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Foreword
This First Public Draft Local Coastal Land Use Plan was published in April 2016 for General
Plan Advisory Committee (GPAC) and community input. This document - the August 2017
Planning Commission Working Draft Scenic and Visual Resources chapter of the Local
Coastal Land Use Plan - is an update to the April 2016 version. For the April 2016 Draft LUP,
Scenic and Visual Resources was included in the Coastal Resources chapter. For this 2017
Planning Commission working draft, this subject matter is now provided in a stand-along
chapter. Input from the GPAC and community members has been incorporated into the
August 2017 revision for oversight by the Planning Commission. This chapter has been
significant revised and includes a new organizational structure broadly grouping scenic and
visual resources into four categories as a means to improve readability and the relationships
between narrative and policies. Feedback on this approach is welcome.
The following is provided as a readers’ guide to the August 2017 revision.
•
•

•
•

•
•

All but minor editorial revisions are indicated in strikethrough for deletions and
underline for additions.
The document is substantially reorganized as follows:
o Relevant California Coastal Act policies are provided in full at the beginning
of the document.
o Policies, sections, figures, and tables are simply numbered.
o Policies are not differentiated as they were in the first public draft document
(e.g. guiding and implementing).
o Some sections of the document have been re-ordered.
“Shall” language in the policies and indicated in bold. The bold font will not be
retained in any final document.
Each policy is followed by a reference in blue indicating one or more of the following:
o Applicable policy number in the first public draft (demarcated with “FPD”)
document. Policy numbering is substantially different in this revision, thus
this system will be maintained to provide continuity from one version to the
next.
o Indication if the policy is new to the August 2017 revision – “Planning
Commission Working Draft New Policy”
Notes to the Reader are not intended to be included in any final document. They are
provided to give context about particular subjects and GPAC decisions.
The photo displays from the 2016 draft have been removed. They can be added back.
Sample photos providing a different approach to illustrating the visual conditions are
provided for feedback.

Planning Staff is happy to review the various conventions used in this draft with any
interested reader. Contact us at 650-726-8270 to make an appointment.

i
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Scenic and Visual Resources
Half Moon Bay’s scenic resources are of substantial importance to the satisfaction of its residents, the
pleasure afforded visitors, and the economy of the city. The city’s visual identity as a coastal retreat
is bolstered by sweeping views from the foothills to beaches and bluffs, open lands and agricultural
fields, historic buildings, and a charming pedestrian-scaled Downtown, providing for a memorable
visual experience. This chapter of the Local Coastal Land Use Plan (LUP) provides policies for
protection and enhancement of Half Moon Bay’s scenic and visual resources.

Coastal Act Framework
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.
Coastal Act Policies
Coastal Act policy 30251, presented below, is directly relevant to the protection, preservation, and
enhancement of scenic and visual resources. Policy 30253 (part “e”) requires protection of special
communities and neighborhoods with unique characteristics, which may include scenic and visual
resources valued by both the local community and visitors. Additional Coastal Act policies, such as
those that emphasize visitor serving uses, coastal access, and the preservation of natural and
manmade coastal resources also pertain to scenic and visual resources in Half Moon Bay. All of
these policies are incorporated into this LUP.

Section 30251 Scenic and visual qualities
The scenic and visual qualities of coastal areas shall be considered and protected as a resource of
public importance. Permitted development shall be sited and designed to protect views to and
along the ocean and scenic coastal areas, to minimize the alteration of natural land forms, to be
visually compatible with the character of surrounding areas, and, where feasible, to restore and
enhance visual quality in visually degraded areas. New development in highly scenic areas such as
those designated in the California Coastline Preservation and Recreation Plan prepared by the
Department of Parks and Recreation and by local government shall be subordinate to the character
of its setting.

Section 30253 Minimization of adverse impacts
New development shall do all of the following:
(a) Minimize risks to life and property in areas of high geologic, flood, and fire hazard.
(b) Assure stability and structural integrity, and neither create nor contribute significantly to
erosion, geologic instability, or destruction of the site or surrounding area or in any way
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require the construction of protective devices that would substantially alter natural
landforms along bluffs and cliffs.
(c) Be consistent with requirements imposed by an air pollution control district or the State Air
Resources Board as to each particular development.
(d) Minimize energy consumption and vehicle miles traveled.
(e) Where appropriate, protect special communities and neighborhoods that, because of their
unique characteristics, are popular visitor destination points for recreational uses.
In addition to its policies, the findings and declarations made by the State legislature in establishing
the Coastal Act state that “the permanent protection of the state's natural and scenic resources is a
paramount concern to present and future residents of the state and nation.”1 The Coastal Act also
defines “sensitive coastal resource areas” as “those identifiable and geographically bounded land
and water areas within the coastal zone of vital interest and sensitivity.” The Coastal Act delineates
several types of sensitive coastal resource areas, including two that specifically pertain to scenic
resources: highly scenic areas and special communities or neighborhoods which are significant
visitor destination areas.2 Furthermore, the Coastal Act prioritizes views from public places
including trails, parks, vistas, right-of-ways. Public views are protected; however, views from
private property are not a Coastal Act policy concern because public vistas are generally not
provided on private property.

Visual Quality and Character
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 is defined by its setting on the marine terrace between
an exceptional picturesque coastline and the scenic foothills of the Santa Cruz Mountains.
At the same time, other factors, often associated with the built environment, tend to detract from the
whole. 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. The following aspects of the city contribute to its overall visual quality and character.
Evaluation of scenic and visual resources requires identification of the following:
• Public scenic view corridors and viewsheds
• Highly scenic coastal areas
• Special communities and neighborhoods
• Development encroachments on public views and scenic areas
• Scenic and visual characteristics to be protected
To make this assessment, this section describes the positive and negative physical attributes evident
throughout city. Locations and conditions with scenic value are then identified in the next section.
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

1
2

California Coastal Act, Section 30001.
California Coastal Act, Section 30116.

2

Local Coastal Land Use Plan: Scenic and Visual Resources
August 2017 Planning Commission Working Draft
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.

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.
Coastal Bluffs and Beaches Visual Attributes and Conditions
Positive visual attributes and conditions
•
•
•
•
•
•
•

Negative visual attributes and conditions
•

Views of hillsides and ridgelines of coastal
mountains
Agricultural fields, operations, and
greenhouses
Blue-water ocean views
Pillar Point and Pillar Point Harbor
Bluffs, sandy beaches and shoreline
Riparian corridors
Recreational uses including the California
Coastal Trail

•
•
•
•

Views of Development adjacent to
blufftops
Blocked views of hillsides
Views of Recreational vehicles at certain
locations
Parking lots
Litter

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 seven six community
gateways along the highways: five four along Highway 1 and two along Highway 92.

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 North Main Street, another where it intersects with Kelly Avenue,
and a southern gateway to Downtown located at the merge point with South Main Street, and a
southern gateway providing for a sense of arrival from the south.
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Highway 1 Visual Attributes and Conditions
Positive visual attributes and conditions
•
•
•
•
•
•
•
•

Negative visual attributes and conditions
•
•

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

•
•
•
•
•

Broad expanses of pavement
Scale of intersections of Highway 1/92
and Highway 1/Main Street
Vehicular traffic
Overhead utilities
Electrical utility substation
Excessive signage
Generic corporate architectural styles
associated with newer buildings

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 enclave. Two
gateways are located along Highway 92: one as it enters Half Moon Bay from the West East, and
another at its intersection with Main Street.
Highway 92 Visual Attributes and Conditions
Positive visual attributes and conditions
•
•
•
•
•
•
•

Negative 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
Median landscaping

•
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Broad expanses of pavement
Poor streetscape design
Vehicular traffic
Utility boxes, pylons
Overhead utilities
Electrical utility substation
Excessive signage
Development form disconnected from
streetscape
Generic corporate architectural styles
associated with newer buildings
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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.
Local Streets Visual Attributes and Conditions
Positive visual attributes and conditions
•
•
•
•
•
•
•
•

Negative 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

•

Overhead utilities
Vehicular traffic
Signage
Inconsistent streetscapes
Broad expanses of pavement (wide
streets and/or lack of pedestrian
pathways)
Streetlights

Agriculture and Maritime Uses
Agricultural heritage and character is evidenced by the fields, greenhouses, nurseries, and open
landscapes 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.
Agriculture and Maritime Uses Visual Attributes and Conditions
Positive visual attributes and conditions
•
•
•
•

Negative 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

•
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Overhead utilities
Increased traffic and parked cars (marina
area)
Litter
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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.
Recreational Areas Visual Attributes and Conditions
Positive visual attributes and conditions
•
•
•
•
•
•
•
•
•
•

Negative 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 and Pillar Point Harbor
Bluffs, sandy beaches and shoreline
Riparian corridors
Increased visual access to scenic
resources
Bicycle and pedestrian bridges

•
•
•

Views of Development adjacent to
blufftops
Blocked views of hillsides
Views of Recreational vehicles at certain
locations
Parking lots

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. It is notable
that throughout Downtown, views of the hillsides are prevalent, and can be enjoyed from the public
right-of-way along nearly every block. Downtown provides a desirable visual experience of a
traditional small town enhanced significantly by its coastal setting and historic context.

6

Local Coastal Land Use Plan: Scenic and Visual Resources
August 2017 Planning Commission Working Draft

Downtown Visual Attributes and Conditions
Positive visual attributes and conditions
•
•
•
•
•
•

Negative 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

•
•
•

•
•
•

•

Inadequate right-of-way and streetscape
design with gaps in streetscape amenities
such as street trees
Overhead utilities on the southern end
of Main Street and side streets
Generic architectural styles associated
with newer buildings
Excessive, inappropriately-designed
signage, especially overly large freestanding signs
Tall “cobra”-style street and highway
lights
Excessive commercial lighting
Utility boxes and poorly placed street
furniture and signage (e.g. parking signs,
newspaper boxes, waste receptacles)
Electrical utility substation

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.
Residential Neighborhoods Visual Attributes and Conditions
Positive visual attributes and conditions
•
•
•
•
•
•

Negative 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 and neighborhood trees
Views of the bluffs, beaches, harbor, and
Pillar Point from certain areas

•
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Overhead utilities
Blocked views of coastline
Inconsistent streetscapes
Broad expanses of pavement (wide
streets and/or lack of pedestrian
pathways)
Streetlights

Local Coastal Land Use Plan: Scenic and Visual Resources
August 2017 Planning Commission Working Draft
Note to the Reader: The Scenic and Visual Resources section in the April 2016 Draft LUP included
several pages of photospreads depicting the various areas evaluated in this section. Community and
GPAC members provided mixed feedback about the effectiveness of these “windshield survey”
layouts. Options to that approach are: 1) Do not include any photos in that they are not required and
conditions change: 2) Consider using photos or graphics for the sake of illustrating examples of
positive or negative visual attributes. A few examples of illustrative photos are provided here for the
Planning Commission’s consideration and community input is welcome with respect to the best
approach.

Podesta PUD: Example of PUD that has not been built out.
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Highway 92: Example of clusters of utility boxes and signage at a highly visible corner with sidewalk
encroachments.

Highway 92: Example of broad expanses of pavement, no pedestrian buffer from street, limited
landscaping, and inadequate sense of arrival and wayfinding for beach or Downtown.
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Main Street Bridge and Downtown: Example of historic structure and streetscape.

California Coastal Trail at Frenchmans Creek: Example of scenic recreational resource.
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Scenic and Visual Resource Identification
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). The assessment in the previous section indicated positive and negative aspects of the visual
environment throughout Half Moon Bay. From that assessment, the following scenic resources were
considered:
Highly scenic coastal areas. Highly scenic coastal areas include all components of the marine terrace
interface – ocean, beach, and bluff – as well as other natural features such as riparian corridors and
the foothills.
Scenic and visual characteristics to be protected. Natural resources, historic resources, scenic
landscapes, and coastal accessways are especially important scenic resources for Half Moon Bay.
Public scenic view corridors and viewsheds. Primary public scenic view corridors between Highway
1 and the beach include: Young Avenue, Venice Boulevard, Kelly Avenue, Poplar Street, Seymour
Street, Wavecrest Road, Redondo Beach Road, and Miramontes Point Road. Primary public scenic
view corridors between Highway 1 and the foothills include: Frenchmans Creek Road, Spindrift
Way, Grandview Avenue, Terrace Avenue, Poplar Street, and Miramontes Point Road.
Special communities and neighborhoods. Historic Downtown is the city’s most significant special
community or neighborhood from a visual resource perspective. Also, minimally developed lands
enhance the sense of openness and comprise a scenic landscape in Half Moon Bay. These include
open spaces, parklands, agricultural lands and undeveloped properties.
Development encroachments on public views and scenic areas. In Downtown, taller buildings reduce
views of the hillsides; the sidewalk environment is degraded by many encroachments (e.g. utility
boxes, bulky and ill-located trash/recycling receptacles, etc.). Overhead utilities, and excessive
spans of pavement currently detract from the Town Boulevard concept for Highways 1 and 92.
Scenic and visual resources are shown in Figure 1, 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.

Note to the Reader: Figure 1: Scenic Resources is brought forward from the April 2016 Draft LUP as
a placeholder. In that there had not been confirmation regarding the identification of view corridors,
scenic resources, etc.; it will be updated for the final draft. Such a graphic is required to demonstrate
view sheds and corridors. The illustrative approach can be revised. Planning Commission direction
and community input are welcome. The base map will be updated. For example, additional riparian
corridors will be included; both the Pacific Ridge and conceptual Half Moon Bay Scenic Vista Walking
Trail will be acknowledged as vistas; the access point to Redondo Beach will be moved north to the
Wavecrest area as shown in the Coastal Access and Recreation chapter; and the Downtown core area
boundary will be updated; and an additional gateway.
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Figure 1:
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Sensitive Scenic and Visual Resources
Pursuant to the Coastal Act, sensitive coastal resource areas include highly scenic areas and special
communities or neighborhoods which are significant visitor destination areas. As previously
presented, many portions of the city qualify as scenic or visual resources. Furthermore, resources in
the natural environment, coastal accessways, a variety of scenic landscapes, as well as the historic
Downtown neighborhood meet the criteria of the definition of sensitive coastal resource areas. The
following sensitive scenic and visual resources require protection, restoration, and/or
enhancement.
Natural Environment Resources
•

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. Blue water ocean views need to be protected.

•

Dark Night Skies. Because Half Moon Bay is separated by the Santa Cruz Mountains from the more
densely populated Bay side of San Mateo County, the nighttime ambient lighting environment is
much lower, and easier to maintain. Dark night skies are a stated community value, and they also
provide a highly desirable experience for visitors from urban settings. The nighttime
environment of the coast for campers and other evening visitors, as well as for residents, is
remarkable for a location proximate to a large urban metropolitan area. Provisions are needed
to control artificial lighting to enhance and preserve dark night skies.

•

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. The rate of bluff
erosion is anticipated to accelerate as sea levels rise. Moreover, visitors and residents enjoying
the especially scenic views from the bluffs exacerbate erosion. Safe and sustainable means for
bluff access must be prioritized during the 2040 plan horizon of this LUP update for the sake of
preserving the scenic quality of the bluffs and for maintaining the bluffs as vistas from which to
view other scenic resources.

•

Hillsides, and Ridgelines, and Vistas. 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.
Hillsides also provide vistas for viewing scenic landscapes, the coastline, and ocean. Our Lady of
the Pillar Cemetery (a private property) and the Pacific Ridge Trail are easily accessible and
provide broad and largely unobstructed views. The conceptual Half Moon Bay Scenic Vista
Walking Trail, envisioned for the northeast Half Moon Bay foothills, could provide even more
dramatic views of the city, including much of the expanse of the crescent shaped shoreline that
distinguishes Half Moon Bay. To protect views of the city’s landscape and coast, design standards
for development should consider appropriate height limits, the use of non-reflective materials,
and other unobtrusive features such as simple roof forms.
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•

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 because these activities contribute to a classic visual image of the
California coast.

•

Riparian Corridors. Several creeks and watercourses flow down from the hills to the ocean,
passing through the city and the surrounding area. In many cases, these watercourses constitute
ESHAs and their The riparian vegetation forests generally associated with these creeks often
brings nature closer to public viewpoints. In addition to providing local landmarks and placeidentifiers, riparian corridors often serve to visually frame the surrounding scenic viewsheds.
Policies for protecting riparian corridors are included in this chapter as well as the Natural
Resources and Coastal Hazards chapters of the LUP.

•

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.

Coastal Access Resources
•

Coastal Access Routes and Points. Coastal access routes provide multi-modal access between
Highway 1 and public coastal access points. Coastal access routes and points are addressed
primarily from a functional perspective in the Coastal Access and Recreation chapter of the LUP.
Primary routes (and the coastal access points that they lead to) include Young Avenue (Dunes
Beach), Venice Avenue (Venice Beach), Kelly Avenue (Francis Beach), Poplar Street (Poplar
Beach), Redondo Beach Road (to a planned access point in North Wavecrest to Redondo Beach),
and Miramontes Point Road (Redondo Beach). From the perspective of scenic and visual
resources, these routes and access locations provide an arrival sequence from the built
environment to the dramatic expanse of Half Moon Bay’s beaches. The scenic quality of access
routes and points needs to be protected and enhanced.

•

California Coastal Trail. The California Coastal Trail is an essential Half Moon Bay scenic resource.
The multimodal class 1 trail contributes to the city’s bicycle and pedestrian network and offers
recreational opportunities. From the perspective of scenic and visual resources, traversing any
segment of the trail within the city is a fulfilling experience. Throughout its extents the trail
provides views of the ocean, beaches, and bluffs; coastal recreation such as surfing and fishing;
Pillar Point landform, harbor and marina; the foothills; and even historic resources. Policies to
protect the trail are included in the Coastal Access and Recreation and Coastal Hazards chapters
of this LUP.

•

Town Boulevard. This LUP update includes a concept for a “Town Boulevard.” As envisioned, the
Town Boulevard includes Highways 1 and 92 within the city limits. There are many objectives
including improved safety, traffic flow, and community character. Negative attributes identified
with respect to these two highways are intended to be addressed in the design of the Town
Boulevard. The Town Boulevard is intended to be of such integrity and quality that it will be
regarded as a sensitive scenic resource when it is implemented during the 2040 planning horizon.
14
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Anticipated outcomes include reduction of unnecessary pavement area, improved lighting,
established landscaping that frames or enhances views, and safe and efficient crossings and
parallel facilities for cyclists and pedestrians. The Town Boulevard should establish a sense of
place and community identity. On Highway 92, it is especially important to improve the
pedestrian environment. Examples of useful upgrades include landscape buffering (i.e. street
trees or parkway strips between the curb and sidewalk), removal of encroachments (i.e. utility
boxes and poorly placed signage on the sidewalks), and reduction in visual clutter (i.e. excessive
signage, and large minimally landscaped parking, loading, and service areas on commercial
properties.)
Scenic Landscape Resources
•

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. The City’s Parks Master Plan was being
prepared while the LUP update was underway. The Parks Master Plan is a strategic
implementation tool for prioritizing park improvements, including those that will enhance the
scenic aspects of these facilities.

•

Mature Roadside Trees. Large mature trees can be seen from many locations throughout the
Planning Area and contribute to the town forest. 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. It takes many years, if not decades, for trees to mature such that they contribute in a
significant manner to the visual quality of the environment. Preemptive planting programs can
help maintain a healthy and mature canopy.

•

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. Policies to
identify and protect significant stands of vegetation are included in this chapter.

•

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 agricultural 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.

•

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.
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Built Environment Resources
•

Historic Buildings and Properties. Several Many 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 are all 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. Policies in the Cultural Resources chapter of the LUP provide additional protection for
these scenic resources.

•

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.

•

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 humanscale 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.

•

Planned Unit Developments. Some of the city’s Planned Unit Development (PUD) areas have been
built out, in most cases as residential neighborhoods. For the PUDs that have not been developed,
specific plans with design guidelines are required to protect the scenic quality and visual
resources of these areas. Several PUDs are located along coastal accessways or the shoreline
making them especially sensitive areas with respect to scenic resources.

LAND USE PLAN FRAMEWORK
The policies of the LUP seek to protect the resources that contribute to the city’s unique visual
identity. The assessment of the city’s scenic resources identified four broad categories: natural
resources, coastal access, scenic landscapes, and the built environment. According to those
classifications, the Coastal Commission guidance requires the LUP to provide policy support as
follows:

Natural Resources
•
•
•
•
•

Measures to permanently protect significant views and views required to stay unobstructed
Grading regulations to minimize alterations of natural landforms
Measures to restore and enhance scenic and visual qualities of the site and/or shoreline
Measures to ensure that new development shall be visually compatible with existing natural
features and the character of surrounding areas
Lighting restrictions

The LUP 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
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ocean and coastline, open spaces, and foothills. 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 and to allow for bluff erosion due to sea level rise and other ongoing
factors. The LUP includes policies to protect night skies, limiting light pollution from exterior
lighting in through design requirements for exterior lighting. The intent of the dark night sky
policies is to preserve dark views of the night sky and improve the visibility of stars above the
city. Dark night sky policies also benefit wildlife by reducing exposure of sensitive species to
artificial light.

Coastal Access
•

Development and design standards for highway and roadway corridors

The LUP includes scenic route policies to establish Highway 1 as a scenic route, preserving
viewsheds from the highway and ensuring that transportation facilities minimize visual impacts.
The policies provide for the development of a plan to identify and protect scenic segments along
the highway and maintain vehicle viewing points along the route. Additionally, a design concept
for Highways 1 and 92 will establish the Town Boulevard as a sensitive visual resource.

Scenic Landscapes
•
•

Coastal view and visual quality protection policies
Land use and zoning designations commensurate with protection of scenic and visual
qualities

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.

Built Environment
•
•
•
•
•

Measures to ensure that new development will not block views that should be preserved
Measures to preserve the special values and character of the community
Historic preservation measures
Regulations to ensure that signs and billboards will not degrade significant coastal views
Considerations for the Design Review process

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. Policies further seek to minimize visual impacts from lighting, signs
and utilities, requiring that signs be designed to be visually compatible with their surroundings,
prohibiting billboards, undergrounding utilities, and addressing the siting of utility boxes, rightof-way signage, and telecommunications facilities. Policies support appropriate lighting levels to
provide for pedestrian safety and evening ambiance within the historic Downtown area
compatible with the dark night skies objective.
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SCENIC AND VISUAL RESOURCES POLICIES
General Policies
1. 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. (FPD Policy 2.4-G.12)
2. Scenic Resources. Ensure the long-term enjoyment of publicly accessible scenic corridors,
viewpoints, and unique or characteristic views. (FPD Policy 2.4-G.13)
3. Sea Level Rise 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. (Sea Level Rise Vulnerability Assessment and FPD Policy
2.4-G.15)

Scenic and Visual Resource Identification Policies
4. Public Viewing Areas. Classify places on and along public roads, trails, parklands, and beaches
that offer scenic vistas as public viewing areas. (FPD Policy 2.4-I.156)
5. 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. (FPD Policy 2.4-I.157)
6. 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. (FPD Policy 2.4-I.158)
7. Gateways. Utilize landscaping and unified signage to enhance the experience of arrival at
community gateways along Highway 92 and Highway 1. (FPD Policy 2.4-I.159)

Natural Resource Policies
8. Alteration of Landforms. Require that all new development be sited and designed to minimize
alteration of natural landforms through the following measures:
a. Conforming to the natural topography of the site;
b. Preventing substantial grading or reconfiguration of the project site;
c. Eliminating flat building pads on slopes and requiring building pads on sloping sites to utilize
split-level or stepped-pad designs;
d. Requiring that man-made contours mimic the natural contours of the site;
e. Ensuring that graded slopes blend with the existing terrain of the site and surrounding area;
f. Minimizing grading permitted outside of the building footprint;
g. Clustering structures to minimize site disturbance and development area;
h. Minimizing the height and length of cut and fill slopes;
i. Minimizing the height and length of retaining walls; and
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j. Allowing the balancing of cut and fill operations on site only where the grading does not
substantially alter the existing topography and where it blends with the surrounding area.
Export of cut material may be required to preserve natural topography. (FPD Policy 2.4-I.170)
9. 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 the
Coastal Hazards chapter of the LUP. (FPD Policy 2.4-I.172)
10. 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. (FPD Policy 2.4-I.173)
11. 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. (FPD Policy 2.4-G.14)
12. Dark Night Skies. 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. Standards may address issues such as minimum and
maximum levels for various conditions, evenness of lighting, and maximum spillover. (FPD Policy
2.4-I.184)
13. 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. (FPD Policy 2.4-I.185)
14. Street Lighting. Street lighting design and fixtures shall abide by the following criteria: provide
enough lighting to meet safety standards, utilize lower light pole heights as feasible, ensure that
fixtures direct light down with no spillover beyond the right-of-way areas they intend to
illuminate. (August 2017 Planning Commission Working Draft new Policy)

Coastal Access Policies
15. Town Boulevard Highway 1. Ensure that viewsheds from Highways 1 and 92 are preserved and
enhanced. Coordinate with Caltrans to ensure that implementation of the Town Boulevard future
changes to the highway will preserve or enhance the visual experience of traveling along the
coast. (FPD Policy 2.4-I.180)
16. Scenic Corridor Plan. Develop a scenic corridor plan as part of the Town Boulevard approach, 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 and
Town Boulevard Plan for Highways 1 and 92. (FPD Policy 2.4-I.181)
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17. 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. (FPD Policy 2.4-I.182)
18. Vehicle Viewing Points. Maintain and improve existing turnouts, parking areas, and beach and
park access areas. (FPD Policy 2.4-I.183)

Scenic Landscape Policies
19. Streetscape. Require that street trees, vegetation, and landscaping be sited and designed in a
manner that will not block views upon maturity. (FPD Policy 2.4-I.168)
20. Town Forest. Plan for long term maintenance of an establish tree canopy by preparing a
preemptive tree replacement plan for significant stands of trees. (August 2017 Planning
Commission Working Draft new Policy)
21. 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. (FPD Policy 2.4-I.174)
22. 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. (FPD Policy 2.4-I.175)

Built Environment Policies
23. Project Site Planning for New Development. 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. (FPD Policy 2.4-I.171)
24. 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. (FPD Policy 2.4-I.160)
25. 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.
(FPD Policy 2.4-I.161)
26. 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. (FPD Policy 2.4-I.162)
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27. 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. (FPD Policy 2.4-I.163)
28. 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. (Sea Level Rise
Vulnerability Assessment and FPD Policy 2.4-I.164)
29. 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. (Sea Level Rise
Vulnerability Assessment and FPD Policy 2.4-I.165)
30. 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. (FPD Policy 2.4I.166)
31. Design Review. Establish a design review process that ensures compliance with the LCP, the
California Coastal Act, and further considers community character, site planning related to the
streetscape, and incorporation of pedestrian amenities. Establish specific plans with design
guidelines for Downtown and the PUDs to enhance the scenic value of these areas as well as their
neighborhood context. 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. (FPD Policy 2.4-I.167)
32. 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:
a. Clustering the building sites to minimize site disturbance and maximize open space;
b. Prohibiting building sites on ridgelines;
c. Minimizing the length of access roads and driveways;
d. Using shared driveways to access development on adjacent lots, where feasible;
e. Reducing the maximum allowable density in steeply sloping and visually sensitive areas;
and
f.

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. (FPD Policy 2.4-I.169)
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Signs and Utilities Policies
33. 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. (FPD Policy 2.4-I.176)
34. Billboards. Continue to prohibit the construction of new off-site commercial signs, including
billboards. (FPD Policy 2.4-I.177)
35. Right-of-Way Signage. Minimize the use of parking and directional signage and locate it so as to
not encroach into any pedestrian path or sidewalk or adversely impact the character of scenic
resources. (August 2017 Planning Commission Working Draft new Policy)
36. 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. (FPD Policy 2.4-I.178)
37. Utility Boxes. Locate utilities including traffic control boxes, transformers, meters, backflow
prevention devices, and others underground in vaults; or if above finish grade, in discrete
locations outside of any pedestrian path or sidewalk. (August 2017 Planning Commission
Working Draft new Policy)
38. 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. (FPD Policy 2.4-I.179)
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