irrigated
orchards or vineyards as found in some climatic zones in California. Land must have been
cropped at some time during the four years prior to the mapping date.

Land in Half Moon Bay that has been classified under the FMMP is described in Table 2.4-4 and
shown in Figure 2.4-5. As shown, much of the Prime Farmland is currently under cultivation, and
much of the Unique Farmland coincides with nursery or greenhouse uses. Additionally, there are
areas classified by the FMMP in the unincorporated parts of the Planning Area.
Table 2.4-4: Farmland in Half Moon Bay
Farmland Type
Prime Farmland
Farmland of Statewide Importance
Farmland of Local Importance

Acres
195
0
18

Grazing Land

180

Unique Farmland

175

Total Classified Farmland

568

Source: California Department of Conservation Farmland Mapping and Monitoring Program, 2014

Williamson Act
The Williamson Act, also known as the California Land Conservation Act of 1965, provides a
means for local governments and private landowners to preserve agricultural uses. The Williamson
Act allows cities and counties to enter into 10-year contracts with landowners, restricting the use
of specific parcels of land to agricultural or other related open space uses in exchange for lower
property tax assessments based on farming and open space uses as opposed to full market value.
Williamson Act contracts renew automatically each year unless the owner or local government
chooses not to renew, which would allow the land to become available for development 10 years
after non-renewal. As of April 2016, the City of Half Moon Bay has no Williamson Act contracts
mapped within city limits. However, there are several parcels in the Planning Area outside of city
limits that are under Williamson Act contracts, as shown in Figure 2.4-5.
Agricultural Economy
The economic importance of agriculture in the Coastside region exceeds its production value,
which has experienced an overall decrease countywide. Residents and visitors to the region enjoy
the open space and locally-grown food and farm products offered by local agriculture. Some farms
welcome visitors, and Half Moon Bay’s annual Pumpkin Festival is one of the Coastside region’s
biggest events. In addition, smaller events such as Farm Day and Tour des Fleurs connect residents
and visitors with local agriculture.
Half Moon Bay’s agricultural specialization is in floriculture, with national-scale operators based in
the city. While these businesses remain vital, the data regarding the industry suggest that there are
challenges to growth, including contracting sales and employment trends. There are over one
million square feet of agricultural greenhouse space in the City of Half Moon Bay. In an effort to
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revitalize agricultural production in the city, the Planning Commission passed a resolution in 2010
that increased zoning flexibility to help agricultural businesses adapt to changing market conditions
and new opportunities.
While agriculture is not likely to be an economic driver or growth industry for Half Moon Bay,
continued farmland conservation and local food production activities benefit the region through
aesthetic, cultural, and economic contributions that benefit residents, local businesses, and visitors.

FORESTRY
Portions of Half Moon Bay are forested, with stands of Monterey pine forest in the north, Monterey
cypress forest near the coast, and eucalyptus forest in the east, as shown in Figure 2.4-1. There are
currently no logging operations taking place in Half Moon Bay.

FISHING AND RECREATIONAL BOATING
Half Moon Bay does not currently have a marina or other facilities to support fishing or recreation
boating, however, the northern portion of the city borders Pillar Point Harbor and the
unincorporated community of Princeton-by-the-Sea. These areas are accessible from Half Moon
Bay via Highway 1 and the California Coastal Trail. Commercial fishing and recreational boating
policies for Princeton are covered in the San Mateo County Local Coastal Program, and planning
efforts for Pillar Point Harbor are undertaken by its operator, the San Mateo County Harbor
District.

LAND USE PLAN FRAMEWORK
The LUP contains policies to protect the city’s agricultural resources by maximizing the amount of
prime agricultural land to be maintained in production and supporting techniques to limit threats
to agricultural productivity, while also balancing the need to avoid negative impacts on adjacent
residential and commercial development.
The policies contain provisions to prevent the conversion of prime and non-prime agricultural land
except in specific circumstances where doing so is the only feasible option or would help preserve
prime agricultural land elsewhere. The LUP also contains strategies to relieve pressure on
agricultural operations from more urban land uses, including residential uses, and ensure longterm compatibility between agricultural and non-agricultural uses.
The LUP policies view floriculture as a different land use from agriculture, due to the greater
intensity of development that takes place on those floriculture sites. Policies require floriculture
operations to take measures to preserve any prime agricultural soil on their properties and establish
development standards to ensure the long-term compatibility of floriculture with the preservation
of the area’s other coastal resources. Similarly, agricultural management practices are encouraged
that ensure the sustainability of surrounding habitats, water quality, and other resources.
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The LUP also attempts to make it easier for farmers to maintain agricultural operations by
providing housing for farmworkers and allowing for greater flexibility on supplemental land uses
that can provide additional economic opportunities for farmers in ways that complement existing
operations. Additionally, policies promote the use of farmland preservation strategies such as
affirmative easements and Williamson Act contracts that incentivize farmers to maintain their
lands in production. The LUP also includes a provision for maintaining an urban/rural boundary
along Half Moon Bay city limits to encourage the clustering of development within the city,
especially within the core area, and preserving more of the agricultural land in the surrounding
unincorporated area.

2.4.6 Scenic and Visual Resources
The existing visual quality of the Planning Area is a product of a number of aesthetic attributes and
factors. The visual character of Half Moon Bay combined with scenic vistas within and surrounding
the city results in a generally high-quality viewing experience. Although the viewing circumstances
are unique for each specific viewpoint, review of the Planning Area reveals the emergence of certain
common visual conditions. These commonalities may be based on physical location, proximity,
exposure, viewer activity and expectations, and other factors.

VISUAL QUALITY AND CHARACTER
The following aspects of the city contribute to its overall visual quality and character. This section
describes the positive and negative physical attributes associated with each aspect. Scenic resources
are shown in Figure 2.4-6, including view corridors to the ocean and hillsides. View corridors are
generalized for viewing points in the vicinity of the marked arrows and typically mark areas where
breaks in vegetation and development allow for uninterrupted views to the ocean or bluffs, as well
as areas that provide clearer or more expansive views of the eastern foothills as a backdrop.
Downtown
Overall, the downtown area centered around Main Street enjoys a fairly high degree of visual
quality. The combination of its quaint and compact walkable scale, historic and older-appearing
buildings, hillside views, and nearby creek corridors presents a varied and quality visual character.
(See photos 2.4-2 through 2.4-7).
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Downtown Visual Attributes and Conditions
Positive visual attributes and conditions







Main Street bridge
Views of hillsides and ridgelines of coastal
mountains
Riparian corridors of Pilarcitos Creek
and tributaries
Historic buildings and older non-historic
buildings
Parks and public gathering spaces
Pedestrian-scaled buildings and
streetscape

Negative visual attributes and conditions







Overhead utilities
Generic architectural styles associated
with newer buildings
Tall “cobra”-style street and highway
lights
Electrical utility substation
Excessive, inappropriately-designed
signage
Gaps in streetscape amenities such as
street trees

Highway Corridors
Highways 1 and 92 are the primary access points to and through Half Moon Bay, and as a result
provide many travelers with their first visual impressions of the city. There are six community
gateways along the highways: four along Highway 1 and two along Highway 92. (See photos 2.4-8
through 2.4-18).

Highway 1
Highway 1 is the primary north-south transportation route through the Planning Area. As a result,
a large share of the visual impression of the city is experienced from this corridor. Highway 1
provides a fairly comprehensive overview of the city and surrounding area’s visual character and
scenic resources. Views at the city perimeter along Highway 1 include agricultural uses and open
space, mixed with residential neighborhoods and a few roadside businesses. There are four
community gateways along the highway: a northern gateway where Highway 1 enters Half Moon
Bay at Mirada Road, one where it intersects with Main Street, another where it intersects with Kelly
Avenue, and a southern gateway located at the merge point with Main Street.
Highway 1 Visual Attributes and Conditions
Positive visual attributes and conditions
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Views of hillsides and ridgelines of coastal
mountains
Agricultural fields, operations, and
greenhouses
Blue-water ocean views
Riparian corridors
Historic buildings
Pillar Point Harbor and Marina
Pillar Point
Johnston House

Negative visual attributes and conditions







Vehicular traffic
Scale of intersections of Highway 1/92
and Highway 1/Main Street
Overhead utilities
Electrical utility substation
Signage
Generic corporate architectural styles
associated with newer buildings
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DOWNTOWN

Photo 2.4-2: Looking north along Main Street.

Photo 2.4-3: Historic buildings mixed with other uses.

Photo 2.4-4: Hillsides frame the downtown setting.

Photo 2.4-5:View of Main Street north of the Main Street
bridge.

Photo 2.4-6: Looking south toward the Main Street bridge.

Photo 2.4-7: Murals in downtown area add visual interest.

HIGHWAY CORRIDORS

Photo 2.4-8:The Highway 1/Highway 92 intersection serves as
a northern gateway to the downtown area.

Photo 2.4-9:The Highway 1/southern Main Street intersection
serves as a southern gateway to the downtown area.

Photo 2.4-10:The Highway 92/Main Street intersection serves
as gateway to the downtown core.

Photo 2.4-11: Views along Highway 1, approaching the city
from the south.The Historic Johnson House can be seen on the
right.

Photo 2.4-12: Views of the Pacific Ocean from southbound
Highway 1.

Photo 2.4-13: Pillar Point Harbor and Marina seen from
northbound Highway 1.

Photo 2.4-14: Typical view of Highway 1. A multi-use path
parallels the highway at this location.

Photo 2.4-15: Roadside trees add visual interest along parts of
Highway 1.

Photo 2.4-16: Approaching the city from the east on
Highway 92.

Photo 2.4-17: Distant ocean views are seen as Highway 92
descends into the city.

Photo 2.4-18: View of Highway 92 between Main Street and
Highway 1.

Plan Half Moon Bay

Highway 92
Highway 92 serves as the eastern gateway to the Planning Area at its intersection with Main Street.
As the highway winds down from the hills, the curving alignment and groves of mature roadside
trees just east of town tend to limit longer-range views. Continuing west however, the highway
straightens out, revealing a brief vista of Half Moon Bay and the ocean beyond. This spatial dynamic
along westbound Highway 92 contributes to a sense of arrival from an agricultural perspective
(roadside farms, farms stands and displays) to a small and low-scale coastside community. Two
gateways are located along Highway 92: one as it enters Half Moon Bay from the West, and another
at its intersection with Main Street.
Highway 92 Visual Attributes and Conditions
Positive visual attributes and conditions







Views of hillsides and ridgelines of coastal
mountains
Agricultural fields, operations, and
greenhouses
Blue-water ocean views
Riparian corridors
Mature roadside trees
Historic cemetery

Negative visual attributes and conditions






Vehicular traffic
Overhead utilities
Electrical utility substation
Signage
Generic corporate architectural styles
associated with newer buildings

Residential Neighborhoods
Most of these neighborhoods are well-established and have mature landscaping. Although much of
the area is composed of single-family residential subdivisions, they are intermixed with other types
of development such as nurseries, mobile home and recreational vehicle parks, hotels, golf courses,
and larger-lot residences. A common visual characteristic is that most all of the residential areas
have some sort of views to the inland hillsides. In addition, glimpses of the ocean are often available
where streets create an open view corridor to the west. (See photos 2.4-19 through 2.4-21).
Residential Neighborhoods Visual Attributes and Conditions
Positive visual attributes and conditions
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Views of hillsides and ridgelines of coastal
mountains
Agricultural fields, operations, and
greenhouses
Blue-water ocean views
Riparian corridors
Mature roadside trees
Views of the bluffs, beaches, harbor, and
Pillar Point from certain areas

Negative visual attributes and conditions




Overhead utilities
Blocked views of coastline
Inconsistent streetscaping
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Local Streets
Because of the grid layout of local roadways, many of the east-west oriented streets provide view
corridors to the ocean as well as the inland hills. Local streets also serve as public viewpoints to the
surrounding areas. (See photos 2.4-22 through 2.4-25).
Local Streets Visual Attributes and Conditions
Positive visual attributes and conditions









Greater visual access to scenic resources
View corridors to the ocean and hills
Residential scale
Views of hillsides and ridgelines of coastal
mountains
Agricultural fields, operations, and
greenhouses
Blue-water ocean views
Riparian corridors
Mature roadside trees

Negative visual attributes and conditions





Overhead utilities
Vehicular traffic
Signage
Inconsistent streetscaping

Agriculture and Maritime Uses
Agricultural heritage and character is evidenced by the fields, greenhouses, nurseries, and open
space seen throughout the Planning Area. This is particularly noticeable in the southern portion of
the city along Highway 1 where greenhouses and nursery operations line the roadway, and along
Highway 92 where floriculture and other agricultural-oriented retail business greet the highway
traveler.
The maritime and fishing industries contribute greatly to the visual character of the Planning Area.
The Half Moon Bay city limits encompass the southernmost portion of the Pillar Point Harbor
frontage, and include dramatic views of the Harbor, Pillar Point, and Pillar Point Ridge to the
northeast. Views of these natural landforms and working harbor are memorable, and have a
substantial positive effect on visual quality. (See photos 2.4-26 through 2.4-28).
Agriculture and Maritime Uses Visual Attributes and Conditions
Positive visual attributes and conditions





Are primary visual character-defining
qualities
Create visual connections to local and
regional history
Contribute to small-town setting
Provide compositional harmony to the
viewshed

Negative visual attributes and conditions



Overhead utilities
Increased traffic and parked cars (marina
area)
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RESIDENTIAL NEIGHBORHOODS

Photo 2.4-19: An established neighborhood near the downtown
area along Filbert Street.

Photo 2.4-20: A well-landscaped neighborhood in the northern
portion of the city along Spindrift Way.

Photo 2.4-21: A neighborhood on the western side of Highway
1 along Poplar Avenue.

LOCAL STREETS

Photo 2.4-22: Local streets can provide visual corridors
to the ocean.

Photo 2.4-23: This local street allows increased visual access to
the hills as seen from Highway 1.

Photo 2.4-24: This local street shows a number of suburban
characteristics.

Photo 2.4-25: Several local roadways maintain a generally
rural appearance.

AGRICULTURE AND MARITIME USES

Photo 2.4-26: Greenhouses along Highway 1.

Photo 2.4-28: Pillar Point Harbor and Marina seen in
the distance.

Photo 2.4-27: Agricultural operations seen along Highway 92 at
the outskirts of town.
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Coastal Bluffs and Beaches
The Planning Area is defined on its western edge by approximately 6 miles of sandy beaches, coastal
bluffs, and coves, the majority of which are easily accessible to the public. Because of the crescentshaped curve of the coastline, views from these beachfront areas often include sweeping panoramas
from Pillar Point to the Santa Cruz Mountains. Looking east from these areas, the coastal foothills
can be seen rising up as a scenic backdrop to the city. Several city streets provide direct access to
these areas, sometimes leading all the way to the bluff tops themselves. High quality views are
readily available from the bluffs and beaches. (See photos 2.4-29 through 2.4-32).
Coastal Bluffs and Beaches Visual Attributes and Conditions
Positive visual attributes and conditions









Views of hillsides and ridgelines of coastal
mountains
Agricultural fields, operations, and
greenhouses
Blue-water ocean views
Pillar Point Harbor
Pillar Point
Bluffs
Sandy beaches and shoreline
Riparian corridors

Negative visual attributes and conditions




Views of development adjacent to
blufftops
Blocked views of hillsides
Views of recreational vehicles at certain
locations

Recreational Areas
Recreational opportunities are plentiful, and include beachfront, the California Coastal Trail, golf
courses, and City parks. These recreational viewpoints generally allow for increased exposure to the
surrounding visual environment of the beach and coastal areas, and in many instances recreational
enjoyment is enhanced by the views. Many of these recreational areas provide scenic value
themselves in terms of open space, topography, and native vegetation or other landscaping. (See
photos 2.4-33 through 2.4-37).
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COASTAL BLUFFS AND BEACHES

Photo 2.4-29: The bluffs are readily accessible along much
of the coastline.

Photo 2.4-30: Beaches provide superior viewing opportunities.

Photo 2.4-31: Sweeping panoramas are available from most
bluff tops.

Photo 2.4-32: Bluffs and beaches provide views to inland
resources as well as development.

RECREATIONAL AREAS

Photo 2.4-33: Designated parking areas offer access
to the beach.

Photo 2.4-34: Half Moon Bay State Beach supports a variety
of public uses.

Photo 2.4-35: Multi-use trails expand recreational and viewing
opportunities up and down the coastline.

Photo 2.4-37: Smith Field Park.

Photo 2.4-36: Carter Park near the downtown area.
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Recreational Areas Visual Attributes and Conditions
Positive visual attributes and conditions












View corridors to the ocean and hills
Residential scale
Views of hillsides and ridgelines of coastal
mountains
Agricultural fields, operations, and
greenhouses
Blue-water ocean views
Pillar Point Harbor
Pillar Point
Bluffs
Sandy beaches and shoreline
Riparian corridors
Increased visual access to scenic
resources

Negative visual attributes and conditions




Views of development adjacent to
blufftops
Blocked views of hillsides
Views of recreational vehicles at certain
locations

CRITICAL VISUAL RESOURCES
The availability of views to visual resources in and around the Planning Area is varied and
dependent on a number of factors such as topography, intervening development and vegetation,
viewing distance and duration, and atmospheric conditions. The following visual resources are key
components of the city’s visual quality and character whose protection and enhancement can
maximize the visual experience for the community and its visitors. (See photos 2.4-38 through 2.451).


Bluffs. The bluffs are a unique coastal landform that extends along the majority of the
Planning Area’s western edge. These moderate–sized cliffs and ravines are a visual
reminder of the dynamic forces of nature at work at the interface of land and sea. The bluffs
also offer elevated viewing opportunities of the coastline, as well as of much of the inland
hills.



Hillsides and Ridgelines. As seen from the majority of the Planning Area, the coastal
foothills to the east and Pillar Ridge to the northwest create a scenic backdrop that
contributes greatly to the overall visual quality. These mostly undeveloped hillsides and
ridgelines underscore the rural and natural character seen in the Planning Area and
throughout much of the surroundings. These hillside visual resources provide context and
visually frame many of the other scenic resources in the area.



Sandy Beaches and Shoreline. Where visible, the sandy beaches and shoreline are primary
contributors to the visual composition of the coastal setting. Views of the beaches and shore
are mostly visible from locations along the westernmost portion of the Planning Area. As
viewed from greater distances, the shoreline is seen as part of the overall geographic
landform. From closer perspectives, where beach-related activity is more noticeable, the
overall visual quality of the beach remains high since these activities contribute to a classic
visual image of the California coast.
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Pacific Ocean. Views of the Pacific Ocean are a fundamental character-defining visual
element for the Planning Area as well as for the California coastline. Although not visible
from all locations within the Planning Area, where it can be seen it substantially adds to
the visual interest and quality of the view.



Riparian Corridors. Several creeks flow down from the hills to the ocean, passing through
the city and the surrounding area. The riparian forests generally associated with these
creeks often bring nature closer to public viewpoints. In addition to providing local
landmarks and place-identifiers, riparian corridors often serve to visually frame the
surrounding scenic viewsheds.



Mature Roadside Trees. Large mature trees can be seen from many locations throughout
the Planning Area. Many of these trees, whether individually or in groupings, can be seen
against the skyline in the distance. Trees of large stature located along roadsides can create
a sense of spatial definition, along with a general increase in vegetative character. These
visual attributes combine to make many of the large roadside trees visual resources



Significant Stands of Vegetation. Large stands of vegetation are seen throughout the
Planning Area. The vegetative patterns of the hillsides, canyons and creeks, upland terraces,
and bluff tops all contribute to the underlying visual character of the area. Similar to
historic buildings, healthy stands of vegetation connect the viewer to the story of the land
and the community.



Agricultural Fields and Operations. Greenhouses, farming operations, and fields visible
from many parts of the community help to define the Planning Area as having a rural
history. The generally pastoral qualities of the surrounding open space and agricultural
lands have an inherent scenic benefit which increases the city’s visual quality.



Historic Buildings and Properties. Several historic buildings and properties are located
within the Planning Area. These historic features contribute to the visual quality of the area
in a number of ways: They are generally unique in terms of their design style, they establish
a tangible connection to the area’s past, and they are icons of the visual character valued by
the community. Within the downtown area of Half Moon Bay, the Methodist Episcopal
Church, the William Adam Simmonds House, and other locally important properties all
are easily accessible and are important visual resources. The James Johnston House and the
Robert Mills Dairy Barn can be seen at the city’s outskirts, offering a historic visual context
to the landscape. The Pilarcitos and Oddfellows cemeteries at the edge of the city center are
also visually important connections to the past.



Downtown. Much of the visual quality of the downtown area is a result of the scale and of
its buildings and streets, the close layout of the central retail zone along Main Street, and
the human-scale amenities at the sidewalk and storefront level. These characteristics,
combined with the historic character, hillside views, and proximity to the creek are primary
contributors to the scenic quality of the downtown area.

2.4-46

CRITICAL VISUAL RESOURCES

Photo 2.4-38: Coastal hillsides provide a scenic backdrop
for the city.

Photo 2.4-39: Agricultural operations help define the visual
character of the city.

Photo 2.4-40: Sweeping high-quality views of the Pacific Ocean
as seen from Highway 1.

Photo 2.4-41: Pillar Point Harbor and Marina are memorable
visual resources along the coast.

Photo 2.4-42: The landform of Pillar Point can be seen for
miles.		

Photo 2.4-43: The Pilarcitos Creek riparian corridor brings a
natural visual character to the downtown area.

Photo 2.4-44: The beach and shoreline offer high-quality
visual enjoyment.

Photo 2.4-45: The dramatic character of the Coasal bluffs.

Photo 2.4-46: The Methodist Episcopal Church, located downtown, is listed on the National Register of Historic Places.

Photo 2.4-47: Looking north to the Main Street bridge.

Photo 2.4-48: The downtown core along Main Street.

Photo 2.4-49: Frenchmans Creek Park in the northern
part of town.

Photo 2.4-50: Mature roadside trees can have distinctive
skyline characteristics.

Photo 2.4-51: Patterns of vegetation help define the character
of this scenic view.
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Parks. Parks in the Planning Area include small parks and plazas in and near Downtown,
passive areas along creeks, and active recreation areas such as Smith Field Park and the
State Beach uses along the shore. These parks have a variety of individual characteristics
and provide scenic value in different ways. They all, however, are aesthetically pleasing
areas, which adds to the overall visual quality of the setting. They also create increased
opportunities and exposure for the public enjoyment of the surrounding visual
environment.



Main Street Bridge. The age of the Main Street bridge is evident in its narrow scale as well
as its architectural and engineering design. Built in 1900, the bridge is a visual resource in
terms of its aged character, its proximity to the downtown core, and its prominence on
Main Street at a primary gateway to the city.



Pillar Point Harbor and Marina. The harbor area provides an iconic visual definition for
much of the Planning Area and the surrounding region. The harbor marina is a visual
resource in terms of its direct scenic imagery as well as its contribution to the visual
character of the area. The Harbor and marina are primary visual elements at the northern
limits of Half Moon Bay and serve as a de facto visual gateway to the city.



Pillar Point Landform. Similar to the inland hills, Pillar Point provides a scenic backdrop
to much of the Planning Area. In addition, Pillar Point creates a unique landform as it juts
out from the coastline to form the westernmost block of land defining the viewshed.
Because of its visual prominence Pillar Point retains certain landmark characteristics. The
scenic and memorable qualities of this dramatic landform make Pillar Point a visual
resource for the Planning Area and the region.

LAND USE PLAN FRAMEWORK
The policies of the LUP seek to protect the resources that contribute to the city’s unique visual
identity. It contains policies to identify and designate scenic resources such as public viewing areas,
scenic areas, scenic roadways, and gateways, where the public can access distinctive views of the
ocean and coastline, open spaces, and foothills. LUP policies protect Half Moon Bay’s scenic quality
by establishing requirements for new development to avoid or minimize impacts to visual resources
through siting and design, emphasizing preservation of ridgeline views and visual compatibility
with surrounding landforms and development.
The LUP contains measures to promote landform and vegetation preservation, requiring
development to conform to topography and avoid substantial grading or alteration of the project
site. New development is required to minimize the removal of vegetation and to revegetate
disturbed areas with native plants. Policies also require development to be set back from the
blufftops to minimize visual impacts, and encourage the dedication and preservation of the bluff
areas as open space.
Policies further seek to minimize visual impacts from signs and utilities, requiring that signs be
designed to be visually compatible with their surroundings, prohibiting billboards,
undergrounding utilities, and addressing the siting of telecommunications facilities.
Scenic route policies seek to establish Highway 1 as a scenic route, preserving viewsheds from the
highway and ensuring that transportation facilities minimize visual impacts. The policies provide
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for the development of a plan to identify and protect scenic segment along the highway and
maintain vehicle viewing points along the route.
The LUP also includes policies to protect night skies, limiting light pollution from exterior lighting
in through design requirements for exterior lighting. The intent of the night sky policies is to
preserve dark views of the night sky and improve the visibility of stars above the city. Night sky
policies also benefit wildlife by reducing exposure of sensitive species to artificial light.

2.4.7 Cultural Resources
The Planning Area is of high sensitivity for the presence of archaeological and built environment
resources. The Half Moon Bay region has a long, documented prehistory and history. It was and is
an important piece of the development of Central California and the protection and identification
of its known and unknown cultural resources is of utmost importance for future planning needs.

HISTORIC CONTEXT
Ethnography
The Planning Area is in a region historically occupied by the tribelets of the Costanoan linguistic
group.18 Descendants of Costanoan speakers prefer to be called by the name of the tribelet from
which they are descended. When their heritage is mixed or the specifics have been lost over
generations, they prefer the use of a native term, Ohlone, rather than the European-imposed term
Costanoan (“coastal dwellers”).19 The rich resources of the ocean, bays, valleys, and mountains in
the region provided Ohlone-speaking peoples with food and all their material needs.20 The primary
food staple was the acorn, supplemented by a great variety of animal and plant resources.
Prehistory
The Planning Area lies in what generally is described as the San Francisco Bay Region, which is one
of eight arbitrary organizational divisions of the state.21 This archaeological region includes all of
today’s San Mateo and Marin Counties, and western, northern, or southern portions of Alameda,
Contra Costa, Napa, Santa Clara, Santa Cruz, Solano, and Sonoma Counties bordering the Bay
Area.22 The prehistory of this region is divided into six periods: Early Holocene (Lower Archaic, cal
8000-3500 B.C), Early period (Middle Archaic, 3500 to 500 cal B.C.), Lower Middle period (Initial
Upper Archaic, 500 cal B.C. to cal A.D. 430), Upper Middle period (Late Upper Archaic, cal A.D.
18

Levy, Richard 1978. Costanoan. In California, edited by R. F. Heizer, pp.485–495. Handbook of North American
Indians, Vol. 8, William C. Sturtevant, general editor, Smithsonian Institution, Washington, D.C.

19

Margolin, Malcolm 1978. The Ohlone Way: Indian Life in the San Francisco-Monterey Bay Area. San Francisco:
Heyday Books.

20

Levy, Richard 1978. Costanoan. In California, edited by R. F. Heizer, pp.485–495. Handbook of North American
Indians, Vol. 8, William C. Sturtevant, general editor, Smithsonian Institution, Washington, D.C. 491-492.

21

Moratto, Michael 1984. California Archaeology. New York: Academic Press.

22

Moratto, Michael 1984. California Archaeology. New York: Academic Press.
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430 to 1050), Initial Late Period (Lower Emergent, cal A.D. 1050 to 1550), and Terminal Late Period
(cal A.D. 1550 to 1776).23
History
The Post-Contact history for the state of California generally is divided into three periods: the
Spanish period (1769–1822), the Mexican period (1822–1848), and the American period (1848–
present). Although there were brief visits by Spanish, Russian, and British explorers from 1529 to
1769, the beginning of Spanish settlement in California occurred in 1769 with a settlement at San
Diego and the first (Mission San Diego de Alcalá) of 21 missions established from 1769 to 1823.
Word of Mexican victory after a decade of revolt against the Spanish crown reached California in
1822, marking the beginning of the Mexican period. This period was marked by an extensive era of
land grants, most of which were in the interior of the state, and by exploration by American fur
trappers west of the Sierra Nevada Mountains.
With the signing of the Treaty of Guadalupe Hidalgo in 1848, ending the Mexican-American War,
California became a territory of the United States. The discovery of gold in 1848 at Sutter’s Mill
near Sacramento and the resulting Gold Rush influenced the history of the state and the nation.
The rush of tens of thousands of people to the goldfields also had a devastating impact on the lives
of indigenous Californians, with the introduction and concentration of diseases, the loss of land
and territory (including traditional hunting and gathering locales), violence, malnutrition, and
starvation. Thousands of settlers and immigrants continued to pour into the state, particularly after
the completion of the transcontinental railroad in 1869.
The Miramontez family established Rancho San Benito on the southern bank of the arroyo in about
1841. They built an adobe residence in present-day Half Moon Bay, which was said to have
remained standing into the 1900s (Hoover et al. 2000).24 The community was originally called San
Benito and later “Spanishtown,” in part because of the influence of its founding Hispanic families.
It was first platted in 1863. By the mid-late 1800s, stores, churches, and at least one saloon had been
built (Hoover et al. 2000).25 The area was remote compared to other population centers; agriculture
was the main source of local commerce. In the History of San Mateo County, California, Half Moon
Bay was described as “one of the finest agricultural districts of [the] county, located upon what was
formerly one of the largest and prettiest streams of the county”.26 The developing port was renamed
in honor of the bay’s unique form in 1874 and a United States Post Office was established (as

23

Milliken, Randall, Richard T. Fitzgerald, Mark G. Hylkema, Randy Groza, Tom Origer, David G. Bieling, Alan
Leventhal, Randy S. Wiberg, Andrew Gottsfield, Donna Gillette, Viviana Bellifemine, Eric Strother, Robert Cartier,
and David A. Fredrickson. 2007. Punctuated Culture Change in the San Francisco Bay Area. In California Prehistory:
Colonization, Culture, and Complexity, edited by Terry L. Jones and Kathryn A. Klar, pp. 101, 114-118. Altamira
Press, Lanham, Maryland.

24

Hoover, Mildred B., Hero E. Rensch, Ethel G. Rensch, and William N. Abeloe 2002.
5th ed. Rev. by D. E. Kyle. Stanford, Calif.: Stanford University Press.

Historic Spots in California.

25

Hoover, Mildred B., Hero E. Rensch, Ethel G. Rensch, and William N. Abeloe 2002.
5th ed. Rev. by D. E. Kyle. Stanford, Calif.: Stanford University Press.

Historic Spots in California.

26

Alley B. F. 1883. History of San Mateo County, California. San Francisco: B. F. Alley, 1883: 239.
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“Halfmoon” Bay). By 1905, the spelling was revised to the current three-word combination of Half
Moon Bay.
The turn of the twentieth century brought limited growth to the small town. In 1905, a group of
wealthy San Francisco-based investors undertook building a new railroad that would connect San
Francisco to Santa Cruz, following the Pacific coastline. The 40-linear-mile Ocean Shore Railroad,
as it was known, was bitterly opposed by some residents of Half Moon Bay, who are said to have
plowed over the newly built sidewalks that were intended to accommodate the expected tourist
trade.27 It was an excursion line as well as a freight corridor, which facilitated movement of local
farmers’ goods as well as lumber. The 1906 San Francisco earthquake brought the small rail line
extreme financial hardship, but it was nonetheless completed by 1908. Despite successful bond sales
to stay financially solvent, the new rail line went into in receivership in 1910. The strained rail line
was abandoned a decade later. The City of Half Moon Bay was incorporated in 1959.

ARCHAEOLOGICAL AND HISTORIC RESOURCES
A complete list of documented archaeological and historic resources in the Planning Area can be
obtained through the California Historical Resources Information System Northwest Information
Center (NWIS). The following information is based on a records search through NWIS and is
presented as a snapshot of the Planning Area’s resources. The NWIS’ data is constantly updated as
new resources are recorded, and should be consulted for the most current documentation of
resources.
Archaeological Resources
Prehistoric examples of the types of archaeological sites that are known to exist within the Planning
Area and vicinity include:

27



Shell middens and shell mounds are characterized by concentrations of marine shells that
were harvested and processed for consumption.



Lithic debris and tool scatters are characterized by the presence of tool stone manufacturing
waste flakes, core fragments, and formed flaked stone tools such as projectile points, knives,
and scrapers.



Habitation sites are characterized by long-term, extended use, with various activity areas,
which may include evidence of food processing, tool manufacturing, and ceremonial
events.



Temporary campsites are generally limited use sites may contain evidence of food
manufacturing or tool production.



Historic examples of the types of archaeological sites that are known to exist within the
Planning Area include ranching, dairy, and whaling facilities structures and remnants.

Drury, Wells, and Aubrey Drury 1913 Authentic Description of Routes of Travel and Points of Interest in California.
Berkeley, Calif.: Western Guidebook Company: 65 and 99.
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There are 15 documented archaeological resources in the Planning Area, including prehistoric shell
middens and lithic scatters, historic debris scatters, and historic structural remnant.
Built Environment Resources
Built environment resources include standing buildings and structures, roads, fences, water
conveyance features, and bridges, which are greater than fifty years in age. There are 51 documented
built environment resources in Half Moon Bay. Given the historical development and importance
of the region, it can be assumed that many of the historic-era (i.e. greater than 50 years) buildings
and structures within the Planning Area may in fact be considered historical resources or historic
properties. Figure 2.4-7 depicts cultural resources in the Planning Area in 2015.

LAND USE PLAN FRAMEWORK
The LUP includes policies intended to ensure the protection and preservation of cultural resources
in Half Moon Bay. Policies provide for the identification and documentation of historical and
archaeological resources by requiring that the City maintain an updated local historic resources
inventory and archaeological resources map to aid in identifying opportunities for preservation as
well as situations in which a more in-depth archaeological survey would be required to ensure that
development does not have adverse impacts on potential resources. The policies call for an
archaeological survey for projects located in archaeologically sensitive areas, and requires that a
qualified archeologist document the resources on a site as well as any potential impacts. The LUP
also requires that a mitigation plan be created to avoid or minimize any identified impacts, as well
as the development of monitoring plans for projects on sensitive sites that provide for the selection
of expert and Native American monitors and procedures to mitigate impacts if additional or
unexpected resources are encountered during development. In light of rising sea levels, policies also
seek to protect cultural resources from potential impacts.
The LUP also establishes a requirement for Native American consultation consistent with the
provisions of SB 18 and AB 52. The policy requires the City to notify the appropriate Native
American organizations of developments or land use actions that have a potential to affect tribal
cultural resources, giving Native Americans an opportunity to participate in the treatment of sites
of cultural significance.
Additionally, the LUP makes provisions for raising public awareness of the region’s culture and
history to encourage appreciation and promote preservation of cultural resources.
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2.4.8

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, as well as background information including historic and biological resource databases.

GUIDING POLICIES
Biological Resources
2.4-G.1

Protection and Enhancement of ESHA. Protect and, where possible, enhance or
restore environmentally sensitive habitat areas (ESHAs). (From Synthesis 1)

2.4-G.2

Community Appreciation. Provide educational opportunities and interpretation in
conservation areas as feasible to broaden community appreciation, considering
potential impacts to sensitive habitats. (From Synthesis 1)

2.4-G.3

Conservation Partnerships. Foster partnerships with agencies, trusts, and
conservation organizations to strategically acquire and assemble open space lands for
conservation. (From Synthesis 1)

2.4-G.4

Biological Resources. Provide for the continued viability of coastal habitats by
planning for inland migration and replacement as habitats are lost to sea level rise.
(From Vulnerability Assessment)

Hydrology and Water Quality
2.4-G.5

Protect and Conserve Water Resources. Protect and conserve the city’s watersheds
and water resources, including fresh water and marine habitat. (From Synthesis 1)

2.4-G.6

Blue Infrastructure. Promote the use of Low Impact Development (LID) strategies,
Best Management Practices (BMPs), and on-site infiltration to create blue
infrastructure for treating and reducing stormwater runoff. (From Synthesis 1)

2.4-G.7

Habitat Restoration. Facilitate the restoration, enhancement, or preservation of
riparian, wetland, and open water habitats. (From Synthesis 1)

2.4-G.8

Reduce Impacts. Reduce impacts from erosion and water quality degradation by
managing project runoff stormwater discharge rates and implementing
hydromodification management measures. (From Synthesis 1)

2.4-G.9

Water Quality. Ensure that sea level rise impacts do not exacerbate water pollution
from sources such as runoff, contaminated sites, stormwater, and wastewater. (From
Vulnerability Assessment)
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Natural Shorelines
2.4-G.10

Protect, enhance, and preserve Half Moon Bay’s shoreline, including its beaches and
coastal bluffs through comprehensive management.

Agricultural Resources
2.4-G.11

Agricultural Preservation. Ensure the continued viability of agriculture within and
surrounding the community. (From Synthesis 2)

Scenic and Visual Resources
2.4-G.12

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

2.4-G.13

Scenic Resources. Ensure the long-term enjoyment of publicly accessible scenic
corridors, viewpoints, and unique or characteristic views.

2.4-G.14

Lighting. Minimize impacts from exterior lighting on the city’s visual character,
sensitive habitats, and residential uses. Protect night skies as part of Half Moon Bay’s
scenic and visual character by reducing light pollution from development. (From
Synthesis 2)

2.4-G.15

Adaptation and Scenic Resources. Ensure that scenic areas are able to adapt to the
impacts of sea level rise and are not negatively affected by adaptation strategies
employed to protect development from sea level rise. (From Vulnerability Assessment)

Cultural and Paleontological Resources
2.4-G.16

Cultural Resources Preservation. Preserve the community’s cultural resources
through identification, education and awareness, and standards for siting and design
of new development. (From Synthesis 2)

2.4-G.17

Native American Cultural Sites. Work with local Native American tribes to protect
sacred and culturally significant sites.

2.4-G.18

Paleontological Resources. Protect and preserve Half Moon Bay’s paleontological
resources.

2.4-G.19

Cultural Resources. Ensure that cultural resources are protected from the impacts of
sea level rise. (From Vulnerability Assessment)
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IMPLEMENTING POLICIES
Biological Resources

Identifying Environmentally Sensitive Habitat Areas (ESHA)
2.4-I.1

ESHA Definition. Define Environmentally Sensitive Habitat Areas (ESHAs) as any
area in which plant or animal life or their habitats are either rare or especially valuable
because of their special nature or role in an ecosystem and which could be easily
disturbed or degraded by human activities and developments (California Coastal Act
Section 30107.5). The following areas shall be considered ESHA.


Any habitat area that is rare or especially valuable from a local, regional, or
statewide basis.



Areas that contribute to the viability of plant or animal species designated as rare,
threatened, or endangered under State or Federal law.



Areas that contribute to the viability of species designated as Fully Protected or
Species of Special Concern under State law or regulations.



Areas that contribute to the viability of plant species for which there is compelling
evidence of rarity, for example, those designated 1b (Rare or endangered in
California and elsewhere) or 2 (rare, threatened or endangered in California but
more common elsewhere) by the California Native Plant Society.

ESHAs in the City of Half Moon Bay include wetlands, riparian corridors, sand dunes,
sea cliffs/bluffs, and marine habitats, which include the following habitat types:


Central coast riparian scrub,



Central dune scrub,



Coastal and valley freshwater marsh,



Monterey cypress forest,



Monterey pine forest,



Open water, and



Vernal marsh.

Potential ESHAs in the City of Half Moon Bay are any areas that may support rare,
threatened, or endangered species due to the presence of suitable habitat, and thus may
include any undeveloped land in the city. (From 1993 LCP Policy 3-1, modified)
2.4-I.2

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

Degraded ESHA. Ensure that any area mapped as ESHA shall not be deprived of
protection as ESHA, as required by the policies and provisions of the LCP, on the basis
that habitat has been illegally removed, degraded, or species that are rare or especially
valuable because of their nature or role in an ecosystem have been eliminated.

2.4-I.4

Potential ESHA. Evaluate potential ESHA, denoted as areas that have not been
confirmed as meeting the criteria for ESHA, but which may support rare, threatened,
or endangered species due to the presence of suitable habitat. Potential ESHA
designation serves as a “flag” or alert for biological inventories to be undertaken when
development is proposed. Areas may be added to the Potential ESHA category if a
biological study demonstrates suitable habitat on a site. Areas may be removed from
the Potential ESHA category if they fit the description of “Developed/Urban” land.

2.4-I.5

Unmapped ESHA. Recognize that the ESHA map is not an exhaustive compilation of
all habitat areas within the city that meet the definition of ESHA. Any area not
designated on the LUP ESHA Map that meets the ESHA criteria stated in Policy 4-I.1
is ESHA and shall be accorded all the protection provided for ESHA in the LCP.
This policy is based on guidance from the Coastal Commission LCP Guide, which
describes the appropriate use of a resource map, and is consistent with the California
Coastal Act.

2.4-I.6

2.4-60

Removal of ESHA Designation. Remove the ESHA designation from any areas
previously mapped as ESHA if a site-specific biological study, prepared pursuant to
Policy 2.4-I.11 contains substantial evidence that an area previously mapped as ESHA
does not contain habitat that meets the definition of ESHA for a reason other than
those set forth in Policy 2.4-I.3. In the case that such a site-specific biological study is
submitted to the City, City staff and a qualified biologist shall review all available sitespecific information to determine if the area in question should no longer be
considered ESHA and not subject to the ESHA protection policies of the LUP. City
staff shall provide recommendations to the applicable decision-making body
(Community Development Director, Planning Commission, or City Council) as to the
ESHA status of the area in question. If the decision-making body finds that an area
previously mapped as ESHA does not meet the definition of ESHA, a modification shall
be made to the LUP ESHA Map, as part of a map update. If an area is not ESHA or
ESHA buffer, LCP policies and standards for protection of ESHA and ESHA buffer
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shall not apply and development may be allowed (consistent with other LCP
requirements) even if the ESHA map has not been amended.
2.4-I.7

Funding for Biological Studies. Establish and maintain a City funding allocation to
be used by the City for the purpose of conducting site-specific biological studies to
verify reports of the presence of special-status species submitted to the City. Such
biological studies shall be performed by the City and a qualified biologist.

2.4-I.8

Unique Species. Define unique species as an organism that has scientific or historic
value, few indigenous habitats, or some characteristic(s) that draw attention or are
locally uncommon. Locally designate unique species and create guidelines for the
protection and management of unique species.
Unique species identified in the 1993 Local Coastal Program included raptors, California
red-legged frog, sea mammals, Monterey pine, and California wild strawberry.
Guidelines for the protection and management of unique species may include
specifications for buffers, mitigation ratios, and others. (From 1993 LCP)

ESHA Protection
2.4-I.9

ESHA Protection. Limit development in ESHAs to resource-dependent uses and
recreational access that would not significantly degrade such areas or cause significant
disruption of habitat values, and is compatible with long-term habitat protection and
viability. (From 1993 LCP Policy 3-3, modified)

2.4-I.10

Biological Inventory. Require that proposals for new development in areas mapped as
potential ESHA include an inventory conducted by a qualified biologist of the plant
and animal species present on the project site. If the initial inventory indicates the
presence or potential for sensitive species or habitat on the project site, a detailed
biological study shall be required.

2.4-I.11

Biological Study. Require all applicants for development in and adjacent to ESHA and
projects for which a biological inventory indicated the presence or potential for
sensitive species or habitat to prepare a biological study by a City-approved qualified
professional to be submitted prior to development review. The report shall consider
both any identified ESHA and areas adjacent to the ESHA and will determine if
significant impacts on the ESHA may occur and recommend the most feasible
mitigation measures if impacts may occur. The study should also identify the
requirements of any special-status species supported by the site, including:

2.4-I.12



For animals: Requirements for food, water, nesting or denning sites and
reproduction, predation, dispersal, and migration; and



For plants: Life histories, and requirements for soils, climate, and geography.
(From 1993 LCP Policies 3-5 and 3-22, modified)

Site-Specific Evaluation and Sea Level Rise. Require site-specific biological
evaluations and field observations of coastal habitat to include an evaluation of
vulnerability to sea level rise where appropriate. Such an evaluation should consider
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both topographic features as well as habitat and species sensitivities (for example,
sensitivity to inundation and saltwater intrusion). (From Vulnerability Assessment)
2.4-I.13

Citywide Inventory. Establish a comprehensive archive of biological studies, biological
mapping, and other relevant biological information for sites throughout the city to
support biological resource protection and to inform future ESHA map amendments.

Wetlands
2.4-I.14

Wetlands Definition. Define wetlands as land where the water table is at, near, or
above the land surface long enough to promote the formation of hydric soils or to
support the growth of hydrophytes, and shall also include those types of wetlands
where vegetation is lacking and soil is poorly developed or absent as a result of frequent
and drastic fluctuations of surface water levels, wave action, water flow, turbidity or
high concentrations of salts or other substances in the substrate. Such wetlands can be
recognized by the presence of surface water or saturated substrate at some time during
each year and their location within, or adjacent to, vegetated wetlands or deep-water
habitats, as defined in 14 California Code of Regulations (CCR) Section 13577.
The Coastal Act defines wetlands as “lands within the coastal zone which may be covered
periodically or permanently with shallow water and include saltwater marshes,
freshwater marshes, open or closed brackish water marshes, swamps, mudflats, and fens.”
CCR Section 13577 offers a consistent and more detailed definition to aid in the proper
identification of wetlands.

2.4-I.15

Wetland Condition. Recognize that the condition of a wetland does not affect its
regulatory status as a defined wetland.
The Coastal Act does not distinguish between wetlands according to their quality. Thus,
under the Coastal Act, poorly functioning or degraded areas that meet the definition of
wetlands are subject to wetland protection policies.

2.4-I.16

Wetland Delineation. Require a survey and analysis with the delineation of all wetland
areas when the initial site survey indicates the presence or potential for wetland species
or indicators. Wetland delineations will be conducted in accordance with the
definitions of wetland boundaries contained in section 13577(b) of the California Code
of Regulations.

2.4-I.17

Wetland Protection. Protect and, where feasible, restore the biological productivity
and the quality of wetlands.

2.4-I.18

Limited Wetlands Development. Do not permit development in wetlands unless it is
authorized under Section 30233 of the Coastal Act. Applications for new development
within or adjacent to wetlands shall include evidence of the preliminary approval of
the California Department of Fish and Game, U.S. Army Corps of Engineers, U. S. Fish
and Wildlife Service, and other resource management agencies, as applicable.

2.4-I.19

Diking, Filling, or Dredging. Permit the diking, filling, or dredging of open coastal
waters, wetlands, estuaries, and lakes only where there is no feasible less
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environmentally damaging alternative and where feasible mitigation measures have
been provided to minimize adverse environmental effects, limited to the following
uses:


Incidental public service purposes, including but not limited to, burying cables and
pipes or inspection of piers, maintenance of existing intake and outfall lines, and
emergency repairs;



Mineral extraction, including
environmentally sensitive areas;



Restoration purposes; and



Nature study, aquaculture, or similar resource dependent activities.

sand

for

restoring

beaches,

except

in

Other uses specified in Section 30233 of the Coastal Act may only be allowed pursuant
to an LCP amendment.

Riparian Corridors
2.4-I.20

Riparian Corridors Definition. Define riparian corridors by the limit of riparian
vegetation (a line determined by the association of plant and animal species normally
found near streams, lakes, and other bodies of fresh water). Such a corridor must
contain at least a 50 percent cover of riparian vegetation. (From 1993 LCP Policy 3-7)

2.4-I.21

Designation of Riparian Corridors. Establish riparian corridors for all perennial and
intermittent streams and lakes and other bodies of fresh water. Designate riparian
corridors on the LCP ESHA map. (From 1993 LCP Policy 3-8)

2.4-I.22

Permitted Uses in Riparian Corridors. Permit only the following resource-dependent
uses within riparian corridors:


Education and research;



Consumptive uses as provided for in the Fish and Game Code and Title 14 of the
California Administrative Code;



Fish and wildlife management activities;



Trails and scenic overlooks on public land; and



Necessary water supply projects.

Where no feasible or practicable alternative exists within city limits, permit the
following uses:


Stream-dependent aquaculture, provided that any non-stream-dependent facilities
are located outside of the corridor;



Flood or erosion control projects where no other method for protecting existing
structures in the flood plain is feasible and where such protection is necessary for
public safety or to protect existing development;



Bridges when supports are not in significant conflict with corridor resources;
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2.4-I.23

2.4-I.24



Pipelines and stormwater runoff facilities;



Improvement, repair of maintenance of roadways or road crossings; and



Agricultural uses, provided no existing riparian vegetation is removed and no soil
is allowed to enter stream channels. (From 1993 LCP Policy 3-9)

Performance Standards in Riparian Corridors. Require development permitted in
riparian corridors to adhere to the following performance standards:


Minimize removal of vegetation;



Minimize land exposure during construction and use temporary vegetation or
mulching to protect critical areas;



Minimize erosion, sedimentation, and runoff by appropriately grading and
replanting modified areas;



Use only adapted native or non-invasive exotic plant species when replanting;



Provide sufficient passage for native and anadromous fish as specified by the
California Fish and Game Commission;



Minimize adverse effects of waste water discharges and entrainment;



Prevent depletion of groundwater supplies and substantial interference with
surface and subsurface water flows;



Encourage wastewater reclamation;



Maintain natural vegetation buffer areas that protect riparian habitats;



Minimize alternation of natural streams; and



Maintain hydrologic function of drainages. (From 1993 LCP Policy 3-10)

Man-Made Ponds. Require operators of man-made agricultural ponds to remove
vegetation in or adjacent to the ponds if the lives of the ponds are endangered, and to
allow dredging in or adjacent to the man-made ponds if the San Mateo County
Resource Conservation District certifies that siltation imperils continued use of the
pond for agricultural water storage and supply. (From 1993 LCP Policy 3-13)

Sand Dunes
2.4-I.25

Designation of Sand Dune Habitats. Designate all coastal dune areas as ESHA and
include these areas on the ESHA map.
Coastal dunes in the Planning Area are associated with the central dune scrub habitat
type. (From 1993 LCP Policy 3-14)

2.4-I.26

2.4-64

Prohibited Activities in Dune Habitats. Prohibit any activity which alters the profile
of an active dune or which results in the disturbance or removal of dune vegetation on
active dunes. Prohibit any direct removal or excavation of sand from active dunes.
(From 1993 LCP Policy 3-16)
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2.4-I.27

Permitted Uses Dune Habitats. Permit only the following resource-dependent uses in
dune areas:


Education and research; and



Trails

Permit underground utilities where no feasible or practical alternative exists. (From
1993 LCP Policy 3-15)
2.4-I.28

Access in Dune Habitats. Ensure that access to coastal dune habitats does not result
in damage or degradation to the habitat by directing pedestrian traffic to well-defined
formal pathways and controlling pedestrian access to sensitive areas, posting signs
informing recreational users not to disturb the dunes or their natural vegetation, and
prohibiting all non-authorized motor vehicles. (From 1993 LCP Policy 3-16)

2.4-I.29

Nesting and Roosting Sites. Protect nesting and roosting areas for sensitive birds such
as Western snowy plovers and Least terns by means which may include, but are not
limited to, fencing, signing, or seasonal access restrictions.

2.4-I.30

Development Standards in Dune Habitats. Require development permitted in coastal
dune habitats to adhere to the following performance standards:


Revegetate where feasible with appropriate stabilizing species (preferably native)
as a condition of permit approval, and



Locate development landward of the most seaward stabilized dune. (From 1993
LCP Policy 3-16)

2.4-I.31

Dune Management. Develop or encourage management plans to enhance and restore
these areas, including consideration of ways that the system will change with rising sea
level. (From Vulnerability Assessment)

2.4-I.32

Dune Restoration. Encourage projects by agencies and community groups to assist in
the stabilization and restoration of dune habitats. (From 1993 LCP Policy 3-17)

2.4-I.33

Public Acquisition. Encourage and pursue public acquisition of dune habitat. (From
1993 LCP Policy 3-18)

Sea Cliffs/Bluffs
2.4-I.34

Permitted Uses in Sea Cliff/Bluff Areas. Permit only the following resourcedependent uses in sea cliff/bluff habitat areas. Where nesting and roosting do not exist,
permit only the following uses:


Education and research;



Limited foot paths;



Limited recreational rock climbing to areas not subject to erosion;



Road and underground utility construction, where no feasible alternative exists;
and
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Intake or outfall lines provided that they would not disturb or degrade adjacent
habitat areas.

Where nesting or roosting exists, permit only education and research activities. (From
1993 LCP Policy 3-19)
2.4-I.35

Development Standards in Sea Cliff/Bluff Areas. Require development in bluff and
cliff areas to adhere to the following performance standards:


Restrict pedestrian traffic in bluff and cliff areas and on faces to a limited number
of well-defined trails which discourage human caused erosion and avoid seabird
nesting and roosting sites; and



Post signs informing recreational users not to disturb natural vegetation or nesting
and roosting sites. (From 1993 LCP Policy 3-20)

Marine Habitats
2.4-I.36

Adjacent Development. Require that development on beach or ocean bluff areas
adjacent to marine and beach habitats shall be sited and designed to prevent impacts
that could significantly degrade the ESHA. All uses shall be compatible with the
maintenance of the biological productivity of such areas.

2.4-I.37

Non-Point Source Pollution. Require that new development prevent or reduce nonpoint source pollution in the near shore environment through implementation of the
non-point source pollution and private sewage disposal system policies.

2.4-I.38

Nearshore Habitats. Preserve and, where appropriate and feasible, enhance nearshore
shallow fish habitats and shore fishing areas.

Development Standards
2.4-I.39

Public and Recreational Access. Ensure that public accessways and trails located
within or adjacent to ESHA are sited to minimize impacts to ESHA to the maximum
extent feasible. Measures including, but not limited to, signage, placement of
boardwalks, and limited fencing shall be implemented as necessary to protect ESHA.

2.4-I.40

New Development. Site and design new development to avoid impacts to ESHA. If
there is no feasible alternative that can eliminate all impacts, then the alternative that
would result in the fewest or least significant impacts shall be selected. Impacts to
ESHA that cannot be avoided through the implementation of siting and design
alternatives shall be fully mitigated.

2.4-I.41

Land Divisions. Design land divisions, including lot line adjustments, to preclude new
development within and minimize impacts to ESHAs. Land divisions shall only be
permitted if each new parcel being created could be developed (including construction
of any necessary access road), without building in ESHA or ESHA buffer, or removing
ESHA for fuel modification. (From Newport Beach/Malibu)

2.4-I.42

Development Adjacent to ESHA. Ensure that development in areas adjacent to ESHA
is sited and designed to prevent impacts that could significantly degrade the ESHA. All
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uses shall be compatible with the maintenance of biologic productivity of such areas.
(From 1993 LCP Policy 3-3b, modified)
2.4-I.43

Development Adjacent to Open Space. Require new development adjacent to
parklands or public open space, where the purpose of the park or open space is to
protect the natural environment and ESHA, to be sited and designed to minimize
impacts to habitat and recreational opportunities, to the maximum extent feasible.

2.4-I.44

Wildlife Corridors. Preserve, protect, and enhance wildlife corridors, including
natural watercourses, connecting ESHA and open space areas to allow for seasonal
migration as well as daily movements for foraging.

2.4-I.45

Exterior Lighting and ESHA. Ensure that exterior night lighting is minimized,
restricted to low intensity fixtures, shielded, and directed away from ESHA in order to
minimize impacts on wildlife. Limit high intensity perimeter lighting and lighting for
sports courts or other private recreational facilities in ESHA, ESHA buffers, or where
night lighting would increase illumination in ESHA. (From Synthesis 2)

2.4-I.46

Invasive Species. Prohibit the use of invasive plant species that tend to supplant native
species and natural habitats. Develop and maintain an updated list of invasive species.
(Based on 1993 LCP policies re: invasives)

2.4-I.47

Invasive Species Removal. Encourage private landowners and public agencies to
remove invasive species from their lands. (From 1993 LCP policies 3-37 and 3-38)

2.4-I.48

Chemical Substances. Prohibit the use of insecticides, herbicides, or any toxic
chemical substance which has the potential to significantly degrade ESHAs, within and
adjacent to ESHAs, where application of such substances would impact the ESHA,
except where necessary to protect or enhance the habitat itself, such as eradication of
invasive plant species, or habitat restoration.

2.4-I.49

Septic Systems. Require that new septic systems be sited and designed to ensure that
impacts to ESHA are minimized, including those impacts from grading and site
disturbance as well as the introduction of increased amounts of water. Adequate
setbacks and/or buffers shall be required to protect ESHA and to prevent lateral
seepage from the leachfield(s) or seepage pit(s) into stream waters or the ocean.

2.4-I.50

Reasonable Use of Property. If the application of the policies and standards contained
in this LCP regarding use of property designated as Environmentally Sensitive Habitat
Area, including the restriction of ESHA to only resource-dependent use, would likely
constitute a taking of private property, then a use that is not consistent with the
Environmentally Sensitive Habitat Area provisions of the LCP shall be allowed on the
property, provided such use is consistent with all other applicable policies and is the
minimum amount of development necessary to avoid a taking.

2.4-I.51

Interpretive Signage. Permit interpretive signage in ESHA accessible to the public to
provide information about the value and need to protect sensitive resources.
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2.4-I.52

Allocation of Public Funds. Use the following criteria in setting priorities for
allocating limited local, state, or federal public funds for ESHA preservation or
restoration.


Biological and scientific significance of the habitat;



Degree of endangerment from development or other activities;



Accessibility for educational and scientific uses and vulnerability to overuse; and



Significance of habitat for recreational, aesthetic, and economic value. (From 1993
LCP Policy 3-6)

Buffers
Note to the Reader: Parameters for buffer policies were determined using a number of sources,
including the Coastal Commission’s LCP Update Guide (2013), existing certified LCPs of other
jurisdictions, and Half Moon Bay’s 1993 LCP. The City welcomes feedback on these buffer policies to
ensure the protection of ESHA while also taking into consideration the site-specific constraints of
properties in the city.
2.4-I.53

ESHA Buffers. Require buffer areas of sufficient size to ensure the biological integrity
and preservation of the habitat they are designed to protect. Terrestrial ESHA shall
have a minimum buffer width of 100 feet wherever possible, with larger buffers
required on a case-by-case basis based on site-specific project reviews. Smaller ESHA
buffers may be allowed only where the following can be demonstrated:


A 100-foot wide buffer is not possible due to site-specific constraints, and



The proposed narrower buffer would be amply protective of the biological integrity
of the ESHA given the site-specific characteristics of the resource and of the type
and intensity of disturbance.

Maintain buffers with native vegetation to serve as transitional habitat and provide
distance and physical barriers to human intrusion.
The California Coastal Commission recommends a minimum buffer width of 100 feet,
as stated in the Coastal Commission’s LCP Update Guide (2013).
2.4-I.54

2.4-68

Development Adjacent to Parkland and Open Space. Provide natural vegetation
buffer areas around parklands and public open space, where the purpose of the park or
open space is to protect the natural environment and ESHA. Buffers shall be of a
sufficient size to prevent impacts to parkland resources, and shall be a minimum width
of 100 feet wherever possible, with larger buffers required on a case-by-case basis based
on site-specific project reviews. Smaller buffers may be allowed only where the
following can be demonstrated:


A 100-foot wide buffer is not possible due to site-specific constraints, and



The proposed narrower buffer would be amply protective of the biological integrity
of the ESHA given the site-specific characteristics of the resource and of the type
and intensity of disturbance.
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2.4-I.55

2.4-I.56

2.4-I.57

2.4-I.58

Riparian Corridor Buffers. Establish buffer zones along both sides of riparian
corridors, measuring 50 feet from the limit of riparian vegetation along perennial
streams and 35 feet from the limit of riparian vegetation along intermittent streams.
Where no riparian vegetation exists along either side of a riparian corridor, establish
buffer zones of 50 feet from the bank edge of perennial streams and 35 feet from the
midpoint of intermittent streams. Smaller buffers may be allowed only where the
following can be demonstrated:


The required buffer is not possible due to site-specific constraints, and



The proposed narrower buffer would be amply protective of the biological integrity
of the riparian corridor given the site-specific characteristics of the resource and of
the type and intensity of disturbance. (From 1993 LCP Policy 3-11, modified)

Riparian Area Buffers. Establish buffer zones along the edges of lakes and ponds of
100 feet from the high water point, except for man-made ponds and reservoirs used for
agricultural purposes for which no buffer zone is designated. Smaller buffers may be
allowed only where the following can be demonstrated:


A 100-foot buffer is not possible due to site-specific constraints, and



The proposed narrower buffer would be amply protective of the biological integrity
of the riparian area given the site-specific characteristics of the resource and of the
type and intensity of disturbance. (From 1993 LCP Policy 3-11)

Permitted uses within Riparian Buffers. Permit only the following uses in riparian
buffer zones:


Uses permitted in riparian corridors as described in Policy 2.4-I.22;



Structures on existing legal building sites, set back 20 feet from the limit of riparian
vegetation, if no feasible alternative exists and if no other building site on the parcel
exists;



Crop growing and grazing, providing no existing riparian vegetation is removed
and no soil is allowed to enter stream channels;



Timbering in streamside corridors as defined and controlled by state and County
regulations for timber harvesting and



Infrastructure improvements that protect public safety and property that also
restore the hydrological function of the watercourse. (From 1993 LCP Policy 3-9)

Building Sites within a Riparian Buffer. Ensure that parcels whose only building site
is in a riparian buffer are consistent with existing development in the area and that the
building sites are set back a sufficient distance to prevent negative impacts to biological
resources in riparian corridor or area. The minimum buffer size for such parcels shall
be 20 feet from the limit of riparian vegetation. If there is no riparian vegetation, then
building sites must be set back a minimum of 20 feet from the bank edge of a perennial
stream or 20 feet from the midpoint of an intermittent stream. Smaller buffers may be
allowed only where the following can be demonstrated:
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2.4-I.59



A 20-foot buffer is not possible due to site-specific constraints, and



The proposed narrower buffer would be amply protective of the biological integrity
of the riparian corridor or area given the site-specific characteristics of the resource
and of the type and intensity of disturbance. (From 1993 LCP Policy 3-12.5,
modified)

Performance Standards in Buffer Zones. Require development permitted in riparian
buffer zones to adhere to the following performance standards:


Minimize the removal of vegetation;



Conform to natural topography to minimize erosion potential;



Prevent runoff and sedimentation from exceeding pre-development levels;



Replant where appropriate with native and non-invasive exotics;



Prevent discharge of toxic substances, such as fertilizers and pesticides, into the
riparian corridor; and



Maintain or restore the hydrologic function of the watercourse. (From 1993 LCP
Policy 3-13)

Fuel Modification and Vegetation Removal
2.4-I.60

Fuel Modification and Habitat Preservation. Require all new development to be sited
and designed to minimize required fuel modification and brush clearance to the
maximum extent feasible in order to minimize habitat disturbance or destruction,
removal or modification of natural vegetation, and irrigation of natural areas, while
providing for fire safety. Development shall utilize fire resistant materials and
incorporate alternative fuel modification measures, such as firewalls (except where this
would have impacts on visual resources and/or habitat), and landscaping techniques,
where feasible, to minimize the total area modified. All development shall be subject to
applicable federal, state and county fire protection requirements.

2.4-I.61

Fuel Modification Plan. Require that applications for new development include a fuel
modification plan for the project site, prepared by a landscape architect or resource
specialist that incorporates measures to minimize removal of native vegetation and to
minimize impacts to ESHA, while providing for fire safety, consistent with the
requirements of the applicable fire safety regulations. Such plans shall be reviewed and
approved by the Coastside Fire District. Additionally, applications shall include a site
plan depicting the brush clearance, if any, that would be required on adjacent
properties to provide fire safety for the proposed structures.

2.4-I.62

Vegetation Removal. Require that applications for new development include a
quantification of the acreage of natural vegetation that would be removed or made
subject to thinning, irrigation, or other modification by the proposed project, including
building pad and road/driveway areas, as well as required fuel modification on the
project site and brush clearance on adjacent properties and buffers.
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2.4-I.63

Mitigation for Fuel Modification. Require that all new development include
mitigation for unavoidable impacts to ESHA from the removal, conversion, or
modification of natural habitat for new development, including required fuel
modification and brush clearance.

Grading
2.4-I.64

Grading and Alteration. Require all new development to be sited and designed so as
to minimize grading, alteration of physical features, and vegetation clearance in order
to prevent soil erosion, stream siltation, reduced water percolation, increased runoff,
and adverse impacts on plant and animal life and prevent net increases in baseline flows
for any receiving waterbody.

2.4-I.65

Grading Permit. Require grading or earthmoving exceeding 50 cubic yards to apply
for a grading permit. Grading plans shall meet the requirements of the local
implementation plan with respect to maximum quantities, maximum cuts and fills,
remedial grading, grading for safety purposes, and maximum heights of cut or fill.
Grading proposed in or adjacent to an ESHA shall be minimized to the maximum
extent feasible.

2.4-I.66

Seasonal Grading. Prohibit earthmoving during the rainy season (extending from
October 15 to April 15) for development that is 1) located within or adjacent to ESHA,
or 2) that includes grading on slopes greater than 25 percent. In such cases, approved
grading shall not be undertaken unless there is sufficient time to complete grading
operations before the rainy season. If grading operations are not completed before the
rainy season begins, grading shall be halted and temporary erosion control measures
shall be put into place to minimize erosion until grading resumes after April 15, unless
the City determines that completion of grading would be more protective of resources.
Grading during the rainy season may be permitted to remediate hazardous geologic
conditions that endanger public health and safety.

2.4-I.67

Erosion Control Measures. Ensure that where grading is permitted during the rainy
season (extending from November 1 to March 1), erosion control measures such as
sediment basins, silt fencing, sandbagging, and installation of geofabrics, shall be
implemented prior to and concurrent with grading operations. Such measures shall be
maintained through final grading and until landscaping and permanent drainage is
installed.

2.4-I.68

Landscaping and Revegetation. Require cut and fill slopes and other areas disturbed
by construction activities (including areas disturbed by fuel modification or brush
clearance) to be landscaped or revegetated at the completion of grading. Landscape
plans shall provide that:


Plantings shall be native, drought-tolerant plant species, and blend with the
existing natural vegetation and natural habitats on the site, except as noted below.



Invasive plant species that tend to supplant native species and natural habitats shall
be prohibited.
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Non-invasive ornamental plants and lawn may be permitted in combination with
native, drought-tolerant species within the irrigated zone(s) required for fuel
modification nearest approved residential structures.



Landscaping or revegetation shall provide 90 percent coverage within five years, or
that percentage of ground cover demonstrated locally appropriate for a healthy
stand of the particular native vegetation type chosen for restoration. Landscaping
or revegetation that is located within any required fuel modification thinning zone
shall provide 60 percent coverage within five years.



Any landscaping, or revegetation shall be monitored for a period of at least five
years following the completion of planting. Performance criteria shall be designed
to measure the success of the plantings. Mid-course corrections shall be
implemented if necessary. If performance standards are not met by the end of five
years, the monitoring period shall be extended until the standards are met.

Mitigation and Restoration
2.4-I.69

Mitigation. Require mitigation in the form of habitat creation or substantial
restoration for allowable impacts to ESHA and other sensitive resources that cannot be
avoided through the implementation of siting and design alternatives. Priority shall be
given to on-site mitigation. Off-site mitigation measures shall only be approved when
it is not feasible to fully mitigate impacts on-site. Mitigation shall not substitute for
implementation of the project alternative that would avoid impacts to ESHA.

2.4-I.70

Mitigation Ratios. Apply the following mitigation ratios for allowable impacts to
upland vegetation:


10:1 for native tree replacement (e.g. oaks, willow, cypress);



3:1 for riparian habitats;



3:1 for other habitats that support state or federal rare, threatened, or endangered
species, species of special concern (designated by the CDFW), or CNPS 1b or 2
listed plants; and



2:1 for coastal sage scrub not occupied by listed species.

The ratios represent the acreage of the area to be restored/created to the acreage
impacted.
Mitigation ratios are taken from the California Coastal Commission Local Coastal
Program Update Guide (2013).
2.4-I.71

2.4-72

Mitigation Monitoring. Require mitigation measures for impacts to ESHA that
cannot be avoided through the implementation of siting and design alternatives,
including habitat restoration and/or enhancement shall be monitored for a period of
no less than five years following completion. Specific mitigation objectives and
performance standards shall be designed to measure the success of the restoration
and/or enhancement. Mid-course corrections shall be implemented if necessary.
Monitoring reports shall be provided to the City annually and at the conclusion of the
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five-year monitoring period that document the success or failure of the mitigation. If
performance standards are not met by the end of five years, the monitoring period shall
be extended until the standards are met. However, if after ten years, performance
standards have still not been met, the applicant shall submit an amendment proposing
alternative mitigation measures.
2.4-I.72

Habitat Restoration. Require as a condition of permit approval the restoration of
damaged habitats when, in the judgment of the Community Development Director,
restoration is partially or wholly feasible. (From 1993 LCP Policy 3-5b, modified)

2.4-I.73

Wetland Sediment Restoration. Restore natural hydrodynamic systems to help
ensure the ability of wetlands to persist with sea level rise by ensuring that sediment is
available for wetland accretion. (From Vulnerability Assessment)

2.4-I.74

Wetland Mitigation. Require, where any dike or fill development is permitted in
wetlands, mitigation measures including, at minimum, creation or substantial
restoration of wetlands of a similar type. Adverse impacts shall be mitigated at a ratio
of 3:1 for seasonal wetlands, freshwater marsh and riparian areas, and at a ratio of 4:1
for vernal pools and saltmarsh, unless the applicant provides evidence establishing, and
the City finds, that creation or restoration of a lesser area of wetlands will fully mitigate
the adverse impacts of the dike or fill project. In no event will the mitigation ratio be
less than 2:1 unless, prior to the development impacts, the mitigation is completed and
is empirically demonstrated to meet performance criteria that establish that the created
or restored wetlands are functionally equivalent or superior to the impacted wetlands.

Open Space Acquisition for Conservation
2.4-I.75

Partnerships for Open Space Conservation and Habitat Management. Coordinate
with San Mateo County, the State of California, the San Mateo County Resource
Conservation District, and conservation and environmental organizations to
strategically acquire and manage lands to be conserved as open space for hazard
avoidance and habitat protection. (From Vulnerability Assessment)

2.4-I.76

Open Space Preservation and Conservation. Preserve land for its ecological or
recreational value through limiting or prohibiting development and any uses that
conflict with ecological preservation goals.
Potential strategies include open space management plans that evaluate and consider the
impacts of sea level rise, establishing open space and conservation areas through land use
designations and zoning, redevelopment restrictions, acquisition and easement
programs, and setback and buffer requirements. (From Vulnerability Assessment)

2.4-I.77

Public Acquisition. Establish a program to partner with state, federal, and non-profit
organizations to acquire and protect natural resource areas for public use, including
areas that could serve as refugia for species impacted by sea level rise, or areas that
could be appropriate sites for coastal habitat creation or restoration. (From
Vulnerability Assessment)
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2.4-I.78

Open Space Requirements. Require permit conditions for new development in certain
areas that buffers around natural resource areas be protected through a conservation
easement, deed restrictions, or other comparable mechanism. (From Vulnerability
Assessment)

2.4-I.79

Development Restrictions. Establish a formalized program to identify, acquire, and
manage areas appropriate for some form of conservation protection. Easements or
other strategies may be used to limit or restrict development on portions of a lot parcel
that are most vulnerable to sea level rise impacts. The program might develop standard
agreements to be used for easements and identify the entities that could hold the
easements. (From Vulnerability Assessment)

Sea Level Rise
Note to the Reader: Sea level rise adaptation is an emerging practice—these measures were developed
using guidance from the California Coastal Commission to ensure the viability of coastal habitats
over the long-term. They are new concepts and the City welcomes feedback on this topic.
2.4-I.80

Sea Level Rise and ESHA. Establish measures to ensure the continued viability of
ESHA, such as protection of migration zones, habitat corridors, and other applicable
adaptation strategies where at risk from sea level rise, through measures including the
following:


Preserve open areas that are adjacent to wetlands to allow for migration of these
habitats as sea levels rise;



Protect refugia, or areas that may be relatively unaltered by global climate change
and thus can serve as a refuge for coastal species displaced from their native habitat
due to sea level rise or other climate change impacts;



Enable identification of important animal movement corridors. Develop
regulations to protect these corridors for present and future conditions, taking into
account habitat shifts from climate change. Require that new structures such as
highways, medians, bridges, culverts, and other development are designed to
facilitate movement of animals; and



Reserve space for a “habitat migration corridor” or areas into which wetlands and
other habitats could migrate as sea level rise induced inundation of existing
wetland areas occurs. These areas could be reserved through land acquisition, use
designations, zoning buffers, setbacks, conservation easement requirements, and
clustering development. Consider developing a plan for acquisition of important
habitat migration corridors. (From Vulnerability Assessment)

Vulnerable ESHA habitats identified in the 2016 Half Moon Bay Sea Level Rise
Vulnerability study included central dune scrub and central coast riparian scrub,
including habitat areas near creek outlets.
2.4-I.81

2.4-74

Development and Habitat Migration. Ensure that development provides
opportunities for ESHA vulnerable to sea level rise impacts to migrate inland over time
through measures such as the following:
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Restrict the construction of new development in areas that are adjacent to wetlands
and ESHA in order to preserve buffers and open areas to allow for habitat
migration;



Cluster development away from land where wetlands and other coastal habitats
and dispersal areas could migrate with sea level rise; and



For subdivisions, require lots to be configured in a way that allows inland
migration of natural resource areas. Lot line adjustments may sometimes be
appropriate if they facilitate locating physical development further away from
hazards or sensitive resources. (From Vulnerability Assessment)

2.4-I.82

New or Restored Coastal Habitat. Require new coastal habitat to be provided or for
degraded areas to be restored to account for the expected loss of existing habitat that
will occur when development blocks the necessary upland migration due to sea level
rise. (From Vulnerability Assessment)

2.4-I.83

Habitat Restoration, Creation, or Enhancement. Ensure that habitat restoration,
creation, or enhancement projects are designed to withstand impacts of sea level rise
and adapt to future conditions. (From Vulnerability Assessment)

2.4-I.84

Sediment Restoration. Facilitate the delivery of clean, dredged sediment for areas
where exiting wetlands are or may become sediment-limited due to sea level rise.
(From Vulnerability Assessment)

2.4-I.85

Ecosystem Function. Pursue strategies to protect ecosystem function under a range of
future sea level rise or climate change scenarios. Recommend coastal habitat
management strategies that strive to protect ecosystem function in the future,
including protecting a wide range of ecosystem types, protecting refugia, protecting
wildlife and habitat corridors, and establishing methods to monitor ecosystem change
over time. (From Vulnerability Assessment)

2.4-I.86

Monitoring. Establish a monitoring protocol and requirements for evaluating sea level
rise impacts to coastal habitats over time. Such a protocol would also help identify
triggers at which additional adaptation options are necessary. (From Vulnerability
Assessment)

Hydrology and Water Quality

Watershed and Groundwater Management
2.4-I.87

Watershed Planning. Support and participate in watershed planning efforts.
Coordinate with San Mateo County, the Regional Water Quality Control Board, and
other agencies.

2.4-I.88

Total Maximum Daily Loads (TMDLs). Continue to develop and implement TMDLs
established by the Regional Water Quality Control Board.

2.4-I.89

Groundwater Management. Plan and coordinate monitoring, operation, and
administration of a groundwater basin or portion of a groundwater basin with the goal
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of fostering long-term sustainability of the resource. Specify limits or establish other
standards for the use of groundwater and sensitive aquifers. Coordinate with other
regional water planning efforts. (Vulnerability Assessment)
2.4-I.90

Groundwater Analysis. Encourage or support ongoing and new analysis to develop
reliable data to better understand groundwater resources and the potential/limitation
for increased public/municipal use. (Vulnerability Assessment)

2.4-I.91

Saltwater Intrusion. Promote research to increase the understanding of the
vulnerability of coastal aquifers to saltwater intrusion and establish a long-term
strategy for addressing any potential risks. (Vulnerability Assessment)

2.4-I.92

Groundwater Extraction. Regulate development to limit or prevent extraction and
avoid overdraft from aquifers that are potentially vulnerable to saltwater intrusion.
Encourage measures to recharge shallow aquifers that are depleted. (Vulnerability
Assessment)

2.4-I.93

Wells and Water Intake Facilities. Identify opportunities to relocate wells and water
intake facilities away from hazards and/or areas where saltwater intrusion may be a
problem. Require new water wells to be sited away from areas where saltwater intrusion
could occur. (Vulnerability Assessment)

2.4-I.94

Hazardous Materials Sites. Monitor the status of hazardous materials sites in the
Planning Area and work with property owners and state agencies to ensure proper and
timely cleanup of all sites, prioritizing low-lying contaminated sites for remediation
and restoration. (Vulnerability Assessment)

Development
2.4-I.95

Siting and Design. Site and design new development to avoid impacts to coastal waters
by incorporating measures designed to achieve the following:


Protect areas that provide important water quality benefits, areas necessary to
maintain riparian and aquatic biota and/or that are susceptible to erosion and
sediment loss;



Limit increases of impervious surfaces;



Limit land disturbance activities such as clearing and grading, and cut-and-fill to
reduce erosion and sediment loss; and



Limit disturbance of natural drainage features and vegetation.

2.4-I.96

Runoff Rates. Ensure that post-development peak stormwater runoff discharge rates
do not exceed the estimated pre-development rate. Dry weather runoff from new
development must not exceed the pre-development baseline flow rate to receiving
waterbodies.

2.4-I.97

Construction Best Management Practices (BMPs). Ensure that new development
includes construction phase erosion control and polluted runoff control plans. These
plans shall specify BMPs that will be implemented to minimize erosion and
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sedimentation, provide adequate sanitary and waste disposal facilities and prevent
contamination of runoff by construction chemicals and materials.
2.4-I.98

Drainage Plans. Require new development to provide post-development phase
drainage and polluted runoff control plans. These plans shall specify site design, source
control and treatment control BMPs that will be implemented to minimize postconstruction polluted runoff, and shall include the monitoring and maintenance plans
for these BMPs.

2.4-I.99

Existing Drainage Patterns. Require that, where feasible, drainage plans be designed
to complement and utilize existing drainage patterns and systems, conveying drainage
from the developed area of the site in a non-erosive manner. Disturbed or degraded
natural drainage systems shall be restored, where feasible, except where there are
geologic or public safety concerns.

2.4-I.100

Construction Activities. Require measures during construction to limit land
disturbance activities such as clearing and grading and cut-and-fill; avoid steep slopes,
unstable areas and erosive soils; and minimize disturbance of natural vegetation and
other physical or biological features important to preventing erosion or sedimentation.

2.4-I.101

Graded and Disturbed Areas. Require that new development that requires a grading
permit includes landscaping and re-vegetation of graded or disturbed areas, with
drought-tolerant native or non-invasive plants.

2.4-I.102

Post-Construction BMPs. Ensure that post-construction structural BMPs (or suites
of BMPs) are designed to treat, infiltrate, or filter the amount of stormwater runoff
produced by all storms up to and including the 85th percentile, 24-hour storm event
for volume-based BMPs and/or the 85th percentile, 1-hour storm event (with an
appropriate safety factor, i.e. 2 or greater) for flow-based BMPs.

2.4-I.103

BMP Maintenance. Require structural BMPs to be inspected, cleaned, and repaired as
necessary to ensure proper functioning for the life of the development. As a condition
of permit approval, require ongoing application and maintenance as is necessary for
effective operation of all BMPs (including site design, source control, and treatment
control).

2.4-I.104

Erosion and Sedimentation. Prohibit land divisions that would result in building
pads, access roads, or driveways located on slopes over 30 percent, or result in grading
on slopes over 30 percent. All land divisions shall be designed such that the location of
building pads and access roads minimizes erosion and sedimentation.

2.4-I.105

Erosion from Infrastructure. Ensure that new roads, bridges, culverts, and outfalls
shall not cause or contribute to streambank or hillside erosion or creek or wetland
siltation and shall include BMPs to minimize impacts to water quality, including
construction phase erosion control and polluted runoff control plans, and soil

stabilization practices. Where space is available, dispersal of sheet flow from
roads into vegetated areas or other on-site infiltration practices shall be
incorporated into road and bridge design.
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2.4-I.106

Water Quality Checklist. Develop and maintain a water quality checklist to be used in
the permit review process to assess potential water quality impacts.

Stormwater Management
2.4-I.107

Stormwater Infrastructure. Improve citywide stormwater infrastructure to ensure
adequate dispersal of stormwater and prevent ponding and bottlenecks during storms.
Incorporate Low Impact Design (LID) strategies into the city’s stormwater system.

2.4-I.108

Stormwater Infrastructure and Sea Level Rise. Reduce impacts from higher water
levels through measures such as widening drainage ditches, improving carrying and
storage capacity of tidally-influenced streams, installing larger pipes and culverts,
adding pumps, converting culverts to bridges, creating retention and detention basins,
and developing contingency plans for extreme events. Encourage infrastructure that
prioritizes or restores natural drainage patterns. (From Vulnerability Assessment)

2.4-I.109

Stormwater Retrofit for Sea Level Rise. Identify and prioritize development in lowlying or other at-risk areas with inadequate stormwater infrastructure and take steps to
retrofit these systems to better accommodate sea level rise driven changes, prioritizing
methods that utilizes natural drainage patterns and systems. (From Vulnerability
Assessment)

2.4-I.110

Stormwater Pollutants. Continue implementing National Pollutant Discharge
Elimination System (NPDES) provisions for long-term reduction of stormwater
pollutants, and the San Mateo Countywide Water Pollution Prevention Program
(SMCWPPP). Cooperate with the SMCWPPP requirements for water quality design,
source control, stormwater treatment, low impact development, hydromodification
management, and construction site controls.

2.4-I.111

Sea Level Rise Impacts and Runoff Pollution. Coordinate with the Regional Water
Quality Control Board and San Mateo County Resource Conservation District to add
policies to reduce water pollution from runoff should agricultural lands or other
sources of non-point pollution become flooded or inundated due to sea level rise.
(From Vulnerability Assessment)
Agricultural practices that are designed to minimize water quality impacts, such as those
designed to minimize runoff, may need to be updated or enhanced to ensure water
quality protection if sea level rise results in more frequent flooding of agricultural lands.

2.4-I.112

Citywide Drainage Master Plan. Complete an update of the Citywide Drainage
Master Plan, incorporating an inventory of stormwater infrastructure and hydraulic
and hydrologic analysis to identify inadequate infrastructure, especially in areas
identified as having localized flooding concerns. Include sea level rise and extreme
storms in stormwater management plans and actions. (From Vulnerability
Assessment)

2.4-I.113

Pervious Surface. Maximize the amount of pervious surfaces in public spaces to
permit the percolation of urban runoff.
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2.4-I.114

Litter, Debris, and Contaminants. Ensure that public areas, including streets and
recreational areas, are routinely cleaned of litter, debris, and contaminant residue.
Coordinate with and support efforts by other organizations or volunteer groups to
promote clean-ups of beaches and public open spaces. Require the City, property
owners, or homeowners associations, as applicable, to sweep permitted parking lots
and public and private streets frequently to remove debris and contaminated residue.

2.4-I.115

Education and Outreach. Continue and expand public education and outreach to
reduce industrial and illicit discharges to stormwater infrastructure.

2.4-I.116

Analysis of Pollutant Sources. Encourage or support ongoing and new analysis to
understand surface water quality pollution sources, especially in Pilarcitos Creek.

Wastewater
2.4-I.117

Wastewater Discharges. Work with the Sewer Authority Mid-Coastside to ensure that
any wastewater discharges minimize impacts to the biological productivity and quality
of coastal streams, wetlands, estuaries, and the oceans.

2.4-I.118

Private Sewage Disposal. Ensure that private sewage disposal is sited, designed,
installed, operated, and maintained to avoid contributing nutrients and pathogens to
groundwater and/or surface waters. They shall be sited away from areas that have
poorly or excessively drained soils, shallow water tables or high seasonal water tables
that are within floodplains or where effluent cannot be adequately treated before it
reaches streams or the ocean.

2.4-I.119

Soil Analysis. Require applications for new development relying on private sewage
disposal to include a soils analysis and or percolation test report. Soils analysis shall be
conducted by a California Registered Geotechnical Engineer or a California Registered
Civil Engineer in the environmental/geotechnical field and the results expressed in
United States Department of Agriculture classification terminology. Percolation tests
shall be conducted by a California Registered Geologist, a California registered
Geotechnical Engineer, a California Registered Civil Engineer, or a California
Registered Environmental Health Specialist. The private sewage disposal shall be
designed, sited, installed, operated, and maintained in full compliance with the
building and plumbing codes and the requirements of the RWQCB.

2.4-I.120

Soil Analysis for Land Divisions. Require applications for land divisions relying on
private sewage disposal to include a soils analysis and/or percolation test report for
each proposed lot, or for any lot(s) used for a community on-site treatment system,
where allowed. Soils analysis shall be conducted by a California Registered
Geotechnical Engineer or a California Registered Civil Engineer in the
environmental/geotechnical field and the results expressed in United States
Department of Agriculture classification terminology. Percolation tests shall be
conducted by a California Registered Geologist, a California Registered Civil Engineer,
a California Registered Geotechnical Engineer or a California Registered
Environmental Health Specialist. Applications for land divisions shall also include a
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report prepared by a California Registered Groundwater Hydrologist or a California
Registered Civil Engineer in the environmental/geotechnical field that includes an
analysis of depth to groundwater on each proposed lot or on any lot(s) used for a
community on-site treatment system, where allowed, that addresses seasonal and
cyclical variations as well as the adequacy of percolation rates in post-grading
conditions.
2.4-I.121

Cumulative Impact. Require applications for a coastal development permit for private
sewage disposal installation and expansion, where groundwater, nearby surface
drainages and slope stability are likely to be adversely impacted as a result of the
projected effluent input to the subsurface, to include a study prepared by a California
Certified Engineering Geologist or Registered Geotechnical Engineer that analyzes the
cumulative impact of the proposed private sewage disposal on groundwater level,
quality of nearby surface drainages, and slope stability. Where it is shown that the
private sewage disposal will negatively impact groundwater, nearby surface waters, or
slope stability, the private sewage disposal shall not be allowed.

2.4-I.122

Soil Characteristics. Require that subsurface sewage effluent dispersal fields be
designed, sited, installed, operated, and maintained in soils having acceptable
absorption characteristics determined either by percolation testing, or by soils analysis,
or by both. No subsurface sewage effluent disposal fields shall be allowed beneath
nonporous paving or surface covering.

2.4-I.123

Setbacks. Require that new development includes protective setbacks from surface
waters, wetlands and floodplains for private sewage systems, as well as separation
distances between system components, building components, property lines, and
groundwater. Under no conditions shall the bottom of the effluent dispersal system be
within five feet of groundwater.

2.4-I.124

New Outfalls and Treatment Facilities. Ensure that new ocean outfalls, wastewater
treatment facilities, and other facilities that could negatively impact water quality if
flooded or inundated, are sited and designed to minimize impacts from sea level rise.
Avoid construction of new stormwater outfalls and direct stormwater to existing
facilities with appropriate treatment and filtration where feasible. Where new outfalls
cannot be avoided, plan, site, and design stormwater outfalls to minimize adverse
impacts on coastal resources, including consolidation of existing and new outfalls
where appropriate. Consolidate new and existing outfalls where appropriate. (From
Vulnerability Assessment)

2.4-I.125

Wastewater System Protection. Ensure that wastewater treatment and disposal
systems are not adversely affected by the impacts of sea level rise over the full life of the
structure and ensure that damage to these facilities would not result in impacts to water
quality or other coastal resources. Avoid locating new facilities in hazardous. If
complete avoidance is not possible, minimize elements of the system that are in
hazardous areas and design any facilities in hazardous areas to withstand worst-case
scenario sea level rise impacts. (From Vulnerability Assessment)
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This would require coordination with the Sewer Authority Mid-Coastside and other
applicable agencies.
2.4-I.126

Wastewater Infrastruture Retrofit, Relocation, and Removal. Establish a program to
retrofit, relocate, or eliminate ocean outfalls and other wastewater infrastructure
deemed at risk. Alternatives include modifications to outfall lines, the use of green
infrastructure, and redesign of waste and stormwater systems. Identify areas where sea
level rise could affect flow of wastewater from outfalls and lead to backup and inland
flooding, and plan to retrofit, relocate, or eliminate these outfalls to prevent damage
and impacts to water quality. (From Vulnerability Assessment)

2.4-I.127

Wastewater Treatment. Coordinate with the Sewer Authority Mid-Coastside to
develop a retrofit strategy to manage impacts from sea level rise-related coastal
flooding to ensure continued function of the facility while minimizing risks to sensitive
coastal habitats and water quality from damage or overflows. (From Vulnerability
Assessment)

Hydromodification
2.4-I.128

Natural Hydrology. Preserve, or where feasible, restore natural hydrologic conditions
such that downstream erosion, natural sedimentation rates, surface flow, and
groundwater recharge function near natural equilibrium states.

2.4-I.129

Alteration of Natural Drainage Courses. Prohibit alterations or disturbance of
streams or natural drainage courses, or human-made or altered drainage courses that
have replaced natural streams or drainages and serve the same function, with the
following exceptions:


Necessary water supply projects where no feasible alternative exists;



Flood protection for existing development where there is no other feasible
alternative; or



The improvement of fish and wildlife habitat.

Any alterations permitted for one of these three purposes shall minimize impacts to
coastal resources, including the depletion of groundwater, and shall include maximum
feasible mitigation measures to mitigate unavoidable impacts. Bioengineering
alternatives shall be preferred for flood protection over “hard” solutions such as
concrete or riprap channels. Any permitted stream alterations shall include BMPs for
hydromodification activities.
2.4-I.130

Riparian Buffers. Maintain natural vegetation buffer areas that minimize adverse
impacts to riparian habitats by providing a separation between riparian habitats and
developed areas. Buffers shall be of a sufficient size to ensure the biological integrity
and preservation of the riparian habitat.

2.4-I.131

Restoration. Encourage opportunities to restore wetlands, riparian areas, and other
habitats that provide flood retention and storage, remediation for degraded water
quality, and groundwater recharge.
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2.4-I.132

Hydromodification Impacts. Evaluate any channelization or dam proposals in the
context of watershed planning, considering potential benefits and/or adverse impacts
to the watershed as a whole.
Potential adverse impacts of such projects include effects on wildlife migration,
downstream erosion, dam maintenance (to remove silt and trash) and interruption of
sand supplies to beaches.

Natural Shorelines
2.4-I.133

Shoreline Management Planning. Establish a shoreline management plan,
cooperating with other agencies and communities where possible, to address longterm shoreline change due to coastal processes such as erosion and sea level rise.
Include the short and long term goals for the Half Moon Bay coast, the management
actions and policies necessary for reaching those goals, and any necessary monitoring
to ensure effectiveness and success. Incorporate strategies necessary to manage and
adapt to changes in wave, flooding, and erosion hazards due to sea level rise. A
shoreline management plan should include the following components:


Beach Nourishment Program. Identify locations where nourishment may be
appropriate and establish a beach nourishment program and protocols for
conducting beach nourishment; establish criteria for the design, construction, and
management of the nourishment area; and establish measures to minimize adverse
biological resource impacts from deposition of material, such as sand compatibility
specifications, timing or seasonal restrictions, and identification of
environmentally preferred locations for deposits. Consider how nourishment
options may need to change over time as sea level rises.



Sediment Management. Identify natural sediment supplies and remove or modify
existing structures or actions that impair natural sand supply. Support naturebased responses to sea level rise by maintaining and restoring natural sand supply.
The program should be periodically updated to address on-going changes from sea
level rise. Engage in regional cooperation with San Mateo County and other
Midcoast communities to implement the program.



Sea Level Rise Strategy. Develop a comprehensive beach management strategy to
address loss of beach areas, including loss of lateral access, or changes in beach
management due to sea level rise. (From Vulnerability Assessment)

A program to minimize loss of beach area may include a beach nourishment program;
restoring sand and sediment supply to the littoral cell; removal, adjustments, or
maintenance to shoreline protection structures; use of man-made structures such as
terminal groins or artificial reefs to retain sediment; or other actions.
2.4-I.134

Dune Management. Identify existing dune systems and develop or encourage
management plans to enhance and restore these areas, including consideration of ways
that the system will change with rising sea level. (From Vulnerability Assessment)

2.4-I.135

Regional Sediment Management. Cooperate with regional efforts to develop a
Regional Sediment Management (RSM) program that includes strategies designed to
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allow the use of natural processes to solve engineering problems. Local sediment
management actions and policies can also be implemented through an RSM. (From
Vulnerability Assessment)
Agricultural Resources
2.4-I.136

2.4-I.137

Conversion of Prime Agricultural Land. Prohibit conversion of prime agricultural
land within a parcel designated as Agriculture unless all of the following can be
demonstrated:


No alternative site exists for the use;



Clearly defined buffer areas shall be provided between agricultural and nonagricultural uses;



The productivity of any adjacent agricultural land will not be diminished; and



Public service and facility expansions and permitted uses will not impair
agricultural viability, including by increased assessment costs or degraded air and
water quality.

Conversion of Non-Prime Agricultural Land. Prohibit the conversion of lands
suitable for agriculture within a parcel designated as Agriculture unless all of the
following can be demonstrated:


All agriculturally unsuitable lands on the parcel have been developed or
determined to be undevelopable;



Continued or renewed agricultural use of the soils is not feasible as defined by
Section 30108 of the Coastal Act;



Clearly defined buffer areas are developed between agricultural and nonagricultural uses;



The productivity of any adjacent agricultural lands is not diminished; and



Public service and facility expansions and permitted uses do not impair
agricultural viability, including by increased assessment costs or degraded air and
water quality.

For parcels adjacent to urban areas, permit conversion if the viability of agricultural
uses is severely limited by conflicts with urban uses, the conversion of land would
complete a logical and viable neighborhood and contribute to the establishment of a
stable limit to urban development, and conditions (c), (d) and (e) are satisfied.
2.4-I.138

Agricultural Connections and Supporting Uses. Maintain connections between
agricultural lands with other agricultural lands and supporting uses, avoiding the
isolation of agricultural parcels among non-agricultural uses. (From Synthesis 1)

2.4-I.139

Prime Agriculture Land Divisions. Prohibit the division of parcels consisting entirely
of prime agricultural land and prime agricultural land within a parcel, unless it can be
demonstrated that existing or potential agricultural productivity would not be reduced;

2.4-83

Plan Half Moon Bay

and prohibit the creation of new parcels whose only building site would be on prime
agricultural land.
2.4-I.140

Non-Prime Agriculture Land Divisions. Prohibit the division of non-prime
agricultural lands unless it can be demonstrated that existing or potential agricultural
productivity of any resulting parcel determined to be feasible for agriculture would not
be reduced.

2.4-I.141

Minimum Agricultural Parcel Size. Determine minimum parcel sizes on a case-bycase basis to ensure maximum existing or potential agricultural productivity.

2.4-I.142

Non-Agricultural Development. Reduce the potential for land use conflicts between
agricultural and non-agricultural development by requiring the clustering of nonagricultural development in locations most protective of existing and potential
agricultural uses.

2.4-I.143

Buffers and Transitions. Ensure adequate buffers and transitions between agricultural
land and non-agricultural development in order to promote compatibility of adjacent
land uses. (From Synthesis 1)

2.4-I.144

Right to Farm. Establish a right-to-farm ordinance to reduce the loss of agricultural
resources by limiting the circumstances under which properly conducted agricultural
operations on agricultural land may be considered a nuisance.

2.4-I.145

Mandatory Disclosure. Require the notification of owners, purchasers, residents, and
users of properties adjacent or near agricultural operations on agricultural land of the
inherent potential problems associated with being near such operations.

2.4-I.146

Location of Floriculture Uses. Allow soil-dependent floriculture to locate on prime
soils provided that a soil management plan is prepared showing how prime soils will
be preserved and how they will be returned to their original condition when operations
cease. Restrict non-soil-dependent floriculture greenhouses to non-prime soil areas on
parcels less than 20 percent slope.

2.4-I.147

Development Standards for Floriculture Uses. Require floriculture uses to adhere to
the following performance standards:
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Allow existing floricultural operations and greenhouses, whether soil-dependent
or independent, to expand on their existing sites or on adjacent sites in order to
minimize capital expenditures, according to basic setback requirements of 30 feet
from the right-of-way of any street and 20 feet from the lot lines of the parcel on
which the greenhouse is located;



Prohibit greenhouse, hothouse, or accessory structures from locating closer than
50 feet from the boundary line of a lot in a residential zoning district;



Require runoff impoundments so that total runoff shall not be greater than if the
site were uncovered, unless the applicant can demonstrate that increased runoff
will not damage or be detrimental to downstream property owners;
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2.4-I.148



Require runoff containing fertilizers or pesticides be stored on site and not released
to any perennial or intermittent stream, but disposed of according to standards
established by the United States Environmental Protection Agency, and the State
Regional Water Quality Control Board;



Prohibit the use of herbicides or soil sterilants under any asphalt or concrete paving
installed as part of a greenhouse development;



Encourage new or expanded greenhouse operations to practice water conservation
by one or more of the following methods: (1) recycling of irrigation water, (2) use
of drip irrigation systems, (3) construction of small off-stream water reservoirs for
water use during summer months, except where a sensitive habitat would be
affected by reduced stream flow, and (4) other methods acceptable to the County;



Require greenhouse floriculture uses to undergo design review;



Prohibit greenhouses from locating on ridges or hillcrests in order to prevent
excessive grading and damage to hill silhouettes;



Encourage new floricultural operations to use alternative energy systems and
minimize reliance on oil and natural gas. Acceptable sources include, but are not
limited to, solar energy and wind energy; and



Require on-site mitigation of adverse impacts for greenhouses located in or
adjacent to urban areas.

Agricultural Management Practices. Encourage the following agricultural
management practices to promote the long-term viability of agricultural operations:


Encourage proper soil conservation techniques and proper grazing methods;



Encourage the development of conservation plans on a watershed-by-watershed
basis with the Resource Conservation District;



Limit the usage of pesticides, fertilizers, and other agricultural chemicals to the
extent possible; and



Require that compost, processing wastewater, and other by-products of
agricultural activities be properly disposed of on land or through suitable sewage
disposal systems, if available. Prohibit disposal in perennial or intermittent
streams or sensitive habitats.

2.4-I.149

Incentives. Provide incentives for landowners to maintain land in productive
agricultural use, including affirmative agricultural easements and Williamson Act
contracts.

2.4-I.150

Partnerships. Coordinate with other agencies and organizations to provide a
comprehensive, effectual, and innovative range of preservation strategies and
incentives to promote the continued maintenance of land in agricultural production.

2.4-I.151

Phased Development. Use the Urban Reserve and Open Space Reserve land use
designations to phase development in the city and encourage agricultural and
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horticultural production as long as feasible. (From 1993 LCP agriculture policies,
modified)
2.4-I.152

Urban/Rural Boundary. Establish an Urban/Rural Boundary at the city limits of the
City of Half Moon Bay to concentrate urban development within the city and protect
surrounding agricultural lands from the physical and economic impacts of adjacent
urban growth. (From 1993 LCP Policy 8-12)

2.4-I.153

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

2.4-I.154

Economic Viability. Promote the economic viability and/or adaptive reuse of
agriculture infrastructure within Half Moon Bay by permitting supplemental uses to
complement agricultural operations. (From Synthesis 2)
Supplemental uses may include but are not limited to small-scale on-site produce
retailing and greenhouses if appropriately designed; enhancing linkages between farming
and tourism; and promoting activities such as farm-to-table events and operations.

2.4-I.155

Requirements for Supplemental Uses. Require, for proposed uses proposed pursuant
to Policy 4-I.155 (Economic Viability), the applicant to submit an economic analysis
of agricultural viability to ensure that any allowable supplemental uses do not diminish
the long-term productivity and viability of agricultural land. (From LCP Update
Guide)

Scenic and Visual Resources

Scenic and Visual Resource Identification
2.4-I.156

Public Viewing Areas. Classify places on and along public roads, trails, parklands, and
beaches that offer scenic vistas as public viewing areas.

2.4-I.157

Scenic Areas. Classify places on, along, within, or visible from scenic roads, trails,
beaches, parklands and state waters that offer scenic vistas of the beach and ocean,
coastline, foothills, and open spaces as scenic areas.

2.4-I.158

Scenic Roadways. Classify roadways traversing or providing views of areas of
outstanding scenic quality, containing striking views of natural vegetation, geology, the
ocean, and other unique natural features as scenic roadways.

2.4-I.159

Gateways. Utilize landscaping and unified signage to enhance the experience of arrival
at community gateways along Highway 92 and Highway 1.
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New Development
2.4-I.160

Siting and Design. Require new development to be sited and designed to minimize
adverse impact on scenic areas visible from scenic roadways or public viewing areas to
the maximum extent feasible.
Siting and design measures to reduce visual impact include, but are not limited to, siting
development in the least visible portion of the site, breaking up the mass of new structures,
designing structures to blend into the surrounding natural landscape, restricting building
maximum size and height, clustering development, incorporating landscape elements,
and screening.

2.4-I.161

Landscape Screening. Prioritize avoidance of impacts to visual resources through site
selection and design alternatives as the preferred method of mitigating the scenic
impacts of development over landscape screening. Landscape screening, as mitigation
of visual impacts shall not substitute for project alternatives including re-siting or
reducing the height or bulk of structures.

2.4-I.162

Ridgelines. Protect views of prominent ridgelines and other intervening ridgelines that
are visible from a public road, a beach, public viewing areas, or public hiking trails by
setting structures below the ridgeline to avoid intrusions into the skyline where
feasible. Where there are no feasible alternative building sites below the ridgeline or
where the only alternative building site would result in unavoidable adverse impacts to
ESHA, structures shall be limited to one-story in height to minimize visual impacts.

2.4-I.163

Visual Compatibility. Require all new structures to be sited and designed to ensure
visual compatibility with the character of surrounding areas.
Means of minimizing visual impacts include avoiding large cantilevers or understories
and setting back higher elements of the structure toward the center or uphill portion of
the building.

2.4-I.164

Sea Level Rise Adaptation and Visual Resource Protection. Ensure that adaptation
measures protect visual resources while minimizing hazards. Emphasize the use of
adaptation strategies that will not impact visual resources, such as shorter-term
retrofitting with plans for longer-term relocation or removal, and update design
standards as appropriate. Adaptation strategies such as shoreline armoring or elevation
techniques should be designed such that the visuals are subordinate to, and in character
with, the surrounding visual resources of an area. (From Vulnerability Assessment)

2.4-I.165

Height Limits. Avoid modifications to height limits in scenic areas and provide for
options to modify roof-lines or elevate the lowest flood elevation for flood protection
in a manner that is consistent with scenic character. In some cases, it may be
appropriate to update height limitations to allow for elevation in response to sea level
rise hazards. (From Vulnerability Assessment)

2.4-I.166

Fences, Walls, and Landscaping. Ensure that fences, walls, and landscaping shall not
block views of scenic areas from scenic roads, parks, beaches, and other public viewing
areas.
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2.4-I.167

Design Review. Utilize design review to ensure that proposed developments do not, to
the maximum extent feasible, interfere with or degrade the visual features of the site or
adjacent sites which contribute to its visual character as viewed from public viewing
areas. Incorporate review criteria into design guidelines.

2.4-I.168

Streetscape. Require that street trees, vegetation, and landscaping be sited and
designed in a manner that will not block views upon maturity.

2.4-I.169

Land Divisions. Require land divisions, including lot line adjustments, to be designed
in a manner that minimizes impacts to visual resources. Measures for minimizing
visual impacts include the following:


Clustering the building sites to minimize site disturbance and maximize open
space;



Prohibiting building sites on ridgelines;



Minimizing the length of access roads and driveways;



Using shared driveways to access development on adjacent lots, where feasible;



Reducing the maximum allowable density in steeply sloping and visually sensitive
areas; and



Incorporating interim seeding of graded building pad areas, if any, with native
plants unless construction of approved structures commences within 30 days of
the completion of grading.

Landform and Vegetation Preservation
2.4-I.170

2.4-88

Alteration of Landforms. Require that all new development be sited and designed to
minimize alteration of natural landforms through the following measures:


Conforming to the natural topography of the site;



Preventing substantial grading or reconfiguration of the project site;



Eliminating flat building pads on slopes and requiring building pads on sloping
sites to utilize split-level or stepped-pad designs;



Requiring that man-made contours mimic the natural contours of the site;



Ensuring that graded slopes blend with the existing terrain of the site and
surrounding area;



Minimizing grading permitted outside of the building footprint;



Clustering structures to minimize site disturbance and development area;



Minimizing the height and length of cut and fill slopes;



Minimizing the height and length of retaining walls; and



Allowing the balancing of cut and fill operations on site only where the grading
does not substantially alter the existing topography and where it blends with the
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surrounding area. Export of cut material may be required to preserve natural
topography.
2.4-I.171

Project Site. New development, including a building pad, if provided, shall be sited on
the flattest area of the project site, except where there is an alternative location that
would be more protective of scenic resources or ESHA.

2.4-I.172

Bluff Setback. Require development near bluff tops to incorporate a setback from the
edge of the bluff that avoids and minimizes visual impacts from the beach and ocean
below.
The blufftop setback necessary to protect visual resources may be in excess of the setback
necessary to ensure that risk from geologic hazards are minimized for the life of the
structure, as detailed in Chapter 2.5.

2.4-I.173

Bluff Dedication. Require new planned communities to dedicate or preserve as open
space the coastal bluff face and an area inland from the edge of the coastal bluff
adequate to provide safe public access and to avoid or minimize visual impacts
adequate to accommodate coastal erosion which may be accelerated by sea level rise.

2.4-I.174

Vegetation Removal. Require that new development be sited and designed to
minimize removal of natural vegetation to the maximum extent feasible, including the
preservation of existing native trees and plants on the site.

2.4-I.175

Fuel Modification and Visual Resources. Recommend that development incorporate
alternative fuel modification measures, where appropriate, in order to minimize the
visual resource impacts of site disturbance, removal, and thinning of natural
vegetation.

Signs and Utilities
2.4-I.176

Signs. Ensure that signs are designed and located to minimize impacts to visual
resources. Signs approved as part of commercial development shall be incorporated
into the design of the project and shall be subject to height and width limitations that
ensure that signs are visually compatible with surrounding areas and protect scenic
views. Prohibit placement of signs, excluding traffic or public safety signs, which
obstruct views to the ocean or beaches from public viewing areas or scenic roads.

2.4-I.177

Billboards. Continue to prohibit the construction of new off-site commercial signs,
including billboards.

2.4-I.178

Underground Utilities. Require new development to underground utilities where
feasible. Establish a program to underground existing overhead utilities, and relocate
existing overhead utilities underground as they are replaced or when funding for
undergrounding becomes available. Where undergrounding is not feasible, require
utilities to be sited and designed in a manner that minimizes impacts to coastal
resources.
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2.4-I.179

Telecommunications Facilities. Require all telecommunications facilities to place
support facilities underground where feasible. New communication transmission lines
shall be sited and designed to be located underground, except where doing so would
result in a hazardous condition. Existing communication transmission lines should be
relocated underground when they are replaced or when funding for undergrounding
is available. Where undergrounding is not feasible, require facilities to be sited and
designed in a manner that minimizes impacts to coastal resources.

Scenic Routes
2.4-I.180

Highway 1. Ensure that viewsheds from Highway 1 are preserved and enhanced.
Coordinate with Caltrans to ensure that future changes to the highway will preserve or
enhance the visual experience of traveling along the coast. (From Synthesis 2)

2.4-I.181

Scenic Corridor Plan. Develop a scenic corridor plan to identify scenic segments along
Highway 1. The scenic corridor plan may be developed as a standalone program or as
part of another City program, such as the City’s Design Guidelines. (From Synthesis 2)

2.4-I.182

Roadway Design. Work with Caltrans and private developers to ensure that proposed
new roads or modifications to existing roads which traverse scenic areas minimize
visual impacts to views from scenic routes. (From Synthesis 2)

2.4-I.183

Vehicle Viewing Points. Maintain and improve existing turnouts, parking areas, and
beach and park access areas. (From Synthesis 2)

Lighting
2.4-I.184

Night Skies and Light Pollution Reduction. Exterior lighting (except traffic lights,
navigational lights, and other similar safety lighting) shall be minimized, restricted to
low-intensity fixtures, shielded, and concealed to the maximum feasible extent so that
the light source is not directly visible from public viewing areas. Limit high-intensity
perimeter lighting and lighting for sports courts or other private recreational facilities
in scenic areas. Establish standards for the evaluation of exterior lighting for new
development and redevelopment. (From Synthesis 2)
Standards may address issues such as minimum and maximum levels for various
conditions, evenness of lighting, and maximum spillover. (From Synthesis 2)

2.4-I.185
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Commercial Lighting. Ensure that commercial development is designed to avoid
intrusive light and glare by requiring photometric lighting plans to be submitted as part
of applications for commercial development. Light levels in the plans should conform
to any future established CEQA thresholds and/or zoning requirements. (From
Synthesis 2)
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Cultural Resources
2.4-I.186

Historic Resources Inventory. Maintain an inventory of buildings, structure, objects,
and areas of historic, architectural, and engineering significance in Half Moon Bay.
(From Synthesis 2)

2.4-I.187

Historic Preservation Ordinance. Review and update the Historic Preservation
Ordinance periodically, ensuring continued compliance with the Secretary of Interior’s
Standards for preservation, rehabilitation, restoration, and reconstruction. (From
Synthesis 2)

2.4-I.188

Historic Resource Protection. Continue to protect, preserve, and/or restore identified
historic resources through the Historic Preservation Ordinance. (From Synthesis 2)

2.4-I.189

Adaptive Reuse. Encourage adaptive reuse of historic structures compatible with
surrounding development and preserving the historical integrity of the structures.
Establish guidelines for adaptive reuse in the Historic Resources Preservation
Ordinance. (From Synthesis 2)

2.4-I.190

Cultural Resources Awareness. Promote community education and awareness of the
region’s culture, history, and historical resources through a variety of means, including:

2.4-I.191



Provide arts and cultural offerings and exhibits accessible to all members of the
community;



Maintain historic City-owned properties such as the Johnston House, Historic
Train Depot, and others and make them available to the public.

Archaeological Resources Mapping. Maintain an updated generalized archaeological
resource map that designates archaeologically sensitive areas and identifies where
archaeological reports may be required for future development.
Archaeological resources maps are intended for City staff use. Detailed archaeological
resources maps are viewable by authorized persons only, and are not available to the
general public due to the sensitive and fragile nature of the identified resources. (From
Synthesis 2)

2.4-I.192

Archaeological Survey. Require the submission of a report by a qualified archaeologist
as part of applications for new development within any archaeologically sensitive area
as designated on the archaeological resources map. In areas vulnerable to sea level rise
impacts, require a site-specific evaluation of potential sea level rise impacts to any
archaeological resources on the development site.
A report shall include findings on actual and potential resources on the site, impacts of
the development proposed, and recommended mitigation measures. All feasible
mitigation measures shall be incorporated in the specific plan or development plan prior
to the issuance of a permit for development. (From Synthesis 2)

2.4-I.193

Cultural Resources Archive. Establish a comprehensive archive of archaeological
surveys, historical and archaeological resources mapping, and other relevant studies,
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inventories, and information for sites throughout the city to support cultural resource
protection.
2.4-I.194

Native American Consultation. Notify Native American organizations of proposed
developments or land use actions that have the potential to adversely impact cultural
resources early in the development review process, providing an opportunity for
concerned Native American parties to comment on or participate in any treatment
plan for sites with cultural or religious significance to the Native American community.
Development on sensitive sites requires on-site monitoring by appropriate Native
American consultant(s) and a qualified archaeologist for all grading, excavation, and site
preparation activities that involve earth-moving operations.

2.4-I.195

Native American Coordination for Sea Level Rise Management. Coordinate with the
appropriate Native American Tribe(s) or entity to develop a coordinated management
plan for artifacts at risk from inundation, erosion, or other sea level rise impacts. (From
Vulnerability Assessment)

2.4-I.196

Development Impacts on Cultural Resources. Mitigate the impact of development
on historic, archaeological or Native American resources through avoidance,
preservation in place, or site sampling and salvage.
The preferred alternatives for mitigating impacts to archaeological and Native American
resources are avoidance or preservation in place. (From Synthesis 2)

2.4-I.197

Human Remains. Recommend that if human remains are uncovered during
development, no further disturbance of the site shall occur until the County Coroner
has made the necessary finds as to origin and disposition of the remains.

2.4-I.198

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

2.4-I.199

Monitoring of Sea Level Rise Impacts to Cultural and Paleontological Resources.
Require that a monitoring program and plan be established as a condition of approval
for development located on a site with cultural and paleontological resources
vulnerable to sea level rise. (From Vulnerability Assessment)

2.4-I.200

State Coordination. Work with the State Historic Preservation Officer to identify
actions to protect archaeological and paleontological resources at risk from sea level
rise impacts such as inundation and erosion. (From Vulnerability Assessment)
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