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Dunes at Half Moon Bay
Local Coastal Program Amendment

The Local Coastal Program (LCP) amendment, planned unit development (specific plan),
and coastal development permit elements of the proposed project must be internally
consistent. Further, the specific plan must be substantially consistent with the LCP Land Use
Plan (LUP) and the coastal development permit must be substantially consistent with the
specific plan. Approval of an LCP amendment, consisting of changes to the LUP, is being
requested to facilitate consistency between it and the specific plan.
As part of the specific plan preparation process, its conformance with the LUP was assessed.
The assessment was made challenging by the fact that in several respects, LUP text and
policies that provide key development direction for the Surf Beach/Dunes Beach Planned
Development site are ambiguous, internally inconsistent and/or factually outdated.
Consequently, changes to the subject LUP content are being requested to provide greater
specificity and to reflect current conditions. These changes support the City of Half Moon
Bay’s ability to find that the specific plan is in substantial conformance with the amended
LUP. A limited number of additional LUP text and policy changes are proposed to ensure
that the development guidance in the LUP and development guidance in the specific plan
are consistent.

PROPOSED LUP TEXT AMENDMENTS
LUP Section 9.3.3, Surf Beach/Dunes Beach, provides planning guidance for the Surf
Beach/Dunes Beach Planned Development area. The text discussion is ambiguous and
internally inconsistent with regards to direction for land use types, intensities and locations.
Further, portions of the factual content are outdated and no longer applicable for directing
land use planning. For these reasons, changes to the text in Section 9.3.3 are proposed. These
are shown below in strikethrough and underlined text.

9.3.3

Surf Beach/Dunes Beach

The Surf Beach/Dunes Beach area is a partially undeveloped area totaling about 4850 acres,
bisected by Young Avenue and bounded by Half Moon Bay State Beach on the west and
south, Highway 1 on the east, and the Stoloski and partially developed City of Naples
residential subdivisions on the north. The old unimproved Surf Beach subdivision, which
contains two hundred lots on about 22 acres, is located north of Young Avenue, a primary
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access route to the State Beach. Of the 26-acre area of the site south of The area south of
Young Avenue, approximately eight acres are currently used for private horse stabling and
riding; a three-acre commercial horse rental/trail riding business known as Friendly Acres
and located in this same area closed approximately ten years ago. Portions of the areas both
north and south of Young Avenue have been “hobby farmed” for many years, mostly
without irrigation, the last commercial farming effort having ceased more than thirty years
ago. At the time the LUP was adopted in 1993, the land north of Young Avenue was zoned
R-1/B-1 (6,000 square-foot lots) and the area south of Young Avenue was zoned R-1/B-2
(7,500 square-foot lots). However, the entire site is now zoned Planned Unit Development
(PUD). is currently used primarily for stabling and rental of horses and horseback riding.
Occasional farming occurs, either informally or under short-term rental agreements. The
tract north of Young Avenue is currently zoned for single-family development on 6,000
square-foot lots, with a theoretical development potential for 91 units. South of Young
Avenue, the zoning is for single-family units on 7,500 square-foot lots. The theoretical
development potential is for about 150 units. Dunes State Beach, accessed via Young
Avenue, is one of several popular beach locations that together comprise the four-mile long
Half Moon Bay State Beach, is heavily used and horseback riding is a high activity use
originating from Friendly Acres Stables.

Alternatives
From a coastal planning perspective, this area presents opportunities for Coastal Act priority
land uses such as visitor-serving commercial and commercial recreation, as well as other
local land use needs. However, its potential for some priority uses is severely constrained by
the existing commercial recreational use which separates two large parcels south of Young
Avenue. The land consists of prime soils; however, drainage is questionable poor and there
is insufficient no water available for intensive agricultural use. The investment required to
obtain adequate drainage and water would make greenhouse production the only
potentially feasible agricultural use. The feasibility of restoring agricultural use is also
severely constrained by conflicts with existing visitor access to the beach, frequent horseback
riding across the open fields, adjacent development to the north, and previous subdivision of
the land. The only nearby agricultural use consists of extensive indoor and outdoor
floricultural operations across Highway 1. The only form of agriculture on the west side of
the Highway would be greenhouses, possibly with some areas in outdoor flower production,
due to lack of groundwater or potential for reclaimed water. However, Ooutdoor flower
production would be very difficult adjacent to a primary access route due to vandalism and
automobile pollution.
New agricultural use, especially for greenhouses, could conflict with existing public access,
existing commercial recreation, and protection of the area’s scenic values. Drainage
requirements may conflict with dune protection. Greenhouse development, in particular,
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would conflict with visual values related to extensive open views of the ocean across parts of
in this area. The Half Moon Bay area already contains a significant amount of unused or
underused greenhouse space, and flower production in particular and agriculture in general
has become financially problematic during the last couple of decades.
Despite previous subdivision, 85% 75% of the lots in the Surf Beach tract are now owned by
one affiliated group of three owners, and the area south of Young Avenue is now owned by
one owner. (two of whom are related). This degree of consolidation offers the potential to
avoid piece-meal development and mitigate impacts which would otherwise result from
build-out of existing lots and to ensure that new development contributed to Coastal Act
policies on access, recreation, and visual resources.
Other potential uses of the site that would be consistent with Coastal Act priorities would
include visitor-serving facilities and commercial recreation. However, large scale visitorserving facilities are not needed, given provision for such facilities in other areas, and could
result in added congestion on Young Avenue, which is intended to be a primary access to the
beach. The existing horse stables and riding area should be retained, but significant
expansion of the intensity of equestrian use in this area is not desirable due to the impacts of
horseback riding on the dunes, bluffs, and nearby Frenchman’s Creek. Whatever small
expansion might be suitable could be accommodated south of the existing stables, with an
adequate buffer between such use and the creek provided by existing State Beach ownership.
Continuation of the area in open space would require a commitment by the City or the State
Department of Parks and Recreation to purchase and maintain the site. Such a commitment
would be a low priority, even if funds were available, given the extent of public recreation
area ownership already obtained in this area.
Residential development of the existing Surf Beach tract lots in accordance with existing
zoning would result in severe constraints on access and conflicts between residential uses
and visitor access, such as has developed in other areas. Lots in the old subdivision front on
Young Avenue and their development would constrain use of the road for visitors, while
producing adverse noise and other adverse impacts for residents living on that route.
Such development would also result in complete loss of available views of the ocean,
additional street connections with Highway 1, reducing its traffic-carrying capacity, and
excessive density. Developments south of Young Avenue, through a new subdivision, could
avoid the impacts on Young Avenue but would result in elimination of the existing
commercial recreation use, high density and total , and loss of available views from the road
to the ocean.
Visitor-serving development and/or Pplanned residential development could enhance access
to the beach by providing for expansion and improvement of the Young Avenue right-ofway and the Highway 1/Young Avenue intersection, by providing assuring a permanent
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buffers from residential development, and traffic patterns which avoided local and visitor
traffic conflicts, and by reducing overall density and its traffic-generating consequences, and
by assuring the retention of equestrian uses, with the possible reservation of a small
additional area for expansion of commercial recreation, including horseback riding or beachrelated coastal recreational support uses (fishing and equestrian supplies and goods store,
etc.).
The area required for public recreation has already been obtained in the State Beach area; this
area contains one of the widest areas of State Beach ownership in the City. No habitat
protection issues are raised by development in this area, except for impacts of uncontrolled
pedestrian and equestrian access to the dunes, which can be more easily controlled if new
development is designed to limit assures an adequate buffer between residential and State
Beach parking facility development to control points of dune accessprovide for separated
equestrian and pedestrian trails parallel to the dunes.

Proposed Development Conditions
In addition to the PD requirements described in Section 9.3.2, development of the Surf
Beach/Dunes Beach area shall be subject to the following conditions:
(a) A specific plan shall be prepared for the entire area which incorporates all of the of
the conditions listed below and substantially conforms to all other policies of the
Land Use Plan. The specific plan shall show the locations of roads and structures,
and indicate the amount and location of open space, public recreation, and
commercial recreation. The specific plan shall be subject to environmental review
under City CEQA guidelines.
The specific plan and accompanying environmental documents shall be submitted
to the Planning Commission, who may recommend additional conditions for the
development of the site. The Planning Commission may reduce the allowable
density if it is determined that Highway 1 and access routes to the beach are
inadequate to accommodate the amount of proposed new residential development
in addition to public and commercial recreation. In adopting the specific plan, the
Planning Commission shall specify the amount and type of visitor-serving
commercial uses and/or the number and type of housing units or other
development types, as well as and open space requirements for each of the parcels
which are under separate ownership or for each group of parcels which is to be
developed as a unit.
(b) The site may be developed with commercial visitor-serving uses, commercial
recreation uses, or residential uses, or a combination of any of these uses. A
maximum of 150 residential units may be developed on the site.
(c) If residential uses are proposed, a maximum of 100 attached or unattached units
may be developed north of Young Avenue, and a maximum of 50 attached or
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unattached units may be developed south of Young Avenue, as set forth in Table
9.1.
(cd) As a condition of approval, a right-of-way of at least 25 feet in width in addition to
the existing Young Avenue right-of-way shall be dedicated to the City.State
Department of Parks and Recreation. A pedestrian and bicycle trail shall be
constructed along such right-of-way from Highway 1 to the State Beach property
line, in accordance with standards to be established by the City and State.
(de) As a condition of approval, structures should shall be clustered, maintained low in
height, or constructed at low elevations to the maximum extent feasible. Specific
view corridors (including the Young Avenue right-of-way) shall be defined and
established by means of a site-specific visual analysis, and such view corridors shall
be and specific view corridors shall be established (including the Young Avenue
right-of-way) and protected through site and building development standards by
easements so as to maintain designated defined views of the ocean from Highway 1.
View corridor protection may be balanced with other important visual resource
attributes such as exceeding open space standards for planned unit development
and with other priority Coastal Act goals such as the degree to which a proposed
development facilitates public access to and enjoyment of the coast.
(e) At least 20 acres of the site, preferably south of Young Avenue, shall be reserved for
future commercial recreation or visitor-serving development, with potential access
from Young Avenue or Highway 1 or both, but such development shall not occur
until the City has determined that there is a need for such use.
(f) At least the same amount of land now devoted to horse stabling, rentals, training,
and riding shall be maintained in such use or for other recreational purpose.
(g) Suitable landscaping, fencing, and other means shall be used to ensure that direct
pedestrian access to the State Beach property is controlled and limited from the new
residential development and that an adequate buffer is provided between the
Young Avenue right-of-way and residential use, if such use is proposed.
(h) Vehicular access from new development residential development to Young Avenue
shall be limited to protect beach access and no more than one opening onto
Highway 1 north and south of Young Avenue and no more than one opening onto
Highway 1 south of Young Avenue shall be permitted. to provide access to
residential development; a frontage road may be required along Highway 1 to
assure that residential traffic does not congest Highway 1.
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PROPOSED LUP POLICY AMENDMENTS
The specific plan provides development guidance that, in a limited number of instances,
differs from policy guidance in the LUP. This is in part due to a lack of LUP policy specificity
and due in part to information derived from site specific technical analyses which were not
available when the LUP was adopted and which enable site planning at a level not possible
at that time. It is also in part due to a need to reconcile practical development design
direction in the specific plan with LUP policy that constrains such design. The proposed LUP
policy changes are shown in the following table in strikethrough and underlined text.

LUP LAND USE PLAN MAP AMENDMENT
From a procedural standpoint, after the City Council approves the LCP amendment and
adopts the specific plan, the LUP land use plan map must be amended to identify The Dunes
at Half Moon Bay Specific Plan as the land use and regulatory guidance document for
implementing development within the Surf Beach/Dunes Beach Planned Development area.
This action can be included as part of the resolution or ordinance for adopting the specific
plan.
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Proposed LUP Policy Amendments
1993 LUP Policy

Suggested Amendment

CHAPTER 2, LAND USE PLAN
Policy 2-29: Generally locate new visitor-serving commercial development facilities that provide lodging,
food, and automobile services within the downtown commercial core, within and near Ocean Colony/Half
Moon Bay Golf Links, at Pillar Point Harbor (near Dunes Beach), and in the Wavecrest area as designated in the
Wavecrest Conservancy Project.

Policy 2-29: Generally locate new visitor-serving commercial development facilities that provide
lodging, food, and automobile services within the downtown commercial core, within and near Ocean
Colony/Half Moon Bay Golf Links, at Pillar Point Harbor (near Dunes Beach), within the Surf Beach/Dunes
Beach Planned Development area, and in the Wavecrest area as designated in the Wavecrest Conservancy
Project.

CHAPTER 7, VISUAL RESOURCES
Policy 7-7: Recreational vehicle parks shall be sited and landscaped within five years of development to
assure full screening from public roads, vista points, public recreation areas, and residential areas.

Policy 7-7: Recreational vehicle parks shall be sited and landscaped within five years of development
to assure full screening reduce their visibility from public roads, vista points, public recreation areas, and
residential areas.

Policy 7-12: In areas affording broad views of the ocean from Highway 1 as indicated on the Visual
Resources Overlay Map, all new development shall be reviewed by the Planning Commission to ensure
conformance with the following criteria:
(a) Structures shall be sited and designed to preserve unobstructed broad views of the ocean and shall be
clustered to the maximum extent feasible.
(b) A landscaping plan shall be included in the development plans for approval and shall provide for
landscaping which, when mature, will not impede public views of the ocean.
(c) Building height shall not exceed one story or 15 feet, unless an increase in height would not obstruct
public views to the ocean from the Highway or would facilitate clustering of development so as to result in
greater view protection.

Policy 7-12: In areas affording broad views of the ocean from Highway 1 generally as indicated on the
Visual Resources Overlay Map and defined more precisely through a
site-specific visual analysis, all new development shall be reviewed by the Planning Commission to ensure
conformance with the following criteria:
(a) Structures shall be sited and designed to preserve protect unobstructed broad views view corridors of
to the ocean as defined through site specific visual analysis and shall should be clustered to the maximum
extent feasible. View corridor protection may be balanced with other important desired visual resource
attributes such as providing open space (private, common, and/or public open space) in an amount that
exceeds the minimum applicable open space standard.
(b) A landscaping plan shall be included in the development plans for approval and shall provide for
landscaping which, when mature, will not impede public views of the ocean through view corridors
defined through a site-specific visual analysis.
(c) Building height shall not exceed one story or 15 feet, unless an increase in height would not obstruct
public views to the ocean from the Highway through view corridors defined by a site-specific visual
analysis, or would facilitate clustering of development so as to result in greater view protection, or is
warranted to enable development to incorporate important visual resource attributes such as open space
(private, common, and/or public open space) in an amount that exceeds the minimum applicable open
space standard.

CHAPTER 9, DEVELOPMENT
Policy 9-9: Use of flexible design concepts, including clustering of units, mixture of dwelling types, etc.,
shall be required to accomplish all of the following goals:
(a) Protection of the scenic qualities of the site;
(b) Protection of coastal resources, i.e., habitat areas, archaeological sites, prime agricultural lands, etc., as
required by the Coastal Act;
(c) Avoidance of siting of structures in hazardous areas; and
(d) Provision of public open space, recreational, and/or beach access.

Policy 9-9: Use of flexible design concepts, including clustering of units, mixture of dwelling types,
providing open space (private, common, and/or public open space) in excess of applicable standards, etc.,
shall be required encouraged to accomplish all of the following goals:
(a) Protection of the scenic qualities of the site to the extent feasible on sites already designated for urban
development:
(b) Protection of coastal resources, i.e., habitat areas, archaeological sites, prime agricultural lands, etc., as
required by the Coastal Act;
(c) Avoidance of siting of structures in hazardous areas; and
(d) Provision of public open space, recreational, and/or beach access.

1993 LUP Policy

Suggested Amendment

9.3.3 Proposed Development Conditions for the Surf Beach/Dunes Beach Planned Development
(d) As a condition of approval, structures shall be clustered, maintained low in height, or constructed at low
elevations to the maximum extent feasible and specific view corridors shall be established (including the Young
Avenue right-of-way) and protected by easements so as to maintain views of the ocean from Highway 1.

(d) As a condition of approval, structures shall should be clustered, maintained low in height, or constructed
at low elevations to the maximum extent feasible. and sSpecific view corridors shall be established (including
the Young Avenue right-of-way) through a site-specific visual analysis and protected through site and
building development standards views through corridors by easements so as to maintain views of the ocean
from Highway 1 as visible through the view corridors. View corridor protection may be balanced with other
important desired visual resource attributes such as providing open space (private, common, and/or public
open space) in an amount that exceeds the minimum applicable planned development open space standard.

(f) At least the same amount of land now devoted to horse stabling, rentals, training, and riding shall be
maintained in such use or for other recreational purpose.

(f) At least the same amount of land now devoted to horse stabling, rentals, training, and riding shall be
maintained in such use or for other recreational purpose.
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1.0
Introduction

This visual resource assessment has been prepared at the request of the City of Half Moon
Bay. The analysis focuses on the changes to the visual setting that would occur from
construction and operations of the Dunes at Half Moon Bay proposed for the Surf
Beach/Dunes Beach Planned Development site in the Half Moon Bay.

1.1

BACKGROUND

Preliminary plans for the proposed Dunes at Half Moon Bay project were submitted to the
City of Half Moon Bay on January 10, 2018. Preliminary review of the plans was conducted
by City planning staff and other departments. Planning staff comments (Phillips, Cozzolino,
and Garrison 2018) state that the proposed project will “impact existing ocean views from
Highway 1,” and recommend preparing a visual impact alternatives analysis focusing on the
point of view of Highway 1 “that incorporates view corridors through the proposed
buildings and minimizes visual impacts to the extent feasible.” Additional detail was
requested related to the location and mass of the proposed parking garage relative to views
from the highway.
In light of the comments noted above, policy contained in the City of Half Moon Bay Local
Coastal Program Land Use Plan (LUP) and regulations in the City of Half Moon Bay
Municipal Code, this viewshed assessment describes available public views of the site and
focuses on evaluating potential effects of the project to the visual quality of existing ocean
views from the Highway 1 and to views of the inland foothills from the California Coastal
Trail.
Since the LUP was adopted in 1993, the visual environment in the vicinity of the project site
has changed, as have local attitudes toward the identification of critical visual resources
within the City of Half Moon Bay. These changes are documented in the Plan Half Moon Bay
Background Report and subsequent addendums (City of Half Moon Bay 2014; 2016), which
update current visual conditions and report the results of community input about visual
resource conditions. The information was used to supplement observations of the site made
during site visits, and to gauge viewer response to changes in the visual environment which
may result from developing on the site.
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1.2

PURPOSE AND METHODOLOGY

The purpose of this viewshed analysis is to identify and evaluate changes to the visual
environment that will result from the proposed Dunes at Half Moon Bay project. The change
in the aesthetic value of the visual character and quality of key views is demonstrated by
identifying existing visual resources in the project area, identifying key view corridors,
measuring the change that would occur as a result of the project, assigning a value to the
change, and predicting how the affected public would respond to or perceive those changes.
The analysis also identifies key view corridors across the site that provide viewing
opportunities of the ocean and inland foothills. The purpose is to guide site planning, project
design, and direction provided in the specific plan to be prepared for the project regarding
visual resources.

Federal Highway Administration and Caltrans Visual Impact
Assessment Methodology
This report follows a number of steps, generally following the guidance and approach
outlined in the Federal Highway Administration (FHWA) Visual Impacts for Highway Projects
(2015) and used by Caltrans District 4. This approach is an accepted methodology that uses a
rating system for evaluating the aesthetic value of visual resources in terms of visual
character and quality, and provides a means to assess resource change. The FHWA guidance
document is suitable for assessing the changes to the visual setting from public vantage
points within the Highway 1 travel corridor, in addition to the California Coastal Trail and
other public vantage points in the vicinity of the project site, which are identified and
described in greater detail later in the report. The steps involved in this process are as
follows:


Describe the project location and existing setting, including the physical
environment and regulatory policies applicable to the visual character and quality
of the project site;



Identify visual resources, key views, high‐value viewing corridors, and viewer
sensitivity;



Analyze existing visual resources, changes to them and predict viewer responses;
and



Assess the severity of visual change resulting from the project.

Resources utilized in this assessment include a site inventory and photo documentation of
the site and vicinity conducted by EMC Planning Group in February 2019; visual simulations
and perspectives provided by HKS Architects, Inc.; and landscape plans prepared by the
Guzzaro Partnership. Photographs taken by EMC Planning Group staff during the February
2019 site visit were taken at an eye‐level height of five feet, eight inches, to represent a
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pedestrian’s view frame. Site plans and elevations for the proposed project are provided in
Appendix A. Visual perspectives provided by HKS Architects are provided in Appendix B.
Landscape plans are provided in Appendix C.

Visual Character
Visual character is described in terms of visual attributes such as form, line, color, texture,
reflectivity, dominance and scale, and is used to describe, not evaluate. As such, these
attributes are neither considered good nor bad. A change in visual character can be evaluated
when it is compared with viewer responses to that change. Changes in visual character can
be identified by how visually compatible a proposed project would be with the existing
conditions by using specific visual character attributes such as form, line, texture, color, and
scale as indicators.

Visual Quality
Visual aesthetic quality, whether a project is visually pleasing or unpleasing, may be
perceived and valued differently from one person to the next and depends in part on the
context of the environment in which a project is proposed. The significance of visual changes
is assessed qualitatively based on consideration of the proposed physical change and project
design within the context of the surrounding visual setting.
Visual quality is evaluated by identifying the vividness, intactness, and unity present in the
viewshed within which the project is located. Public attitudes validate the assessed level of
quality and predict how changes in the visual environment can affect these attitudes and
perceptions of aesthetic value. This evaluative process helps to identify methods to address
each visual impact that may occur as a result of the proposed project. A numeric value for
existing visual quality is assigned using the Caltrans District 4 methodology.
In addition to viewer sensitivity, three criteria are used to evaluate visual quality in this
analysis are defined as follows:


Vividness is the extent to which the landscape is memorable and is associated with
distinctive, contrasting, and diverse visual elements.



Intactness is the integrity of visual features in the landscape and the extent to which
the existing landscape is free from non‐typical visual intrusions.



Unity is the extent to which all visual elements combine to form a coherent,
harmonious visual pattern.

1.3

PROPOSED PROJECT

The proposed project consists of an approximately 40‐bed hostel, a recreational vehicle (RV)
park, a hotel/conference center, a heritage agricultural use, a small farm‐style market and a
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recreational equipment rental facility located on approximately 48 acres between Highway 1
and the coastal bluffs of Dunes Beach, which is a component of Half Moon Bay State Park.
The project site is bisected by Young Avenue, which provides access to Dunes Beach.
Figure 1‐1, Regional Location, presents the regional location of the project site. Figure1‐2,
Aerial Photograph, presents an aerial view of existing site conditions. The proposed RV park,
hostel and recreational equipment uses are located on approximately 22 acres north of
Young Avenue. The proposed hotel/conference center site, heritage agricultural use and
farm‐style market are located on approximately 26 acres south of Young Avenue. Figure 1‐3,
Site Plan, presents the proposed site plan for the entire project.

Hotel/conference Center
Figure 1‐4, Hotel Site Plan, presents the proposed layout of the hotel/conference center south
of Young Avenue. The hotel/conference center includes a main lodge, spa, up to 212
guestrooms in seven two‐story buildings and 12 one‐story cottages. The approximately 3.5‐
acre heritage agricultural use and the associated farm store of approximately 5,000 square
feet are located adjacent to the hotel/conference center.
As part of the overall project, overhead utility lines would be placed underground including
those currently present on the west side of Highway 1 along the project frontage.
Parking for the hotel/conference center would be provided primarily by a four‐story garage
structure with the lowest level below grade, three small surface lots adjacent to the proposed
spa building, and additional surface lots near the farm store and guest units closest to
Highway 1. The parking garage is located near the southeast corner of the hotel site,
approximately 75 feet from Highway 1. The height of the garage measured from average
natural grade would be approximately 18.3 feet. The top level is identified in the project
plans as a location for siting solar panels, which could add to the visible height of the
structure, dependent upon their final placement. Design details of rooftop solar panels have
not yet been identified, although they are shown on the garage elevations in the project
plans.
The project plans identify the height of proposed buildings as measured from average
natural grade to ridgeline and from finished grade to ridgeline. The heights reported here are
those measured from average natural grade. Seven two‐story guestroom buildings, varying
in height from approximately 28 feet to approximately 30 feet, and twelve one‐story cottages,
each varying in height from approximately 13 feet to approximately 16.5 feet are situated in
clusters throughout the site, with the tallest buildings (two) located near the western
boundary of the site. The main lodge building is single level and will contain a lobby,
lounge, restaurant, fitness center, and 15,000 square feet of conference and event space. The
proposed lodge building is approximately 27 feet in height at its tallest point and is located
near the center of the hotel site. The proposed spa building is approximately 17.5 feet tall and
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is located adjacent to Young Avenue near the northwest corner of the hotel site. The farm
market building, approximately 23 feet in height, is located adjacent to Highway 1.
A minimum 15‐foot building setback is proposed along all property lines on the hotel site.
Over 50 percent of the area south of Young Avenue would be retained in a combination of
private, common and/or public open space. According to the landscape plan, 118 trees will
be planted on the hotel site.

RV Park
Figure 1‐5, RV Park Site Plan, presents the layout of the proposed RV Park north of Young
Avenue. Proposed improvements include up to 177 RV spaces with power, water and sewer
hookups, ten approximately 14‐foot‐tall “bunkhouses” intended for hostel‐type use, and an
approximately 5,000 square foot, 26‐foot tall office/clubhouse building with common‐use
swimming pool, barbeque, and fire‐pit areas. The proposed bunkhouses are located adjacent
to Young Avenue. An approximately 1,500 square foot equipment/bike rental “barn” is
located near the southwest corner of the RV site adjacent to Young Avenue. The structure is
approximately 15.5 feet tall with a gable roof shape.
Over 50 percent of the area north of Young Avenue site would be retained as private,
common, and/or public open space. The sizes of RV spaces range from about 2,000 square
feet to 4,000 square feet, which are significantly larger than typical RV park spaces. The
spaces are sufficient to accommodate all classes of motorhomes with or without a towed car,
and travel trailers with the towing vehicle.

Public Right-of-Way Improvements
The project includes improvements within the Highway 1 right‐of‐way. These include
undergrounding existing overhead power lines, bike lanes and pedestrian path, and
intersection control (assumed to be a traffic signal, but with a roundabout option being
considered) at Highway 1/Young Avenue. Young Avenue would be widened to two travel
lanes and a left‐turn lane onto Highway 1, and include a pedestrian/bike path and
landscaping. The existing 30‐foot right‐of‐way would be increased to 55 feet over one
segment of the road and to 67 feet over a second segment (containing the left‐turn lane)
through land dedication.
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Visual Resource Setting

2.1

PROJECT LOCATION AND SETTING

The project location and setting provides the context for determining the type and severity of
changes to the existing visual environment in terms of visual character and visual quality.
The project setting describes the viewshed, which is defined as the area of land that is visible
from, adjacent to, and outside the Highway 1 right‐of‐way and other identified public
vantage points. Within the overall viewshed, key public view corridors across the site are
identified based upon the availability of public views of the ocean and east toward the
foothills, both of which are identified in the city’s general plan as visual resources of public
importance.

Regional Setting
The City of Half Moon Bay is located on a relatively flat terrace between the Pacific Ocean
and the coastal foothills. The Half Moon Bay Existing Conditions, Trends, and Opportunities
Assessment (City of Half Moon Bay 2014) (Background Report) describes the visual setting of
the city as follows:
“Half Moon Bay and the surrounding area are considered to have a high
degree of visual quality, based on the area’s proximity to the ocean,
memorable landforms, undeveloped hillsides, open space, and
agricultural fields.”
“The region includes portions of the coastal foothills to the east, which
generally flatten out onto terraces near the coast. Along the coastline the
landform is widely varied and includes steep cliffs and bluffs facing the
ocean’s edge as well as broad, flat beaches and coves. Natural vegetation
of the region includes oaks, pines, redwood, and cypress trees in the hills,
and large stands of sycamore and willows that follow the creeks and
drainages on their way to the ocean. Large eucalyptus trees have also
established themselves throughout the region and are part of the visual
landscape. Coastal wetlands and marshes are part of the vegetative
interface between land and the sea.”
“The weather of the region is largely influenced by its proximity to the
Pacific Ocean. As a result, coastal fog is often part of the visual ambiance,

EMC Planning Group Inc.
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especially in the early summer months. Coastal fog also can have an effect
on the extent of available views throughout much of the region.”(page 6‐4)
“Throughout the length of Highway 1 in the Planning Area, the inland
foothills are a prominent visual element. Not only do the adjacent hills
reveal the natural and historic character, they also serve as a
compositional framework for the visual landscape of the area. Views of
the Pacific Ocean equally define the area’s aesthetic quality. Views of the
ocean and the harbor are most noticeable along the northernmost section
of Highway 1, where the roadway veers close to the shore. At several
locations along the highway, undeveloped land west of the highway
allows blue‐water vistas. The abundance of ocean, harbor, hillside, and
agricultural views combine for a moderately high level of visual quality as
seen from Highway 1 in the Planning Area.
Visually detracting elements include Highway 1 itself, including traffic,
signage and related features; commercial development that is visually
inconsistent with the area’s rural, historic or maritime character; and
overhead utilities.
Positive visual attributes and conditions associated with the Highway 1
corridor viewing experience include: views of the coastal mountain
hillsides and ridgelines; agricultural fields, operations, and greenhouses;
blue‐water ocean views; riparian corridors; historic buildings; Pillar Point
Harbor and Marina; and Pillar Point. Negative visual attributes and
conditions associated with the Highway 1 corridor viewing experience
include: vehicular traffic; the scale of the Highway 1/92 and Highway
1/Main Street intersections; overhead utilities and the substation; signage;
and generic and corporate architectural styles associated with newer
buildings.” (page 6‐8)
Figure 2‐1, City of Half Moon Bay Critical Visual Resources, presents representative
photographs of Half Moon Bay’s critical visual resources as identified in the Background
Report (pages 6‐27 – 6‐29) and its addendums.

Project Site
The approximately 47‐acre project site is located between Highway 1 and Dunes State Beach
(refer to Figure 1‐2). The project site is bound by Highway 1 to the east; Sweetwood State
Campground, Frenchmans Creek, beyond which lies the Sea Horse Ranch – Guided
Horseback Riding to the south; Dunes State Beach (Half Moon Bay State Park), a segment of
the California Coastal Trail and the Pacific Ocean on the west; and the Stoloski subdivision
and a small portion of Naples residential subdivision on the north. The distance between the
California Coastal Trail and the northern portion of the project site is about 100 feet. The
distance between the trail and the southern portion of the site is approximately 350 feet. The
California Coastal Trail alignment is shown in Figure 1‐2.
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The project site is also visible from a segment of the Naomi Patridge Trail, a public
pedestrian and bicycle trail, located on the east side of Highway 1 over the length of the
project frontage (refer to Figure 1‐2). Agricultural uses, including greenhouses, a wholesale
nursery, the Nurserymen’s Exchange, and a gated residential subdivision are located east of
the pedestrian and bicycle trail.
Figure 2‐2, Site photographs, shows the existing conditions on the project site. Young
Avenue bisects the site and provides access to Dunes State Beach parking lot and the
California Coastal Trail located to the west of the site. The public right‐of way is 30 feet wide;
the existing roadway pavement is approximately 18 feet wide with unpaved shoulders; on‐
street parking is prohibited over the length of Young Avenue (City of Half Moon Bay 2018).
A row of cypress trees lines the north side of the street.
The project site is relatively flat with a gradual slope towards the bluffs above Dunes Beach,
dropping in elevation by about twenty feet from Highway 1 to the western edge of the
property. The project site is comprised of 172 Assessor parcels; the portion of the site north of
Young Avenue consists of 164 vacant Assessor parcels and two single family homes on two
Assessor parcels located along the eastern boundary of the site. The two residential
properties have driveway access to Highway 1. With the exception of the two residential
parcels, the remainder of the project site is vacant, consisting of hobby agricultural dry‐
farmed hay and grassland that is periodically disked and/or mowed. At one time residential
development of the site was assumed.
The portion of the site south of Young Avenue consists of six parcels. The parcel adjacent to
Young Avenue shown as “Parcel C” on the engineering existing site plan (refer to Appendix
A) is occupied by a horse training facility, with driveway access to Young Avenue; “Parcel
B” is fenced and currently vacant with driveway access to Highway 1; “Parcel A” is
developed with a single‐family residence, ancillary storage buildings, and solid fencing with
two driveways to Highway 1. “Parcel D, Parcel E” and the remaining parcel adjacent to
Frenchman’s Creek are used for hobby agricultural row crop production.

Public Views
Visual resources of the project setting (viewshed) when viewed from public vantage points
are described below.

Highway 1
Highway 1 follows the coastline from southern California to northern California and in the
vicinity of Half Moon Bay, serves as the primary transportation corridor through the city.
The inland foothills and Pacific Ocean are likely the most memorable visual features of the
city to viewers on the highway. Along the length of Highway 1 in the vicinity of Half Moon
Bay, the inland foothills provide a visually prominent backdrop to the visual setting of the
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travel corridor and ocean. Highway 1 from the Santa Cruz County line to the southern city
limit of Half Moon Bay is a designated Scenic Highway by the California Department of
Transportation (Caltrans) Scenic Highway Mapping System (Caltrans 2019). Highway 1 from
just south of Half Moon Bay to San Francisco is identified as potentially eligible for
designation by Caltrans as a Scenic Highway (Caltrans 2019). The San Mateo County General
Plan identifies the segment of Highway 1 from the northern city limit of Half Moon Bay to
Pacifica as a Scenic Corridor (County of San Mateo 2019). The visual quality of these
segments of Highway 1 are characterized by panoramic vistas of the ocean, shoreline,
agriculture, and coastal and inland open space areas, punctuated by occasional development.
Within the city limit, Highway 1 consists primarily of a two‐lane divided highway with
traffic signals, left‐turn lanes, and merge lanes located at major intersections, overhead
utilities, signage, and scattered commercial developments. Numerous driveways have direct
access to the roadway. Development, vegetation, and weather conditions affect the
availability of views to the ocean from Highway 1. During the height of tourist season and at
other times of the year when popular local events attract visitors, Highway 1 experiences
heavy traffic volumes, which can contribute negatively to the overall aesthetic value of the
visual setting along the travel corridor.
Uninterrupted ocean and coastline views are available from Highway 1 south and north of
the city; within the city limit these ocean views are found in the vicinity of the Half Moon
Bay Harbor, north of the project site (refer to Figure 2‐1, Plates 3‐5). The project site is one of
several locations along the segment of Highway 1 within the city limit where opportunities
for distant views of the ocean are available due to a lack of development on land west of the
highway. Views of the distant ocean are available from Highway 1 over the project site and
other lands south of the project site near the Main Street intersection. Figure 2‐3, Public
Views at the Project Site from Highway 1, presents westerly views along the project frontage
from Highway 1. As illustrated by Figure 2‐3, the ocean appears as a narrow band on the
horizon that represents a fraction of the field of view relative to the dominant land and sky
components of the view. The influence of weather on the ocean’s visibility is illustrated by
the photographs in Figure 2‐1, Figure 2‐2, and Figure 2‐3. Unlike other areas of the city (refer
to Figure 2‐1), unobstructed and sweeping ocean views from Highway 1 that would be
considered a critical visual resource are not present across the site. The distance between the
viewer and the ocean in the critical views shown in Figure 2‐1 creates expansive viewing
opportunities that are intimate in scale, with the ocean as the dominant visual feature. In
these other locations, the proximity of Highway 1 to the ocean reduces the weather’s
influence on the ocean’s visibility. As a result the ocean’s dominance as a high‐value visual
resource is not dependent on atmospheric conditions in these locations. In contrast, due to
the greater distance between the viewer and the sea, the ocean is not the dominant visual
feature when looking across the
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site from Highway 1. The ocean is a distant visual feature that lies beyond the project site
and adjacent coastal bluffs and is visible from Highway 1 only when weather conditions
allow. Opportunities are available to view the distant visible ocean beyond the project site
from Highway 1. The duration of available views is short. When travelling on the highway at
the posted speed limit of 40 miles per hour, the site is visible for approximately 38 seconds
and the visible ocean view is available for approximately 11 seconds, although during peak
travel periods the project site and distant visible ocean views would be available for a greater
duration of time, due to traffic congestion and slower travel speeds.
Views of the site from Highway 1 at and south of Ruisseau‐Francais Avenue are obscured by
vegetation along Frenchman’s Creek and vegetation along the project frontage. Views of the
site from the north are blocked by existing development and stands of trees along the west
side of the highway. As shown previously in Figure 2‐2, when viewed from Highway 1,
views to the ocean and coastline across much of the site are obscured by trees and existing
development (refer to Figure 2‐2, Plates 1, 5, 6). Representative views of the northern portion
of the site are shown in Plates 1‐3 of Figure 2‐3. Representative views looking down Young
Avenue and across the southern portion of the site between Young Avenue and Frenchman’s
Creek are shown in Plates 4‐6. Limited opportunities for viewing the visible ocean are
available looking west across the site from Highway 1; however, most views are partially
obscured by vegetation and existing development along the project frontage. The greatest
opportunities for visible ocean views are concentrated on the southern portion of the site
adjacent to and including Young Avenue, which are shown in Figure 2‐3, Plates 1‐4.

Naomi Patridge Trail
Figure 2‐4, Public Views from Naomi Patridge Trail, presents views of and across the site,
when viewed from the Naomi Patridge Trail, a dedicated bicycle and pedestrian trail located
on the east side of Highway 1 in the vicinity of the project site between Ruisseau‐Francais
Avenue to the south and Roosevelt Road to the north. Beyond the southern project
boundary, the trail continues southward on the west side of the highway from Ruisseau‐
Francais Avenue to Highway 92, approximately 1.4 miles south of the project site. Views of
the site from the trail are similar to those available from the highway although the trail is at a
slightly lower elevation (two to three feet) than the Highway 1 roadway surface. Adjacent to
the project site, viewing opportunities of the distant visible ocean are available from several
vantage points along the trail, due largely to the duration of travel time by a pedestrian or
cyclist. The influence of weather conditions on the visibility of the distant ocean is also
apparent in the views from the trail (refer to Figure 2‐4). Similar to the views from Highway
1 much of the site and views across it to the distant ocean are obstructed by vegetation and
existing development.

EMC Planning Group Inc.

2‐11

2.0

Visual Resource Setting

Young Avenue
Young Avenue provides pedestrian, bicycle, and vehicle access through the site to the
California Coastal Trail and the Dunes Beach parking lot. Young Avenue is identified as a
Scenic Coastal Access Route in the Half Moon Bay Municipal Code, Chapter 18. Figure 2‐5,
Public Views from Young Avenue, presents views along Young Avenue. Views north from
Young Avenue are obscured by a line of cypress trees on the north side of the street,
although as the viewer travels west and the distance between the viewer and the ocean is
reduced, the ocean as a visual feature becomes more apparent near the western property line
of the site. Views south from the roadway are unobstructed and key visual attributes include
foreground views of the open fields and corrals on the site; midpoint views of the fencing
and agricultural uses beyond the horse facility, the eucalyptus grove along Frenchman’s
Creek and bluff vegetation located between the site and the Coastal Trail. Distant views of
the inland mountains to the southeast and of the ocean to the southwest are also available.

California Coastal Trail
A portion of the California Coastal Trail is located adjacent to the site between Dunes Beach
and the west boundary of the project site as shown in Figure 1‐2. At the time of the site visit
views of the site from the trail were partially obscured by vegetation between the site and the
trail. From the south, the trail alignment skirts the Sweetwood Campground and Dunes
Beach parking lot before crossing Young Avenue and continuing north parallel to the west
boundary of the proposed RV site. Adjacent to the proposed RV site, the distance between
the trail and the western boundary is about 100 feet. The trail alignment shifts farther west
toward the Dune Beach parking lot; the distance between the site and the trail is about 350
feet. Unobscured views of the inland foothills are available from the trail. Figure 2‐6, Public
Views from the California Coastal Trail, represents available views from the trail.

Additional Public Vantage Points
Representative views from Frenchman’s creek, Sweetwood State Campground, an access
road to the campground, and the Dunes Beach Parking Lot, are provided in Figure 2‐7,
Additional Public Views. Views of the site from the City of Naples residential subdivision to
the north are blocked by the vegetation between the site and the subdivision streets
(GoogleEarth 2019).

Frenchman’s Creek and Sweetwood State Campground
The Frenchman’s Creek Trailhead to Sweetwood State Campground is located on the west
side of Highway 1 near the southeast corner of the project site at the intersection of
Highway 1 and Ruisseau‐Francais Avenue. This public trail leads to the coastline and
Sweetwood Campground through a grove of eucalyptus trees. The forested character of the
trail limits the opportunities available for distant views across the site of the ocean and
headlands. Views of these distant visual features are available but are partially obstructed by
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the numerous trees and understory vegetation. Views north across the site are available from
the walk‐in camping area of Sweetwood State Campground located adjacent to the
southwest corner of the project site.

Dunes Beach
Dunes Beach is part of the Half Moon Bay State Parks system. Accessible by Young Avenue
and the California Coastal Trail, this beach includes a bluff top parking lot and public
restroom. The beach is accessed from the parking lot via paths leading across and down the
bluffs. The project site is visible from the parking lot but is not visible from the beach, which
is at a substantially lower elevation than the adjacent bluffs (approximately 30 feet lower).

2.2

REGULATORY SETTING

Land Use Designations and Zoning
The LUP land use designation for the site is Planned Development District. The site is zoned
as Planned Unit Development (PUD). The portion of the site north of Young Avenue is
identified as a paper subdivision in the LUP. Paper subdivisions are defined by the LUP as
having existed for many years and as such, are previously committed to urbanization (City
of Half Moon Bay 1993, page 131).
Highway 1 is identified as a scenic corridor in the LUP. The LUP associates the project site
with “broad” ocean views from Highway 1 on the LUP Visual Resources Overlay, but does
not provide a definition of broad ocean views. Highway 1, Young Avenue, and the project
site are identified as Visual Resource Areas in Half Moon Bay Municipal Code section
18.37.020.
The portion of the site located between Young Avenue and Frenchman’s Creek is identified
in the Background Report as a primary view corridor from Highway 1 (City of Half Moon
Bay 2014, Figure 6‐1).
Numerous guidance documents regulate the architectural, landscape, and lighting design of
new development in Half Moon Bay. These documents include the Half Moon Bay General
Plan and Local Coastal Program (1993), the General Plan Park and Recreation Element,
municipal code, and California Coastal Act policies. Existing visual resource policy guidance
and regulations relevant to the project site and proposed project are outlined below.

California Coastal Act
Highly scenic areas and special communities or neighborhoods, which function as significant
visitor destination areas are defined as sensitive coastal resource areas in Section 30116 of the
Coastal Act.
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Section 30251 of the Coastal Act states that the scenic and visual qualities of coastal areas
shall be considered and protected as a resource of public importance. Permitted
development shall be sited and designed to protect views to and along the ocean and scenic
coastal areas, to minimize the alteration of natural land forms, to be visually compatible with
the character of the surrounding areas, and, where feasible, to restore and enhance visual
quality in visually degraded areas. New development in highly scenic areas, such as those
designated in the California Coastline Preservation and Recreation Plan prepared by the
Department of Parks and Recreation and by local government, shall be subordinate to the
character of its setting.

Local Coastal Program
The entire project site is identified as a Visual Resource Area in the LUP and municipal code,
and is associated with having broad ocean views from Highway 1. The LUP does not
provide a definition of “broad ocean views.”
LUP Chapter 7 identifies a number of key scenic resources in proximity to or including the
project site that are highly valued by the community. These resources include: upland slopes;
roadside views, city pattern, and scenic highways; and significant structures and historic
areas. LUP policies for visual resources are found in Chapter 7.3. Among other items,
policies address the Highway 1 scenic corridor, placement of utilities, design review for new
development, and protection of ocean views. Open fields along Highway 1 are identified as
affording views of the ocean, hills, and riparian corridors and for providing access routes to
area beaches. The LUP further states that the quality of access routes to beaches should be
maintained and enhanced (City of Half Moon Bay 1993, page 90), and that coastal visual
resources be protected by careful placement and design of new development (page 126). The
policies listed below are relevant to viewer perceptions of the aesthetic value of changes to
the visual character and quality of the site.
Policy 2‐5: No structure shall be built within 15 feet of an accessway or the
boundary of public shoreline recreation area ownership. A greater
distance may be required to minimize adverse visual impacts, to protect
residential privacy, or to protect public access.
Policy 7‐1: The City will establish regulations to protect the scenic corridor
of Highway 1, including setbacks for new development, screening of
commercial parking, and landscaping in new developments. The City will
establish and map scenic corridors for Highway 1 to guide application of
the policies of this chapter. Minimum standards shall include all areas
within 200 yards of State Highway 1 which are visible from the road.
Policy 7‐4: Utilities shall continue to be placed underground in all new
developments.
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Policy 7‐5: All new development, including additions and remodeling,
shall be subject to design review and approval by the City Architectural
Review Committee.
Policy 7‐6: Parking facilities and recreational structures, including
campers, located in public regional recreational areas, private recreational
areas, visitor‐serving commercial areas and other developments shall be
designated to minimize visibility from the beach.
Policy 7‐7: Recreational vehicle parks shall be sited and landscaped within
five years of development to assure full screening from public roads, vista
points, public recreation areas, and residential areas.
Policy 7‐11: New development along primary access routes from Highway
1 to the beach, as designated on the Land Use Plan Map, shall be designed
and sited so as to maintain and enhance the scenic quality of such routes,
including building setbacks, maintenance of low height of structures, and
landscaping which establishes a scenic gateway and corridor.
Policy 7‐12: In areas affording broad views of the ocean from Highway 1
as indicated on the Visual Resources Overlay Map, all new development
shall be reviewed by the Planning Commission to ensure conformance
with the following criteria:
(a)

Structures shall be sited and designed to preserve unobstructed broad
views of the ocean and shall be clustered to the maximum extent feasible.

(b)

A landscaping plan shall be included in the development plans for
approval and shall provide for landscaping which, when mature, will not
impede public views of the ocean.

(c)

Building height shall not exceed one story or 15 feet, unless an increase in
height would not obstruct public views to the ocean from the Highway or
would facilitate clustering of development so as to result in greater view
protection.

Chapter 9 of the LUP includes a discussion of new development consistency with LUP
policies for protection of visual resources through the designation of Planned Development
Districts. As noted above, the districts are intended to permit maximum site planning and
design flexibility within established density limits in order to accomplish requirements with
respect to other provisions of the LUP. Density limits are established for the entire district in
order to prevent overloading of local streets, highway congestion, and elimination of open
space. Site densities will vary in accordance with specific plans. The intent is to cluster units
in order to protect scenic resources within these districts. Policies within Section 9.3.2 also
identify permitted and conditionally permitted uses within the planned development land
use designation. Relevant policies are as follows:
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Policy 9‐9(a): Use of flexible design concepts, including clustering of units,
mixture of dwelling types, etc., shall be required to accomplish protection
of the scenic qualities of the site.
Policy 9‐12: The amount of public, private, and common open space in a
Planned Development shall be specified in the Development Plan. The
required amount of common and public open space shall be at least 20
percent of the gross area. The City shall determine the amount of public
open space required for coastal access and recreation and protection of
public views, if not specified elsewhere in this Plan.
Section 9.3.3 of the LUP identifies the site as the “Surf Beach/Dunes Beach area.” The tract
north of Young Avenue is identified as being zoned for single‐family development on 6,000
square‐foot lots, with a theoretical development potential for 91 units. At the time the LUP
was adopted, zoning on the portion of the site south of Young Avenue was for single‐family
units on 7,500 square‐foot lots, with a theoretical development potential of about 150 units
(City of Half Moon Bay 1993, page 149). Much of the discussion in this section acknowledges
that residential development in accordance with the residential zoning would result in
additional street connections with Highway 1 and elimination of views of the ocean. The site
is identified as an opportunity area for Coastal Act priority land uses including visitor‐
serving facilities and commercial recreation (page 150). Section 9.3.3 includes a number of
conditions with which future development of the site must conform. Condition (d) is
particularly relevant to the discussion of visual resources:
Development Condition (d): As a condition of approval, structures shall
be clustered, maintained low in height, or constructed at low elevations to
the maximum extent feasible and specific view corridors shall be
established (including the Young Avenue right‐of‐way) and protected by
easements so as to maintain views of the ocean from Highway 1.

General Plan Park and Recreation Element
The General Plan Park and Recreation Element (1995) identifies the undeveloped quality of
scenic open space as a visual characteristic of sites with high aesthetic value and preservation
of this characteristic is a high priority (City of Half Moon Bay (1995, page 1). Park and
Recreation Element Figure 6, Land Use and Zoning identifies the project site as “Private ‐
Development Pending”, for which development plans or subdivision plans are on file.

Half Moon Bay Municipal Code
Chapter 18.15 of the municipal code implements LUP policies for Planned Developments by
establishing the Planned Development Land Use (PUD) zone district. The purpose of the
district includes providing for a variety of uses, for the flexibility required for achievement of
coastal access goals, prevention of piecemeal development, protection of coastal resources,
and provision of open space and recreation areas. Development plans or specific plans are
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required to guide the orderly development of land within the district in conformance with
the policies identified in the LUP and general plan.
Section 18.15.010H requires a minimum of 20 percent of the land area within a planned
development be public or private open space. Section 18.15.015 requires a minimum building
site area of one acre. Section 18.15.025 permits land uses that are consistent with the
permitted uses, densities and intensities established in the LCP/LUP, general plan or
approved planned unit development plan or specific plan for the site. Section 18.15.040 sets
forth required findings for approval of development including a finding that the plan is
compatible with surrounding land uses, and the adoption of the plan will result in superior
design and development of the site.
Chapter 18.37 implements LUP Section 7.3 policies for the protection of scenic resources. This
chapter defines Visual Resource Areas and provides development standards to protect the
scenic and visual qualities of coastal areas as resources of public importance, ensure that new
development is located to protect views to and along the ocean and scenic coastal areas,
minimize the alteration of natural land forms, restore and enhance visual quality in visually
degraded areas, and allow development only when it is visually compatible with the
character of the surrounding areas. Development and design standards for all development
within Visual Resource Areas are addressed. Development projects, including additions and
remodeling, are subject to the standards for review by the planning department staff,
architectural review committee and planning commission. New development within PUDs is
subject to the requirements of the LUP and development and design review standards for
landscaping, signs, screening, lighting, parking areas and utilities.
Highway 1, Young Avenue, and the project site are defined as Visual Resource Areas in the
section 18.37.020. Highway 1 is defined as a Scenic Corridor (Section 18.37.020.A.1); Young
Avenue is identified as a Scenic Coastal Access Route (Section 18.37.020.A.3); the project site
is also identified as having “broad ocean views” in section 18.37.020.A.2.b.
The following standards for Visual Resource Areas and Scenic Corridors are identified in in
the municipal code:

Section 18.37.020 Visual Resource Areas
The community development director shall prepare and maintain maps of
all designated visual resource areas within the city, based upon the visual
resources overlay map contained in the city’s local coastal program land
use plan. Visual resource areas within the city are defined as follows:
A.

Scenic Corridors. Visual resource areas along the Highway One corridor
and scenic beach access routes, defined as follows:
1.
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2‐25

2.0

Visual Resource Setting

Highway One is designated as a scenic highway by the state of
California and in those areas shown on the visual resources
overlay map in the city’s local coastal program land use plan.
2.

3.

Broad Ocean Views. Areas providing broad ocean views from
Highway One, as indicated on the visual resources overlay map
in the city’s local coastal program land use plan. Specifically,
these areas are located within the following boundaries:
a.

Between the breakwater in Pillar Point Harbor on the north
to Magellan Avenue on the south.

b.

Between the southerly edge of the city of Naples
subdivision on the north and Sweetwood State Park on the
south.

c.

Between Frenchmans Creek on the north and Wave Avenue
of El Mar Beach Subdivision on the south.

Scenic Coastal Access Routes. Primary access routes from
Highway One to major parking facilities adjacent to the state
beaches: Young Avenue, Venice Boulevard, and Kelly Avenue;
and secondary access routes from Highway One to minor
parking facilities: Wavecrest Road, Redondo Beach Road,
Miramontes Point Road.

Section 18.37.030 Scenic Corridor Standards:
Public views within and from scenic corridors shall be protected and
enhanced, according to the following standards:
A.
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Development within areas shown on the visual resources overlay map as
providing broad ocean views. Development may not significantly obscure,
detract from, or negatively affect the quality of broad ocean views. All
new development shall be reviewed by the planning commission for
conformance with the following criteria:
1.

Structures shall be sited and designed to preserve unobstructed
broad views of the ocean and shall be clustered to the maximum
extent feasible.

2.

A landscaping plan shall be provided which incorporates
landscaping species which, when mature, will not interfere with
public views of the ocean.

3.

Within the mapped area of the visual resources overlay map,
building height shall not exceed one story or fifteen feet, unless
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an increase in height would not obstruct public views to the
ocean from the highway or would facilitate clustering of
development which would result in greater view protection. The
building height may be increased upon approval by the planning
commission, if findings are made that greater view protection
will result or public views will not be obstructed, but in no case
shall building height exceed a height of twenty‐eight feet.
B.

Development within the Highway One corridor and scenic corridors along
all designated shoreline access routes as indicated on the visual resources
overlay map where existing permits or development does not exist. In
general, structures shall be:
1.

Situated and designed to protect any views of the ocean and
scenic coastal areas. Where appropriate and feasible, the site plan
shall restore and enhance the scenic quality of visually degraded
areas.

2.

Located where least visible from the public view. Development
shall not block views of the shoreline from scenic road turnouts,
rest stops or vista points.

3.

Designed to be compatible with the environment, in order to
maintain the natural features such as streams, major drainage,
mature trees, and dominant vegetative communities.

4.

Set back an appropriate distance from the Highway One right‐of‐
way and from scenic beach access routes in accordance with the
intent of this chapter.

5.

Designed to maintain a low height above natural grade, unless a
greater height would not obstruct public views.

Plan Half Moon Bay Background Report – Visual Resources
Half Moon Bay prepared the Plan Half Moon Bay Existing Conditions, Trends, and Opportunities
Assessment (City of Half Moon Bay 2014) (“Background Report”) to identify critical visual
resources that contribute to the “unique visual character” of Half Moon Bay.
Since the 1993 LCP was adopted, the visual setting has changed, and insight into changes in
viewer sensitivity and perceptions of visual quality can be inferred from the Background
Report. Three addenda to the report were prepared to summarize public comments received
on the report between June 2014 and September 2015. Addendum 3, Supplemental
Information and Comment Summary, was prepared in 2016 to comprehensively address all
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comments received on the report. The July 2014 version of the Background Report with the
2nd and 3rd addenda is the final version of the report.
Figure 6‐1 of the Background Report identifies only Young Avenue and the southern half of
the project site between Frenchman’s Creek and Young Avenue as a public view corridor.
Page 5 of the 2016 Addendum 3, Supplemental Information Comment Summary (City of
Half Moon Bay 2016), clarifies that Figure 6‐1 intends to illustrate view corridor areas for
both the ocean and the foothills, and states that ocean view corridor locations correspond to
land areas between Highway 1 and the ocean in areas where limited development is present.
The Background Report describes available views as consisting of land adjacent to ocean
beaches, and acknowledges that ocean water can only be viewed from the tops of adjacent
bluffs and beaches, and in most cases, not from nearby flat lands. The addendum discussion
further notes that Figure 6‐2 of the Background Report identifies land uses (historic resources
and agriculture) and natural features (e.g. hillsides and ridgelines, riparian corridors) that
are visual resources that help define the unique visual quality of the Half Moon Bay
landscape.
The following critical visual resources are identified in the Background Report:


The Pacific Ocean;



Surrounding hillsides and ridgelines;



Agricultural fields and operations;



Pillar Point Harbor and Marina;



Pillar Point;



Sandy beaches, bluffs, and shoreline;



Creeks and riparian corridors;



Historic buildings, structures, and properties;



Pedestrian‐scale buildings and streetscapes;



Parks and recreation areas;



Mature roadside trees; and



Significant stands of vegetation.

Photographic examples of these resources are included on pages 6‐27 to 6‐29 of the
Background Report, and identify the sweeping ocean views north of the project site near
Pillar Point and the harbor as critical visual resources of high quality. Several photographs
from the report are included herein (refer to Figure 2‐1).
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VISUAL SENSITIVITY

Viewers and Viewer Sensitivity
The population affected by the proposed project is composed of viewers. Viewers are people
whose views of the landscape may be altered by the proposed project—either because the
landscape itself has changed or their perception of the landscape has changed.
There are three major types of viewer groups for the proposed project: neighbors, users of
Highway 1, and users of public trails. Each viewer group has its own level of viewer
exposures and viewer sensitivity, resulting in distinct and predictable visual concerns for
each group, which ultimately help to predict responses to visual changes. For example,
frequent highway and trail users may have a heightened awareness of the area, which would
equate to a high viewing sensitivity. Highway users include local residents, workers,
commuters, commercial haulers, and tourists, trail users include local residents and tourists.
Unlike frequent users of the travel corridors and trails, tourists would be expected to have a
lower awareness of the area, and a lower sensitivity to the visual change resulting from
implementation of the proposed project.

Neighbors
Neighbors are people who have views to the project site. In this case, neighbors are
categorized by various land use types: residential, retail, recreational, and agricultural, which
may overlap with highway and trail viewer groups with distinct reasons for being in the
corridor and therefore having distinct responses to changes in visual resources. For this
report, residential neighbors are assumed to have a moderately high sensitivity. For this
project the following neighbors were considered:


Residents of the single‐family residences that will remain within the project
boundary; and



Residents of the subdivision east of Highway 1.

Residents of the City of Naples subdivision to the north are not considered, as views to the
site are blocked by vegetation located between the project site and the public streets in the
subdivision.

Highway Users
Highway users are people who have views from the road. These viewers are categorized into
different viewer groups by mode of travel or by reason for travel. Mode of travel creates
viewer groups such as pedestrians, bicyclists, transit riders, car drivers and passengers, and
truck drivers. Categorizing viewers by their reason for travel creates viewer groups such as
tourists, commuters, and haulers. For this analysis Highway 1 users are categorized into
three viewer groups:
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Daily commuters (transit and personal vehicle);



Commercial haulers; and



Tourists.

Trail Users
These viewers include campers using the Sweetwood Campground and trail users
categorized by mode of travel to yield three viewer groups.


Campers;



Pedestrians; and



Bicyclists.

Viewer Response
Viewer response is a measure or prediction of the viewer’s reaction to changes in the visual
environment based on viewer exposure and viewer sensitivity.

Viewer Exposures
Viewer exposure is a measure of the viewer’s ability to see a particular object. Viewer
exposure has three attributes: location, quantity, and duration. Location relates to the
position of the viewer in relationship to the object being viewed. The closer the viewer is to
the object, the more exposure. Quantity refers to how many people see the object. The more
people who can see an object or the greater frequency an object is seen, the more exposure
the object has to viewers. Duration refers to how long a viewer is able to keep an object in
view. The longer an object can be kept in view, the greater the exposure. High viewer
exposure helps predict that viewers will have a response to a visual change.
Residents of the two single‐family residences that will remain on the north side of the project
site adjacent to Highway 1 would have the highest exposure to visual changes due to their
time spent in proximity to the proposed RV site; however, there are only two parcels with
residential uses that would have the highest level of sensitivity. The quantity of these
residential viewers with high exposures is limited. Residents of two‐story homes within the
gated residential community east of Highway 1 would have low to moderate sensitivity due
to the relatively few residences with views of the site and due to the fact that existing
vegetation located between the homes and the project site would substantially screen the site
from view.
Employees of the commercial and agricultural uses across Highway 1, daily commuters, and
commercial haulers who regularly use the Highway 1 corridor would be expected to have a
moderate exposure to changes in the visual resource. These exposures may be frequent, but
their duration is limited. At the posted speed limit of 40 miles per hour, a vehicle on
Highway 1 will pass the entire project frontage in approximately 38 seconds. Views across
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the site to the distant ocean comprise about 30 percent of the project frontage, and the
duration of available views of and over the site from a vehicle on Highway 1 is
approximately 11 seconds at 40 miles per hour for this viewer group. Viewer awareness of a
change in the visual resource will also be affected by the viewer’s activity as a driver or
passenger and by traffic volumes that may reduce travel speeds or require greater attention
to road conditions. Tourists would have the lowest degree of exposure to the change due to
the infrequency of their use of this corridor, and the abundance of unobstructed blue‐water
vistas elsewhere along Highway 1 to the north and south of the project site.
Pedestrian and bicycle viewers using the Naomi Patridge Trail would be expected to
experience a greater duration of views across the site of the distant visible ocean due to
slower travel speeds. Local trail users would have greater familiarity with the visual
character of the site and its surroundings due to more frequent exposures. Viewer exposures
would be moderate, based on the increased duration of the view, but the quantity of viewers
in this group is expected to be low and fewer than users of the trail network that traverses
the shoreline.
Viewers using Young Avenue would be expected to experience a high duration of views of
the site and distant visible ocean due to slower travel speeds and fewer visual obstructions
along the roadway. Viewers within this corridor would likely consist of local residents and
visitors, but no commuters. Local resident viewers would have the greatest exposures due to
their familiarity with the site and its environs. Viewer exposures along Young Avenue are
expected to be moderate, due to the orientation of the roadway perpendicular to the ocean,
and based on the increased duration of the view; however, the quantity of viewers in this
group is relatively small in comparison to viewers on Highway 1 and users of the Coastal
Trail network that traverses the shoreline. Trail users, beach goers, and campers on the west
side of the site have a high exposure to the visual character of views within the east‐facing
view corridor, although activity would be focused on the undeveloped coastal bluffs and
beach areas to the west. Pedestrians, cyclists, and campers exposures to the site would be
relatively infrequent but longer in duration than viewers in vehicles. Exposures would be
relatively more frequent by local residents using the trails and/or beach, although the
duration of exposures would be limited to the time spent adjacent to the site. The site is not
visible from Dunes Beach. Again, tourists would be expected to have the lowest exposure to
changes on the site within the east‐facing corridor due to their infrequent use of this area.

Viewer Sensitivity
Viewer sensitivity is a measure of a viewer’s recognition of a particular object, based on
activity, awareness, and local values. Activity relates to the preoccupation of viewers—are
they preoccupied, thinking of something else, or are they truly engaged in observing their
surroundings. The more they are actually observing their surroundings, the more sensitivity
viewers will have of changes to visual resources. Awareness relates to the focus of view—the
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focus is wide and the view general or the focus is narrow and the view specific. The more
specific the awareness, the more sensitive a viewer is to change.
Local values and attitudes also affect viewer sensitivity. If the viewer group values aesthetics
in general or if a specific visual resource has been protected by local, state, or national
designation, it is likely that viewers will be more sensitive to visible changes. High viewer
sensitivity helps predict whether viewers will have a high concern for any visual change.

Viewers
Residents on and adjacent to the project site are expected to have the highest sensitivity to
visual changes in their immediate surroundings due to higher exposures to the site; activity
and awareness is predicted to be high for this viewer group, although the viewer group is
very small.
Daily commuter and commercial hauler sensitivity is predicted to be moderate based on
familiarity with the visual environment through which they routinely travel. Viewer
sensitivity of this viewer group could also be affected by thoughts other than the aesthetic
value of the corridor. For these viewers, awareness could be either general or specific
dependent on familiarity with the project site and mode of travel. Predicted sensitivity for
this group is moderate.
Pedestrians and cyclists within the Highway 1 or Young Avenue travel corridors would have
a high awareness and moderate activity while passing the site, and are expected to have a
moderate to high level of sensitivity based on high exposures. Sensitivity is predicted to be
moderately high for this group. The awareness of infrequent users to changes within the
corridor would be low given their limited exposures to visual resources considered familiar
to residents and daily users of the corridor.
Tourists would have the lowest sensitivity to resource changes within the site due to their
infrequent exposures and a more general awareness of the broader and overall visual quality
of the corridor along the coast, including the expansive, unobstructed ocean views that are
available from the public trails west of the site.

Local Values and Attitudes
Local values and attitudes that may affect viewer sensitivity are reflected in existing LUP
policy and municipal code provisions as well as public comment received during community
engagement activities conducted as part of the Background Report. The Coastal Act and the
existing LUP identify scenic and visual qualities of coastal areas that shall be considered and
protected as resources of public importance. As reflected in the LUP, scenic corridors within
the Highway 1 travel route are valued as visual resources of local importance. The project
site is identified in the LUP Visual Resource Overlay District and is identified as a Visual
Resource in the municipal code. Development of the site is allowed subject to compliance
with LUP policies for Planned Development uses and policies.
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The Background Report provides an updated description of Half Moon Bay’s visual
environment with high aesthetic value. The report notes that the prevalence of ocean, harbor,
hillside, and agricultural views combine for a moderately high level of visual quality as seen
from Highway 1 (page 6‐8), and the report provides representative photographs of highly
scenic critical visual resources (pages 6‐27 – 6‐29). Some of these images are included in
Figure 2‐1 of this viewshed analysis. Figure 6‐1 of the Background Report identifies view
corridor areas for both the ocean and the foothills. The portion of the project site south of
Young Avenue is identified in this figure. The identified ocean view corridor locations
correspond to land areas between Highway 1 and the ocean where limited development is
present. The project site is identified as a “Planning Area”, on Figure 6‐2 of the report, but is
not identified as a critical visual resource. Views within the view corridors identified in the
Background Report were found to consist of land adjacent to ocean beaches. The report notes
that ocean water can be viewed from the tops of adjacent bluffs and beaches, and in most
cases, not from nearby flat lands (City of Half Moon Bay 2016).

2.4

GROUP VIEWER RESPONSE

The narrative descriptions of viewer exposure and viewer sensitivity for each viewer group
were merged to establish the overall viewer response of each group. The adjacent resident
viewer group would have a low to moderate group response to the resource change based
on the overall small number of residents affected. The Highway 1 daily commuter and
commercial hauler viewer group is expected to have a moderate response based on a
moderate sensitivity but low exposures, due to the relatively short duration of travel through
the affected corridor. Bicyclists and pedestrians as a group may have high exposures based
on the duration of exposures within the affected corridors, but individually are expected to
have a moderate sensitivity due to fewer numbers of viewers and frequency of exposures to
site conditions.
Local attitudes and values are expected to result in an overall moderate‐high sensitivity from
the community as a whole based on adopted state and local adopted policies, programs, and
zoning code standards listed previously. Tourist traffic would have a low to moderate
response based on low to moderate sensitivity due to the infrequent exposures to the site,
and the availability of expansive shoreline and inland views elsewhere in proximity to the
site.
Therefore, the aggregate viewer response is predicted to be moderate.
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3.1

VIEW CORRIDORS

Changes in the aesthetic value of visual resources are assessed by evaluating the visual
character and the visual quality of the visual resources that comprise views west from
Highway 1 and the Naomi Patridge Trail, and views east from the Coastal Trail before and
after the construction of the proposed project. The evaluation of the change in value of the
resource is informed by the change to the resource and the anticipated viewer response to
the change.
Because it is not feasible to analyze all the views in which the proposed project would be
seen, it was necessary to select key view corridors based on a combination of the anticipated
viewer exposures and sensitivity to users of public viewing areas, observations made during
the site visit, and the results of the city’s current outreach and background reporting as
described earlier in this report.
Analysis of the views from Highway 1, including views from the Naomi Patridge Trail, and
from the Coastal Trail would most clearly demonstrate the change in the visual resources
from the proposed project. These views represent the viewer groups with the highest
potential to be affected by the proposed project based on viewer exposure (number of
viewers, location, frequency, duration), and viewer sensitivity (activity, awareness, and local
values). This section describes and evaluates the changes to the visual resources within views
west and views east and includes a discussion of existing and proposed opportunities for
views west to the visible ocean, and views east of the inland foothills. The assessment
identifies key view corridors and within them, compares existing visual conditions to the
proposed project and calculates the predicted viewer response to the changes.

Key View Corridors
The availability of views to the visual resources on and in proximity to the site is, in part,
dependent on their visual character, topography, the presence/absence of vegetation or other
visual barriers, extent of existing development, distance between the viewer and visual
features, duration of views, and atmospheric conditions. Key view corridors were identified
based on the Background Report, and updated with observations made during the site visit.
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Views West from Highway 1 and the Naomi Patridge Trail-Existing
Visual Conditions
The Background Report identifies the portion of the site south of Young Avenue as a visual
resource area where views to the ocean from Highway 1 exist due to the limited
development on the site.
Figure 3‐1, Existing View Corridors from Highway 1, displays the extent of the available
view corridors from Highway 1 and the Naomi Patridge Trail across the site to the distant
visible ocean. The ocean is considered “distant” in this context, as substantially closer, and
broad views of the ocean are available from Highway 1 within Half Moon Bay in other
locations (e.g. at Pillar Point) and from locations to the north and south of Half Moon Bay.
The view corridors to the ocean were identified during the site visit and represent the
portions of the site over which the distant ocean would be visible on a clear day. The
locations and breadth of the view corridors is most influenced by visual barriers, described
previously, located along the western edge of Highway 1, structures within the site, and a
line of cypress trees located along the southern edge of Young Avenue. These features
completely block or significantly obscure views to the distant ocean along a significant
segment of Highway 1 and the Naomi Patridge Trail as described below.
The contribution of the ocean to the visual landscape within the corridors is dependent on
daily weather conditions. The visual character of the distant visible ocean is characterized by
the line, color and reflectivity of the horizon, which, are either not apparent or are subdued
on overcast days, and are more distinctly visible on clear days (refer also to the photographs
in Figure 2‐3 and Figure 2‐4). Therefore, this viewing corridor represents the extent of
available viewing opportunities of the distant ocean.
Approximately 30 percent, or 600 lineal feet of the project site frontage along Highway 1, is
free from visual obstructions such as trees, buildings, and other structures that otherwise
prevent uninterrupted views to the west towards the ocean. This is the approximate distance
between the cypress trees that line the north side of Young Avenue and the home adjacent to
Highway to the south of Young Avenue. This gap in obstructions represents the largest view
corridor over the site and the southern portion of the site through which distant views of the
ocean are available, particularly on clear days. Plates 4‐6 in Figure 2‐3 show the
representative views from within this corridor on both clear and overcast days. Young
Avenue is within this view corridor and contributes to the openness of the view. Views
towards the west to the ocean over of the remainder of the southern portion of the site are
blocked.
A separate, much narrower view corridor over a portion of the proposed RV site towards the
distant ocean is available from a small vantage point near the northwest corner of the
intersection of Young Avenue and Highway One. This corridor is possible due to a break
between the cypress trees along Young Avenue and the southern end of a row of eucalyptus
trees,
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and other trees located along the western edge of the highway. The balance of the northern
half of the site is blocked from view from the highway by eucalyptus trees, cypress trees,
other vegetation, and homes and ancillary structures.
Visual features within the southern, larger view corridor consist of Young Avenue and the
cypress trees that line it; foreground and mid‐ground views that include the pastoral setting
of the pastures and corrals of the horse training facility, cultivated agricultural land, and the
tree line along Frenchman’s Creek; and distant views of the ocean. Foreground views from
Naomi Patridge Trail are of pavement and traffic along Highway 1; mid‐ground views
consist of the pastoral features of the horse training facility, cultivated land, and the tree row
along Young Avenue.
Visual features within the corridor north of Young Avenue are of vacant land in the
foreground and mid‐ground, and more distant views of the ocean, horizon and Pillar Point
headlands.

Views East from the Coastal Trail – Existing Visual Conditions
Views of the inland foothills are identified in the LUP and Background Report as
aesthetically valuable visual resources forming a highly scenic backdrop to the city.
Unobstructed views east of the inland foothills are available from the Coastal Trail, including
the segment of the trail located west of the project site. Views of the inland foothills are also
available from Young Avenue, the Dunes Beach bluffs and Sweetwood Campground.
Views east and visual features within the views are represented in Figure 2‐6, and in Figure
2‐7, Plates 4 and 5. Foreground views consist of bluff vegetation including Coyote brush,
ruderal grasses, interspersed with an occasional pine tree, and the public restroom and kiosk
structures at the Dunes State Beach parking lot. At the time of the site visit, foreground
coastal scrub vegetation partially screened the project site from view. Where this is not the
case, the undeveloped, rural visual character of the project site is a noticeable visual feature
in foreground to mid‐ground views. The inland foothills are the dominant visual feature.

Existing Visual Character
Visual character is described in terms of visual attributes such as form, line, color,
reflectivity, and texture. These terms are used to describe, not evaluate, and illustrate how
the visual attributes contribute to the visual landscape in terms of dominance, scale, diversity
and continuity. Visual attributes are neither considered “good” or “bad”. The following
discussion of visual character describes the overall visual context of the site and the visual
character of the key view corridors identified above.
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Views West from Highway 1, the Naomi Patridge Trail, and Young
Avenue
Form
The buildings and vegetation lining the front of the site are dominant features of mass, shape
and form when viewed from Highway 1 and the Naomi Patridge trail. Three residences are
located next to the highway, with two located North of Young Avenue. The two residences
north of Young Avenue are located within stands of trees that line the highway from the
northeast corner of the site to a point near Young Avenue. South of Young Avenue, trees and
vegetation, the third residence, outbuildings and solid fencing are the dominant foreground
visual features over a distance of about 500 feet from the southeast corner of the site near
Frenchman’s Creek. Continuing north along the project frontage to Young Avenue (refer to
Figure 3‐1), fencing becomes open and the numerous sheds, trailers and paddocks of the
horse training facility are distinct visual features that create a haphazard collection of mass,
shapes and forms on the southern portion of the site. Beyond these, views of the distant
visible ocean are available punctuated by the public restroom and entrance kiosk structures
located between the site and Dunes Beach. At Young Avenue, a row of trees lines the north
side of the street, which is a definitive visual element marking the middle of the site.
The tree row along Young Avenue is a distinct shape that bisects the continuity of available
views west toward the visible ocean within this viewing corridor.

Line
Visually distinct linear features when viewed from the east include the unbroken line of
Young Avenue and adjacent tree row. A narrow band of bluff vegetation beyond the
pastures and the visible ocean horizon are horizontal linear elements in the distance. The
ocean appears as a narrow band on the horizon that represents a fraction of the field of view
relative to the dominant land and sky components of the view. The horizon line of the ocean
is less distinct from the sky on overcast days. A line of solid fencing and vegetation
extending from the foreground to the interior of the site and the eucalyptus grove along
Frenchman’s Creek are linear features that frame the view southwest.

Color
Reflectivity and hue of the visual environment are represented by the bulk and darkness of
vegetation and trees at the front of the site, an expanse of vacant land framed by the
darkness of the eucalyptus trees along Frenchman’s Creek to the south and the brightness of
the distant blue ocean horizon when weather conditions permit. On overcast days, the
vividness of the separation between the reflectivity of the ocean and the sky is greatly
subdued. When the sky is overcast, the level of brightness and color of the horizon is less
distinct, due to the reduced reflectivity of the ocean surface. The presence, or lack, of contrast
between the ocean and sky on clear and overcast days is illustrated by the photographs in
Figure 2‐3 and Figure 2‐4.
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Texture
Visual textures are dominated by vegetation and development at the front of the site.
Through the opening south of Young Avenue (refer to Figure 3‐1), textural visual elements
include soft green pasture and other vegetation punctuated by the sharpness of vehicles (on
Highway 1 and Young Avenue), structures, and fencing, and the hardness of roadway
pavement in the foreground and on Young Avenue.

Dominance
The dominant visual attributes of the site are the dense trees and vegetation and building
mass that are present along nearly 70 percent of the project site frontage, the openness and
soft hues of the visible site interior, and the sharp divisiveness of Young Avenue with its
adjacent tree row. The narrow horizontal band of the visible ocean represents a fraction of
the field of view relative to the dominant land and sky components of the visual landscape.
The distant linear feature of the visible ocean horizon contributes a contrasting horizontal
visual element on clear days. The relative dominance of the distant horizon line gives way to
visual objects in the foreground on an overcast day (Refer to Figure 2‐3). Although the
distant visible ocean contributes to the visual landscape within this viewing corridor, the
dominant visual attributes within the viewing corridor are the soft hues, shapes and forms of
vegetation on the site, divided by the linear shape and form of Young Avenue and its
adjacent tree row.

Scale
The project site has about 2,200 feet of frontage on Highway 1, which traverses a distance of
nearly ten miles within the city limit. When viewed from Highway 1 and the Naomi Patridge
Trail, the ocean is a distant linear visual feature observable through view corridors that
extend over about 30 percent of the project site frontage. The linear ocean horizon is a distant
visual feature that, dependent upon weather conditions, contributes to the overall visual
character of the site. The scale of the horizontal visual feature is distant when viewed from
Highway 1 and the Naomi Patridge Trail. The view of the ocean from Young Avenue
becomes more intimate as the viewer travels west towards Dunes Beach.

Diversity
The diversity of visual patterns on the site is most prominent when viewed from Highway 1,
the Naomi Patridge Trail, and Young Avenue. Diverse elements include vegetation, the uses
of the site, and the number and type of structures and vegetation present in foreground and
mid‐ground, and distant views, as well as the distant visible ocean. The Highway 1 view
corridor includes elements of form, color, contrasting textures, and varying dominance
dependent upon atmospheric conditions.
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Continuity
The visual horizontal brightness and texture of the ocean is substantially interrupted by
vegetation and structures at the front of the site. Within the view corridors (Figure 3‐1) the
continuity of views of the distant visible ocean are also impaired by the conglomeration of
structures on the interior of the site and by the distant vegetation and structures at the
entrance to Dunes Beach. Mass, shape, and form of built features on the site do not represent
continuity of design and detract from the vivid texture and color of the distant ocean, when
atmospheric conditions lend to its visibility. Built features are most evident in the foreground
and mid‐ground views. The visual characteristics of the tree‐lined Young Avenue interrupt
the visual continuity from one side of the site to the other as viewed from the east and west.
However, all elements on the project site contribute to overall visual continuity of a rural
setting.

Views East from the Coastal Trail
Form
Views to the east include the same on‐site visual features that create visual mass and bulk in
contrast to the open fields of the site. These features include the residences at the front of the
site adjacent to Highway 1 in the mid‐ground view, the shapes and forms associated with the
horse facility and fencing, and additional structures in distant developed areas north and
east of the site. However, the contribution of these forms and shapes to the visual landscape
are less evident due to the greater distance between them and public viewing areas on the
Coastal Trail.
Visual features within this viewing corridor appear as horizontally layered visual elements
consisting of vegetation between public trails and the project site, fore‐ and mid‐ground
views of open fields, mid‐ground views of developed areas near Highway 1, and distant
views of the inland foothills. These distinct horizontal elements include development at the
front of the site, the highway and additional development further to the east, although, with
the exception of Young Avenue and its adjacent tree row, the vividness of these elements is
less defined due to their distance from public vantage points.

Line
Linear visual features viewed from the Coastal Trail include fencing on the site, the tree row
and pavement of Young Avenue, and the highway beyond the site.

Color
In the east views, hues are represented by the greens and browns of distant foothills and
foreground vegetation; reflectivity is represented by the mid‐ground views of built
environment to the north and east. The linear features of Young Avenue and its adjacent tree
row contrast with the softer, less rigid hues of the pastures and fields on the site.
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Texture
The sharp textures of vehicles, structures, fencing and pavement on the site are evident
although to a lesser extent than within the west view due to an increased viewing distance
from public vantage points. Young Avenue pavement and its adjacent vertical tree line are
visually contrasting textural elements to the soft informal hues, colors and textures of the
pastures and fields on the site.

Dominance
Visibly dominant visual attributes are the openness of the site, framed by the soft hues and
colors of the distant foothills, the horizontal visual elements of trees and development
adjacent to Highway 1 in the mid ground view, and the dividing line of the pavement and
adjacent tree row along Young Avenue.

Scale
The inland foothills provide a backdrop to the entire east view, and extending north and
south. The scale of views from vantage points near the west boundary of the site is intimate
due to the proximity of visual features to the viewer. The greatest intimacy of scale along the
northern portion of the site is where the Coastal Trail is only about 100 feet from the western
boundary of the site.

Diversity
The diversity of visual patterns in the mid‐ground views is not as visually apparent when
viewed from the Coastal Trail. Visual patterns appear less diverse and more stable likely due
to the similarities in texture, hue, and color, and the distance between the viewer and mid‐
ground views.

Continuity
The visual landscape exhibits a greater degree of intactness when viewed from the west,
which contributes to visual continuity. The visual continuity of the distant foothills is
unbroken. Mass, shape, and form of built features on the site are diverse and do not
represent continuity of design; however, these features are less visually dominant and do not
interfere with views of the inland foothills. The contrasting linear visual characteristic of the
tree‐lined Young Avenue interrupt the visual continuity from one side of the site to the other
in both the west‐ and east‐facing directions. All elements on the project site contribute to
overall visual continuity of a rural setting.

Existing Visual Quality
Visual aesthetic quality, or, whether a project is visually pleasing or unpleasing, may be
perceived and valued differently from one person to the next and depends in part on the
context of the environment in which a project is proposed. Using the FHWA methodology
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described in the beginning of this report, the significance of visual changes is assessed
qualitatively based on consideration of the proposed physical change and project design
within the context of the surrounding visual setting. Visual quality is evaluated by
identifying the vividness, intactness, and unity present in the viewshed within which the
project is located. These descriptive attributes are then rated by assigning numeric values to
descriptive attributes of vividness, intactness, and unity. For rating purposes, 1 = low; 2 =
moderately low; 3 = moderate; 4 = moderately high; 5 = high. Visual quality is represented by
the average of the three evaluation criteria (the sum of vividness + intactness + unity divided
by three). The rating is assigned at the end of this discussion.

Views West from Highway 1, the Naomi Patridge Trail, and Young
Avenue
Vividness
Vividness is the extent to which the landscape is memorable and is associated with
distinctive, contrasting, and diverse visual elements. When viewed from Highway 1 and the
Naomi Patridge Trail, the site has a moderate to low degree of vividness due largely to the
presence of trees, vegetation and structures along the highway that block views to the ocean
over approximately 70 percent of the site. The vividness of the visual landscape is greatest
along Young Avenue and where the diversity of on‐site visual features and the distant ocean
are visible within the view corridors identified in Figure 3‐1. Views west are memorable and
could be considered aesthetically valuable, despite the presence of visually distracting mass,
shape and forms on the interior of the project site. Due to the reduced availability of views to
diverse and contrasting visual features, the overall vividness of the project site is considered
moderately low.

Intactness
The intactness of the overall existing visual landscape is the degree to which the nature of
development or vegetation on the project site detracts from the pastoral setting and distant
views of the ocean. The existing visual setting when viewed from Highway 1 has a
moderately low level of intactness. Fencing, trees, overgrown vegetation, signage and
overhead utility lines along the west side of the highway detract from the vividness of the
landscape. Trees, vegetation, and structures adjacent to Highway 1 are disharmonious visual
features that dominate the foreground views.
Intactness is greatest within the view corridors shown on Figure 3‐1, which represent
available views to the coast with the fewest visual elements that block or detract from
available views. However, the views are available from only about 30 percent of the segment
of the highway on which the project site fronts and the distant ocean contributes to the visual
landscape only when atmospheric conditions allow. Additionally, within the southern
corridor, the diverse shape and forms of the built environment are disharmonious visual

3‐10

EMC Planning Group Inc.

Viewshed Analysis Dunes At Half Moon Bay
features. These features further detract from the continuity and visibility of the dominant
visual features of the site, which are the fields and pastures contained within it. Within the
corridor, views along Young Avenue exhibit the greatest degree of intactness. Due to the
overall limited availability of intact views, the corresponding degree of intactness is low.

Unity
The mass, shape and form of existing development on the site does not contain unifying
design elements from one developed parcel to another. Unifying visual features such as
cultivated areas of the site and the distant visible ocean are visible only from within the view
corridors identified in Figure 3‐1. Within the corridors, the degree of visual unity is defined
by the linear character of the tree‐lined Young Avenue, pastures and cultivated areas, and
distant ocean views that are visible when atmospheric conditions allow. Existing
development on the southern portion of the site is not visually unified in its appearance and
its placement in the fore‐ and mid‐ground views detracts from the otherwise unified visual
features of the site. The visual landscape presents a high degree of visual unity for the viewer
traveling westbound on Young Avenue. The intimate scale of views from Young Avenue
serves to enhance the unifying features identified above.
Overall visual unity is moderate, due to the limited views of the distant ocean and the
visually discordant development in the foreground views.

Views East from the Coastal Trail
Vividness
When viewed from the Coastal Trail, visual features have a higher degree of continuity due
largely to the uninterrupted views of inland foothills and the minimal visual contribution of
shapes, forms and mass that could otherwise interrupt the continuity and diversity of the
existing visual attributes of color, reflectivity, texture and line. Views east from the Coastal
Trail are memorable; views of and across the site have a high degree of vividness from
unimpaired views of the color, hue, and texture of the inland foothills, a greater distance
between viewers and distracting elements, and the relatively undeveloped nature of the
project site in contrast to development to the north and east. Therefore, the visual landscape
when viewed from the Coastal Trail has a moderately high degree of vividness.

Intactness
The visual features have a moderately high level of intactness, due to the distance between
the viewer and visually distracting mass, shapes and forms of on‐site development, and the
presence of natural vegetation that screens much of the foreground views of the site while
affording expansive views of the upland slopes of the inland foothills. The intactness of the
visual landscape is moderately high.
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Unity
When viewed from the Coastal Trail, the visual elements of the project site form a coherent
and harmonious pattern in the foreground framed by the unobstructed views of distant
foothills and are consistent visual features that create unity (see Figure 2‐7). Visual unity is
high within this view corridor.

Visual Quality Rating
Table 3‐1, Existing Visual Quality, presents the results of FHWA ratings methodology that
assigns numeric values to the vividness, intactness, and unity of the visual landscape when
viewed from the Highway 1 view corridors, the Naomi Patridge Trail, and Young Avenue,
and from the Coastal Trail west of the site.
Table 3‐1

Existing Visual Quality

View Origin

Vividness

Intactness

Unity

Visual Quality

Highway 1, Naomi Patridge
Trail, and Young Avenue

2

1

3

2

Coastal Trail

4

4

5

4

SOURCE: FHWA 2015, EMC Planning Group 2019
NOTE: Numeric values are: 1 = low; 2 = moderately low; 3 = moderate; 4 = moderately high; 5 = high. Visual quality is
represented by the average of the three evaluation criteria (the sum of vividness + intactness + unity divided by three).

The visual quality of the landscape when viewed from Highway 1, the Naomi Patridge Trail
and Young Avenue are moderately low, while the visual quality of the landscape when
viewed from the Coastal Trail is moderately high. The overall aggregate visual quality of the
existing project site from both directions is considered moderate.

Changes to Visual Resources
The change in the aesthetic value is determined by applying the same FHWA descriptive
criteria used for existing visual features to the visual features of the proposed project. The
evaluation is informed by visual simulations and perspectives provided by the project
architect (HKS 2019), which are included in Appendix B.
Figure 3‐2, Existing and Proposed View West ‐ Hotel Site, presents a comparison between
existing and simulated proposed visual features on the hotel site within the key viewing
corridor identified in Figure 3‐1, and illustrates the change to visual resources. Figure 3‐3,
Existing and Proposed View West – Young Avenue, provides an illustrative comparison
between the existing and simulated proposed visual features along Young Avenue and
includes the portion of the RV park site within the Highway 1 view corridor.
Figure 3‐4, Existing and Proposed Views West – Garage Location, shows the anticipated
visual change at the location of the proposed parking garage near the southeast corner of the
project site, when viewed from Highway 1 and the Naomi Patridge Trail. Figure 3‐5, Existing
and Proposed Views West – RV Site, provides a representative example of visible changes
that are anticipated on the portion of the RV site that is obscured by trees and development
at the front of the site.
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1 Exisiting View

2 Proposed View (Ocean visibility is simulated)
Source: HKS Architects Inc. 2018

Figure 3-2

Existing and Proposed View West – Hotel Site
Dunes at Half Moon Bay Viewshed Analysis

1 Exisiting View

2 Proposed View (Ocean visibility is simulated)
Source: HKS Architects Inc. 2018

Figure 3-3

Existing and Proposed View West – Young Avenue
Dunes at Half Moon Bay Viewshed Analysis

1 Exisiting View

2 Proposed View
Source: HKS Architects Inc. 2018

Figure 3-4

Existing and Proposed View West – Garage Location
Dunes at Half Moon Bay Viewshed Analysis

1 Exisiting View

2 Proposed View (Ocean visibility is simulated)
Source: HKS Architects Inc. 2018

Figure 3-5

Existing and Proposed View West – RV site
Dunes at Half Moon Bay Viewshed Analysis
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Views West From Highway 1, the Naomi Patridge Trail, and Young
Avenue
As shown in both Figure 3‐2 and Figure 3‐3, and as described previously in Section 1.2, the
proposed project would introduce urban shapes and forms, building mass, and new textural
elements of color and reflectivity that would replace much of the dominant visual
characteristics of soft hues and colors of the visual landscape on the site. As illustrated by
Figures 3‐4 and 3‐5, the visual features of the proposed project on areas of the site outside the
Highway 1 view corridors (Figure 3‐1), but within view of Highway 1 and the Naomi
Patridge Trail, would be substantially screened by trees and existing development that
would be unchanged by the project. The change to visual resources in these locations of the
site would be negligible to a viewer on the highway or trail.
Figure 3‐2 illustrates that opportunities to view the distant visible ocean would be available
between and over several buildings on the hotel site. Figure 3‐3 illustrates that views of the
distant ocean would be available over the proposed hotel spa building, down Young
Avenue, and over the RV site from its southeast corner, although to a slightly lesser extent
than under existing conditions.
The proposed height and location of several hotel structures would reduce the extent of
viewing opportunities of the distant ocean, although opportunities would be preserved
down Young Avenue. Twenty one of the 36 proposed structures (including one on the RV
site) are taller than fifteen feet when measured from existing natural grade. Six of the seven
proposed two‐story hotel guest room structures exceed the maximum permitted 28‐foot
height limit provisionally allowed by the municipal code. The garage structure would be
substantially screened from view by existing vegetation located along Highway 1.
The new visual elements would replace the visually discordant man‐made features,
driveways, overhead utility lines, and the existing conglomeration of structures that obscure
or detract from the visual quality of the site and views, with a cohesively designed facility.
Although the proposed project places urban structures and forms within the Highway 1
view corridor thereby reducing the availability of views toward the ocean from Highway 1,
more than 70 percent of the hotel site and more than 60 percent of the RV site would remain
in a combination of private, common, and public open space (HKS 2019, Sheets A1.05 and
A1.08). This substantially exceeds the minimum 20 percent open space required by the LUP
and municipal code. The use of taller buildings allows the retention of a greater amount of
open space on the site than required by the LUP, which, in combination with the unifying
and visually consistent proposed development pattern of colors, materials, and landscaping,
contributes to visual unity on the site. This may result in favorable impressions by viewers.
As shown in Figures 3‐2 and Figure 3‐3, visual features in the foreground views on the hotel
site would include the new mass, shapes, and textures of the farm store adjacent to the soft
textures and hues of approximately three acres of cultivated land adjoining Highway 1 and

EMC Planning Group Inc.

3‐21

3.0

Viewshed Analysis

Young Avenue. When viewed from Highway 1 and the Naomi Patridge Trail, the softness of
the new foreground agricultural visual features buffers the hard lines of mid‐ground
buildings providing a transition to mid‐ground views of the new main lodge and two‐story
guestroom structures located within this view. Although the new structures are set back
from Highway 1, and would be partially screened by new visually soft textures and hues of
proposed landscaping, the height and placement of the man‐made features results in new
horizontal lines and textural elements over a portion of the existing undeveloped landscape,
which reduces the availability of distant ocean views from Highway 1.
Conversely, land dedication, setbacks, and limits on building height would preserve much of
the existing views of the distant ocean down Young Avenue (refer to Figure 3‐3). This may
result in a favorable impression from a viewer.
As shown in Figure 3‐3, the proposed project would introduce new textures and forms
within foreground and mid‐ground views on the RV site. Distant views of the horizontal line
of the ocean remain available down Young Street and will be enhanced by its widening. The
American Automobile Association reports that the maximum height limits for RVs and
trailers on California roadways is typically 13.5 feet, although in certain instances 14 feet is
allowed (American Automobile Association 2019). However, camper vans and smaller
trailers are typically 10 feet in height. The range of vehicle heights is less than one story – the
height limit for structures required by the municipal code. For this evaluation, the average
height for RVs and trailers is assumed to be 11.5 feet in height.
As illustrated by Figure 3‐3, views of the distant visible ocean and headlands would remain
available across the RV site, although the new visual textures and reflective forms in the
foreground and mid‐ground views may detract from available views of the distant visible
ocean and headlands. Additionally, as is the case under existing conditions, the visible
reflectivity, color, and texture of the ocean surface would vary dependent on daily weather
conditions, and as a result, the visible ocean is not a dominant visual feature over most of the
site.

Vividness
The proposed change in the visual landscape would result in a moderate degree of vividness
with the introduction of a distinctive and organized pattern of development, with design
elements and landscaping that are uniformly applied across the site. Overall, the foreground
features would remain largely similar to existing conditions – most notably north of Young
Avenue and near the southeast corner of the hotel site. The overall visual landscape under
proposed conditions, will exhibit a moderate degree of vividness due largely to the presence
of trees, vegetation and structures along most of the site frontage. Vividness would be
greatest within the view corridor (refer to Figure 3‐1) in the vicinity of the proposed farm
store and cultivated area adjacent to the highway, along Young Avenue and within the
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northwest views toward the headlands and Pillar Point over the RV site (Refer to Figures 3‐2
and 3‐3). The overall design of the hotel site would present few contrasting elements due to
increased distances between most of the new buildings and Highway 1, and the introduction
of soft forms, colors, and hues in the foreground view resulting from the placement of
cultivated areas and landscaping between new buildings and the highway, and the
preservation of substantial open space on the site. That substantial open space will be
retained within both the RV and hotel sites would be highly evident to viewers on Young
Avenue.
Due to the diverse variety of shapes and sizes of RVs and trailers, the visual effects of the RV
park would result in contrasting elements that may detract from views of the distant visible
ocean, Pillar Point, and headlands during full occupancy of the park.
Despite the reduced availability of viewing opportunities of the distant ocean and headlands
under proposed conditions, the vividness of the visual landscape under proposed conditions
would be moderate.

Intactness
Intactness is the integrity of visual features in the landscape and the extent to which the
landscape is free from non‐typical visual intrusions. The intactness of the overall proposed
visual landscape is the degree to which the nature of development or vegetation on the
project site detracts from the pastoral setting and distant views of the ocean. Overall, the
proposed project could detract from available distant views of the ocean, which would
correspond with a moderately low level of intactness. Although trees and vegetation would
be retained to screen the proposed parking garage at the southeastern corner of the project
site, the intactness of foreground visual features on the site would be moderately high with
the removal of visually discordant fencing, overgrown vegetation from the interior fence
lines and overhead utility lines along the west side of the highway, and its replacement with
the cohesively designed buildings and three acres of cultivated land. Mid‐ground views
would have a high degree of intactness due to the organized pattern of development and
landscaping on the site, which would provide a visual element of continuity of mass, shapes,
forms, colors and hues. Viewing opportunities of the distant visible ocean within the view
corridor would be partially obscured by the new development. However, land dedications
and widening of Young Avenue would expand available views west to the ocean along
Young Avenue, which provides a greatest degree of intact ocean views. As a result, the
visual landscape under proposed conditions would have a moderately high level of visual
intactness.

Unity
As noted above the mass, shape and form of proposed development on the site contains
unifying design elements over the entire site. The linear character of the tree‐lined Young
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Avenue, cultivated areas on the southern portion of the site, and the distant ocean views that
are visible when atmospheric conditions allow, are all unifying visual elements within view
of Highway 1, the Naomi Patridge Trail, and Young Avenue under proposed conditions. The
visual unity of the RV site has the potential to fluctuate dependent on occupancy and type of
vehicles, which could detract from viewing opportunities to the distant unifying visual
features of the headlands and the ocean horizon. Although views of the distant visible ocean
are reduced relative to existing conditions, the proposed project introduces coherently
designed buildings and landscaping into the visual environment. Correspondingly, the
visual landscape viewed from Highway 1, the Naomi Patridge Trail, and Young Avenue
would have a moderate level of visual unity.

Views East From the Coastal Trail
The introduction of new urban features of mass, shapes, and forms to the site are represented
by the perspective renderings showing views east of the site prepared by HKS Architects
(2019). The perspective renderings are included in Appendix B. Although the perspectives
do not include the visual attributes of Young Avenue, the placement of buildings and RV
massing, shapes and forms are conceptually illustrated, and the perspectives show that the
unobstructed inland views of inland foothills will remain visible.

Vividness
The introduction of new shapes and forms each site influences vividness from this view.
Proposed features within the new visual landscape would exhibit a high degree of vividness
due largely to the extent of unobstructed views of the inland foothills and also from the
introduction of new and diverse shapes, forms, building massing and landscaping. The new
visual features also exhibit characteristics of mass, form, shape, color, reflectivity, texture,
and lines. The distance between viewers and urban shapes and forms on each portion of the
site will be reduced, although the distant views of the inland foothills would remain
unobstructed in this view.
The row of cypress trees along Young Avenue and the Young Avenue pavement will
continue to contribute to vividness in the mid‐ground and distant views, forming an
unbroken textural pattern extending into the distance. These attributes will form a cohesive
visual pattern defining the visual differences in development patterns between the hotel site
and the RV park site. Young Avenue would be widened, which would further delineate the
visual attributes of the site.
That a substantial percentage of both the RV park and hotel projects would be retained in a
combination of private, common, and public open space would be very evident in views
from the Coastal Trail and Young Avenue. Although views of distant foothills would not be
obstructed by the proposed project, the dominance of the softness, color and hue of inland
foothills would be offset by the new and “hard” textures, lines, and reflectivity of new
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building and RV massing, shapes and forms in the foreground. These new features would be
memorable contrasting elements that contribute to the vividness of views east. The vividness
of these views would be moderately high.

Intactness
The intactness of the overall existing visual landscape is the degree to which the nature of
development or vegetation on the project site detracts from the pastoral setting and views of
the distant foothills. The high degree of vividness of the new shapes, forms, textures and
reflective visual elements in the foreground and mid‐ground views may detract the viewer
from otherwise unimpaired views of the softer colors, hue, and texture of the distant inland
foothills. Despite a decreased distance between the viewer and developed shapes and forms,
the proposed visual setting would have a moderate level of intactness, due to the cohesive
and uniform development pattern on each site, the presence of natural vegetation in the
foreground on public lands that screens much of the foreground views of the site, while
affording expansive views of the upland slopes of the inland foothills. The intactness of the
overall visual landscape when viewed from the Coastal Trail would be moderate.

Unity
The degree of visual unity under proposed conditions is defined primarily by the existing
linear character of the tree‐lined Young Avenue, framed by the distant inland foothills as a
scenic backdrop. When viewed from the Coastal Trail, the visual elements of the project site
would form a coherent and harmonious pattern in the foreground framed by the
unobstructed views of distant foothills, which are consistent visual features that create unity
(see Figure 2‐7). Dependent on the vehicle types and occupancy of RV sites nearest to public
trails, the use of the RV site could exhibit varying levels of reflectivity and contrasting visual
elements in the foreground views. This has the potential to detract from the otherwise visual
unity of the visual landscape under proposed project conditions. Therefore, the visual unity
of the visual landscape viewed from the Coastal Trail is moderate.

Changes in Visual Quality
Table 3‐2, Visual Quality of Proposed Conditions, presents the quality of the proposed visual
landscape when viewed from Highway 1, the Naomi Patridge trail and Young Avenue,
which would be evident to viewers on the highway and Young Avenue, Naomi Patridge
Trail, and to viewers on the Coastal Trail.
Table 3‐2

Visual Quality of Proposed Conditions

View Origin

Vividness

Intactness

Unity

Visual Quality

Highway 1, Naomi Patridge
Trail, and Young Avenue

3

4

3

3

Coastal Trail

4

3

3

3

SOURCE: FHWA 2015, EMC Planning Group 2019
NOTE: Visual quality is rated by assigning values to vividness, intactness, and unity. 1=low; 2=moderately low; 3=moderate;
4=moderately high; 5=high. Visual quality is represented by the average of the three evaluation criteria (the sum of
vividness + intactness + unity divided by three).

EMC Planning Group Inc.

3‐25

3.0

Viewshed Analysis

Viewer Response
As illustrated by Figures 3‐4 and 3‐5, some components of the proposed project outside the
key view corridor would be visible through the foreground vegetation along the Highway 1
right‐of‐way. However, as noted previously, views of the site from areas other than the
identified view corridor (Figure 3‐1) are either blocked or substantially impaired by
foreground vegetation and existing development that will remain unchanged by the project.
Changes to visual features in the interior of the site would not be easily discernable outside
of the key view corridor, and viewer perceptions of change would be focused on the views
within the key view corridor. Changes may be noticeable to pedestrians or cyclists with
greater exposures to the site, but the perceived change would be less evident to viewers with
less exposure. The proposed garage building is located near the southeastern corner of the
project site and would be screened from view by existing vegetation that will remain (HKS
Architects 2019, Sheet A5.41) (Appendix B). As with the resource change on the northern
portion of the site, the change in the visual environment is more likely to be noticed by
viewers with greater exposures, but the duration of view is short. Viewing opportunities
over the proposed hotel site from Highway 1 and the Naomi Patridge Trail would be
expanded by the removal of the existing overgrown vegetation present along interior fence
lines, existing home and ancillary structures, fencing, and by the placement of three acres of
active cultivation along Highway 1. Viewing opportunities of the distant visible ocean, Pillar
Point and headlands would remain available along the widened Young Avenue and over the
proposed RV park site.
Changes to the visual character of the site would be most noticeable by all viewer groups
from Highway 1, Naomi Patridge Trail, and Young Avenue, with a predicted moderate
response to the changes by the viewer groups as a whole.
The resident viewer group would have a moderately low response to the visual change
based on the small number of adjacent affected residents (moderately high sensitivity, low
exposure. The daily commuter and commercial hauler viewer group is also expected to have
a moderately low response based on a moderate sensitivity but low exposure due largely to
the short duration of travel along Highway 1, and little to no travel along Young Avenue as
part of the daily commute. Bicyclists as a group may have limited exposures based on
infrequent use of the highway, Young Avenue, and trails, but individually are expected to
have a moderate sensitivity due to the longer duration of travel along or through the project
site. Therefore, bicyclists as a group are expected to have a moderately low response.
Tourists would be expected to have a low sensitivity and low response due to their
infrequent exposures to the visual landscape of the site. Local citizen attitudes and
perceptions of aesthetic value are expected to result in an overall moderate‐to‐high
sensitivity from the community as a whole based on the presence of state and local adopted
policies and programs listed previously. Therefore, the aggregate viewer response is
predicted to be moderate with an assigned FHWA rating value of 3.
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3.2

VISUAL EFFECT

Effects to the visual environment of the site are determined by comparing the assessed
changes to the visual resources with the predicted viewer response to those changes. These
visual effects can be beneficial or detrimental. A minor alteration may result in objections to a
project if viewers respond negatively to the change. It is also possible for a relatively drastic
change in the visual environment to be essentially unnoticed by the viewing public.
Table 3‐3, Visual Effect Ratings Using Viewer Response and Resource Change Ratings,
provides a reference for determining levels of visual effects by combining resource change
and predicted viewer response.
Table 3‐3

Visual Effect Ratings Using Viewer Response and Resource Change Ratings

Viewer Response

Resource
Change

Low
(1)

Moderate-Low
(2)

Moderate(3)

ModerateHigh (4)

High
(5)

Low (1)

1

2

2

3

3

ModerateLow (2)

2

2

3

3

3

Moderate (3)

2

3

3

4

4

ModerateHigh (4)

3

3

4

4

5

High (5)

3

4

4

5

5

SOURCE: FHWA 2015, EMC Planning Group 2019

Using the FHWA methodology illustrated by Table 3‐3, the rated level of visual effect is
determined by comparing the narrative rating for average viewer group response, identified
in Section 2.4 of this report, with the rating of the aesthetic value of the proposed changes in
the visual resources of the site shown in Table 3‐2.
Table 3‐4, Visual Effect Rating Summary, presents the summary of the comparison between
the resource change and the predicted aggregate viewer response.
Table 3‐4

Visual Effect Rating Summary

View Origin

Project
Resource Change

Viewer Response

Visual Effect

Highway 1

3

3

3

Coastal Trail

3

3

3

SOURCE: FHWA 2015, EMC Planning Group 2019
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4.0
Conclusions

The proposed project would alter the visual landscape of the project site by adding
cohesively designed built shapes and forms to the site. The project site is not a designated
scenic highway under the Caltrans mapping program, although the City identifies the
highway as a scenic corridor within the city limit. The portion of the site located between
Young Avenue and Frenchman’s Creek is identified in the Background Report as a primary
view corridor from Highway 1, and the city’s 1993 LUP identifies Young Avenue as a scenic
corridor. The aesthetic value of the site contributes to the Half Moon Bay’s overall
“moderately high level of visual quality as seen from Highway 1” identified in the
Background Report.
However, unlike other areas where Highway 1 is situated close to the shore, at the project
site, the ocean is a distant visual feature only a fraction of the visual landscape when viewed
from Highway 1 and is visible only when atmospheric conditions allow. Further, viewing
opportunities of the ocean over the project site from the highway and Naomi Patridge Trail
are available only along about 30 percent of the length of the highway as it passes the project
site (Figure 3‐1). These conditions confirm that the aesthetic value of the project site is the
same as reported in the Background Report, and is based largely on its undeveloped nature
and location between Highway 1 and the coast rather than the presence of highly scenic
views of the ocean over the site.
The existing visual character and quality of the project site and its post‐development visual
character were assessed using FHWA methodology for visual impact assessments. The
visual attributes of the distant visible ocean were not found to be the dominating visual
feature within the visual landscape as viewed from Highway 1 and the Naomi Patridge
Trail. The existing visual character and quality of the site when viewed from these locations
is considered to have a moderately low aesthetic value due largely to the following visual
conditions:
1.

The presence of trees, vegetation and existing development blocks views of the
ocean from Highway 1 and the Naomi Patridge Trail over about 70 percent of the
site frontage with Highway 1;

2.

Correspondingly, available viewing opportunities to the distant ocean are limited to
about 30 percent of the site frontage;
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3.

Where distant views of the ocean are available, the dominant visual features consist
of pastures and cultivated areas, comprising a largely undeveloped visual
landscape; and

4.

Disharmonious and visually distracting visual elements are present on portions of
the site that detract from the views of the distant ocean.

In contrast, the visual landscape when viewed from the Coastal Trail has a moderately high
aesthetic value based on the availability of unobstructed views of the inland foothills from
the trail over all portions of the site, and fewer visually distracting elements due to an
increased distance between the viewer and these elements.
The proposed project will change the visual attributes on the site and result in a different
visual character. The aesthetic value of the changes to the visual landscape from both view
corridors was also assessed using the FHWA methodology. The proposed project would
eliminate visually detracting elements by undergrounding overhead utility lines, reducing
the number of driveways on Highway 1, removing the conglomeration of structures, sheds,
and fencing on the hotel site, and replacing these disharmonious features with a cohesively
designed collection of buildings, landscaping and parking areas, while maintaining
substantial private, common, and public open space.
The differing existing and proposed attributes and visual character exhibit moderate levels of
visual quality. However, the aesthetic value of the landscape when viewed from Highway 1,
the Naomi Patridge Trail, and Young Avenue is shown to improve from moderately low to
moderate with the introduction of the new visual features. The aesthetic value of the
proposed visual landscape when viewed from the Coastal Trail diminished slightly, from
moderately high to moderate. This is due largely to the decreased distance between the
viewer and the new built shapes, forms, and reflective surfaces that would comprise the
proposed visual landscape on the site.
Viewer group sensitivity was analyzed to predict viewer response to the change in the visual
landscape. The assessment found that the perception of change on the site would be most
noticeable to viewers on Young Avenue due to the intimate scale of views along this scenic
roadway and its perpendicular orientation to the ocean. The overall aggregate response to
changes in the visual landscape was found to be moderate, based on the viewers’ awareness
of the site (exposure) and sensitivity to change, taking into account the frequency and
duration of exposures and local attitudes toward aesthetic resource protection. The
anticipated visual effect of the proposed project was derived by comparing the aggregate
aesthetic value of the proposed project with predicted viewer responses to the change. The
overall visual effect to the aesthetic value of the project site of the proposed project was
found to be moderate.
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Although the aesthetic value of the overall existing and proposed visual landscapes was
found to be moderate, development standards and policies should be developed to address
views to the distant visible ocean. Due to its location through the middle of the site and its
perpendicular orientation to the ocean, areas of the site adjacent to Young Avenue provide
the highest value viewing opportunities of the ocean on an intimate scale. Young Avenue is
also identified as a scenic corridor in the LUP and viewer responses to changes on the project
site will likely be greatest among viewers using the roadway.
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Summary

The purpose of this master plan site assessment is to review potential constraints to
developing the project site and through so doing, determine the net site area available for
future development. Topics addressed include biological resources, circulation, open space,
agricultural resources, coastal hazards, geologic hazards, visual resources, cultural resources,
and neighborhood compatibility.
Only one of these constraints would result in reduction of gross site area available for
development. That constraint is the necessary dedication of 0.66 acres along the south side of
Young Avenue for widening Young Avenue.
Zoning code standards and/or environmental analysis factors affect how future development
of the project site is designed and managed. However, none of these factors are inherently
site development constraints that result in loss of gross developable acreage. Development
will be managed through development regulations and design standards included the
project specific plan and through existing Half Moon Bay design guidelines and zoning
regulations.
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1.0
Introduction and Purpose

1.1

INTRODUCTION

This master plan site assessment addresses the Surf Beach/Dunes Beach Planned
Development site area as identified in the City of Half Moon Bay Local Coastal Program Land
Use Plan (LUP) (City of Half Moon Bay 1993). Figure 1‐1, Site Location, presents the local and
regional site location, existing site characteristics and surrounding land uses.
The approximately 48‐acre site is bisected by Young Avenue and bounded by Dunes Beach
on the west; Sweetwood State Campground and Frenchman’s Creek on the south;
Highway 1, agricultural greenhouses, and a residential subdivision on the east; and the
Pullman Ditch, the Stoloski subdivision, and City of Naples residential subdivision to the
north.
The approximately 22‐acre unimproved Surf Beach tract subdivision is located north of
Young Avenue. Young Avenue provides public access to Dunes Beach. The approximately
26‐acre area south of Young Avenue is used primarily as a horse training facility and for
agricultural production.

1.2

PURPOSE

The purpose of this master plan site assessment is to identify potential site constraints that
could limit the site area available for development. Topics addressed include biological
resources, circulation, open space, agricultural resources, coastal hazards, geologic hazards,
visual resources, cultural resources, and neighborhood compatibility.
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2.0
Site Assessment

2.1

BIOLOGICAL RESOURCES

This section is based on The Dunes at Half Moon Bay Biological Resources Evaluation (WRA Inc.
2018) and The Dunes at Half Moon Bay Biological Resources Evaluation Supplement (WRA Inc.
2019). The biological resources evaluation identified biological resources within the project
site (referred to as “Project Area” in the report) (approximately 48 acres), and within an
approximately 300‐foot buffer around the Project Area (referred to as “Study Area” in the
report) (approximately 98 acres). The Study Area includes the Project Area and the buffer
area. The supplement clarifies several issues, mitigation measures for potential project
impacts.

Environmentally Sensitive Habitat Area (ESHA)
Discussion
The California Coastal Commission defines an ESHA as follows:
Environmentally sensitive habitat areaʺ means any area in which plant or
animal life or their habitats are either rare or especially valuable because
of their special nature or role in an ecosystem and which could be easily
disturbed or degraded by human activities and developments.
The California Coastal Commission Guidelines contain definitions for specific types of
ESHAs, including wetlands, estuaries, streams and rivers, lakes, open coastal waters and
coastal waters, riparian habitats, other resource areas, and special‐status species and their
habitats. For the purposes of the biological resources evaluation, WRA considered any areas
that may meet the definition of any ESHA defined by the California Coastal Commissions
guidelines or the LUP. The WRA reports provide additional definition for ESHA and
describes the methods used to determine if ESHA is present within the Project Area or Study
Area.
Figure 2‐1, Biological Communities within the Study Area, presents the locations of sensitive
plant communities, including ESHA, and non‐sensitive plant communities. No ESHA was
identified within the Project Area; however, sensitive biological communities were identified
within the 300‐foot buffer around the Project Area as described below.
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Intermittent Stream (Not ESHA)
Pullman Ditch is located north of the Project Area within the 300‐foot buffer, but is not
considered ESHA. This intermittent stream is 0.08 acres or 2,322 linear feet. The extent of this
non‐wetland waters was mapped based on evidence of an Ordinary High Water Mark
observed during the April 11, 2017 site visit including sediment sorting, grade break, and
flowing water. The stream had a sandy substrate bottom, ranged in width from
approximately five to eight feet along its course, and is undergrounded in several portions of
the Study Area in order to divert it around existing residential development.
Non‐wetland waters below the Ordinary High Water Mark are subject to jurisdiction of the
Corps under Section 404 of the Clean Water Act. Areas below top of bank are subject to
jurisdiction of the Regional Water Quality Control Board and California Department of Fish
and Wildlife under Section 401 of the Clean Water Act and Section 1602 of the California Fish
and Game Code, respectively.
In previous determinations, Pullman Ditch did not receive designation as an ESHA by the
California Coastal Commission (CCC Appeal No. A‐2‐HMB‐12‐005). The commission ruled
that the ditch does not contain or support habitat for listed species and does not contain
riparian habitat per Local Coastal Plan definition; therefore, an ESHA setback does not
apply.

Perennial Stream (ESHA)
At its nearest point, Frenchman’s Creek, a perennial stream, is located about 200 feet south of
the Project Area, partially within the 300‐foot buffer. The stream is 0.43 acres or 1,188 linear
feet. The extent of this non‐wetland waters was mapped based on evidence of an Ordinary
High Water Mark observed during the April 11, 2017 site visit including sediment sorting,
grade break, and flowing water. The stream had a sandy substrate bottom, and ranged in
width from 10 to 25 feet plus.
Unlike Pullman Ditch, Frenchman’s Creek meets the definition of a stream or river
community ESHA in the LUP it also meets the California Coastal Commission definition of
ESHA; therefore it may be under the jurisdiction of the Regional Water Quality Control
Board, California Department of Fish and Wildlife, and US Army Corps of Engineers, and is
considered sensitive under CEQA.

2‐2

EMC Planning Group Inc.

300' Buffer Study Area - 97.93 ac.
Project Area - 47.87 ac.

Sensitive Communties
Intermittent Stream - 0.08 ac. (2322 LF)
- On-site = 0 ac.
- Off-site = 0.08 ac.
Perennial Stream - 0.43 ac. (1188 LF)
- On-site = 0 ac.
- Off-site = 0.43 ac.
Riparian Vegetation - 1.07 ac.
- On-site = 0 ac.
- Off-site = 1.07 ac.

Non-Sensitive Communities
Active Field - 27.96 ac.
- On-site = 25.11 ac.
- Off-site = 2.85 ac.
Cotoneaster Thickets - 0.72 ac.
- On-site = 0.68 ac.
- Off-site = 0.04 ac.
Developed/Landscaped - 25.09 ac.
- On-site = 4.43 ac.
- Off-site = 20.66 ac.
Eucalyptus Groves - 6.14 ac.
- On-site = 1.73 ac.
- Off-site = 4.41 ac.
Fallow Field/Pastureland - 14.45 ac.
- On-site = 14.16 ac.
- Off-site = 0.29 ac.
Monterey Cypress Stands - 1.74 ac.
- On-site = 1.02 ac.
- Off-site = 0.72 ac.
Non-native Annual Grassland - 6.79 ac.
- On-site = < 0.01 ac.
- Off-site = 6.79 ac.
Northern Coastal Scrub - 13.26 ac.
- On-site = 0 ac.
- Off-site = 13.26 ac.
Poison Hemlock Patches - 0.13 ac.
- On-site = 0.13 ac.
- Off-site - 0 ac.
Stock Pond - 0.02 ac.
- On-site = 0.02 ac.
- Off-site = 0 ac.

0

375 feet

This map may contain data from publicly available
sources including, but not limited to, parcel boundaries.
These data sources may be inaccurate. They are
intended for reference purposes only and do not
represent legal boundaries or absolute locations.

Source: WRA Environmental Consultants 2018

Figure 2-1

Biological Communities within the Study Area and within 300 Feet
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Riparian Vegetation (ESHA)
In the southern portion of the 300‐foot buffer, 1.07 acres of riparian vegetation occurs in
association with Frenchman’s Creek. At its closest point, riparian vegetation occurs
approximately 172 feet from the Project Area. Refer to Figure 2‐1. Riparian vegetation was
observed below the top of bank and was dominated by blue gum, arroyo willow, and red
alder. Vegetation between the Project Area and the riparian vegetation consists of eucalyptus
groves, non‐native grasslands, and northern coastal scrub.
In the northern portion of the 300‐foot buffer, 0.11 acre of riparian vegetation occurs in
association with Pullman Ditch. At its closest point riparian vegetation occurs approximately
194 feet from the Project Area. Refer to Figure 2‐1.Vegetation between the Project Area and
this riparian vegetation consists of non‐native annual grassland, northern coastal scrub, and
Monterey cypress trees. Riparian vegetation was observed below top of bank in the area west
of the road that terminates at the nearby Roosevelt Beach, and was dominated by red alder
and arroyo willow.
This biological community is not described by Sawyer (2006) or Holland (1986); however,
vegetative alliances exist for arroyo willow dominated communities, which are considered
secure globally and in California. This area meets the definition of a riparian community
ESHA in the LUP, may be under California Department of Fish and Wildlife jurisdiction, and
is considered sensitive under CEQA.

Conclusions
Development of the approximately 48‐acre site would not be constrained by ESHA based
upon the following evidence:
1. No ESHA occurs with the Project Area (project site).
2. ESHA does occur within the 300‐foot buffer area outside the project site at the
following locations:
a.

Frenchman’s Creek, a perennial stream, approximately 200 feet from the
southern boundary of the Project Area; and

b.

Riparian vegetation occurs approximately 172 feet from the southern boundary
of the Project Area along Frenchman’s Creek and approximately 194 feet from
the northwestern corner of the Project Area along Pullman Ditch.

Wetlands
Definitions
Wetlands are defined by Section 404 of the Clean Water Act, which gives the U.S.
Environmental Protection Agency and the U.S. Army Corps of Engineers regulatory and
permitting authority regarding discharge of dredged or fill material into “navigable water of
the United States.”

EMC Planning Group Inc.

2‐5

3.0

Summary of Development Constraints

The Dickey Water Pollution Act of 1949 and Porter Cologne Act of 1969 established the State
Water Resources Control Board and nine Regional Water Quality Control Board districts in
the State of California. The State Water Resources Control Board and each Regional Water
Quality Control Board district regulates activities in Waters of the State, which include
Waters of the U.S. Waters of the State are defined by the Porter‐Cologne Act as “any surface
water or groundwater, including saline waters, within the boundaries of the state.”
Diking, filling, or dredging of wetlands within the coastal zone is regulated. Section 30121 of
the Coastal Act defines “wetlands” as land “which may be covered periodically or
permanently with shallow water and include saltwater marshes, freshwater marshes, open
or closed brackish water marshes, swamps, mudflats, and fens.” In addition, the LUP defines
“wetlands” as an area where the water table is at, near, or above the land surface long
enough to bring about the formation of hydric soils or to support the growth of plants, which
normally are found to grow in water or wet ground. Wetlands do not include vernally wet
areas where the soils are not hydric. The 1981 California Coastal Commission Statewide
Interpretive Guidelines state that hydric soils and hydrophytic vegetation “are useful
indicators of wetland conditions,” but the presence or absence of hydric soils and/or
hydrophytes alone are not necessarily determinative when the California Coastal
Commission identifies wetlands under the Coastal Act.
The boundaries of areas regulated by the U.S. Army Corps of Engineers are often not the
same due to the differing goals of the respective regulatory programs and because these
agencies use different definitions for determining the extent of wetland areas. For example,
the U.S. Army Corps of Engineers requires that positive indicators for the presence of
wetland hydrology, hydric soils, and a predominance of hydrophytic vegetation be present
for an area to meet the U.S. Army Corps of Engineers wetland definition. The California
Coastal Commission does not necessarily require that all three wetland indicators be present
for an area to be determined to be a “wetland.” Rather, the presence of hydric soils in the
absence of a predominance of hydrophytes (or vice versa) could be sufficient for a positive
wetland determination.
See the The Dunes at Half Moon Bay Biological Resources Evaluation, beginning on page 3, for a
complete discussion of the definitions and regulations regarding wetlands. The methodology
for conducting a wetland delineation is discussed in detail on page 8 of the report.

Discussion
A delineation of the Study Area was conducted on April 11, 2017, which included a formal
wetland delineation and a reconnaissance level assessment of off‐site areas within the 300‐
foot buffer. Potentially jurisdictional resources observed within the Study Area are shown in
Figure 2‐2, Summary of Potentially Jurisdictional Areas, and acreages are summarized in
Table 2‐1, Potentially Jurisdictional Features within the Project Area (On‐site) and the 300‐
Foot Buffer (Off‐site). Delineation data sheets are included as Appendix B of the biological
resources report.
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Table 2‐1
Potentially Jurisdictional Features within the Project Area (On‐site) and the
300‐Foot Buffer (Off‐site)

Potentially Jurisdictional Area
Corps (Section 404)

Non-wetland Waters of the
U.S. (to OHWM)

Habitat Size
(acres/linear feet)
On-site

--

Off-site

0.52 / 3,510

CORPS TOTAL
RWQCB (Section 401)
CDFW (Section 1602)

Non-wetland Water of the
State (to TOB)

RWQCB (Section 401)
CDFW (Section 1602)

Riparian

On-site

--

Off-site

1.82 / 3,510

On-site

--

Off-site

1.07 ac

RWQCB/CDFW TOTAL
CCC/Half Moon Bay LCP

None

0.52 / 3,510

2.89 / 3,510

On-site

--

Off-site

--

CCC/HALF MOON BAY LCP TOTAL

0.0

SOURCE: WRA Environmental Consultants 2018
NOTES:
Corps = U.S. Army Corps of Engineers
OHWM = Ordinary High Water Mark
RWQCB = Regional Water Quality Control Board
CDFW = California Department of Fish and Wildlife
TOB = Top of Bank
CCC = California Coastal Commission
LCP = Local Coastal Program

Conclusions
Development of the approximately 48‐acre site would not be constrained by wetlands based
upon the following evidence:
1. No wetlands occur within the Project Area (project site).
2. Potential wetlands and non‐wetland water within the 300‐foot buffer (Study Area)
would not be affected by development of the project site with implementation of
required grading and storm water management plans.

2.2

CIRCULATION

Discussion
The project site is immediately west of Highway 1 and is bisected by Young Avenue. Along
the project site frontage, the Highway 1 right‐of‐way is 160 to 165 feet wide (Garvey 2019). It
is a two‐lane undivided highway with eight‐foot paved shoulders and a northbound left‐
turn pocket onto westbound Young Avenue. A Class I bike path the Naomi Patridge Trail, is
located east of the highway. Young Avenue is a local road with 18 feet of pavement within a
30‐foot right‐of‐way.

EMC Planning Group Inc.
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Highway 1/Young Avenue Intersection
With development of the site, this intersection will require improvement either as a
signalized intersection or as a roundabout.

Highway 1
Connect the Coastside Draft Report (DKS March 10, 2016), an evaluation of recommended
alternatives to address potential future transportation deficiencies, recommends a Class II
bicycle lane be constructed on both sides of the highway, including along the project site. All
frontage improvements that would be required of future development at the site can be
made within the existing Caltrans right‐of‐way; no land dedications of project site land along
Highway 1 is needed (Garvey 2019).

Young Avenue
LUP section 9.3.3 (c) states, “as a condition of approval, a right‐of‐way of at least 25 feet in
width in addition to the existing Young Avenue right‐of‐way shall be dedicated to the State
Department of Parks and Recreation. A pedestrian and bicycle trail shall be constructed
along such right‐of‐way from Highway 1 to the Dunes Beach property line, in accordance
with standards to be established by the City and State.”
Project plans include dedicating 25 feet of land along the western segment of Young Avenue
and 37 feet along the eastern segment of the road. These respective dedications comprise a
total of about 0.66 acres. This land would be unavailable for other development.

Conclusions
Development of the approximately 48‐acre site would be minimally constrained by
circulation requirements based upon the following evidence:
1.
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A total of 0.66 acres of land along the south side of Young Avenue will be dedicated
for widening the roadway. The gross acreage of the site available for other
development will be reduced by this amount.
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2.3

RECREATION AND OPEN SPACE

Discussion
LUP Policy 9‐12 requires property designated Planned Development to provide at least
20 percent of the gross site area as open space in the form of private, common and/or public
open space. The definitions of each type of open space are included in the LUP.
City of Half Moon Bay Municipal Code section 17.48.035 requires the amount of land to be
dedicated by a subdivider to be five acres per one thousand population (new resident
population associated with the subdivision). The municipal code also allows for payment of
parkland in‐lieu fee.

Conclusions
Development of the approximately 48‐acre site could be constrained by open space
requirements to the extent that future developers of non‐residential projects determine that
dedication of land for public open space is appropriate for meeting part or all of the
20 percent open space requirement. Since public open space is one of three options for
providing open space, it is unknown whether (or how much) land within the site would be
dedicated for public open space such that the amount of gross developable acreage would
decrease.
Though the site is planned for commercial visitor‐serving use, for discussion purposes, land
demand requirements for open space for new residential development is worth noting. As
noted previously, the municipal code requires parkland dedication to be five acres per one
thousand persons; payment of an in‐lieu fee allowed. Residential development could be
constrained if project developers determine that dedicating land for parkland, rather than
paying the in‐lieu fee, is appropriate. At a maximum residential development capacity of
150 dwelling units as described in the LUP and a persons per household size of 3.4 (for
single‐family homes per zoning ordinance section 17.48.030), a new resident population of
up to about 500 people could be created; about 2.5 acres of public park space could be
needed. This would reduce the gross developable acreage available for residential
development if residential development were to be proposed.

2.4

AGRICULTURE

Discussion
LUP
The land north of Young Avenue has previously been committed to urbanization by
subdivision and cannot feasibly be placed in agricultural use or open space habitat (LUP
p. 131). Four of the eleven paper subdivisions in Half Moon Bay that are described in the
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LUP may contain Class I and II soils (Surf Beach, Venice Beach, Highland Park, and
Miramontes Terrace). However, agricultural use is considered infeasible for these areas
because of prior subdivision, the impossibility of assembling usable parcels for lease, severe
conflicts with existing development and heavy recreational use, lack of groundwater, and, in
the case of Highland Park, Surf Beach, and Venice Beach, poor drainage. The University of
California Cooperative Extension indicates that all of these subdivisions are poorly situated
and poorly drained for cultivation purposes. For further discussion of the reasons why none
of these subdivisions is deemed in the LUP to be suitable for agricultural use, review, for
example, Chapter I, Part 8 of the LUP and the sources cited therein. As also noted in the LUP,
past and continued agricultural use of the Surf Beach tract has been and would be challenged
by conflicts with heavy coastal recreational use and conflicts with adjacent residential
development.

Land Evaluation and Site Assessment
Use of the site could be constrained if the loss of on‐site farmland was found to be significant
and the loss required mitigation that included preservation of farmland on site.
To determine significance, the land evaluation and site assessment (LESA) model (California
Department of Conservation 2019) was used. This model is a point‐based approach for rating
the relative importance of agricultural land resources based upon specific measurable
features. The LESA model was developed to provide lead agencies with an optional
methodology to ensure that potentially significant effects on the environment of agricultural
land conversions are quantitatively and consistently considered in the environmental review
process. The model evaluates measures of soil resource quality, project size, water resource
availability, surrounding agricultural lands, and surrounding protected resource lands. The
factors are rated, weighted, and combined, resulting in a single numeric score. The project
score becomes the basis for making a determination of potential significance.
The loss of agricultural land with a LESA score of between 60 and 79 is considered
significant if either the Land Evaluation or the Site Assessment subcategories have scores of
20 or better. The loss of agricultural land with a LESA score of between 40 and 59 is
considered significant if both the Land Evaluation and the Site Assessment subcategories
have scores of 20 or greater.
A LESA model assessment was conducted (EMC Planning Group 2019). The results show
that the project site has a total LESA score of 41.6. The Land Assessment subscore is 22.8 and
the Site Assessment subscore is 18.8. The loss of this land for agricultural purposes would
not be significant and no mitigation, either on or off‐site, would be required.

Conclusions
Development of the approximately 48‐acre site would not be constrained by agricultural
resources based upon the following evidence:
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1.

The LUP concludes the site is not suited for agricultural use.

2.

The LESA model score indicates the conversion of this land to non‐agricultural uses
would not result in a significant environmental impact; therefore, no portion of the
site would require preservation as agricultural land, as no mitigation for converting
the land to urban use would be required.

2.5

COASTAL AND GEOLOGIC HAZARDS

Discussion
A range of coastal and geologic hazards have potential to adversely affect development
along the coastal areas of Half Moon Bay. Coastal hazards with the potential to create
constraints for development commonly include coastal bluff erosion, wave runup, and
tsunami. Geologic hazards commonly include fault rupture, liquefaction and lateral
spreading. To determine whether such hazards are present and could affect development
within the project site, site specific analyses of coastal hazards and geologic hazards were
conducted. The discussions below reference these analyses.
The LUP includes policies that address seawalls and shoreline structures, bluff protection
and geologic hazards (seismic events, tsunami run‐up, landslides, flooding, expansive soils,
and subsidence).

Coastal Hazards and Sea Level Rise
An analysis of coastal processes and sea level rise was conducted for the site by Revell
Coastal and documented in a memo entitled Dunes at Half Moon Bay – Coastal Processes and
Sea Level Rise Analysis (Revell Coastal 2019).
The analysis addressed the potential for bluff erosion, coastal wave flooding/runup, sea level
rise, and tsunami hazards to affect development of the site. The report concluded that there
are no existing coastal hazards that affect the site.
Changes in coastal hazard potential occur when anticipated increases in sea level due to
greenhouse gas global warming are considered. By 2100, the probability of a five‐foot
increase in sea level emissions‐induced is three percent under a “high emissions” scenario
and 0.8 percent under a low emissions scenario. No hazards to development within the
project site from future bluff erosion or coastal wave runup occur under a five‐foot sea level
rise scenario and even under a far more remote 16‐foot sea level rise scenario.
With five feet of sea level rise, there is a remote possibility that up to 1.3 acres at the
northwest corner of the plan area may be subject to inundation up to an elevation of 33 feet.
This area is presented in Figure 2‐3, USGS 2013 Science Application for Risk Reduction
(SAFRR) Tsunami Zones with 5 Feet of Sea Level Rise.

EMC Planning Group Inc.

2‐13

3.0

Summary of Development Constraints

At a minimum elevation of about 30 feet, the lowest westerly edge of the 1.3‐acre area has a
chance of being inundated to the maximum depth of three feet, with inundation depth
falling to zero at the highest, inland eastern boundary of the area at 33 feet in elevation.
Given the remote chance of tsunami hazard, the small area potentially affected, the worst‐
case nominal inundation depth, and the 90‐year timeframe at which the remote chance
hazard exists, tsunami hazard is not considered a significant constraint to developing this
portion of the plan area.
Tsunami hazard risk analyses do not consider recurrence intervals for tsunami given such
events are not considered predictable.

Geologic/Geotechnical Hazards
GeoForensics, Inc. prepared the Geotechnical Investigation for Mobile Home Park and Hotel Site at
the Dunes Project in December 2018. The report addresses liquefaction, seismicity, ground
rupture, ground shaking, landsliding, ground subsidence and lateral spreading. The
investigation concludes that the proposed improvements can be safely constructed with
implementation of the recommendations in the report. Geotechnical development is
controlled by the presence of relatively thick deposits of loose to firm upper soils underlain
by potentially liquefiable layers of soil. The soils are of low expansion potential.

Conclusions
Development of the approximately 48‐acre site would not be constrained by coastal hazards
or geologic or geotechnical hazards based upon the following evidence:
1.

The coastal hazard evaluation concludes that no wave run‐up or coastal erosion
hazards will affect the site;

2.

Given the remote chance of tsunami hazard, the small area potentially affected, the
worst‐case nominal inundation depth, and the 90‐year timeframe at which the
remote chance hazard exists, tsunami hazard is not considered a significant
constraint to developing plan area; and

3.

The geotechnical investigation concludes that the proposed improvements can be
safely constructed with implementation of recommended measures.

2.6

VISUAL RESOURCES

Discussion
Development could be constrained if LUP policies and/or zoning ordinance regulations
mandate that development capacity be limited to conserve or protect visual resources.
Relevant policies and regulations are described below for context.

2‐14

EMC Planning Group Inc.

30
25
28

30

35

30

C AB R I L L O H W Y

40

YOUNG AVE

20

45

40

SAFRR Tsunam

20
i InundaƟon
Line
40

15

5
10

35

35

33

55

50

60

25

35

35
Source: Revell Coastal 2019, HKS Architects Inc. 2016

0

275 feet

Site Survey
Contours (ft)
5' Interval
SAFRR Tsunami
Inundation Line

SAFRR 2013 Tsunami Zone
of High Certainty 0' - 28'

Site Boundary

CGS 2009 Tsunami Zone of
Uncertainty 28' - 33'
(1.3 Acres in Project Boundary)

Parcel Boundaries

Figure 2-3

USGS 2013 Science Application for Risk Reduction
(SAFRR) Tsunami Zones with 5 Feet of Sea Level Rise
Dunes at Half Moon Bay Master Plan Site Assessment

3.0

Summary of Development Constraints

This side intentionally left blank.

2‐16

EMC Planning Group Inc.

Dunes at Half Moon Bay‐Master Plan Site Assessment

City of Half Moon Bay LUP Policies/Conditions
Policy 7‐11. New development along primary access routes from
Highway 1 to the beach, as designated on the Land Use Plan Map, shall be
designed and sited so as to maintain and enhance the scenic quality of
such routes, including building setbacks, maintenance of low height of
structures, and landscaping which establishes a scenic gateway and
corridor.
Policy 7‐12. In areas affording broad views of the ocean from Highway 1
as indicated on the Visual Resources Overlay Map, all new development
shall be reviewed by the Planning Commission to ensure conformance
with the following criteria:
(a)

Structures shall be sited and designed to preserve
unobstructed broad views of the ocean and shall be clustered
to the maximum extent feasible.

(b)

A landscaping plan shall be included in the development
plans for approval and shall provide for landscaping which,
when mature, will not impede public views of the ocean.

(c)

Building height shall not exceed one story or 15 feet, unless an
increase in height would not obstruct public views to the
ocean from the Highway or would facilitate clustering of
development so as to result in greater view protection.

Section 9.3.3, Condition (d): As a condition of approval, structures shall be
clustered, maintained low in height, or constructed at low elevations to
the maximum extent feasible and specific view corridors shall be
established (including the Young Avenue right‐of‐way) and protected by
easements so as to maintain views of the ocean from Highway 1.
(Section 9.3.3 includes development direction for the Surf Beach/Dunes Beach Planned
Development area).

Half Moon Bay Zoning Code
Section 18.37.020 Visual Resource Areas:
The community development director shall prepare and maintain maps of
all designated visual resource areas within the city, based upon the visual
resources overlay map contained in the city’s local coastal program land
use plan. Visual resource areas within the city are defined as follows:
A.
Scenic Corridors. Visual resource areas along the Highway One
corridor and scenic beach access routes, defined as follows:

EMC Planning Group Inc.
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1.

Highway One Corridor. Located on both sides of Highway
One, for a distance of two hundred yards in those areas where
Highway One is designated as a scenic highway by the state of
California and in those areas shown on the visual resources
overlay map in the city’s local coastal program land use plan.
(Author’s note: The State of California has not designated
Highway 1 adjacent to the project site as a scenic highway.)

2.

3.

Broad Ocean Views. Areas providing broad ocean views from
Highway One, as indicated on the visual resources overlay
map in the city’s local coastal program land use plan.
Specifically, these areas are located within the following
boundaries:
a.

Between the breakwater in Pillar Point Harbor on the
north to Magellan Avenue on the south.

b.

Between the southerly edge of the city of Naples
subdivision on the north and Sweetwood State Park
on the south.

c.

Between Frenchman’s Creek on the north and Wave
Avenue of El Mar Beach Subdivision on the south.

Scenic Coastal Access Routes. Primary access routes from
Highway One to major parking facilities adjacent to the state
beaches: Young Avenue, Venice Boulevard, and Kelly
Avenue; and secondary access routes from Highway One to
minor parking facilities: Wavecrest Road, Redondo Beach
Road, Miramontes Point Road.

Section 18.37.030 Scenic Corridor Standards:
Public views within and from scenic corridors shall be protected and
enhanced, according to the following standards:
A.
Development within areas shown on the visual resources overlay
map as providing broad ocean views. Development may not significantly
obscure, detract from, or negatively affect the quality of broad ocean
views. All new development shall be reviewed by the planning
commission for conformance with the following criteria:
1.
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Structures shall be sited and designed to preserve
unobstructed broad views of the ocean and shall be clustered
to the maximum extent feasible.

EMC Planning Group Inc.

Dunes at Half Moon Bay‐Master Plan Site Assessment

2.

A landscaping plan shall be provided which incorporates
landscaping species which, when mature, will not interfere
with public views of the ocean.

3.

Within the mapped area of the visual resources overlay map,
building height shall not exceed one story or fifteen feet,
unless an increase in height would not obstruct public views
to the ocean from the highway or would facilitate clustering of
development which would result in greater view protection.
The building height may be increased upon approval by the
planning commission, if findings are made that greater view
protection will result or public views will not be obstructed,
but in no case shall building height exceed a height of twenty‐
eight feet.

B.
Development within the Highway One corridor and scenic
corridors along all designated shoreline access routes as indicated on the
visual resources overlay map where existing permits or development does
not exist. In general, structures shall be:
1.

Situated and designed to protect any views of the ocean and
scenic coastal areas. Where appropriate and feasible, the site
plan shall restore and enhance the scenic quality of visually
degraded areas.

2.

Located where least visible from the public view.
Development shall not block views of the shoreline from
scenic road turnouts, rest stops or vista points.

3.

Designed to be compatible with the environment, in order to
maintain the natural features such as streams, major drainage,
mature trees, and dominant vegetative communities.

4.

Set back an appropriate distance from the Highway One right‐
of‐way and from scenic beach access routes in accordance
with the intent of this chapter.

5.

Designed to maintain a low height above natural grade, unless
a greater height would not obstruct public views.

Ocean Views through the Project Site from Highway 1
Views across the site from Highway 1 to the ocean are evaluated in the Dunes at Half Moon
Bay Viewshed Analysis (EMC Planning Group 2019). While broad ocean views from
Highway 1 over much of or the entire site may have been available 25 years ago when the
LUP was written, current views of the ocean are now limited. This observation is supported

EMC Planning Group Inc.

2‐19

3.0

Summary of Development Constraints

in the Plan Half Moon Bay Background Report as further refined by site specific assessment
included in the Dunes at Half Moon Bay Viewshed Analysis. Both sources were used to
define current view corridors over the site to which LUP policy 7‐12 would apply and to
which related zoning code standards would apply. Figure 2‐4, Existing View Corridors from
Highway 1, shows the extent of available views from the highway to the ocean. At its nearest
point, the ocean is approximately 2,000 feet from the highway. Views through the project site
to the ocean are limited by distance, topography, trees and other vegetation, homes and
other structures, fences, street signs, fog, and weather. Project site frontage along the
highway is approximately 2,225 linear feet. The limited views of the ocean are available from
approximately 30 percent of the project site frontage on the highway, generally focused
where the highway intersects with Young Avenue.

Project Site Area within Highway 1 Corridor
The portion of the site within 200 yards of Highway 1 is also within a Highway 1 corridor as
described in zoning code section 18.37.020(A).

Conclusions
Zoning code standards discussed above implement the relevant LUP visual resource
policies. The standards primarily govern the design of development within specified view
corridors. In the case of the view corridors from Highway 1 to the ocean shown in Figure 2‐4,
development may still occur provided it is appropriately designed and sited; land within the
site would not inherently be constrained from being developed with the result that
development capacity could be lost.
None of the zoning code section 18.37.030(B) standards that apply to the Highway 1 corridor
would clearly limit developable acreage. The 18.37.030(B)(4) standard regarding building
setbacks is ambiguous. No standards for building locations or setback distances are
provided; the standard applies only to buildings. In the absence of specific setback
standards, it is presumed that standards related to building heights for preservation of views
to the ocean from Highway 1 described in section 18.37.030(a) (1) and 18.37.030(a) (3) take
precedence, particularly in the Young Avenue view corridor and the area south of it as
shown in Figure 2‐4. New development proposed both within and outside of the view
corridors from the highway to the ocean must be planned and designed to consider these
remaining views and to consider the existing open space character of the site as a visual
asset.
Development of the approximately 48‐acre site is not assumed to be constrained by LUP
policies or zoning code standards to the extent that developable acreage of the site would be
reduced or that development capacity would be limited.
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2.7

CULTURAL RESOURCES

Discussion
LUP Policy 6‐2 states, “Prior to the issuance of a permit for any development within 100 feet
of any recorded archaeological site identified in Figure 6.1, the City will require the
submission of a report by a qualified archaeologist regarding the resources which may be
affected and mitigation measures necessary to protect the site or to undertake salvage of
archaeological materials before development. Any permit shall be conditioned upon
reasonable measures taken to mitigate the impact of development on archaeological
resources. These may include (1) designating construction to avoid important resources, (2)
covering the site with fill, and (3) site sampling and salvage.”
Figure 6.1 in the LUP identified potentially sensitive archaeological areas; however, the
figure does not identify recorded archaeological sites. Even though the project site is not
within 100 feet of a recorded archaeological site, a cultural resources report was prepared for
the project in March 2019. There is nothing in the report to conclude that development of the
site should be limited by known or recorded archaeological or paleontological resources.

Conclusions
Given information available to date, development of the approximately 48‐acre site should
not be constrained by archaeological or paleontological resources, as it is unlikely that
resources exist that in turn would require preservation in place or some other form of on‐site
mitigation. However, there is always the potential to accidentally discover archaeological or
paleontological resources during site development activities. It would be speculative at this
time to conclude that such resources, if uncovered, would ultimately be a constraint to
developing the site. Half Moon Bay will further address these issues in the CEQA process
and determine the appropriate mitigation measures if resources were to be discovered.

2.8

NEIGHBORHOOD COMPATIBILITY

Discussion
The site is bordered by Dunes Beach on the west; Sweetwood State Campground and
Frenchman’s Creek on the south; Highway 1, agricultural greenhouses, and a residential
subdivision on the east; and Pullman Ditch and the Stoloski and City of Naples residential
subdivisions on the north. Adjacent land uses are shown in Figure 1‐1, Project Location.
Neighborhood compatibility issues are primarily related to the effects of noise and lighting
from new development. If significant noise or glare impacts from site development were to
occur, mitigation could include setbacks or other actions that in turn could reduce the area of
the site available for development.
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2‐23

3.0

Summary of Development Constraints

Noise
The Acoustical Analysis for The Dunes at Half Moon Bay (WJV Acoustics 2019) was prepared to
evaluate the noise impacts of developing the site with visitor‐serving uses (hotel and RV
park) on adjacent and nearby sensitive noise receptors. The report analyzed both
construction and operational (traffic and on‐site noise source) noise impacts.
Traffic Noise. Existing traffic noise on Highway 1 was modeled at 69 CNEL, dB at a
reference setback distance of 100 feet from the center of the highway. Noise from new traffic
generated by new development at the site would increase that level to 69.5 CNEL, dB. Such a
minimal change cannot generally be perceived by sensitive receptors (e.g. homes within the
Stoloski and City of Naples subdivisions to the north or the Frenchman’s subdivision to the
east across Highway 1) and is not considered significant.
On‐Site Noise Sources. Vehicle movements, noise from voices, stereo systems, opening and
closing car doors and truck lids, mechanical/HVAC systems, trash compactors, and other
human activities associated with hotels and RV parks were evaluated. The Half Moon Bay
Noise Element of the general plan does not contain noise standards for non‐transportation
sources; therefore, San Mateo County’s standards are used as reference. The report
concluded that noise levels from these sources would not exceed referenced noise level
standards. No significant noise impacts are anticipated; therefore no site development
constraints are anticipated.

Lighting
Municipal Zoning code section 18.37.060, Standards for Utilities, Lighting and Signs, requires
all exterior lighting to be functional, subtle, and compatible with the building’s architectural
style, materials, and colors. In the project site context, conflicts with adjacent land uses could
occur if lighting was improperly designed to the extent that it could create glare that intrudes
onto off‐site properties.

Conclusions
Development would not be constrained by noise or lighting based upon the following
evidence:
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1.

The acoustical analysis concluded that impacts associated with project traffic and
operations of hotel and RV park uses would not be significant. Therefore, there are
no mitigations required (e.g. setbacks from adjacent uses) that would pose
development constraints or limit the developable area of the site.

2.

New development would be required to comply with the lighting requirements in
the zoning code. The standards are designed to limit lighting impacts from glare or
light intrusion onto off‐site properties. Therefore, lighting would not be a source of
land use incompatibility that could otherwise limit the developable area of the site.
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3.0
Summary of Development Constraints

3.1

CONSTRAINTS AFFECTING DEVELOPABLE ACREAGE

Of the possible constraints identified in Section 2.0, only the need to dedicate 0.66 acres of
land along the south side of Young Avenue would result in reduction of gross site area
available for development.

3.2

OTHER DEVELOPMENT MANAGEMENT
CONSIDERATIONS

As described in Section 2.0, a number of LUP policy, zoning code standards and/or
environmental analysis factors affect how future development of the project site is designed
and managed. However, none of these factors, other than those listed in Section 3.1 above,
are inherently site development constraints that result in loss of gross developable acreage.
Design elements of future development will be managed through development regulations
and design standards included the project specific plan and/or through existing Half Moon
Bay design guidelines and zoning regulations.
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