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Introduction

1.1 Purpose
This report summarizes input received in response to the Synthesis workshop held on December
3, 2015. The session was the fifth workshop focusing on the “Building Block” topics for the Plan
Half Moon Bay General Plan Update, and was the second workshop intended to synthesize
feedback received so far, particularly from the Recreation, Conservation, and Open Space;
Climate Action Plan and Healthy Community; and Transportation and Land Use workshops held
over the course of the summer. The workshop also built on input gathered from previous
outreach events, including the two Building Block open houses and the Neighborhood Listening
Sessions. This workshop focused on the topics of Land Use and Transportation, while the
previous synthesis workshop, held September 10, 2015, covered the topics of Open Space for
Recreation, Conservation, and Safety. Feedback from the workshops will inform the Draft
General Plan and Local Coastal Program.

1.2 Workshop Overview
The workshop took place between 6:30 and 8:30 pm at the Emergency Operations Center at 537
Kelly Avenue. There were approximately 24 attendees. Upon arrival, participants were given a
packet containing a copy of the Working Draft Key Policies for Community Discussion for Land
Use and Transportation and a feedback form. The Working Draft Key Policies had also been
posted online for a week prior to the workshop.
The workshop opened with a presentation to introduce the working draft policies and answer
general clarifying questions, before transitioning into an open house. During the open house
portion, City staff and consultants were available at stations for Land use and Transportation to
answer specific questions about the working draft policies and topic areas. Attendees were
encouraged to leave comments at each station or on the feedback forms, and were also
encouraged to review the working draft policies at their convenience and submit additional
feedback online or via City Hall by December 17. A final public comment period followed the
open house, during which community members were able to ask any remaining questions or
make final comments or observations in front of the group.
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Facilitation was provided at the stations by City staff, the Peninsula Conflict Resolution Center
(PCRC), and Dyett & Bhatia. The Working Draft Key Policies for Community Discussion is
attached as Appendix A. Displays presented at the stations are included in Appendix B. Notes
from the workshop have been transcribed and are included as Appendix C. Completed feedback
forms and electronically-submitted comments received during the workshop and the two-week
comment period are included in Appendix D.
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Community Input

This section summarizes input provided at the workshop and during the subsequent two-week
comment period. Please see Appendix C for full notes from the workshop and Appendix D for
completed feedback forms and electronically-submitted comments.

2.1 General Comments
General comments referred to the draft policies as a whole, or to other topics, such as the update
process or issues addressed in the open space, conservation, and safety draft policies, as well as
policies covering other areas of interest to community members.

LOCAL COASTAL PROGRAM
One group of comments related to the General Plan update’s relationship to the city’s Local
Coastal Program (LCP). Commenters noted that this relationship is currently confusing, and that
not enough emphasis has been given to how the updated General Plan and LCP will coordinate
with one another and comply with the Coastal Act’s requirements. Comments urged that the
updated General Plan policies be broad enough to serve as overarching policies and not conflict
with or weaken the LCP. One commenter stated that the existing LCP is difficult to find on the
City’s website and is thus difficult to compare with the working draft policies. A commenter also
expressed uncertainty as to whether or not there were benefits of drafting the General Plan and
LCP as two separate documents, as they will share many of the same policies.

DESIRED POLICIES AND OTHER COMPONENTS
Comments requested policies to address greenhouse gas reduction and energy efficiency as
required by law, as well as LEED certification requirements for all new construction. A comment
also encouraged the City to examine the impact and potential of legal cannabis farms as part of its
agricultural policy-making. There was also a concern that critical components were still required
for the General Plan and LCP update, including maps for land use designations and
environmentally sensitive habitat (ESHA), and tables for infrastructure capacity and buildout.
The working draft policies themselves seem incomplete on their own, and integrating them with
existing policies would help the public evaluate them.
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2.2 Land Use
COMMUNITY CHARACTER
Comments on community character generally supported the overall statement of community
values and character prefacing the working draft policies. They requested that Half Moon Bay be
characterized by walkability and bike friendliness, appropriately scaled construction, and a
concentration of development in the core through emphasizing infill. However, commenters
added that the language for ensuring appropriate scale is too vague, that the size of single-family
homes should be limited, that the city does not need to grow in order to thrive, and that the
development of more buildings, businesses, and roads could detract from its character. Some
commenters were displeased that the working draft policies would still allow development outside
of the core area. Many commenters expressed a strong stance against development on or near the
bluffs. One set of comments suggested that infill development should also be concentrated in
vacant parcels within developed subdivisions, including those outside of the core area.
Several comments mentioned preserving the agricultural and rural uses that contribute to the
city’s character. Comments suggested maintaining agricultural business in the city while limiting
exposure to pesticides, encouraging agri-tourism. One set of comments found the working draft
policies inadequate for carrying out Coastal Act requirements for agricultural preservation, and
suggested methods such as agricultural zoning, acquisition of agricultural easements, and
acquisition and lease-back programs.
Other comments suggested that in addition to preserving visual quality, the city should promote
active public use of open spaces; that policies should ensure that new development in Downtown
and near historic structures is compatible with the scale and character of historic structures; and
that policies should facilitate and fund a Coastside history museum in the core.
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COMPLETE AND BALANCED COMMUNITY
Future Development
Some comments discussed requirements for new development. One set of comments noted that
the working draft policies for noise, vibration, and light are too vague to be enforceable; need to
reflect the sensitivity of different locations and different times of day; should specifically address
vibrations; and include clear thresholds of significance. A comment suggested that the policies
quantify how light pollution is measured. Another comment suggested that the City adopt its own
sustainability principles beyond what the state requires. There was also a desire to develop a plan
to address the impacts of creek flooding. In regards to the legalization of cannabis farming, a
comment suggested that the City consider the potential tax revenue from such operations as well
as their influence on establishing a recycled water system. Many commenters supported focusing
future development in the Downtown Core, though some were concerned that the working draft
policies do not do enough to discourage development outside of the core or in general.
Recreation, Open Space, and Public Space
Comments expressed interest in enhancing the city’s parks, trails, and habitats, focusing on the
acquisition of open space. A comment stated that the working draft policies needed to be more
specific or to use stronger language to achieve these goals. Multiple comments urged making the
West of Railroad Avenue area a priority for public acquisition without a deadline. More generally,
commenters were interested in preserving the bluffs and areas around the Coastal Trail, and there
was interest in seeing these areas become parkland and habitat for wildlife. A comment also
suggested exploring the acquisition of the POST parcel along Highway 92 for a community center
or park.
Land Use Mix
Some comments referred to land uses that commenters do and don’t want to see in the city.
Commenters emphasized infill housing, affordable and low-income housing, and opportunities
for boarding houses to address the issue of single-family homes currently being used as boarding
houses. A commenter requested de-emphasizing the role of large businesses and felt that the city
needs more affordable housing than jobs.
ESHA and Habitat Conservation
Commenters sought to strengthen and add specificity to the working draft policies that deal with
habitat conservation. They were interested in providing buffers around riparian zones, protecting
wetlands and bluffs, maintaining and enhancing biological corridors, and promoting low-impact
and low-visibility development incorporating habitat preservation. A number of commenters
emphasized growing the presence of wildlife along the coast, allowing for the development of
wildlife viewing as an activity.
Many comments spoke specifically about ESHA protection. Some felt that the working draft
policies would not be adequate to preserve ESHAs or would not meet Coastal Act requirements.
Regarding buffers, one suggestion was that buffers around ESHA should be a minimum of 100
feet; another comment questioned the reasoning behind increasing buffer sizes and would like to
encourage the City to continue engaging the public to add specificity to the buffer policies. Other
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comments related to ESHA mapping: commenters wanted to see updated ESHA maps that would
continue to be updated. One set of comments stated that it would be impractical to require fresh
biological or geologic reports prior to identifying ESHA as many of these have been previously
documented, and suggested that policies should allow for the fact that new hazards or habitats
may be found outside of areas marked as potential ESHA. Another set of policies requested that it
be made clear that the information contained in chapter five of the Existing Conditions Report
represent a general assessment of biological conditions and do not necessarily indicate what is
present on site-specific properties.

DOWNTOWN VITALITY
Some comments discussed circulation issues Downtown. Comments supported policies that
would enhance pedestrian and bike access and safety Downtown, as well as promote connectivity
between Downtown and Kelly and Poplar beaches through sidewalks, shuttles, and signage.
Connectivity to the region via public transit was also mentioned. Some comments suggested
drawing cars away from Main Street or making Main Street a one-way street with wider sidewalks
and another one-way street at Purissima. One commenter noted that Downtown business owners
are currently responsible for sidewalk maintenance and suggested that the City assume this duty if
it wants to promote a vibrant streetscape.
Downtown land use-related comments included support for incubation space and promoting
affordable housing above existing commercial uses. There was also a request to prohibit
structures taller than three stories. One comment suggested that the Core Area be revised to
include the Senior Center, and that rather than ending at Poplar, the area could include the east
side of the next block and Arnold Way in order to have a positive impact for seniors and Sea Crest
School students [Note: The Core Area as presented does include these areas of interest and ends
south of Poplar Street].

2.3 Transportation
TRANSPORTATION SYSTEM
There were a variety of comments regarding signals on Highway 1, including a comment against
any more traffic signals, a request to synchronize signals, a suggestion to analyze the potential for
adding traffic lanes around intersections with traffic lights to reduce congestion, and a comment
to recognize that signals cause a noticeable increase in noise from the previous condition due to
stopped traffic. The Frenchmans Creek Road intersection was identified as an area needing
attention. Comments also urged preserving left turns onto the Highway for the sake of
agricultural businesses in town.
Some commenters suggested that the City include roundabouts as potential improvements for
Highway 1; Grandview Boulevard was specified as a strategic location to allow residents on
Terrace and Grandview to easily maneuver south on Highway 1.
Other suggested improvements include raised medians to promote pedestrian safety, moving the
highway inland at Surfer’s Beach, adding highway lanes for short stretches, and a frontage road
east of Highway 1 between Spindrift Way and Grandview Boulevard. One commenter found the
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working draft policies for the highways to be too weak, feeling that while bike and pedestrian
paths may provide circulation options, they won’t significantly reduce the city’s congestion.
Other comments included requests to expand trail networks, maintain bridges, and consider
traffic impacts from recreational facilities and hotels. Some commenters discussed areas outside
of city limits, requesting that the City strongly encourage the Highway Patrol to deter speeding
and tailgating on Highway 92, address issues at Ox Mountain, and show how Half Moon Bay’s
transportation system connects to the county’s.

PEDESTRIANS AND BICYCLES
Connectivity
Comments emphasized the importance of pedestrian and bicycle connections to Downtown,
parks, beaches, schools, and the library, and numerous comments focused on the importance of
safe school connections. Comments asked to prioritize safe walking and biking routes to schools
to reduce the amount of school-related traffic at commute times; specify that safe routes should
connect to all schools, public and private; highlight known Safe Routes to School; and allow access
to the High School from the Highland Park neighborhood. A comment suggested that a bike
connection to the High School could follow Lewis Foster Road, and another suggested continuing
the bike path on Poplar past Highway 1 to serve schools and the Community Center.
Trails
Commenters supported expanding the city’s trail networks. Comments specifically supported a
trail along Highway 92, extending the Coastal Trail, extending trails along Highway 1, and
creating east-west connections focused on pedestrians and bicycles. Commenters wanted to
ensure that a low-impact parallel trail to connect the neighborhoods east of Highway 1 to each
other and Downtown is included in the policies, and should be a priority. Some commenters were
specifically interested in a trail along the east side of Highway 1. One commenter was concerned
about the safety of a potential bike and pedestrian crossing at Seymour, and suggested either
installing a light for bikes and pedestrians to cross Highway 1 or to divert bike and pedestrian
traffic to a signal south of Main Street. Comments also urged that any trails developed along the
creeks should be planned and located outside of riparian areas and avoid impacting sensitive
habitats.

TRANSIT
Several comments were supportive of the working draft policies for transit, emphasizing the need
to improve transit and increased transit options. Commenters requested that policies strive to link
the Coastside to regional transit such as BART, Caltrain, and airports with frequent and reliable
service. A comment also urged the City to provide and incentivize tourist use of transit or shuttles
to travel from over the hill to Downtown and the beaches, especially during peak periods.
Comments also emphasized providing more school buses.

PARKING
Comments related to parking requested that parking not be enhanced in order to disincentivize
driving, as well as erecting “no parking” signs in neighborhoods near recreational areas to
discourage associated loud noises and overnight parking.
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TRANSPORTATION DEMAND MANAGEMENT
Comments supported the transportation demand management working draft policies, but urged
that the language specify funding the effort rather than simply supporting it.

EMERGENCY ACCESS
Comments supported the working draft policies for emergency access; one commenter suggested
specifying access to recreational facilities, keeping in mind emergencies related to potential sports
injuries.

SCENIC AND UNIQUE TRANSPORTATION MODES
There were no comments specifically about scenic and unique transportation modes.

OTHER
Some comments referred to beach access points in the city. One questioned whether there was
public land where beach access is proposed near Redondo Beach. Another stated that ADA
accessibility should be a priority at Poplar Beach. A commenter noted an inconsistency between
the potential trail from Poplar Beach to Higgins Canyon Road in the figures presented.
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Appendix A: Working Draft Key Policies for
Community Discussion
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Working Draft: Key Policies for Community Discussion
Land Use
Circulation
December 3, 2015
Key Topics. These topics serve to organize the goals and policies in this draft document, and
follow both the Guiding Principles and community feedback received over the course of the
project.
Guiding Policies. The Guiding Policies are statements of broad direction, philosophy, or
standards to be achieved.
Implementing Policies. These are specific statements to guide decision-making. They may refer
to existing programs or development standards, or call for the establishment of new ones.
In some cases explanatory text is provided in italics. This text will not be adopted policy, but is
provided to clarify intent or provide references to resources.
The set of policies below is not comprehensive; it reflects community input at the building block
workshops and neighborhood meetings, as well as preceding outreach activities. These policies
will be supplemented with additional ones at subsequent stages to provide greater depth and
comprehensiveness. For policies related to Open Space for Conservation, Recreation, and Safety,
which were shared with the community at a workshop on September 10, 2015, please see the
Working Draft Policies located at www.PlanHMB.org.

Land Use
The Half Moon Bay community deeply values the city’s unique character, which it derives from
its setting between the foothills and the Pacific Ocean, as well as the small-town feel produced by
the built environment and close-knit neighborhoods. Numerous elements contribute to Half
Moon Bay’s coastal setting, and its identity as a rural community in close proximity to larger Bay
Area cities. These elements include the beaches and views of the ocean, coastal habitats and bluffs,
and surrounding farmland. The city’s development pattern is largely defined by alternating
residential and agricultural land uses, as well as small-scale and historic architectural styles, with a
defined city center. Draft land use policies seek to preserve or enhance these aspects of Half Moon
Bay’s coastal small-town character, and address issues such as development scale, visual quality,
historical resources, heritage, community connections, and a vibrant Downtown.
The Half Moon Bay City Council has directed that land use changes be focused within the
boundary of the Core Area surrounding Downtown. The Core Area is shown in Figure 1. The
boundary was determined by the City Council on November 3, 2015, and includes the area
surrounding Main Street and Highway 92, and along Highway 1.

COMMUNITY CHARACTER
Guiding Policies


Preserve the unique visual quality that contributes to Half Moon Bay’s coastal and smalltown character, including its open, expansive views from the coastal terrace to the
foothills.



Maintain land uses that have contributed to the community’s heritage including
agriculture, open space, and the commercial, residential, and civic uses that make up the
historically significant Downtown.



Preserve the community’s cultural resources through identification, education and
awareness, and standards for siting and design of new development.



Promote a compact form, with the existing city boundary delineating limits of urban
growth. Concentrate new development in the Core Area.



Ensure that development in the Core Area is appropriately scaled and in harmony with
the town’s existing small-scaled, low-rise, and fine-grained development pattern.



Provide for compatible and orderly growth at a managed pace.

Implementing Policies


View Corridors and Viewsheds. Identify and preserve or enhance views along corridors
allowing unobstructed views from the ocean to the foothills, and at scenic points and
their viewsheds throughout the city.



Landform Preservation. Discourage new development in blufftop areas, along beaches
and dunes, and along steep slopes.
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Agricultural Preservation. Ensure the continued viability of agriculture within and
surrounding the community.
Accommodate the housing needs of farmworkers within the community.
Promote the economic viability and/or adaptive reuse of agriculture infrastructure within
Half Moon Bay by permitting small-scale on-site produce retailing and greenhouses if
appropriately designed; enhancing linkages between farming and tourism; and promoting
activities such as farm-to-table events and operations.
Acknowledge potential land use compatibility challenges and allow flexibility for
agricultural uses with regards to noise and other performance standards.



Maritime Uses. Recognize Half Moon Bay’s maritime history by promoting coastalrelated land uses.
Explore the potential for an interpretive station or visitor center near the coast that provides
information about the region’s maritime history and marine habitats.
Promote coastal-related uses such as research, education, and commercial coastal
recreation.
Build on the proximity of neighboring maritime destinations, such as Pillar Point Harbor
and Princeton-by-the-Sea.



Archaeological Resources. Protect Half Moon Bay’s archaeological resources by ensuring
that new development analyzes and avoids potential impacts.


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.



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.
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.





Impacts to Archaeological Resources. Mitigate the impact of development on
archaeological resources through avoidance, preservation in place, or site sampling
and salvage.

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


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

3





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



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



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

Design Standards and Guidelines. Establish design standards and guidelines for new
and remodeled structures to ensure compatibility with the unique character of Half Moon
Bay’s built environment.
The design standards and guidelines will pertain to site planning, scale (height and mass),
density and intensity, as well as architectural details. Community input regarding these
planning requirements will continue to be sought throughout the Plan Half Moon Bay
update process.



Growth Management. Ensure that future development is consistent with the city’s
growth management standards.

COMPLETE AND BALANCED COMMUNITY
Guiding Policies


Site land uses in consideration of hazards, ESHA, and compatibility with adjacent uses.



Promote a balance of uses, with a greater number of jobs, flexible commercial space for
businesses, and an array of uses and amenities to fulfill residents’ everyday needs for
goods and services.
Uses desired by the community include healthcare, light industrial, live-work, artisan,
commercial recreation, adaptive reuse, agriculture, accessory commercial uses, farmworker
housing, neighborhood-serving commercial, local-serving commercial, and visitor-serving
commercial.



Ensure the adequate provision and maintenance of public spaces, including parks, trails,
and gathering places to foster a strong and healthy community.

Implementing Policies


Habitat Conservation. Ensure that development adjacent to Environmentally Sensitive
Habitat Areas (ESHAs) minimize impacts to habitat values or sensitive species to the
maximum extent feasible.


Biological Survey. Require site-specific biological resources evaluations for
development proposed in an area where a known or potential ESHA has been
delineated in the City’s ESHA map.
This policy was excerpted from the working draft conservation policies. The ESHA map
is currently in draft form and will be further developed during the General Plan and
4

Local Coastal Program update process. Results from site-specific surveys will be used to
update the ESHA map at regular intervals.


Site and Design. Focus new development within previously-disturbed areas of lower
biological habitat value. Adjust project footprints to avoid sandy beach, sea cliffs,
coastal dunes, wetlands, open water, coastal scrub, eucalyptus, grasslands, wild
strawberry, and known occurrences of special-status species.



Buffers. Native vegetation buffer areas shall be provided between new development
and ESHAs to serve as transitional habitat and provide distance and physical barriers
to human intrusion. Buffers shall be of a sufficient size to ensure the biological
integrity and preservation of the ESHA they are designed to protect, and shall be
determined through a biological study performed by a qualified biologist on a caseby-case basis.
As a general rule, buffers shall be a minimum of 100 feet in width. However, smaller
widths may be allowed or greater widths may be required based on results of sitespecific biological study.



Construction Impacts. Avoid and/or minimize encroachment into sensitive habitat
areas during construction, and require implementation of a stormwater pollution
prevention plan (SWPPP) to prevent erosion and sediment deposit into drainages,
wetlands, and other sensitive habitats. Incorporate slope stabilization and
revegetation measures on all disturbed slopes following construction.



Mitigation. Identify riparian, wetland, and open water habitats that could benefit
from restoration, enhancement, or preservation, and compile a comprehensive list
that encompasses the entire Planning Area. Allow development projects that require
mitigation for impacts to these habitat types to select from pre-identified
mitigation/restoration sites or projects with the goal of coordinated
mitigation/restoration efforts throughout the city.

Please see working draft conservation policies for additional implementation policies related
to habitat conservation. This topic will also be developed in the Local Coastal Program.


Hazard Avoidance. Require that development be sited and designed to avoid and
mitigate impacts from hazards such as seismic, flood, and geologic hazards.
Please see the working draft safety policies for implementation policies related to hazard
avoidance.



Noise. Establish acceptable limits of noise for various land uses throughout the
community and protect noise sensitive land uses from exposure to excessive levels of
noise.
Sensitive land uses include schools, hospitals, and senior care facilities.


Community Noise Level Standards. Use the Community Noise Level Exposure
Standards as review criteria for new development.
The Community Noise Level Exposure Standards are shown in Figure 2 and are
excerpted from the 2003 State of California General Plan Guidelines. Noise contours for
the City of Half Moon Bay are shown in Figure 3.



Noise Impact Evaluation. Require all new development that would be exposed to
noise greater than the “normally acceptable” range of the Community Noise Level
5

Standards to submit a noise impact evaluation prepared by a qualified acoustical
engineer. For development to proceed, excessive noise levels shall be mitigated as
follows:


Site development so that noise-sensitive uses are located away from noise
generating uses; and



Where siting noise-sensitive uses away from high noise areas is not practical or
feasible, reduce interior noise through design, sound insulation, or other
measures.



Noise Reduction. Require noise-reducing mitigation to meet allowable outdoor and
indoor noise exposure standards. Work with other agencies, the Half Moon Bay
Airport, SAM, and jurisdictions to reduce noise levels created by their operations.
Continue to limit hours for construction and demotion activities to reduce
construction-related noise impacts.



Transportation Noise. Work with Caltrans and Sam Trans to mitigate
transportation-related noise impacts on residential areas and sensitive uses. Require,
where necessary and feasible, the inclusion of noise mitigation measures in the design
of new roadway projects in Half Moon Bay.
The design of noise mitigation measures for roadways should be considered within the
context of the built and natural environment and the need to preserve view corridors,
viewsheds, and scenic highways. Tall sound walls may not be appropriate for Highway
1 or Highway 92. Other means include earthen berms and insulation of the structures
and uses impacted by the roadway noise.



Noise Ordinance. Update the Noise Ordinance to implement General Plan policies
and noise standards.
The Noise Ordinance addresses nighttime noise, construction noise, and unreasonably
disturbing noise.



Exterior Lighting. Minimize impacts from exterior lighting on the city’s visual character,
sensitive habitats, and residential uses.


Light Standards. 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.



Light Pollution. 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.



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.
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Commercial Lighting. Commercial development shall be designed to avoid intrusive
light and glare.
Photometric lighting plans should 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.





Gathering Places. Foster community connection and cohesion through the development
of more public gathering places.


Central Park. Explore development of a “Central Park” or central gathering space for
residents and visitors.



Activities and Events. Support family-friendly activities and events that connect
residents to one another and foster community pride, engagement, and involvement.



Accessibility. Provide convenient access to recreational opportunities and amenities
in public spaces for all community members, including youth, families, and seniors.

Desired Land Uses. Encourage the development of land uses desired by the community
and which contribute to its quality of life.
Such uses may include healthcare, light industrial, live-work, artisan, commercial
recreation, adaptive reuse, agriculture, accessory commercial uses, farmworker housing,
neighborhood-serving commercial, local-serving commercial, and visitor-serving
commercial, and may occur outside of the Core Area.

DOWNTOWN VITALITY
Guiding Policies


Vibrant Downtown. Enhance Downtown vitality and vibrancy through a diversified
mixture of uses including pedestrian-oriented residential and commercial uses, while
balancing and respecting the area’s historic character. Concentrate new development in
the Core Area to create a vibrant walkable center with a variety of uses and amenities.



Residential Development. Promote the development of workforce and urban-lifestyle
housing located within walking distance of amenities.



Commercial Development. Promote the development of commercial uses that fulfill a
diversity of local needs; visitor-serving uses to support tourism; and office and business
incubation space.



Mixed-Use Development. Promote mixed-use development on sites accessible by the
city’s pedestrian, bicycle, and transit networks and allow flexibility for potential mixed
uses (including housing, office space, retail, restaurants, or personal services).



Public Realm. Ensure an inviting and comfortable pedestrian realm to encourage activity
in the Downtown area.



Connectivity. Improve Downtown’s connectivity to other areas of the city, including the
beaches, highways, and residential neighborhoods by increasing its visibility and overall
accessibility for travelers of all modes and abilities.
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Downtown Plan. Prepare and adopt an updated plan for Downtown to promote the
accommodation of new activities and buildings and enhance the area’s pedestrianoriented character while strengthening the historic architectural character of Downtown.
The Downtown planning area will be defined through future community engagement
opportunities. Generally, it is anticipated that it will center on Main Street between Poplar
Avenue to the south and Highway 92 to the north, incorporating Johnston, Purissima, and
Church Streets.

Implementing Policies


Mixed Use Development. Within the Downtown planning area, permit and encourage
mixed-use development, with commercial uses at the ground floor, and office, residential
and other uses on upper floors.



Main Street Uses. Along Main Street north of Correas Street, which represents the heart
of Downtown, require retail, eating and drinking establishments, and other similar active
uses at the first floor, to foster a distinctive, vibrant pedestrian-oriented atmosphere.
Promote small hotels with lobbies at the ground level, and office and residential uses on
the upper floors.



Residential Development. Within the Downtown planning area, allow residential uses as
a permitted use on all floors, except along Main Street north of Correas Street, where
residential would be permitted on upper stories only.
Current zoning regulations permit residential uses with a Conditional Use Permit only, and
do not permit residential uses on the first floor, although many residential structures exist.



Mixed Use Standards. Within the Downtown planning area, allow mixed use
development up to three stories in height. Consider allowing additional height for
projects that provide affordable housing, housing for seniors, or support other broad
community interests, provided they are harmoniously designed and integrated with the
Downtown urban fabric.



Architectural Diversity. Maintain the diversity of architectural styles along Main Street
and throughout the Core Area.



Pedestrian-Oriented Scale. Promote development at a pedestrian-oriented scale,
incorporating visually interesting facades and massing techniques.



Residential Diversity. Encourage a diversity of housing types, including housing at a
range of affordability levels, densities, sizes, and ownership types.
Diverse housing options are desired to meet the needs of Half Moon Bay’s diverse
population, including young families, multi-generational families, students, young
professionals, and seniors.



Local-Serving Commercial. Promote the development of businesses providing goods
and services to Half Moon Bay residents accessible from the city’s pedestrian, bicycle, and
transit networks.



Visitor-Serving Commercial. Promote the development of businesses providing goods
and services to visitors, including dining, lodging,
8



Pedestrian Streetscape. Design streetscapes to feel safe and welcoming to pedestrians,
allowing for visibility, visual interest, landscaping and plantings, shade trees, windbreaks,
and amenities such as benches and streetlighting. Incentivize business owners to
incorporate landscaping and plantings into their storefront, yard, and façade designs.



Wayfinding. Implement a directional signage program with a unified design consistent
with the character and scale of Downtown to direct visitors to landmarks, parks, trails, the
beaches, commercial areas, and civic buildings.



Parks and Gathering Places. Develop and maintain parks and public gathering places in
the Downtown area with amenities such as tables, seating, and public art.



Trails. Maintain pedestrian and bicycle trails in the Downtown area to ensure cleanliness,
accessibility, and safety, with clear markings, lighting as necessary, landscaping, and
amenities such as benches and waste/recycling receptacles.



Programming. Encourage public programming of the parks and public spaces in the
Downtown area for citywide and regional events, as well as smaller events and activities
promoted by the City or local organizations.



Visiblity. Undertake signage, landscaping, and other improvements to enhance
Downtown’s visibility from the highways.



Gateways. Enhance Downtown’s major gateways through signage, landscaping, and other
improvements to enhance the visual appeal of principle entrances to the Downtown area.



Parking. Maximize the use of existing parking facilities in the vicinity of Main Street.
Monitor Downtown parking and provide directional signage to ensure adequate and
convenient short-duration parking for shoppers and diners.



Employee Parking. Encourage Downtown business owners and employees to park off of
Main Street to allow more parking places for customers and clients.



Neighborhood Connections. Provide connections to Half Moon Bay’s neighborhoods
through the pedestrian, bicycle, and transit systems.



Beach Connections. Strengthen the connection between Downtown and the city’s
beaches by increasing the safety and visibility of pedestrian and bicycle routes along Kelly
and Poplar Avenues, and exploring the potential for additional transit stops or a local
shuttle service.



Downtown Plan. Outline updated standards, guidelines, and improvements to the public
realm. The plan shall include or promote:


New stores and restaurants that stay open later and cater to residents and visitors
alike



Pedestrian-oriented character comprising small shops with vibrant storefronts and
restaurants that utilize the sidewalk



Activities that celebrate the Coastside’s cultural and artistic heritage and which draw
visitors from afar



New housing, either as stand-alone uses or as part of mixed-use developments, that
increase the Downtown residential population
9





Nighttime and entertainment uses to provide additional energy and vitality



Cohesive streetscape furniture and planting themes that allow trees to grow to
maturity while providing shade and open views to storefronts and cafes.

Downtown Planning Area. Establish a Downtown planning area generally centered on
Main Street between Poplar Avenue to the south and Highway 92 to the north,
incorporating Johnston, Purissima and Church Streets, refined through community
input.
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Circulation
Half Moon Bay’s circulation system consists of a vehicular network that relies on Highway 1 and
Highway 92 for both local and regional travel; a bicycle and pedestrian network composed of
multi-purpose trails including the Coastal Trail (an important regional connector and
recreational route that is a segment of the iconic California Coastal Trail), sidewalks, bike lanes,
and bike routes; and a public transit system operated by SamTrans consisting of two routes
serving the highways and Downtown.
Traffic patterns in the city are defined by both the city’s historic pattern of development and its
economic and geographic characteristics. Half Moon Bay’s neighborhoods, which were developed
one by one on former agricultural lands, are primarily accessed via Highway 1, generally without
any connections to one another apart from the highway. Thus, many residents cannot visit
adjacent neighborhoods or the Downtown area without taking Highway 1. A large percentage of
residents commute outside of the immediate area, and are dependent on the highways to travel to
work. This leads to congestion on the highways during commute hours, especially when mixed
with slower truck traffic serving the farms, landfill, and quarries in the region. During the school
year, commute traffic is also mixed with students and families traveling to school. Traffic can also
be heavy on weekends and during local events, when visitors from across the region travel to Half
Moon Bay to enjoy the beaches and activities. The Circulation Element was updated and adopted
in 2013 to address issues of congestion and safety, though additional policy needs have been
identified and will be addressed in the General Plan update.

TRANSPORTATION SYSTEM
Guiding Policies


Establish a cohesive transportation system to support existing and planned land uses,
with improved linkages between neighborhoods and destinations such as schools,
commercial centers, and the ocean beaches.



Implement a comprehensive directional signage program to direct visitors to destinations
such as the beaches and Downtown, as well as public parking areas.



Develop a Complete Streets system and promote a multi-modal transportation network
that serves all categories of users, including pedestrians, bicyclists, persons with
disabilities, motorists, movers of commercial goods, users and operators of public
transportation, agricultural vehicles, seniors, children, youth, and families.



Explore the integration of alternative modes of transportation to enhance access to Half
Moon Bay’s destinations while reducing vehicle trips and parking impacts
Alternative transportation systems could include carpooling, ride-sharing, or a local or
weekend shuttle service.

Implementing Policies


Highway 1. Improve safety and mobility along Highway 1 by undertaking strategic
improvements, such as signalization, signal timing, and left turn lanes. Emphasize
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pedestrian connections, bicycle trails and paths, transit options, to reduce reliance on
Highway 1 for intra-city trips.


Northeast Connections. Study potential routes and establish connections between the
neighborhoods east of Highway 1 and north of Highway 92 consisting of low-impact
footpaths to allow non-automotive travel between these neighborhoods.



Directional Signage. Design signage to be visible from Highway 1 and Highway 92, and
maintain visual harmony with the coastal setting.



Safe and Convenient Vehicle Access. Maintain safe and convenient access for local and
recreational traffic to and from Downtown and for regional and commuter traffic to and
from outside the city. Develop a program to implement findings from the Highway 1
Safety Study and work with Caltrans to implement Highway 92 safety improvements.
Consider the findings of any multi-jurisdictional efforts that may help inform
implementation, including Connect the Coastside.

PEDESTRIANS AND BICYCLES
Guiding Policies


Promote walking and biking as healthy, environmentally sound methods to reduce
vehicle trips, promote active lifestyles, and improve community character.



Develop a safe, cohesive network of pedestrian and bicycle trails, integrated with the
regional trail system.

Implementing Policies


School Connections. Promote walking and biking to school by identifying and
improving bike and pedestrian connectivity and safety along “safe routes to school.”



Highway Crossings. Provide safe crossings across Highway 1 and Highway 92 for
bicycles and pedestrians to enable access from all neighborhoods to the beach,
Downtown, and schools.
Crossings should consist of high-visibility crosswalks, signal-controlled crosswalks, and
signalized intersections, and should be integrated into the development of safe routes.



Safe Routes. Designate safe routes between residential neighborhoods, schools, public
parks, Downtown, commercial areas, regional trail connections, and the coast, including
safe crossings across Highway 1 and Highway 92. Focus pathways (sidewalks and trails)
and bicycle improvements along these routes.
Safe routes may be demarcated with pavement markings, signage, and other means within
existing or future rights-of-way to ensure safe, convenient, and comfortable travel.



East-West Connection. Develop a strong pedestrian east-west connection along Kelly
and Poplar Avenues between Downtown and the beach.



Trail Development. Develop new trails, including:
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California Coastal Trail Extension. Continue to extend the California Coastal Trail
in Half Moon Bay south to city limits to provide a connection for a potential
continuation of the trail through San Mateo County.



Downtown Multi-Use Trail Connection. Establish a multi‐use trail connection
between Main Street and the existing Pilarcitos Creek trail on the north side of the
creek to link with downtown commercial areas.



Creekside Trails. Use Half Moon Bay’s creek system as the armature to form a
system of pedestrian and bicycle trails linking the city’s parks and open space
recreation areas and providing coastal access. Ensure that all new development along
the creeks is set back to accommodate the planned trails. Site trails to avoid negative
environmental impacts to riparian habitats and to prevent erosion along the
creekbeds.
Riparian buffers shall be determined through an environmental survey to be conducted
prior to trail construction. Generally, 100 feet is considered to be a standard buffer
width, though a greater width may be required as a result of the survey.



Highway 1 Trail Extension. Extend the multi-use trail on the west side of Highway 1 as
follows:


Between Alto and Ruisseau Francais avenues on the east side of Highway 1



A new crossing of Highway 1 on the north side of the intersection of Highway 1 and
Ruisseau Francais Avenue



Between Ruisseau Francais Avenue and Kehoe Avenue



Between Highway 92 and Kelly Avenue



Between Seymour Street and Miramontes Point Road

TRANSIT
Guiding Policies


Support efforts to maintain and operate local and regional transit services that meet the
needs of Half Moon Bay residents, workers and visitors.

Implementing Policies


Local and Regional Transit. Work with Sam Trans to increase bus frequencies and
ensure connections to regional transit options.



Bus Shelters. Work with Sam Trans to provide safe, comfortable, and weather-protective
bus shelters throughout Half Moon Bay, including amenities such as benches and
lighting, set back a safe distance from the roadway. Ensure that shelters are easily
accessible for all users using the pedestrian network.



School Buses and Transit. Ensure that transit routes serve students traveling to school
and provide safe and comfortable bus stops and shelters integrated into the city’s network
of safe routes. Work with the Cabrillo Unified School District to explore the
establishment of school bus lines to transport students to and from school.



Shuttles. Explore the implementation of a shuttle service to meet a variety of local needs.
13

Options to explore include a local circulator for seniors and youth throughout the week, as
well as weekend and event shuttles that can transport visitors between Downtown, the
beaches, and parking.

PARKING
Guiding Policies


Manage existing and future parking supply to accommodate residential, commercial, and
institutional uses.

Implementing Policies


Underutilized Parking. In the Core Area, direct parking demand towards underutilized
on-street parking spaces in close proximity to commercial areas.



Peak Periods. In the Core Area and for ocean beaches and other attractions, ensure that
parking systems are sufficient to accommodate visitor surges during peak periods,
including special events and weekends.
Strategies to manage parking during peak periods may include providing spillover parking
lots, shuttle service, and encouraging non-motorized transportation.

TRANSPORTATION DEMAND MANAGEMENT
Guiding Policies


Support efforts to manage travel demand during periods of congestion through the
distribution of information about travel options, pricing of City‐owned parking facilities,
subsidy of transit options and the provision of facilities for walking and bicycling.

Implementing Policies


Performance Standards. Investigate alternative transportation performance standards to
evaluate whether existing and planned transportation infrastructure and services are
adequate to meet the expected travel demand over time.

EMERGENCY ACCESS
Guiding Policies


Incorporate emergency service and response times in the planning, design, and
maintenance of circulation infrastructure and systems.

Implementing Policies


Emergency Vehicles. Develop a protocol to ensure that emergency vehicles have access
to all parts of the city, including during times of peak congestion and in popular
destinations, such as the beaches or Downtown.
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Evacuation Routes. Maintain evacuation routes for hazards such as tsunami, earthquake,
and fire, and ensure that routes are clearly marked at regular intervals, as well as widely
publicized.

SCENIC AND UNIQUE CIRCULATION MODES
Guiding Policies


Support scenic and unique circulation modes.
This guiding policy pertains to the scenic quality of Half Moon Bay, from its Pacific coast to
its eastern hills; as well as acknowledges the special circulation opportunities offered in and
around town that Half Moon Bay enjoys, including the local airport, marinas, and
equestrian facilities.

Implementing Policies


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.



Scenic Corridor Plan. Develop a scenic corridor plan to identify scenic segments along
Highway 1.



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.



Vehicle Viewing Points. Maintain and improve existing turnouts, parking areas, and
beach and park access areas.
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Figure 3: Noise Contours
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Appendix C: Workshop Notes
Clarifying Questions
•

Seniors: Are there considerations for facilities for care for those OK financially who don’t
want to leave Half Moon Bay; example, “Sequoias” in Portola Valley.
A. Consideration for a wide range of housing types was included in the Housing Element.
This can also be acknowledged in Land Use.

•

Transportation (page 11): Does this preclude two lanes to reduce bottleneck on HWY 1?
Example, in the late afternoon and to ease flow.
A. Options are not precluded. The list of choices can be expanded; e.g. roundabouts are of
interest. Also, the traffic model will be run again to confirm potential of various choices.

•

Medical Facilities: Are they included, especially emergency?
A. They are mentioned in the working draft policy language, but will be more fully
considered in the planning text.

•

Parallel Trail/Northeast Connections (page 12): Is there a specific location? There is a
trail in the County’s plan. They need to connect.
A. This will be reviewed and coordinated with County plan.

•

Agricultural Preservation: Add “fiber” to the policies. For example, tax incentives and
buffers on surrounding land uses.
A. Comment noted.

•

Landform Preservation (page 2): Are these areas defined on the plan?
A. The plan will include more detail than the conceptual working draft policies.

•

Bluff Tops (page 3): With respect to avoiding development in bluff top areas, is the area
defined?
A. The plan will include more detail than the conceptual working draft policies.

•

PUDs: Does the City have money to purchase PUD areas? Can the City get funds to
purchase the PUDs?
A. Comment noted. The plan can describe implementation strategies with respect to
funding sources.

•

Transfer of Development Rights (TDR): Wavecrest – something got lost between
meetings. When was the decision made? Concerned that this will stay in limbo.
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A. The working draft Conservation policies from the September 10, 2015 Synthesis
Workshop were revised on September 15. In response to community input, staff reviewed
Council’s previous direction with respect to the scope for the land use discussions and
determined that consideration of TDR for PUDs did not fall within their direction; thus the
correction was made for this reason.
•

Land Use Scope: Can community members go to City Council meetings and ask it to be
brought back on the table (e.g. reconsideration of the scope of the land use discussion).
A. Yes.

•

Disturbed Areas (page 5): Referred to as those with “lower biological habitat value.” What
is the definition?
A. The plan will include more detail than the conceptual working draft policies.

•

Implementing Policies and Local Coastal Program: Clarify how the LCP/General
Plan/EIR will be synchronized? How will the process work with future revisions to the
LCP and in consideration of the EIR?
A. More information about the process will be forthcoming. The City needs to review all of
the input to date, conduct the Council-directed charrette, and determine most appropriate
process steps.

General Comments
•

We need to add policies in each category regarding greenhouse gas reduction and energy
efficiency. Law requires it!

•

Also, LEED certification requirements for any/all new building.

•

Within agricultural plan: attention to legal cannabis farms.

Land Use
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•

Low impact, low visibility development which could incorporate habitat preservation and
a percentage of open space on each property; i.e. don’t build massive footprint buildings
and plant more trees.

•

Address issue of single family homes being used as boarding houses. Create legal
opportunities for boarding houses.

•

Have own sustainability principles (e.g. green building requirements) beyond State.

•

Cannabis – consider that potential tax revenue is consequential and deserves
acknowledgement in the General Plan/LCP. This will jump start recycled water.

•

Regarding Complete and Balanced Community, “Ensure adequate provision and
maintenance of public spaces.” Need specifics or stronger language.

•

Regarding Community Character, “Ensure appropriate scale in core.” Vague.

Community Workshop Summary
Synthesis: Open Space, Conservation, and Safety

Transportation
•

Lights on HWY 1 cause a noticeable increase in noise from previous condition

•

Put the multi-use trail on the east side of HWY 1 in writing in the plan.

•

Prioritize school buses, safe walk and bike routes to schools to minimize peak traffic in
mornings/afternoons.

•

Regarding travel demand management: Fund, not just support managing travel demand
during periods of congestion.

•

Be more specific that addition of highway lanes for short stretches can be considered for
congestion alleviation at choke points.

•

Strongly encourage CHP to enforce speed limits and stop tailgating on HWY 92.

•

Show how Half Moon Bay plan meets San Mateo County plans connections across
border. Overlay map?

•

Maybe highlight Safe Routes to School known routes.

•

Preserve left turns from Frenchmans Creek Road to southbound HWY 1.

•

Possibility for a frontage road parallel and east of HWY 1 between Spindrift Way and
Grandview Boulevard.

•

Roundabout suggested by Connect the Coastside on HWY 1 at Grandview Boulevard. Is
it wide enough?

•

Bike connection to high school (Lewis Foster Road)?

•

On Poplar Street, east of 3rd Avenue, continue path across HWY 1 to serve school and
community center (make a paved path).

•

Great trail exists here (Cowell).

•

Any San Mateo County plans for extending the HWY 1 (Naomi Patridge) trail to the
south?

•

Regarding Redondo Beach access near Redondo Beach Road, is there any public land
here?

•

Regarding Poplar Beach access point, ADA accessibility should be a priority.

Final Comments and Observations
•

What happens to input comments?

•

Is existing General Plan posted anywhere? (Note: there is a link from PlanHMB.org
project webpage to the City’s website, Advanced Planning page, where all of the
documents can be accessed.)

•

Coordinate the adopted elements with the new ones.
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•

Themes discussed (General Comments station):
regarding greenhouse gases and water use.

Concern about State mandates

•

Agricultural Decisions: Reach out to those who work in the business and know how it
works – individuals and groups.
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Appendix D: Feedback Forms and
Correspondence
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From:
Sent:
To:
Subject:

no-reply@websitetonight.com
Wednesday, December 16, 2015 7:17 PM
planhmb.org Synthesis Feedback: Form Submission

Right-click
here to
do wnlo ad
pictur es. To
help pr otect
y our priv acy ,
Outlo ok
prev ented
auto matic
do wnlo ad of
thi s pi cture
from the
Internet.

Email:
Subject:
synthesis feedback
Name
Do you have any comments about the Working Draft Policies in general? Or do you have
comments that do not fit into any of the other categories?
These comments probably fit in the categories below but I just cannot figure out where. So here
goes: I love that policies around state parks acquiring land West of Railroad Avenue on a
timetable have been revised. We should however, make this key area a priority for acquisition by
parks or the city. Just without a deadline. Making this a priority helps us get grants to do more to
protect it. I would love to see HMB further develop its potential as a wildlife-viewing mecca. That
means proposed habitat conservation policies should be very strong. Stronger than this plan.
Let's fill lands around the Coastal Trail with wildlife for us to enjoy. I also am excited about
potential to create more wetlands on the blufftops for this purpose. This isn't on the plan but
something I know the city is working on. Could it be included? Building on and expanding the
trail networks is a great idea! Include more in the policy section about the parallel trail to the
Coastal Trail on December 3 map. This important north-south trail will improve safety and
connectivity and will also help farm workers who live in Moonridge access their jobs in town. I
also like the trail north of 92 along Highway 1. Connect all communities along the coast with bike
trails please! I am SO SO SO excited about the idea of a bike/ped trail going all the way from the
beach up the 92 to skyline. This would be a world-class tourist opportunity and wonderful for our
community. Excited about this being on the plan (I think it's a dotted pink line). Let's make sure
that where it runs along Pilarcitos Creek it still protects habitat. Finally, please say something
about maintaining our bridges and making sure they are maintained.
What do you think about the Working Draft Land Use policies (Community Character)?
I am pleased we're focusing development on the downtown core. I would like to really hear what
land uses like "light industrial" mean, and it sounds like a lot. But I am especially not pleased that
the part on page 7 says development "may occur outside of the Core Area." I the plan does not
need to call that out and it undermines the point of downtown core focus.
What do you think about the Working Draft Land Use policies (Complete and Balanced
Community)?
What do you think about the Working Draft Land Use policies (Downtown Vitality)?
I like it.
What do you think about the Working Draft Land Use policies (Other)?
What do you think about the Working Draft Circulation policies (Transportation System)?
What do you think about the Working Draft Circulation policies (Pedestrians and
Bicycles)?
What do you think about the Working Draft Circulation policies (Transit)?
1

What do you think about the Working Draft Circulation policies (Parking)?
What do you think about the Working Draft Circulation policies (Transportation Demand
Management)?
What do you think about the Working Draft Circulation policies (Emergency Access)?
What do you think about the Working Draft Circulation policies (Scenic and Unique
Circulation Modes)?
What do you think about the Working Draft Circulation policies (Other)?
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Do you have any comments about the Working Draft Policies in general? Or do you have
comments that do not fit into any of the other categories?
My comments here pertain to land use re: parks, open space, bike and hiking trails and
recreation. I am adamantly opposed to any development along the coastal bluffs, Railroad
Avenue and in the fields north of Kelly between the current housing and the ocean. Those areas
are so richly valued by tourists and residents that it would change the character of the area. No
house, no hotels, no restaurants, no development. Leave the area alone. Leave the zoning
alone. This area is unique to HMB and provides so many opportunities to the wildlife, birds and
people and should not be tampered with.
What do you think about the Working Draft Land Use policies (Community Character)?
What do you think about the Working Draft Land Use policies (Complete and Balanced
Community)?
What do you think about the Working Draft Land Use policies (Downtown Vitality)?
What do you think about the Working Draft Land Use policies (Other)?
What do you think about the Working Draft Circulation policies (Transportation System)?
What do you think about the Working Draft Circulation policies (Pedestrians and
Bicycles)?
What do you think about the Working Draft Circulation policies (Transit)?
What do you think about the Working Draft Circulation policies (Parking)?
What do you think about the Working Draft Circulation policies (Transportation Demand
Management)?
What do you think about the Working Draft Circulation policies (Emergency Access)?
What do you think about the Working Draft Circulation policies (Scenic and Unique
Circulation Modes)?
What do you think about the Working Draft Circulation policies (Other)?
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Do you have any comments about the Working Draft Policies in general? Or do you have
comments that do not fit into any of the other categories?
What do you think about the Working Draft Land Use policies (Community Character)?
What do you think about the Working Draft Land Use policies (Complete and Balanced
Community)?
What do you think about the Working Draft Land Use policies (Downtown Vitality)?
What do you think about the Working Draft Land Use policies (Other)?
We would love to see the coastal bluffs become park land that attracts visitors to Half Moon Bay.
It would also be a great community resource and a place for local wildlife to thrive. Additionally,
the coastal trail is a very important way to travel safely by bicycle up and down the coast. This
community resource is invaluable and cannot be replaced by the parallel trail near the highway,
which is quite dangerous as it crosses many roads that feed onto the highway. Development of
the coastal bluffs would be a dire mistake that would not degrade the lifestyle we have and
reduce the desire of visitors to come to our coast. Please preserve the bluffs!
What do you think about the Working Draft Circulation policies (Transportation System)?
What do you think about the Working Draft Circulation policies (Pedestrians and
Bicycles)?
What do you think about the Working Draft Circulation policies (Transit)?
What do you think about the Working Draft Circulation policies (Parking)?
What do you think about the Working Draft Circulation policies (Transportation Demand
Management)?
What do you think about the Working Draft Circulation policies (Emergency Access)?
What do you think about the Working Draft Circulation policies (Scenic and Unique
Circulation Modes)?
What do you think about the Working Draft Circulation policies (Other)?
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Do you have any comments about the Working Draft Policies in general? Or do you have
comments that do not fit into any of the other categories?
What do you think about the Working Draft Land Use policies (Community Character)?
Relieved to see our community values (the reasons we choose to live here!) captured in this
section. Agree with preserving visual quality, but encourage you to also consider that open
spaces promote active public USE. This outdoor active lifestyle is a major contributor to the
character and appeal of HMB. Perhaps that needs to be included here as well. Would love to
see the agri-tourism happen in HMB... I founded a Stanford alumni club and have brought in
many tourists for farm events... lots of interest!
What do you think about the Working Draft Land Use policies (Complete and Balanced
Community)?
Would like to see the Habitat Conservation section strengthened. The wetlands and bluffs are
major attractions for visitors and also for residents. Want to make sure we protect! Agree with
focusing development in the downtown core. However, I'm concerned that this section leaves too
open the possibilities for development outside the core area (i.e., last sentence of section). I
would like to strengthen wording here to allow for significant public input for ALL new
development outside the downtown core area, and ensure that its impact on the downtown focus
is examined. For example, I hear talk of two hotels being built within view of our house on
Seymour St, which would be just outside the downtown core. If those hotels are built, the impact
on traffic, noise, and light would be substantial. It would pull the focus of downtown activity
outwards, which defeats your purpose in focusing on the downtown core. And, open space
would be compromised, at least for the animals that depend on open fields.
What do you think about the Working Draft Land Use policies (Downtown Vitality)?
Very excited about having a downtown plan for vitality that allows HMB to apply for grants to
expand this work. Love the incubation space and connectivity via trails and signage... so
needed! In the downtown core area, please consider including the Senior Center... rather than
ending at Poplar, include at minimum the east side of the next block and Arnold Way. In addition
to having a positive impact on the many seniors who live there, this would have a positive impact
on safety and accessibility for Sea Crest School students and families. I represent 40+ families
who have provided feedback to the city re: safety for pedestrians and bicyclists. Our ability to
connect to the downtown core planning is so important!
What do you think about the Working Draft Land Use policies (Other)?
Preserve the bluffs surrounding the coastal trail on the west side of the Alsace Lorraine and
Arleta Park neighborhoods. Make these a priority area for acquisition by state parks or the city,
but without a specific timeline that puts the land at-risk for development.
What do you think about the Working Draft Circulation policies (Transportation System)?
Agree! In the guiding policies, please include recreational facilities. Thinking about the Smith ball
1

fields and dangerous traffic that results. Not sure if hotels count as commercial centers, but
might also include those. Thinking about the new hotel proposed at Cameron's Pub and worried
about impact on traffic. As a former resident of the Highland Park area, I applaud the proposal to
build low-impact footpaths to connect these neighborhoods to downtown.
What do you think about the Working Draft Circulation policies (Pedestrians and
Bicycles)?
VERY excited about inclusion of safe routes to school. Hooray!! Would like to specify all schools,
including both public and private as well as preschools. Agree with the east-west connectors,
and happy that wording is left open re: sidewalk or path etc. But why is the focus only on
pedestrians and not also bikes? LOVE the new trails! Most excited about the CA coastal trail
extension and Hwy 1 trail extension to Miramontes Point Rd.
What do you think about the Working Draft Circulation policies (Transit)?
Please strengthen the wording re: regional transit. For example, we really need to make sure
there is regular access to BART and CalTrain as well as airport.
What do you think about the Working Draft Circulation policies (Parking)?
Please add "No Parking" signs in the neighborhoods that border recreational areas like beaches
as well as passive parks. Thinking about the loud noise around Poplar Beach on neighborhood
streets as well as overnight parking at the passive Magnolia Park.
What do you think about the Working Draft Circulation policies (Transportation Demand
Management)?
OK
What do you think about the Working Draft Circulation policies (Emergency Access)?
Yes!! Might specify recreational facilities here. Thinking about injuries at weekend soccer games
in fall, for example... so dangerous to not be able to exit town!
What do you think about the Working Draft Circulation policies (Scenic and Unique
Circulation Modes)?
OK, but many of the scenic areas are also residential and open space. Please mention needing
to protect both so we don't cater to tourists at the expense of residents.
What do you think about the Working Draft Circulation policies (Other)?
Figures 1 & 4 are inconsistent re: path/trail that connects Poplar Beach to Higgins Canyon Road.
I'm supportive of the concept, but maps differ whether on Magnolia St or Seymour St. Magnolia
is more protected for bikes & pedestrians b/c not accessible to cars. I'm opposed to increasing
car traffic on Seymour Street! If meant to be an artery for bikes and pedestrians, OK, but let's
then close off the Hwy 1/Seymour St intersection to cars. If bikes and peds are meant to cross
Hwy 1 at Seymour, then you'll need a light. If you're already planning signal at south end of Main
St, then perhaps better to direct peds and bikes to use existing path (not marked on map 1) on
west side of Hwy 1 between Seymour and end of Main St, and to cross at end of Main St
instead.
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Do you have any comments about the Working Draft Policies in general? Or do you have
comments that do not fit into any of the other categories?
The Working Draft Policies topics are subject to the requirements of the California Coastal Act;
specifically, the comprehensive policies contained in Chapter 3: Coastal Resources Planning
and Management Policies. These include Public Access, Recreation, Marine Resources,
Environmentally Sensitive Habitat Areas, Agricultural Land, Archaeological Resources, Location
of New Development, Scenic and Visual Quality, Hazards, and Industrial Development.
Unfortunately, because the Working Draft Policies do not include reference to relevant Coastal
Act and LCP policies, there is a continuing strong impression that the City is treating the LCP as
a mere afterthought. In fact, the Coastal Act mandates are more specific and more directive than
the State laws governing the content of the Conservation and Open Space General Plan
Elements. Coastal Act and LCP policies therefore should have been incorporated into the City’s
planning at the earliest possible time during this GP-LCP update process. This is of great
concern to me, as many months of planning, financial resources of the City, and time and energy
given by members of the public to participate in this planning, is likely to have been misspent,
and even wasted. The City’s existing certified Local Coastal Program Land Use Plan (LUP) is
very difficult to find on the City’s website, and as a result, interested members of the public
cannot easily become informed as to what the current LUP policies are.
What do you think about the Working Draft Land Use policies (Community Character)?
Prohibit (not just discourage) new development in blufftop areas, along beaches and dunes.
Encourage State Parks (or another open space agency) to acquire land west of Railroad Avenue
to preserve the area as open space. Promote tourism by helping to facilitate and fund a
Coastside History Museum in the the Downtown core.
What do you think about the Working Draft Land Use policies (Complete and Balanced
Community)?
Produce updated maps of ESHAs and keep them updated. Survey new sensitive areas and
protect the habitat there. Buffers around ESHAs should be a minimum of 100 feet. Develop a
realistic plan to deal with creek flooding and protect adjacent land. Quantify how light pollution is
measured and which standards are to be enforced. Explore acquiring and using the 23 acre
parcel currently owned by POST on highway 92 for a Community Center/Park. Prohibit land use
changes outside the Core Area.
What do you think about the Working Draft Land Use policies (Downtown Vitality)?
Prohibit structures taller than three stories. Promote affordable housing above existing
commercial buildings like the New Leaf shopping center, Shoreline Station, perhaps Strawflower
Shopping Center. Make Main Street one-way with wider sidewalks and build a second one-way
bridge on Purissima Street to promote pedestrian access and more accessible commercial
friendly storefronts. Promote pedestrian access to Kelly and Poplar beaches from the Downtown
Core with sidewalks on Poplar, free shuttles down Kelly, etc.
1

What do you think about the Working Draft Land Use policies (Other)?
What do you think about the Working Draft Circulation policies (Transportation System)?
Reestablish school busing to ease weekday congestion. Synchronize traffic signals on highway
1. Rely on raised medians or roundabouts to improve pedestrian safety on highway 1. No more
traffic signals!
What do you think about the Working Draft Circulation policies (Pedestrians and
Bicycles)?
The trail on the east side of highway 1 (both north and south of the Downtown core) should have
high priority.
What do you think about the Working Draft Circulation policies (Transit)?
Again, reestablishing school busing should have high priority.
What do you think about the Working Draft Circulation policies (Parking)?
What do you think about the Working Draft Circulation policies (Transportation Demand
Management)?
What do you think about the Working Draft Circulation policies (Emergency Access)?
What do you think about the Working Draft Circulation policies (Scenic and Unique
Circulation Modes)?
What do you think about the Working Draft Circulation policies (Other)?
Foothill Boulevard should stay a non-existent road.
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Do you have any comments about the Working Draft Policies in general? Or do you have
comments that do not fit into any of the other categories?
What do you think about the Working Draft Land Use policies (Community Character)?
I worry that the below two sections are not strong enough to stop development when it (and
dollars) eventually are at hand. I don't know if stronger words than "discourage new
development" can be put in here, but I feel it's needed. Please strengthen these sections against
development if possible. Thanks.  View Corridors and Viewsheds. Identify and preserve or
enhance views along corridors allowing unobstructed views from the ocean to the foothills, and
at scenic points and their viewsheds throughout the city.  Landform Preservation. Discourage
new development in blufftop areas, along beaches and dunes, and along steep slopes.
What do you think about the Working Draft Land Use policies (Complete and Balanced
Community)?
What do you think about the Working Draft Land Use policies (Downtown Vitality)?
What do you think about the Working Draft Land Use policies (Other)?
What do you think about the Working Draft Circulation policies (Transportation System)?
What do you think about the Working Draft Circulation policies (Pedestrians and
Bicycles)?
What do you think about the Working Draft Circulation policies (Transit)?
What do you think about the Working Draft Circulation policies (Parking)?
What do you think about the Working Draft Circulation policies (Transportation Demand
Management)?
What do you think about the Working Draft Circulation policies (Emergency Access)?
What do you think about the Working Draft Circulation policies (Scenic and Unique
Circulation Modes)?
What do you think about the Working Draft Circulation policies (Other)?
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I own a building in the downtown area at
I read the plan and have a
question/concern about this section: "Pedestrian Streetscape. Design streetscapes to feel safe
and welcoming to pedestrians, allowing for visibility, visual interest, landscaping and plantings,
shade trees, windbreaks, and amenities such as benches and streetlighting. Incentivize business
owners to incorporate landscaping and plantings into their storefront, yard, and façade designs."
At this time, the city has a lot of beautiful trees planted in the sidewalks for shade and aesthetics.
These trees' roots are buckling the sidewalks in front of our buildings, yet we are responsible for
repairing and/or replacing the sidewalks. The planning dept. told me I would need to get a report
from an arborist and have an arborist protect the tree roots when I replace the sidewalk in front
of my building. I think sidewalk maintenance should be the responsibility of the city, and if the city
were to maintain them, I would be very amenable to the idea of incorporating landscaping and
plantings in front of my building. So, how would the city 'incentivize' me to do this, when I have
the expense of maintaining the sidewalk?
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From:
Sent: Thursday, December 03, 2015 1:25 PM
To: Jill Ekas
Subject: RE: Plan Half Moon Bay - Community Comments posted on website

12/3/2015

Ms. Jill Ekas, Senior Management Analyst
City of Half Moon Bay
501 Main St.
Half Moon Bay, CA 94019

Dear Jill:

Thank you for our December 1 telephone conversation about the proposed land use and circulation policies to be
discussed at this evening’s meeting about the General Plan and Local Coastal Plan update. I have a house guest and so I
will have to miss the I will not be able to attend, so I ask that you place in the public record the following comments:
1. Land use element is not independent of the Local Coastal Program. The current Land Use element of our general
plan also functions as our Local Coastal Program (LCP), and so it contains a variety of policies intended to protect
coastal resources and provide coastal access, the pillars of the Coastal Act. The proposed land use and
circulation element policies omit the majority of these policies, and would not be certifiable as a LCP.
My understanding is that you may recommend that the City remove it’s the general plan’s land use element
from the LCP, but I am unclear on the benefits of this separation. You may also suggest that many of the existing
land use policies should be moved to open space, conservation, safety, or other elements of the general plan.
All of Half Moon Bay is located in the coastal zone, so all land regulated by general plan policies will also be
regulated by the LCP. Policies on land use, protection from hazards, coastal access and other topics that broad
enough to include in our general plan would have ramifications for coastal access and/or coastal resource
protection, and thus would also need to be part of the Local Coastal Program, regardless of which general plan
element contained them.
For these reasons, any policy reorganization would require the City to create and maintain a list of general plan
policies are also LCP policies, when the list may very well include all policies for many land use, circulation, open
space, conservation, safety, and other elements. If so, the benefits of separating the elements from the LCP are
unclear. We may which to maintain these elements as part of the Local Coastal Program, rather than outside of
it.
1

2.

3.

4.

5.

6.

Proposed policies are incomplete. The proposed policies to not address many issues that are included in our
current land use plan, such as planned development districts, infrastructure, archeology, hazards, infrastructure,
and nearly all policies protecting sensitive coastal resources. I was relieved to hear you explain that these
policies were in addition to the existing policies, rather than a replacement of them. Because there might be
unintended conflicts with existing policies (for example the new policy concerning minimizing impacts is not
consistent with existing policies which require impacts to be avoided), it would help to combine new policies
with policies that would continue to be part of our general plan. If existing policies are to be moved to other
elements of the general plan, those movements should be completed and adopted as our general plan, and
certified by the Coastal Commission as part of our Local Coastal Program, before they are removed from their
existing from the land use or circulation elements.
These issues will also apply to the eventual conversation about the zoning ordinance, which is considered the
implementing ordinance of, and therefore part of, the LCP. As the recent fracas concerning the historic
structures ordinance illustrate, it is easier for the general plan and municipal code sections that control
resources, activities or hazards to remain within the Local Coastal Program.
Missing maps and tables. While the proposal does contain some important maps, I did not see maps showing
land use designations, environmentally sensitive habitat areas and hazards, nor tables showing inventory of
infrastructure capacities and build-out. In light of our changing weather patterns, and our growing awareness of
habitats and hazards that are within or affect the City, these will certainly have to be updated and reviewed by
the public.
Surveys are required for development, not for identification of hazard or sensitive habitat areas. It is impractical
to require fresh biologic or geologic reports prior to identifying an area as supporting or containing protected
plants or animals, containing water resources, or being at risk from a leaching landfill, erosion or flooding, or
other hazard. Many areas with sensitive coastal resources and/or hazards have been well-documented for years,
and identifying them again would be an expensive taxpayer burden.
Policies must allow for the possibility that new hazards or habitats are found in unexpected places. As drafted,
the policies assume without justification that new resources or hazards could only be found in designated parts
of the City.
Noise, vibration, and light. The proposed language limits many impacts to the maximum extent feasible. The
assessment of what is an acceptable impact is too vague and could well be unenforceable. The policies
concerning noise need careful revision to reflect the sensitivity of different locations, and of the adverse impact
of different frequencies and amplitudes at different times of day. Vibrations are a significant but unaddressed
impact. Thresholds of significance are unclear and/or absent.

Let me incorporate by reference earlier comments. I hope you have a great meeting tonight; I apologize for missing it!
Sincerely,
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For the "Implementing Policies for Transportation Systems" presented at the Dec 3 meeting, I
believe the statement for highways is much too weak. It now states: "Improve safety and mobility
along Hwy 1 by undertaking strategic improvements, such as signalization, signal timing, and left
turn lanes..... " The examples given suggest that the HMB General Plan has no serious elements
to alleviate the traffic jams that occur every weekday rush hour today, let alone the likely
increased congestion in coming years. Yes, bike paths and walking paths are highly desirable
and I strongly support them being in the general plan and often use the bicycle paths myself. But
they will not make a serious dent in the congestion. We all know that. I suggest that very serious
analysis be given to adding some traffic lanes around intersections with traffic lights. I suspect
that 2 lanes in each direction for about 200' before and after a traffic light would substantially
increase the flow rate through that light. Example: the light at Frenchman's creek is the
bottleneck that creates the daily jam that occurs where Main St joins Hwy 1. I believe other areas
could stand some attention too.... e.g., the congestion at Ox Mountain Rd and Hwy 92,
especially during pumpkin season. Surfer's Beach may be outside your jurisdiction, but it makes
complete sense to move the highway more inland there and provide a safer environment for the
surfers and decent traffic flow for the community. The General Plan needs more balance to show
that the city government really does care about the problems in the community regarding traffic
congestion. The addition of lanes at the intersection of Hwy 92 and Main St a few years ago
made an enormous positive difference to the traffic flow. The General Plan needs to be more
positive concerning additional such highway improvements.
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PlanHMB@hmbcity.com
Comments regarding the transportation and land use portions of the general plan

I am very glad that the general plan seems to focus on development of the city core. I think that it should be the top
priority to do that well and that lands outside the core should not be developed at this time. I am particularly concerned
that lands near the coastal bluffs should not be considered for development. Our undeveloped coastline is a unique
resource which establishes the character of Half Moon Bay and sets it apart from other cities along the coast. Once that
precious resource is damaged by development there will be no possibility of correcting that error. We should do all that
we can to facilitate acquisition of that land by the city or the park service.
I also believe that we should do what we can to preserve the wildlife along the coastal trail. We have a wonderful variety
of wildlife, including a wide variety of raptors, egrets, herons and many other birds. Once again that is a resource which
sets us apart and makes Half Moon Bay an attractive location.
I have a friend who was the General Counsel of a large multinational corporation and who has traveled all over the
world. He came to Half Moon Bay for a vacation and declared it to be the best place he had ever visited. He felt that way
because of our wonderful undeveloped coast combined with a charming small town. That is precisely what we need to
preserve.
Thank you for the opportunity to submit my thoughts.
Sincerely
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Wednesday, December 16, 2015 6:44 PM
PlanHMB@hmbcity.com
Synthesis Feedback

Hi, Here is my feedback. My name is
and I live on
preserve what is special about HMB - and that’s the nature that is undeveloped.

in Half Moon Bay. Please

Feedback:
1. Per community feedback, policies around state parks acquiring land West of Railroad Avenue on a timetable have since been revised, but
we should still include this key area as a priority for acquisition by parks or the city. Just without a deadline. Making this a priority helps us
get grants to do more to protect it and keep it open.
2. Proposed habitat conservation policies should be stronger. We want lands around the Coastal Trail to be filled with wildlife for us to enjoy
and to support a wildlife viewing mecca for the Bay Area.
3. Building on and expanding the trail networks is a great idea! Let's make sure our bridges are taken care of and that new trails along
waterways (like Pilarcitos Creek) still protect habitats.
4. There is a parallel trail to the Coastal Trail on December 3 map, but there is nothing in the policy section about this important north-south
trail that will improve safety and connectivity and will also help farm workers who live in Moonridge access their jobs in town.
5. It's good we're focusing development on the downtown core. However, the language leaves room for lots of development, including
outside the core, which could compromise open space. See Page 7 in land uses:

Desired Land Uses. Encourage the development of land uses desired by the community and which contribute to its
quality of life. Such uses may include healthcare, light industrial, live-work, artisan, commercial recreation, adaptive
reuse, agriculture, accessory commercial uses, farmworker housing, neighborhood-serving commercial, local-serving
commercial, and visitor-serving commercial,and may occur outside of the Core Area.
I request that development stay in the downtown core.

Sincerely,
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From:
Sent:
To:
Subject:

Thursday, December 17, 2015 7:54 AM
planhmb@hmbcity.com
Please Preserve our Open Space

Please continue to develop the coastal trail infrastructure. If any development in the area is done please keep it to the
downtown corridors and away from our open space.
Thanks,
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Please	
  let	
  me	
  know	
  if	
  you	
  are	
  ok	
  with	
  this	
  being	
  added	
  to	
  the	
  public	
  comments	
  section	
  of	
  the	
  PlanHMB.
	
  
Thank	
  you	
  for	
  your	
  comments.	
  They	
  are	
  great	
  appreciated.
	
  
Bridget
	
  
	
  
	
  
	
  
On	
  Dec	
  17,	
  2015,	
  at	
  9:27	
  PM,	
  Rick	
  Hernandez	
  <rick.hernandez@gmail.com>	
  wrote:
>
>	
  Hello	
  John	
  and	
  Jill,
>
>	
  I	
  am	
  speaking	
  on	
  behalf	
  of	
  myself.	
  Thank	
  you	
  for	
  the	
  public	
  process	
  you	
  have	
  been	
  running	
  with	
  respect	
  to
feedback	
  on	
  land	
  policies.	
  Your	
  efforts	
  are	
  a	
  real	
  win	
  for	
  the	
  city.
>
>	
  I	
  don't	
  think	
  it	
  would	
  be	
  appropriate	
  for	
  me	
  to	
  dig	
  into	
  any	
  specific	
  policy,	
  but	
  I	
  have	
  two	
  specific	
  comments
related	
  to	
  the	
  draft	
  synthesis	
  policies:
>
>	
  1.	
  The	
  community	
  has	
  overwhelmingly	
  made	
  clear	
  what	
  their	
  preferences
>	
  are	
  from	
  a	
  policy	
  perspective.	
  I	
  won't	
  belabor	
  the	
  details	
  as	
  Jill	
  has
>	
  documented	
  those	
  and	
  presented	
  them	
  back	
  to	
  the	
  community	
  many,	
  many
>	
  times.	
  However,	
  there	
  is	
  a	
  clear	
  mandate	
  for	
  a.	
  Improving	
  traffic	
  and	
  circulation	
  b.	
  Maintaining	
  our	
  small
town	
  feel	
  c.	
  Protecting	
  open	
  space,	
  including	
  the	
  coastal	
  trail	
  and	
  surrounding	
  lands,	
  agricultural	
  land,	
  and
permanent	
  open	
  space	
  for	
  recreation	
  and	
  wildlife	
  habitat.
>	
  d.	
  Limiting	
  new	
  development	
  (not	
  infill)	
  to	
  the	
  downtown	
  core.
>	
  e.	
  etc.
>
>	
  In	
  addition	
  to	
  the	
  synthesis,	
  we	
  have	
  public	
  testimony,	
  hundreds	
  of	
  written	
  comments,	
  and	
  thousands	
  of
signatures	
  in	
  a	
  public	
  petition	
  supporting	
  these	
  policies.
>	
  
>	
  2.	
  The	
  language	
  used	
  in	
  draft	
  policies	
  does	
  not	
  adequately	
  represent	
  the	
  declared	
  views	
  of	
  the	
  public	
  at	
  large
in	
  ways	
  that	
  are	
  clear	
  to	
  staff	
  and	
  external	
  agencies/bodies.	
  As	
  a	
  Planning	
  Commissioner	
  I'm	
  dismayed	
  at	
  the
perceived	
  ambiguity	
  in	
  our	
  current	
  LUP/General	
  Plan	
  from	
  city	
  staff.	
  We	
  need	
  strong	
  declarative	
  policies,
where	
  feasible,	
  that	
  clearly	
  use	
  the	
  word	
  "shall"	
  as	
  opposed	
  to	
  "may"	
  or	
  other	
  ambiguous	
  language.	
  Further,
we	
  should	
  have	
  a	
  clear	
  delineation	
  as	
  to	
  what	
  to	
  do	
  in	
  a	
  50/50	
  situation.	
  This	
  will	
  reduce	
  the	
  future	
  burden	
  on
staff	
  and	
  relieve	
  applicants	
  from	
  any	
  ambiguity	
  as	
  to	
  city	
  policies.	
  In	
  short,	
  we	
  need	
  something	
  that	
  will	
  hold
up	
  to	
  scrutiny	
  and	
  provide	
  clear	
  direction	
  to	
  staff,	
  council,	
  planning	
  commissioners,	
  the	
  coastal	
  commission,
and	
  the	
  courts.
>
>	
  I	
  recognize	
  the	
  constraints	
  necessary	
  to	
  put	
  this	
  language	
  into	
  effect,	
  but	
  hope	
  that	
  you	
  will	
  use	
  more	
  clear
cut	
  and	
  declarative	
  language	
  where	
  appropriate.
>
>	
  Thank	
  you!
>
>	
  	
  	
  	
  -‐Rick
	
  

No virus found in this message.
Checked by AVG - www.avg.com
Version: 2016.0.7294 / Virus Database: 4489/11378 - Release Date: 01/11/16

December 17, 2015
To:

John Doughty, Interim Community Development Director
Jill Ekas, Management Analyst
Bruce Ambo, Planning Manager

From: Lennie Roberts, Legislative Advocate, Committee for Green Foothills
Re: Comments on Synthesis Workshop, December 3, 2015: Key Policies for
Community Discussion: Land Use and Transportation
Thank you for holding the December 3 Synthesis Workshop on the important
General Plan topics of Land Use and Transportation. CGF believes that there is still
confusion as to the relationship between the General Plan and Local Coastal
Program. This confusion is likely due to the City’s use of the term “Land Use” with
respect to one of the required Elements of the General Plan. However, the Coastal
Act also requires that the City adopt a “Land Use Plan” as the relevant portion of its
General Plan or “Local Coastal Element” of the General Plan per Coastal Act
definitions below:
“Land Use Plan” means the relevant portion of a local government’s general plan,
or local coastal element which are sufficiently detailed to indicate the kinds,
location, and intensity of land uses, the applicable resource protection and
development policies and, where necessary, a listing of implementing actions.
(Section 30108.5)
“Local Coastal Element” is that portion of a general plan applicable to the coastal
zone which may be prepared by local government pursuant to this division, or any
additional elements of the local government’s general plan prepared pursuant to
Section 65303 of the Government Code, as the local government deems
appropriate.” (Section 30108.55)
“Local Coastal Program” means a local government’s (a) land use plans, (b) zoning
ordinances, (c) zoning district maps, and (d) within sensitive coastal resource
areas, other implementing actions, which when taken together, meet the
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requirements of, and implement the provisions and policies of, this division at the
local level. (Section 30108.6).
To clarify this confusion, CGF recommends that the City use the term “Land Use
Element” when referencing General Plan policies that are not relevant to Coastal Act
requirements, and “Local Coastal Element” when referencing the Local Coastal
Program (LCP). The LCP, per the Coastal Act, consists of the updated Land Use Plan
(LUP) policies, and Implementation Program (IP) including zoning ordinances, maps,
and other implementing actions to carry out required protections of sensitive
coastal resource areas, hazards, etc.
CGF notes that the policies in the General Plan Local Coastal Element must be broad
enough to serve as overarching policies (and not conflict with or weaken) the LUP
policies of the Local Coastal Program. With these considerations in mind, our
comments below are primarily focused on Coastal Act mandates.
Land Use
Agricultural Preservation: The suggested draft policies are inadequate to carry out
Coastal Act requirements that (1) the maximum amount of prime agricultural land
shall be maintained in agricultural production, (2) all other lands suitable for
agricultural use shall not be converted to other uses, and (3) the long- term
productivity of soils shall be protected. The suggested supportive policies to
accommodate housing needs of farmworkers, and policies promoting the economic
viability of commercial agriculture can only be effective if the agricultural land as a
resource can be adequately protected. Agricultural Zoning and acquisition of
agricultural easements or acquisition/lease back programs are some of the various
methods that can help ensure long-term protection of the important farmlands
within the city.
Historic Preservation: Policies are needed to ensure that new development within
the city’s historic downtown area and in close proximity to other historic structures
are compatible with the scale and character of these historic structures.
Habitat Conservation: The suggested draft policies are inadequate to carry out
Coastal Act policies that mandate protection of environmentally sensitive habitat
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areas (ESHAs). Most notably, there is no requirement that only uses dependent
upon sensitive habitats shall be allowed within ESHAs. Other proposed policies such
as limiting biological surveys to areas of known or potential ESHA that are
delineated on the city’s ESHA map, allowing deviation from buffer area standards on
a case by case basis, and/or allowing development projects to mitigate for impacts
to habitats by selecting from pre-identified mitigation sites, are inconsistent with
Coastal Act policies, and by their nebulous nature, cannot be relied upon to
adequately protect ESHAs. Please refer to the Coastal Commission’s July 2013
Guidance document for a comprehensive set of suggested policies:
http://www.coastal.ca.gov/lcp/LUPUpdate/LUPGuidePartI_4_ESHA_July2013.pdf

Circulation:
Highway 1: Please include roundabouts as a strategic improvement to be
considered. Roundabouts have the following advantages compared to signalized
intersections or side-street stops, according to Caltrans: improves safety (up to 75%
reduction in injury collisions), decreased traffic congestion, improved air quality, and
reduced environmental impacts. (see attached Advantages of Roundabouts).
Roundabouts at key intersections could be an effective way to maintain access to
the coast for visitors as required by the Coastal Act.
Pedestrians and Bicycles: Please include the Parallel Trail in the list of proposed
trails. This multi-modal trail, located on the east side of Highway 1, would enable
residents of all ages, farm workers, and others who live on the east side of Highway
1 to get to schools, jobs and neighborhood services safely by walking or bicycling
without having to cross Highway 1. Depending upon design and location, the
Parallel Trail could also provide space for emergency vehicles during peak
congestion times.
Creekside Trails: Creekside trails should be planned and located outside riparian
areas and avoid impacting wetlands and other sensitive habitat areas. Planning for
the location of such trails must be done at the earliest possible time, in order to
avoid conflicts with habitat protection, as well as adjacent agricultural or residential
land uses.
Revisions to September 10 Workshop Policies: CGF supports the updated policies
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that deleted proposed Transfer of Development Rights in Wavecrest. However, the
proposed deletion of policies that encourage acquisition of the West of Railroad
PUD area is of concern. CGF believes that this area should be permanently
protected through acquisition or other means as it contains significant sensitive
habitat areas, affords scenic coastal views, and provides an important buffer
between the developed area of the City and Poplar State Beach. Accordingly, we
recommend keeping the suggested policy of establishing West of Railroad as a
priority for acquisition without a deadline for State Parks to indicate an interest in
acquisition.
Thank you again for the opportunity to comment and we look forward to continuing
to engage in the city’s General Plan – LCP Update process.
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