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1.0 EXECUTIVE SUMMARY 

Project Description and Location 
The proposed development is a large mixed-use project. The staff recommends approval with 
conditions as summarized below. The project is partly residential, but it also includes a variety 
of community-serving components. 

The project includes: 

+ A 79-lot residential subdivision, with construction of single-family detached dwellings, 

+ A new middle school for the Half Moon Bay area, with capacity for 1, 150-students, 

+ A community-serving Boys and Girls Club, 

+ A community sports field and community garden, 

+ Merger of some 206 lots in an existing antiquated subdivision, resulting in a net decrease of 
127 residential lots, 

+ Associated road and infrastructure improvements. 

Furthermore, the applicants propose to provide public shoreline access improvements, including 
the construction of a significant segment of Half Moon Bay's Coasts ide Trail, public parking, 
and a contribution toward the future construction of a vertical beach accessway. Additional 
features of the proposed project include the dedication of 77.1 acres of open space, the creation 
of a 13 .8-acre detention pond for the purposes of treating storm water runoff and agricultural 
drainage, and the creation of new wetland habitat. The development as proposed will be set back 
a minimum of 1,000 feet from the bluff edge. (See Exhibit 4). 

The project site is located on a prominent site, lying between Highway 1 and the ocean. The 
project site comprises a 207.5-acre portion of the 480-acre North Wavecrest Planned 
Development District (PDD) as defined in the City of Half Moon Bay certified Local Coastal 
Program Land Use Plan (Exhibit 5). Resources on the site include scattered wetlands, wide open 
vistas from Highway 1 to the sea, and visually prominent tree stands that provide habitat for 
raptors. Informal paths to the beach are evident on the bluffs to the west of the proposed 
development area, although physical access to the beach is severely constrained by high, 
unstable bluffs. 

Public Access 

The proposed development includes a variety of activity-generating land uses. Additional 
residents and visitors on the property will place significant increased demands on public beach 
access in the project vicinity. 

Both the Coastal Act and the Half Moon Bay Local Coastal Program require access to be 
provided to and along the shoreline as a condition of the development of the project site. For 
instance, LUP Policy 9.3.6(g) requires that as a part of any new development in the Wavecrest 
District, vertical accessways shall be constructed down the bluff to the beach. Section 30252(6) 
of the Coastal Act requires that new development maintain and enhance public access to the 
coast by assuring that the recreational needs of new residents will not overload nearby coastal 
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recreational areas by correlating the amount of development with the provision of recreational 
facilities to serve the new development. 

The applicants propose to dedicate and improve a system of public access paths to provide 
vertical access from Highway 1 to the top of the bluff (but not down to the beach) at the northern 
boundary of the development. The applicants also propose to provide an unspecified "fair share" 
contribution towards the future development of a vertical beach accessway, in an unspecified 
location, with remaining funds to come from future development of the rest of the W avecrest 
Planned Development District. Finally, the applicants propose construction of a north-south path 
that would serve as a link in the City's Coastside Trail. 

Provision of vertical access to the bluff and lateral access through the property, as proposed, is 
necessary, but not sufficient, to meet the goal of the Coastal Act to maximize public access. 
Therefore, the staff recommends that in addition to the proposed access improvements, the 
Commission require the applicants to either construct beach access facilities at the end of 
Redondo Beach Road on publicly-owned land, including a stairway and/or ramp to the beach and 
parking, or to provide to the City sufficient funds to complete these improvements (Condition 5). 

Visual Impacts 
The project site, which slopes downward slightly from Highway 1 to the bluffs, affords broad 
coastal views of significant tree stands, the sea, and the coastal horizon. Heading north on 
Highway 1, Pillar Point is visible across the project site. The bay after which the town of Half 

• 

Moon Bay is named is visible from only a few locations on Highway 1, this site being one of • 
them. Furthermore, this site is one of the few remaining undeveloped areas in the City located 
seaward of Highway 1. 

The proposed development of 79 two-story homes, located as close as 40 feet to Highway 1, 
would block views of the sea and detract from the scenic qualities of the project site. The 
proposed development also includes landscaping adjacent to Highway 1 and along the main 
entry road to the subdivision (Main Street extension) that might further interfere with coastal 
views. To protect views from Highway 1, the applicants propose to dedicate a view corridor, 
measuring 90 feet wide, at the intersection of Highway 1 and the Main Street extension. 

The project site, which is essentially undeveloped, presents an opportunity to design the 
development in a manner that will preserve the open space character of the site and protect 
public views of the coast, while allowing the proposed intensity of land use. Therefore, the staff 
recommends a condition (Condition 1) that would require the applicants to (1) redesign the 
homes to be one-story, rather than two-story, and (2) set the homes further back from Highway 
1, a sufficient distance to allow views over the development. The staff also recommends 
clustering of the development, resulting in a broader scenic corridor than that proposed by the 
applicant. Other recommended conditions require preparation of a Scenic Corridor Plan 
(Condition 2) and a landscaping plan (Condition 4) designed to maintain the open views 
currently existing at the site. 

Undelineated Wetlands 
The wetlands delineation provided by the project applicants does not map all of the wetlands 
located within the project site. In the southern project area, the applicants propose to defer the • 
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identification of wetlands until future phases of development of the site. Because little 
development is proposed at this time in this area, the lack of a final delineation is less significant 
than it is elsewhere on the property. In the southern area, the staff recommends, however, that 
several new parcels proposed by the applicant to be created at this time instead be one legal 
parcel, pending completion of a wetland delineation for the area (Conditions 9.F and 9.G). 

For the northern portion of the site, wetland vegetation survey data provided by the applicants 
supports the delineation of areas that are not currently mapped as wetlands by the applicants. 
Because construction of various project components is proposed in the northern area, the staff 
recommends conditions that would result in the provision of additional wetland information. The 
Boys and Girls Club site does not include potential wetlands, but the same cannot be said of the 
adjacent area to the south. Therefore, recommended Special Condition 9.B would require the 
applicants to demonstrate that the development of the Boys and Girls Club site will not encroach 
within 100 feet of any currently existing wetlands, or alternatively to redesign the Club so as to 
maintain a 100-foot setback from the property boundary. With respect to other areas of the 
project, recommended Special Conditions 9.A, and 9.D would also prohibit development within 
100 feet of additional wetlands mapped by Commission staff in accordance with vegetation 
survey data provided by the applicants. 

Wetland Fill 

The development of the proposed middle school will require filling an agricultural drainage ditch 
that conveys untreated irrigation and stormwater runoff from Highway 1 across the project site to 
the sea. The drainage ditch, which runs through the middle of the school site, supports wetland 
plants and is wet throughout the year and therefore qualifies as a wetland under the LCP. Filling 
the ditch to accommodate the development will therefore result in approximately 1.1 acres of 
wetland fill. 

The proposed wetland fill, viewed by itself, would be inconsistent with the wetland protection 
policies of the LCP, even though it exhibits relatively limited habitat values. However, the staff 
recommends that the Commission approve the wetland fill, by balancing the relatively minor 
impacts of filling the agricultural drainage ditch with the substantial benefits that can be achieved 
by, among other things, relocating the drainage, providing on-site infiltration for the runoff, and 
providing a detention pond for habitat resources. In this way, a result most protective of coastal 
resources can be achieved, because the water quality and habitat improvements of the project 
will outweigh the minor habitat loss represented by filling the drainage ditch. 

The drainage ditch conveys to the sea agricultural and stormwater runoff from the highway, 
containing pesticides, fertilizers, oil and grease, and other contaminants. Thus the drainage ditch 
offers an opportunity to improve water quality in the project area, by incorporating measures into 
the project to treat runoff instead of merely delivering it to the ocean. 

In addition, the applicants propose to treat the offsite agricultural and stormwater runoff along 
with the stormwater runoff generated on the development site through the creation of a 13.8-acre 
detention pond. As proposed by the applicants and as further required by recommended 
conditions (Conditions 12, 13, and 14), the stormwater system and detention pond will be 
designed, monitored, and maintained to improve the quality of the agricultural drainage and 
stormwater runoff that is currently discharged from the site to the ocean. Therefore, the project 
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will provide substantial benefits to the quality of coastal waters. Only through the 
implementation of the polluted runoff treatment components of the proposed project will these 
water quality benefits be provided. 

In addition to the water quality benefits that will be provided by the proposed development, the 
detention pond will provide new wetland habitat. As recommended by staff (Condition 14), the 
detention pond will be designed and managed to provide emergent wetlands, riparian habitat, and 
associated upland habitat useful to California red-legged frogs, San Francisco garter snakes, and 
wetland bird species. But for the proposed development, this wetland habitat would not be 
created on the project site. This new wetland is expected to provide habitat superior to that 
provided by the existing drainage ditch. 

Furthermore, the Middle School will provide an essential public service that is required under the 
LCP to serve new development. A voiding the filling of the agricultural drain by deleting the 
school from the project would not achieve an essential goal of the project and the community. 
Alternatively, relocation of the school to avoid filling the ditch would require moving the 
proposed school structures significantly closer to the Highway, with a resulting adverse impact 
on visual resources. Therefore, approval of the fill associated with the Middle School is more 
protective of coastal resources overall than resiting the school or denying the development. 

Traffic 
Only two regional highways connect Half Moon Bay to the larger Bay Area, and both highways 
already carry traffic at peak hours on weekdays and Saturdays in excess of their capacity. 
Although improvements to both highways are proposed by the City of HalfMoon Bay, those 
improvements would be insufficient to assure satisfactory service levels in the future, given 
projected future growth. 

The Local Coastal Programs of Half Moon Bay and San Mateo County predict substantial future 
residential growth in both jurisdictions, thus contributing to additional congestion on the 
highways. For instance, the Half Moon Bay LCP predicts that additional housing units in Half 
Moon Bay will increase over the next twenty years by 100 percent or more (an increase of 4,495 
or more units in comparison to the 3,496 units existing in 1992). According to regional 
predictions contained in the San Mateo County Countywide Transportation Plan Alternatives 
Report, even with maximum investment in the transportation system, traffic volumes on both 
highways are predicted to be far in excess of capacity, if residential and commercial 
development proceeds as projected. 

Up to 2,529 vacant residential lots already exist within the City of Half Moon Bay. Creation of 
new residential lots through subdivisions such as this one could potentially contribute to a long­
term worsening of traffic congestion and a consequent limitation on the ability of the general 
public to reach area beaches and shoreline. 

To offset this potential adverse impact, the applicants propose to merge 206 of the 211 existing 
small lots in the Redondo View Subdivision (Exhibit 6). Taking into consideration the proposed 
creation of 79 new residential lots, the lot merger will result in a net decrease of 127 residential 
lots within the project site. This decrease in the number of residential lots will offset the 
additional traffic generated by the proposed development. Furthermore, the applicant proposes 
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traffic mitigations in the form of a traffic signal at the entrance to the project on Highway 1 and a 
contribution to road improvements elsewhere in Half Moon Bay. 

Water Quality 
The proposed project will result in a significant increase in impervious surfaces, thus increasing 
stormwater runoff from the project site. Future irrigation on the site will also increase runoff. 
Construction activities, vehicles, and other land uses will create the risk of sedimentation and 
introduction of pollutants into runoff from the site. 

The applicants propose to treat urban runoff through a system of gutters and storm drains, 
feeding into a 13.8-acre detention pond in the western portion of the project. While an important 
component of water quality measures on the site, the detention pond should be enhanced with 
active maintenance and monitoring, to ensure future success at accommodating and treating 
urban runoff. Thus, the staff recommends that the Commission require additional water 
measures, such as the preparation of a grading plan, an erosion control plan, a stormwater 
pollution prevention plan, and a water quality monitoring plan (Conditions 10 through 14). 

2.0STAFF RECOMMENDATION 
The staff recommends that the Commission approve Coastal Development Permit Application 
A-1-HMB-99-0-51, subject to conditions, as follows: 

MOTION: 

I move that the Commission approve Coastal Development Permit No. A-1-HMB-99-051 subject 
to conditions pursuant to the staff recommendation. 

STAFF RECOMMENDATION OF APPROVAL: 

Staff recommends a YES vote. Passage of this motion will result in approval of the permit as 
conditioned and adoption of the following resolution and findings. The motion passes only by 
affirmative vote of a majority of the Commissioners present. 

RESOLUTION TO APPROVE THE PERMIT: 

The Commission hereby approves a coastal development permit for the proposed development 
and adopts the findings set forth below on grounds that the development as conditioned will be in 
conformity with the policies of Chapter 3 of the Coastal Act and will not prejudice the ability of 
the local government having jurisdiction over the area to prepare a Local Coastal Program 
conforming to the provisions of Chapter 3. Approval of the permit complies with the California 
Environmental Quality Act because either 1) feasible mitigation measures and/or alternatives 
have been incorporated to substantially lessen any significant adverse effects of the development 
on the environment, or 2) there are no further feasible mitigation measures or alternatives that 
would substantially lessen any significant adverse impacts of the development on the 
environment. 
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2.1 Standard Conditions • 1. Notice of Receipt and Acknowledgment. The permit is not valid and development shall not 
commence until a copy of the permit, signed by the permittee or authorized agent, acknowledging 
receipt of the permit and acceptance of the terms and conditions, is returned to the Commission office. 

2. Expiration. If development has not commenced, the permit will expire two years from the date on 
which the Commission voted on the application. Development shall be pursued in a diligent manner 
and completed in a reasonable period of time. Application for extension of the permit must be made 
prior to the expiration date. 

3. Interpretation. Any questions of intent of interpretation of any condition will be resolved by the 
Executive Director or the Commission. 

4. Assignment. The permit may be assigned to any qualified person, provided assignee files with the 
Commission an affidavit accepting all terms and conditions of the permit. 

5. Terms and Conditions Run with the Land. These terms and conditions shall be perpetual, and it is the 
intention of the Commission and the permittee to bind all future owners and possessors of the subject 
property to the terms and conditions. 

2.2 Special Conditions 

1. Residential Subdivision. 

A. PRIOR TO ISSUANCE OF THE COASTAL DEVELOPMENT PERMIT, and in 
conjunction with Special Condition 9(G), the applicants shall submit, for the review and 
approval of the Executive Director, a Revised Vesting Tentative Tract Map for Parcel 
K* (Exhibit -- Northern Residential Neighborhood) approved by the City of Half Moon 
Bay. The Revised Vesting Tentative Tract Map shall meet the following standards: 

1. To protect views from Highway 1, no residential parcel lot line shall be located inland 
of the 74-foot MSL contour line. 

2. The residential subdivision located within Parcel K shall be reconfigured in a manner 
that will cluster the development to align the lots and building envelopes in a 
configuration designed to maximize the preservation of views from Highway 1 to the 
bluffs, significant tree stands, open space areas, blue water ocean views and the 
horizon. 

3. The residential subdivision located within Parcel K shall be reconfigured in a manner 
that ensures that the highest point measured from finished grade of the single-family 
residences shall not exceed 16 feet and that no portion of any structure located in the 
residential subdivision shall exceed a height of 90-feet MSL. 

4. The residential subdivision located within Parcel K shall be reconfigured in a manner 
that ensures that no development, including landscaping, within any Scenic Corridor 
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identified in the Scenic Corridor Plan approved by the Commission pursuant to 
Special Condition 2A, shall significantly interfere with views from Highway 1 of 
significant tree stands, open space bluff areas, the sea, and Pillar Point. 

5. There shall be no more than the proposed 79lots. 

6. The revised tentative map shall also be consistent with all other terms and conditions 
of A-1-99-51 and shall depict all easement and fee dedication areas consistent with 
A-1-99-51. 

B. The applicant shall record the revised map as approved by the Executive Director. The 
development authorized by A-1-99-51 shall be carried out in strict compliance with the 
approved Revised Vesting Tentative Tract Map. No changes to the Revised Vesting 
Tentative Tract Map approved by the Executive Director shall occur without a 
Commission amendment to this coastal development permit. 

2. Scenic Corridors and Offer to Dedicate Easements Over Scenic Corridors. 

A. PRIOR TO ISSUANCE OF THE COASTAL DEVELOPMENT PERMIT, the 
applicants shall submit, for the review and approval of the Commission, a Scenic 
Corridor Plan to protect all corridors that currently provide views from Highway 1 of 
significant tree stands, open space bluff areas, the sea, and Pillar Point. The plan shall 
demonstrate that no development, including landscaping, within any Scenic Corridor 
identified in the Scenic Corridor Plan approved by the Commission pursuant to Special 
Condition 2A, shall significantly interfere with views from Highway 1 of significant tree 
stands, open space bluff areas, the sea, and Pillar Point. The evidence submitted with the 
plan to demonstrate that development does not significantly interfere with views from 
Highway shall include the use of story poles. 

B. PRIOR TO ISSUANCE OF THE COASTAL DEVELOPMENT PERMIT, the 
applicants shall submit, for the review and approval of the Executive Director, written 
evidence that irrevocable offers to dedicate Scenic Corridor Easement(s) have been 
executed and recorded in perpetuity over all corridors identified in the Scenic Corridor 
Plan approved by the Commission pursuant to Special Condition 2A. 

C. The recorded document shall include legal descriptions of the applicant's entire parcel 
and the easement areas. The recorded document shall also reflect that development in the 
easement areas is restricted as set forth in this permit condition. 

D. The offers shall be recorded free of prior liens and encumbrances which the executive 
director determines may affect the interest being conveyed. The offers shall run with the 
land in favor of the people of the State of California, binding all successors and 
assignees, and shall be irrevocable for a period of 21 years, such period running from the 
date of recording . 
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3. Tree Protection Plan. 

A. PRIOR TO ISSUANCE OF THE COASTAL DEVELOPMENT PERMIT, the 
applicants shall provide, for the review and approval of the Executive Director, a Tree 
Protection Plan showing each tree proposed to be removed as part of the approved 
development. The plan shall be designed to retain the maximum number of existing trees 
on the site. The plan shall include an assessment prepared by a qualified arborist or 
wildlife biologist of the habitat value of each tree proposed to be removed. Removal of 
trees providing potential raptor habitat shall be avoided to the maximum extent feasible. 

B. The permittee shall undertake development in accordance with the final plans approved 
by the Executive Director. No proposed changes to the final plans approved by the 
Executive Director shall occur without a Commission amendment to this coastal 
development permit unless the Executive Director determines that no amendment is 
required. 

4. Landscaping Plan. 

A. PRIOR TO ISSUANCE OF THE COASTAL DEVELOPMENT PERMIT, the 
applicants shall submit, for the review and approval of the Executive Director, a Final 
Landscaping Plan for all open space and common areas on the entire project site. The 

• 

landscaping plan shall be designed to maintain open views to the coast and the bluffs • 
seaward of the developed areas, and shall maximize use of drought tolerant native 
species. Planting of invasive exotic species is prohibited throughout the development 
site. 

B. PRIOR TO ISSUANCE OF THE COASTAL DEVELOPMENT PERMIT, the 
applicant shall execute and record a deed restriction over the project site, in a form and 
content acceptable to the Executive Director, reflecting the above restrictions on 
development. The deed restriction shall include legal descriptions of the applicant's 
entire parcel(s). The deed restriction shall run with the land, binding all successors and 
assigns, and shall be recorded free of prior liens that the Executive Director determines 
may affect the enforceability of the restriction. This deed restriction shall not be removed 
or changed without a Commission amendment to this coastal development permit. 

5. Vertical Beach Accessway. 

A. PRIOR TO ISSUANCE OF THE COASTAL DEVELOPMENT PERMIT, the 
applicant shall provide, for the review and approval of the Executive Director, a Beach 
Access Plan for the design and construction of a public beach accessway at the end of 
Redondo Beach Road including: 

1. A stairway, ramp or combination of stairs and ramps to the beach; 
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2. Public beach access signage at the intersection of Redondo Beach Road and Highway 
1; 

3. Improvement of the unpaved western portion of Redondo Beach Road including 
roadbed improvements, drainage, and resurfacing with either gravel or pavement; and 

4. Paving and other improvements to the existing parking lot at the end of Redondo 
Beach Road to provide 50 public access parking spaces. 

5. Evidence that the County agrees to the construction of the access improvements on 
the County owned land. 

B. PRIOR TO COMMENCEMENT OF CONSTRUCTION of any residential unit 
authorized by A-1-99-55, the applicants shall either: 

1. Complete the construction of the beach access improvements including signage in 
accordance with the approved plan; or 

2. Provide to the City of Half Moon Bay, in accordance with a letter of agreement 
between the Executive Director, the City and the applicants, sufficient funds to 
complete the beach access improvements at the end of Redondo Beach Road in 
accordance with the approved plan . 

6. Coastside Trail and Evidence of Easement Dedication. 

A. PRIOR TO ISSUANCE OF THE COASTAL DEVELOPMENT PERMIT, and 
consistent with the terms of the proposed project description, the applicants shall submit, 
for the review and approval of the Executive Director, written evidence that a public 
access easement for the Coastside Trail has been dedicated in perpetuity to the City of 
HalfMoon Bay. The easement shall consist of a 15-foot-wide public access easement 
for the Coastside Trail, as shown in the Project Description Public Access Plan and 
generally depicted in Exhibit 8, and as further described as follows: 

1. The northerly Coastside Trail segment shall be aligned to meet the accessway bridge 
across the County drainage channel, at the northerly boundary of Parcel I. 

2. The blufftop Coastside Trail segment shall maintain a 100-foot setback from the edge 
of the top of bluff. A connecting trail link to the public bluff top vista point near the 
southwesterly comer of Parcel I may be permitted to be located within the 100-foot 
bluff edge setback area. 

3. The east-west Coastside Trail shall follow the alignment along the south side of the 
vegetated pond on Parcel I, as shown on Wavecrest Village Phase 1-A Vesting 
Tentative Map Sheet 2 (dated 08/03/00) . 
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4. The north-south Coastside Trail segment between Parcel I and Wavecrest Road (near • 
the boundary of Parcels F and G, as shown in Tab 24 of the Project Description, 
August 4, 2000) shall be located outside any delineated wetland, but may be located 
in the outer 25-foot-wide band of the wetland. 

B. The recorded document shall include legal descriptions of the applicant's entire parcel 
and the easement area. The document shall be recorded free of prior liens and any other 
encumbrances which the Executive Director determines may affect the interest being 
conveyed. The recorded document shall also reflect that development in the easement 
area is restricted as set forth in this permit condition. 

C. PRIOR TO COMMENCEMENT OF CONSTRUCTION of any residential unit 
authorized by A-1-99-51, the applicants shall complete construction of a 10-foot-wide, 
all-weather surface pathway within the Coastside Trail easement, open the trail to the 
public, and install public access signage as specified in Special Condition 8 below. 

7. Public Access Si2na2e. 

A. PRIOR TO ISSUANCE OF THE COASTAL DEVELOPMENT PERMIT, the 
applicants shall submit, for the review and approval of the Executive Director, a Public 
Access Signage Plan that includes written evidence of Caltrans approval of any 
encroachment permit(s) required for signs proposed to be located within the Highway 1 • 
right-of-way. The signage plan shall be designed to direct the public to the Coastside 
Trail and the Redondo Beach Accessway with appropriately sized signs to be installed at 
the following locations: 

1. In or adjacent to the Highway 1 right-of-way north and south at appropriate locations 
to indicate the public accessways at the Main Street extension (Smith Parkway), 
Wavecrest Road, and Redondo Beach Road; 

2. In or adjacent to the intersections of the Main Street extension and Streets C/D, and of 
Wavecrest Road and Street C; 

3. In or adjacent to the Coastside Trail bridge over the County drainage channel, north 
of Parcel I, at the southerly terminus of the Coastside Trail on Parcel I; and 

4. At all Coastside Trail heads. 

B. PRIOR TO COMMENCEMENT OF CONTRUCTION of any residential unit 
authorized by A-1-99-51, the applicants shall complete the installation of all public 
access signage indicated in the approved signage plan. The signs shall be maintained by 
applicant for the life of the development authorized by A-1-99-51. No changes to the 
signage plan approved by the Executive Director shall occur without a Commission 
amendment to this permit unless the executive director determines no amendment is • 
required. 

12 



• 

• 

A-1-HMB-99-051 
Wavecrest Village Project 

8. Evidence of Open Space Fee Title and Easement Dedications. 

A. Open Space Fee Title Dedications 

1. PRIOR TO ISSUANCE OF THE COASTAL DEVELOPMENT PERMIT, the 
applicants shall submit, for the review and approval of the Executive Director, written 
evidence that dedication of fee title to Parcel B (Exhibit 9 -- Riparian Preserve), 
Parcel F (Exhibit 10 --City Sports Fields), and Parcel I (Exhibit 11 -- Blufftop, partial 
Bluff Face, Community Garden, and View Corridor Open Space Parcel) has been 
dedicated to the City of Half Moon Bay in perpetuity for open space and conservation 
purposes. 

2. No development, as defined in section 30106 of the Coastal Act shall occur in any of 
the fee title dedication areas identified in A. I above except for: 

a. Vegetation removal for fire management in accordance with a written weed 
abatement order from the Half Moon Bay Fire District and any coastal 
development permit required by the City of Half Moon Bay. 

b. Removal of non-native vegetation, and/or other measures specifically authorized 
in accordance with the approved Wetlands Protection Plan . 

c. Development and maintenance of detention pond on Parcel I consistent with 
Special Condition 14. 

d. Landscaping undertaken consistent with the approved Final Landscaping Plan or 
the Wetlands Protection Plan. 

e. Routine maintenance of the Sports Fields. 

AND 

3. The following development, if approved by a coastal development permit: 

a. Minor construction associated with the Sports Fields and the Community Garden. 

4. The recorded document shall include legal descriptions of the applicant's entire 
parcel and the fee title dedication areas. The document shall be recorded free of prior 
liens and any other encumbrances which the Executive Director determines may 
affect the interest being conveyed. The recorded document shall also reflect that 
development in the fee title dedication areas is restricted as set forth in this permit 
condition. 

• B. Open Space Easement Dedications 
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1. PRIOR TO ISSUANCE OF THE COASTAL DEVELOPMENT PERMIT, and 
consistent with the terms of the proposed project description, the applicants shall 
submit, for the review and approval of the Executive Director, written evidence that 
easements have been dedicated to the City of Half Moon Bay in perpetuity for open 
space and conservation purposes, over the following geographical areas: 

a. ParcelL (Exhibit 12 --landscape corridor along Highway 1 north of the Main 
Street extension and along the north side of the Main Street extension, between 
Highway 1 and the intersection with Streets C/D); 

b. The Main Street extension (Exhibit 5); and 

c. The neighborhood park located in Parcel K (Exhibit 7). 

2. No development, as defined in section 30106 of the Coastal Act shall occur in any of 
the easement dedication areas identified in B 1 above except for: 

a. Vegetation removal for fire management in accordance with a written weed 
abatement order from the Half Moon Bay Fire District and any coastal 
development permit required by the City of Half Moon Bay. 

• 

b. Landscaping undertaken consistent with the approved Final Landscaping Plan or • 
the Wetlands Protection Plan. 

c. Grading, paving, installation of drainage and utilities, and other improvements 
associated with the development of the Main Street extension. 

AND 

3. The following development, if approved by the Coastal Commission as an 
amendment to this coastal development permit: 

a. Minor construction related to the development of the Neighborhood Park. 

9. Wetlands Protection. 

A. Parcels F, G, I, J 

1. PRIOR TO ISSUANCE OF THE COASTAL DEVELOPMENT PERMIT, the 
applicants shall submit, for the review and approval of the Executive Director, a 
Wetlands Protection Plan. The plan shall provide for the protection of all of the 
wetlands that satisfy the definition of wetlands under the certified LCP that are 
located on Parcels F, G, I, and J, as identified in the Technical Review. Vegetation 
Study ofWavecrest Village, City of HalfMoon Bay, dated July 18,2000, and that are • 
generally depicted on Exhibit 13, as well as the detention pond to be constructed on 
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Parcel I. The plan shall also establish a minimum 100-foot-wide buffer surrounding 
each of the wetlands shown. The buffer areas shall be planted with dense native 
shrub species designed to minimize intrusion by domestic animals and humans. 

2. No development, as defined in section 30106 of the Coastal Act, shall occur in any of 
the wetland or buffer areas identified in the Wetland Protection Plan approved by the 
Executive Director pursuant to Special Condition 9A1 except for: 

a. Temporary construction fencing installed around the perimeter of all wetland 
buffer zones identified in the approved Wetlands Protection Plan. 

b. Maintenance of the detention pond in accordance with Special Condition 14. 

3. PRIOR TO ISSUANCE OF THE COASTAL DEVELOPMENT PERMIT, the 
applicant shall execute and record a deed restriction in a form and content acceptable 
to the Executive Director, over all wetland and buffer areas identified in the Wetland 
Protection Plan approved by the Executive Director pursuant to Special Condition 
9A1, reflecting the above restrictions on development in the identified areas. The 
deed restriction shall include legal descriptions of both the applicant's entire parcel 
and the identified areas. The deed restriction shall run with the land, binding all 
successors and assigns, and shall be recorded free of prior liens that the Executive 
Director determines may affect the enforceability of the restriction. This deed 
restriction shall not be removed or changed without a Commission amendment to this 
coastal development permit. 

B. Parcel E 

1. PRIOR TO ISSUANCE OF THE COASTAL DEVELOPMENT PERMIT, the 
applicants shall submit either: 

a. For Commission review and approval, a wetlands delineation depicting any 
wetlands on Parcel E that satisfy the definition of wetlands under the certified 
LCP that are currently located within 100 feet of the southern boundary of Parcel 
E (Exhibit 14-- Boys and Girls Club); and 

b. If the wetlands delineation required by B.1.(a) above reflects wetlands within 100 
feet of the southern boundary of Parcel E, a revised site plan showing that no 
development on Parcel E (Exhibit 14 -- Boys and Girls Club) shall occur within 
100 feet of any wetlands that satisfy the definition of wetlands under the certified 
LCP shall be submitted for Commission review and approval; or 

c. For the Executive Director's review and approval, a revised site plan showing that 
no development other than the uses allowed within wetland buffers pursuant to 
Zoning Code Section 18.38.080 shall occur within 100 feet of the southern 
property boundary of Parcel E. 
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2. Landscaping adjacent to the southern boundary of Parcel E shall consist of dense 
native shrub species designed to minimize intrusion by domestic animals and humans. 

C. PRIOR TO COMMENCEMENT OF ANY CONSTRUCTION OR OTHER 
GRADING, grading for the detention pond shall be completed and each of the wetland 
buffer areas, including the detention pond shall be planted in accordance with the 
approved Wetlands Protection Plan. 

D. No development shall occur within 100 feet of the former agricultural pond. 

E. PRIOR TO COMMENCEMENT OF ANY CONSTRUCTION OR GRADING, 
temporary construction fencing shall be installed around the perimeter of all wetland 
buffer zones depicted on the approved Wetlands Protection Plan. The fencing shall be 
maintained on site until completion of all grading and construction. 

F. PRIOR TO ISSUANCE OF THE COASTAL DEVELOPMENT PERMIT, and in 
conjunction with Special Condition 1, the applicants shall submit, for the review and 
approval of the Executive Director, a Revised Vesting Tentative Tract Map, approved 
by the City of Half Moon Bay, for the Southern Residential Neighborhood identified on 
Exhibit 15. The Revised Vesting Tentative Tract Map shall meet the following 
standards: 

1. Proposed Parcels A, C, D, and Street A shall be 1 (one) legal parcel. 

2. The Revised Vesting Tentative Tract Map shall contain a note that future subdivision 
of the 1 resulting legal parcel required by Special Condition F.l shall be prohibited 
until after a wetlands delineation has been completed for this area in accordance with 
the certified LCP wetlands definition and a coastal development permit to subdivide 
the 1 resulting legal parcel required by Special Condition F.l has been obtained. 

3. The revised tentative map shall also be consistent with all other terms and conditions 
of A-1-99-51 and shall depict all easement and fee dedication areas consistent with 
A-1-99-51. 

4. The applicant shall record the revised map as approved by the Executive Director. 
The development authorized by A-1-99-51 shall be carried out in strict compliance 
with the approved Revised Vesting Tentative Tract Map. No changes to the Revised 
Vesting Tentative Tract Map approved by the Executive Director shall occur without 
a Commission amendment to this coastal development permit. 

G. Future subdivision of the 1 resulting legal parcel combining proposed Parcels A, C, D 
and Street A pursuant to subsection F above shall be prohibited until such time that a 
wetlands delineation has been completed for this area in accordance with the LCP 
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wetlands definition and a coastal development permit to subdivide the 1 resulting legal 
parcel required in subsection H has been obtained. 

10. Grading Plan. 

A. PRIOR TO ISSUANCE OF THE COASTAL DEVELOPMENT PERMIT, the 
applicants shall submit, for the review and approval of the Executive Director, a Final 
Grading Plan specifying: 

1. The respective quantities of cut and fill and the final design grades and locations for 
all building foundations, streets, public accessways, the detention pond, and drainage 
pipes; and 

2. The phasing of all grading during construction consistent with all terms and 
conditions of A-1-99-51. 

B. Grading shall be conducted in strict conformity with the approved Grading Plan, Erosion 
Control Plan, SWPPP, and Wetlands Protection Plan. No proposed changes to the 
approved final plans shall occur without a Commission amendment to this coastal 
development permit unless the Executive Director determines that no amendment is 
required. 

• 11. Erosion Control. 

• 

A. PRIOR TO ISSUANCE OF THE COASTAL DEVELOPMENT PERMIT, the 
applicants shall provide, for the review and approval of the Executive Director, an 
Erosion Control Plan to reduce erosion and, to the maximum extent practicable, retain 
sediment on-site during and after construction. The plan shall be designed to minimize 
the potential sources of sediment, control the amount of runoff and its ability to carry 
sediment by diverting incoming flows and impeding internally generated flows, and 
retain sediment that is picked up on the project site through the use of sediment-capturing 
devices. The plan shall also limit application, generation, and migration of toxic 
substances, ensure the proper storage and disposal of toxic materials, apply nutrients at 
rates necessary to establish and maintain vegetation without causing significant nutrient 
runoff to surface waters. The Erosion Control Plan shall incorporate the Best 
Management Practices (BMPs) specified below. 

1. Erosion & Sediment Source Control 

a. Sequence construction to install sediment-capturing devices first, followed by 
runoff control measures and runoff conveyances. Land clearing activities should 
only commence after the minimization and capture elements are in place. 

b. Time the clearing and grading activities to avoid the rainy season (October 15 
through April30) . 

c. Minimize the area of bare soil exposed at one time (phased grading). 
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d. Clear only areas essential for construction. 

e. Within five days of clearing or inactivity in construction, stabilize bare soils 
through either nonvegetative BMPs, such as mulching or vegetative erosion 
control methods such as seeding. Vegetative erosion control shall be established 
within two weeks of seeding/planting. 

f. Construction entrances should be stabilized immediately after grading and 
frequently maintained to prevent erosion and control dust. 

g. Control wind-born dust through the installation of wind barriers such as hay bales 
and/or sprinkling. 

h. Soil and/or other construction-related material stockpiled on site shall be placed a 
minimum of 200 feet from any wetlands or drainages. Stockpiled soils shall be 
covered with tarps at all times of the year. 

i. Excess fill shall not be disposed of in the Coastal Zone unless authorized through 
either an amendment to this coastal development permit or a new coastal 
development permit. 

2. Runoff Control and Conveyance 

a. Intercept runoff above disturbed slopes and convey it to a permanent channel or 
stormdrains by using earth dikes, perimeter dikes or swales, or diversions. Use 
check dams where appropriate. 

b. Provide protection for runoff conveyance outlets by reducing flow velocity and 
dissipating flow energy. 

3. Sediment-Capturing Devices 

a. Install stormdrain inlet protection that traps sediment before it enters the storm 
sewer system. This barrier could consist of filter fabric, straw bales, gravel, or 
sand bags. 

b. Install sediment traps/basins at outlets of diversions, channels, slope drains, or 
other runoff conveyances that discharge sediment-laden water. Sediment 
traps/basins shall be cleaned out when 50% full (by volume). 

c. Construction of the detention pond/constructed wetlands, as further described in 
Special Condition 14 shall be completed during the first phase of project grading. 
Sediments collected in the detention pond during project construction shall be 
removed prior to occupancy of the residential neighborhood. 

d. Use silt fence and/or vegetated filter strips to trap sediment contained in sheet 
flow. The maximum drainage area to the fence should be 0.5 acre or less per 100 
feet of fence. Silt fences should be inspected regularly and sediment removed 
when it reaches 113 the fence height. Vegetated filter strips should have relatively 
flat slopes and be vegetated with erosion-resistant species. 
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4. Chemical Control 

a. Store, handle, apply, and dispose of pesticides, petroleum products, and other 
construction materials properly. 

b. Establish fuel and vehicle maintenance staging areas located away from all 
drainage courses, and design these areas to control runoff. 

c. Develop and implement spill prevention and control measures. 

d. Provide sanitary facilities for construction workers. 

e. Maintain and wash equipment and machinery in confined areas specifically 
designed to control runoff. Thinners or solvents should not be discharged into 
sanitary or storm sewer systems. Washout from concrete trucks should be 
disposed of at a location not subject to runoff and more than 50 feet away from a 
stormdrain, open ditch or surface water. 

f. Provide adequate disposal facilities for solid waste, including excess asphalt, 
produced during construction. 

g. Develop and implement nutrient management measures. Properly time 
applications, and work fertilizers and liming materials into the soil to depths of 4 
to 6 inches. Reduce the amount of nutrients applied by conducting soil tests to 
determine site nutrient needs. 

• B. Erosion Control Monitoring and Maintenance. 

• 

1. Throughout the construction period, the applicants shall conduct regular inspections 
of the condition and operational status of all structural BMPs provided in satisfaction 
of the approved Erosion Control Plan. The applicant shall report the results of the 
inspections in writing to the Executive Director prior to the start of the rainy season 
(no later than October 15th), after the first storm of the rainy season, and monthly 
thereafter until April 30th for the duration of the project construction period. Major 
observations to be made during inspections and reported shall include: locations of 
discharges of sediment or other pollutants from the site; BMPs that are in need of 
maintenance; BMPs that are not performing, failing to operate, or inadequate; and 
locations where additional BMPs are needed. 

2. Authorized representatives of the Coastal Commission and/or the City of Half Moon 
Bay shall be allowed property entry as needed to conduct on-site inspections 
throughout the construction period. 

3. All BMP traps/separators and/or filters shall be cleaned at minimum prior to the onset 
of the storm season and no later than October 15th each year. 

4. Sediment traps/basins shall be cleaned out at any time when 50% full (by volume). 

5. Sediment shall be removed from silt fences at any time when it reaches 113 the fence 
height. 
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6. All pollutants contained in BMP devices shall be contained and disposed of in an 
appropriate manner. 

7. Non-routine maintenance activities that are expensive but infrequent, such as 
detention basin dredging, shall be performed on as needed based on the results of the 
monitoring inspections described above. 

C. The applicant shall be fully responsible for advising construction personnel of the 
requirements of the Erosion Control Plan and the Wetlands Protection Plan. 

D. The permittee shall undertake development in accordance with the final erosion control 
plans approved by the Executive Director. No proposed changes to the approved final 
plans shall occur without a Commission amendment to this coastal development permit 
unless the Executive Director determines that no amendment is required. 

12. Stormwater Pollution Prevention. 

A. PRIOR TO ISSUANCE OF THE COASTAL DEVELOPMENT PERMIT, the 
applicant shall submit, for the review and approval of the Executive Director, a 
Stormwater Pollution Prevention Plan (SWPPP). The SWPPP shall demonstrate that 

• 

the approved development shall maintain post-development peak runoff rate and average • 
volume at levels that are similar to pre-development levels, and reduce the post-
development loadings of Total Suspended Solids (TSS) so that the average annual TSS 
loadings are no greater than pre-development loadings. The SWPPP shall incorporate the 
Best Management Practices (BMPs) described below. 

1. Minimize Creation of Impervious Surfaces 

a. Design residential streets for the minimum required pavement widths needed to 
comply with all zoning and applicable ordinances to support travel lanes, on-street 
parking, emergency, maintenance and service vehicle access, sidewalks, and 
vegetated open channels. 

b. Minimize the number of residential street cui-de- sacs and incorporate landscaped 
areas to reduce their impervious cover. The radius of cui-de-sacs should be the 
minimum required to accommodate emergency and vehicle turnarounds. 
Alternative turnarounds shall be employed where allowable. 

c. A void curb and gutter along driveways and streets where appropriate. 

d. Incorporate landscaping with vegetation or other permeable ground cover in 
setback areas between sidewalks and streets. 

e. Use alternative porous material/pavers (e.g., hybrid lots, parking groves, 
permeable overflow parking, crushed gravel, mulch, cobbles) to the extent 
practicable for sidewalks, driveways, parking lots, or interior roadway surfaces . 
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f. Reduce driveway lengths, and grade and construct driveways to direct runoff into 
adjacent landscaped areas. 

g. Direct rooftop runoff to permeable areas rather than driveways or impervious 
surfaces in order to facilitate infiltration and reduce the amount of stormwater 
leaving the site. 

2. Roads and Parking Lots 

a. Install vegetative filter strips or catch basin inserts with other media filter devices, 
clarifiers, grassy swales and berms, or a combination thereof to remove or 
mitigating oil, grease, hydrocarbons, heavy metals and particulates from 
stormwater draining from all roads and parking lots. 

b. Roads and parking lots should be vacuum swept monthly at a minimum, to 
remove debris and contaminant residue. 

3. Landscaping 

a. Native or drought tolerant adapted vegetation should be selected, in order to 
minimize the need for fertilizer, pesticides/herbicides, and excessive irrigation. 

b. Where irrigation is necessary, the system must be designed with efficient 
technology. At a minimum, all irrigation systems shall have flow sensors and 
master valves installed on the mainline pipe to ensure system shutdown in the 
case of pipe breakage. Irrigation master systems shall have an automatic 
irrigation controller to ensure efficient water distribution. Automatic irrigation 
controllers shall be easily adjustable so that site watering will be appropriate for 
daily site weather conditions. Automatic irrigation controllers shall have rain 
shutoff devices in order to prevent unnecessary operation on rainy days. 

B. Stormwater Pollution Prevention Maintenance and Monitoring. 

1. The applicant shall conduct an annual inspection of the condition and operational 
status of all structural BMPs provided in satisfaction of the approved SWPPP 
including the detention basin. The results of each annual insrection shall be reported 
to the Executive Director in writing by no later than June 301 of each year for the 
following the commencement of construction. Major observations to be made during 
inspections and reported shall include: locations of discharges of sediment or other 
pollutants from the site; BMPs that are in need of maintenance; BMPs that are not 
performing, failing to operate, or inadequate; and locations where additional BMPs 
are needed. Authorized representatives of the Coastal Commission and/or the City of 
Half Moon Bay shall be allowed property entry as needed to conduct on-site 
inspections of the detention basin and other structural BMPs . 
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2. All BMP traps/separators and/or filters shall be cleaned prior to the onset of the storm • 
season and no later than October 15th each year. All pollutants contained in BMP 
devices shall be contained and disposed of in an appropriate manner. 

3. Non-routine maintenance activities that are expensive but infrequent, such as 
detention basin dredging, shall be performed on as needed based on the results of the 
monitoring inspections described above. 

C. PRIOR TO ISSUANCE OF THE COASTAL DEVELOPMENT PERMIT, the 
applicant shall execute and record a deed restriction over the project site, in a form and 
content acceptable to the Executive Director, reflecting the above restrictions on 
development. The deed restriction shall include legal descriptions ofthe applicant's 
entire parcel(s). The deed restriction shall run with the land, binding all successors and 
assigns, and shall be recorded free of prior liens that the Executive Director determines 
may affect the enforceability of the restriction. This deed restriction shall not be removed 
or changed without a Commission amendment to this coastal development permit. 

13. Water Quality Monitoring. 

A. PRIOR TO ISSUANCE OF THE COASTAL DEVELOPMENT PERMIT, the 
applicant shall submit for the review and approval of the Executive Director a Water 
Quality Monitoring Plan (WQMP). The WQMP shall be designed to evaluate the • 
effectiveness of the SWPPP to protect the quality of surface and groundwater and shall 
provide the following: 

1. The WQMP shall specify sampling locations appropriate to evaluate surface and 
groundwater quality throughout the project site, including, but not limited to the 
detention pond outlet, sports fields, community garden, and major storm drains. 

2. The WQMP shall specify sampling protocols and permitted standards for all 
identified potential pollutants including, but not necessarily limited to: heavy metals, 
pesticides, herbicides, suspended solids, nutrients, oil, and grease. 

B. Beginning with the start of the first rainy season (October 15 - April 30) following 
commencement of development and continuing until three years following completion of 
all grading, landscaping and other earth disturbing work, surface water samples shall be 
collected from the detention pond outlet during the first significant storm event of the 
rainy season and each following month through April 30. Sampling shall continue 
thereafter in perpetuity on an annual basis during the first significant storm event of the 
rainy season. 

C. If an exceedance of any water quality standards specified in the WQMP occurs, the 
applicant shall conduct an assessment of the potential sources of the pollutant and the 
potential remedies. If it is determined based on this assessment that applicable water 
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quality standards have not been met as a result of inadequate or failed BMPs, corrective 
actions or remedies shall be required. 

D. If potential remedies or corrective action constitute development, as defined in 
Section 30106 ofthe Coastal Act, an amendment to this permit shall be required. 

E. Results of monitoring efforts shall be submitted to the Commission upon availability. 

F. PRIOR TO ISSUANCE OF THE COASTAL DEVELOPMENT PERMIT, the 
applicant shall execute and record a deed restriction over the project site, in a form and 
content acceptable to the Executive Director, reflecting the above restrictions on 
development. The deed restriction shall include legal descriptions of the applicant's 
entire parcel(s). The deed restriction shall run with the land, binding all successors and 
assigns, and shall be recorded free of prior liens that the Executive Director determines 
may affect the enforceability of the restriction. This deed restriction shall not be removed 
or changed without a Commission amendment to this coastal development permit. 

14. Detention Pond. 

A. PRIOR TO ISSUANCE OF THE COASTAL DEVELOPMENT PERMIT, the 
applicant shall provide, for the review and approval of the Commission, after 
consultation with the USFWS and the Department of Fish and Game, a plan for the 
design, construction, maintenance and monitoring of the proposed detention pond on 
Parcel I to: 

1. Provide wetland habitat suitable for use by California red-legged frogs. 

2. Provide habitat suitable for use by San Francisco garter snakes. 

3. Provide habitat suitable for use by wetland bird species. 

4. Provide emergent wetlands, riparian habitat, and associated upland. 

5. Provide a minimum 100-foot buffer around the perimeter of the detention basin 
vegetated with a mixture of dense native riparian and upland shrubs and low trees 
typical of natural coastal bluff terrace, riparian, and wetland communities in this 
region. 

6. Improve water quality through removal of fine sediments, phosphorous, and nitrogen. 

7. Provide for regular maintenance of the detention basin in perpetuity, including 
sediment removal and mowing to maintain the water quality treatment and habitat 
functions . 
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8. Provide a permanent funding source for the long-term maintenance of the detention • 
basin. 

9. Ensure the detention basin shall be sized appropriately to treat 100% of the 
agricultural drainage conveyed through the development site and, consistent with the 
terms of the proposed project description, the runoff generated from up to and 
including the 1.2-inch, 24-hour rainfall event. 

B. PRIOR TO COMMENCEMENT OF CONSTRUCTION of any residential unit 
authorized by A-1-99-51, the applicant shall construct the detention pond in accordance 
with the plan approved by Commission. No changes to the detention pond plan approved 
by the Commission shall occur without a Commission amendment to this coastal 
development permit. 

C. No development, as defined in section 30106 of the Coastal Act shall occur in the 
detention pond except for maintenance in accordance with 14.A.7 above. 

D. PRIOR TO ISSUANCE OF THE COASTAL DEVELOPMENT PERMIT, and after 
the Commission has approved the plan for the detention pond required by Special 
Condition14A, the applicant shall execute and record a deed restriction in a form and 
content acceptable to the Executive Director, over the entire project site, reflecting all 
restrictions on development in the detention pond. The deed restriction shall include • 
legal descriptions of both the applicant's entire parcel and the detention pond. The deed 
restriction shall run with the land, binding all successors and assigns, and shall be 
recorded free of prior liens that the Executive Director determines may affect the 
enforceability of the restriction. This deed restriction shall not be removed or changed 
without a Commission amendment to this coastal development permit. 

15. Caltrans Approval. 

PRIOR TO ISSUANCE OF THE COASTAL DEVELOPMENT PERMIT, the 
applicants shall provide, for the review and approval of the Executive Director, written 
evidence of Caltrans final approval of any encroachment permit(s) required for construction 
proposed within the Highway 1 right-of-way. 

* The Reference to all parcels, lots, easements, and streets addressed in the Special Conditions 
above are those generally depicted on the Wavecrest Village Phase 1-A Vesting Tentative 
Map, dated August 3, 2000, (Exhibit 4). 

3.0 PROJECT SETTING AND DESCRIPTION 
[NOTE: The full text of the LCP, Coastal Act and other policies and regulations referenced 
herein are attached as Appendix B of this report.] 
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3.1 Standard of Review 

The W avecrest Village Project is located within the City of Half Moon Bay in the California 
coastal zone. Section 30604(b) states that after certification of a local coastal program, a coastal 
development permit shall be issued if the issuing agency or the Commission on appeal finds that 
the proposed development is in conformity with the certified local coastal program. The 
standard of review for this project is therefore the certified Local Coastal Program (LCP) of the 
City. Pursuant to Section 30604(c) of the Coastal Act, the public access and recreation policies 
of the Coastal Act (Sections 30210 through 30224) are also the standard of review because the 
project is located between the first public road and the ocean. 

Pursuant to Policy 1-1 of the City's certified Land Use Plan (LUP), the City has adopted the 
coastal planning and management policies of the Coastal Act (Sections 30210 through 30264) as 
the guiding policies of the LUP. Policy 1-4 of the City's LUP states that prior to issuance of any 
development permit, the [Commission] shall make the finding that the development meets the 
standards set forth in all applicable LUP policies. Thus, the LUP incorporates the Chapter 3 
policies of the Coastal Act. These policies are therefore included in the standard of review for 
the proposed project. 

The project site is located within the Planned Development District (PDD) designated in the 
City's LUP as the Wavecrest PDD. Section 9.3.6 of the LUP specifically addresses the 
development of the Wavecrest PDD, and includes Proposed Development Conditions for the 
development. Section 18.37 .020.C of the City's Zoning Code states in relevant part: 

New development within Planned Development Areas shall be subject to development 
conditions as stated in the Local Coastal Program Land Use Plan for each Planned 
Development ... 

Therefore, Proposed Development Conditions (a) through (r) contained in LUP Section 9.3.6 are 
included in the standard of review for this proposed project and are hereinafter referred to as 
LUP Policies 9.3.6(a) through 9.3.6(r). 

3.2 Background 

Appeal 
On July 6, 1999, the City of Half Moon Bay approved a Specific Plan Development Agreement 
and associated coastal development permits (CDPs) for development of the 207.5 acre North 
Wavecrest Village area. The City's specific actions are listed in Wavecrest Village Specific 
Plan, 1996 below. 

Pursuant to Coastal Act Section 30603, an action taken by the City on a CDP application is 
appealable to the Coastal Commission for developments between the sea and the first public road 
paralleling the sea, and for developments located within 100 feet of any wetland, estuary, or 
stream, or within 300 feet of the top of the seaward face of any coastal bluff. Leonard Beuth, et 
al.; Helen J. Carey; Wayward Lot Investment Co. and San Mateo Land Exchange; and 
Commissioners Sara Wan and Shirley Dettloff appealed the City's approvals to the Commission 
within the Commission's appeal period. The appellants alleged that the project raised issues 
with the certified Local Coastal Program and the public access policies of the Coastal Act. 
Specifically, the appellants' contentions concerned the project's inconsistencies with policies 
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regarding protection of sensitive habitats, provision of public access, protection of visual 
resources, new development and the availability of public services contained in the LCP, and 
inconsistencies with several Coastal Act policies cited in the City's LCP. 

The Commission consolidated the separate permit approvals and heard the appeal on November 
5, 1999. (The October 20, 1999 Adopted Findings staff report is contained in the administrative 
record.) The Commission found that the appeals raised a substantial issue regarding the 
conformance with the policies of the certified Local Coastal Program and the public access 
policies of the Coastal Act. As a result of the appeal and finding of substantial issue, the City's 
approvals of the CDPs have been stayed and are not effective. The Commission must now 
consider the entire application de novo (PRC §§ 30603, 30621, and 30625, 14 CCR § 13115). 

3.3 Project Location 

The Wavecrest Village Project is located entirely within the City of Half Moon Bay, 
approximately one mile south of downtown, at the intersection of Highway 1 and Main Street 
(Exhibit 3). The 207.5-acre site is bounded by Highway 1 to the east, the Seymour Street right­
of-way to the north, the Pacific Ocean to the west, and Marinero A venue to the south. 
Automobile access to the site is currently from Highway 1 via Wavecrest Road. 

The surrounding land uses include passive open space, open space reserve, planned 
development, exclusive floriculture, visitor-serving commercial, and single-family residential 
areas. Passive open space exists to the north of the project site along the bluff. The West of 
Railroad Avenue PDD and Arleta Park, a residential neighborhood, is located to the north. A 
church is located on the adjacent mostly vacant parcel at the intersection of Highway 1 and the 
Seymour Street right-of-way. 

To the east of Highway 1 and east of the project site are commercial general development, 
planned development, and open space reserve. An automobile dealership is located at the 
intersection of Main Street and the Seymour Street right-of-way. Commercial greenhouses exist 
adjacent to the project area's southeastern boundary, between Wavecrest Road and Redondo 
Beach Road. A church, daycare center, horse riding stable, and restaurant are also located in this 
area. 

Ocean Colony, a private residential community, is located to the south ofthe Wavecrest Village 
Plan area. 

The project area's western boundary abuts the Pacific Ocean. Approximately one-third of the 
blufftop is in the project area. The blufftop area south of the project area consists mostly of 
undeveloped gently sloping coastal bluff terrace. A model airplane runway and informal trails 
exist in this area. 

Wavecrest Planned Development District (POD) 

The 207 .5-acre Wavecrest Village Project is located within the 620-acre area designated in the 
LCP as the Wavecrest Restoration Project Planned Development District (PDD). The Wavecrest 
PDD consists of two project areas: the North Wavecrest Area (about 480 acres north of the 
Ocean Colony development) and the South Wavecrest Area (approximately 140 acres south of 
the Ocean Colony development). The Wavecrest Village Project is in the North Wavecrest Area, 
occupying the northern and central portion of the PDD (Exhibit 5). 
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• The LUP designates seventeen areas of the City as PDDs. As defined in the LUP, a "Planned 

• 

• 

Development District" refers to: 

... generally large, undeveloped parcels and areas suitable for residential use, with 
possible inclusion of neighborhood recreation facilities, commercial recreation, and 
office/industrial. The purpose of this designation is to prevent piecemeal development 
and to replan old subdivisions by requiring that the entire area or parcel be planned as 
a unit and be developed in accordance with such a plan. Use of flexible and innovative 
design concepts is encouraged. Refer to Section 9.3.2 for detailed requirements and 
permitted uses. 

Zoning Code Section 18.15.015 supports the Planned Development District designation by 
zoning these areas as Planned Unit Development Districts (PDD) in the City's Implementation 
Plan and Zoning Map. 

Section 9.3.2 explains the intent of the Planned Development District designation: 

The purpose of the Planned Development designation is to ensure well-planned 
development of large, undeveloped areas planned for residential use in accordance with 
concentration of development policies. It is the intent of this designation to allow for 
flexibility and innovative design of residential development, to preserve important 
resource values of particular sites, to ensure achievement of coastal access objectives, to 
eliminate poorly platted and unimproved subdivisions whose development would 
adversely affect coastal resources, and to encourage provision for low and moderate 
income housing needs when feasible. It is also the intent of the Planned Development 
designation to require clustering of structures to provide open space and recreation, both 
for residents and the public. In some cases, commercial development such as 
convenience stores or visitor-serving facilities may be incorporated into the design of a 
Planned Development in order to reduce local traffic on coastal access roads or to meet 
visitor needs. 

Section 9.3.6 of the LUP discusses the goals of planned development specific to the Wavecrest 
PDD (referred to as the Wavecrest Restoration Project) and the opportunities and constraints of 
the North and South Wavecrest Project Areas, and imposes 18 development conditions on the 
PDD. These conditions were adopted as LUP policies solely pertaining to development in the 
Wavecrest PDD. 

The PDD is intended to achieve five goals: the consolidation and replatting of about 1,400 
substandard lots in paper subdivisions; provision of public access to the coast; restoration and 
protection of riparian corridors and blufftops; establishment of a stable Urban/Rural Boundary to 
preserve the potential for agricultural use of vacant and idle land south of the City; and 
generation of funds to protect lands with agricultural potential located outside of the project area. 

Projects in the Wavecrest Planned Development District 

Wavecrest Restoration Project, 1981 

The W avecrest Restoration Project is one of seventeen areas designated for Planned 
Development in the City's LUP. The California Coastal Conservancy sponsored this project, 
which was approved by the Conservancy, the Coastal Commission, and the City in 1981, prior to 
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the certification of the LUPin 1985 (Brady LSA January 1999 p.35; City of Half Moon Bay 
1993). The project is intended to restore a large portion of small-lot subdivisions and 
deteriorated natural conditions to meet Coastal Act and Coastal Conservancy objectives, and to 
generate revenue to acquire prime agricultural land in the City which would otherwise be 
developed (Sanger 1981). Although references to the Conservancy Plan or to the Wavecrest 
Restoration Project are throughout the LUP, the project as planned never materialized. The 
Project Plan, however, was adopted as part of the LCP (Exhibit 16). 

South Wavecrest Redevelopment Area, 1994 

The South Wavecrest Redevelopment Project proposed the division of the South Project Area 
into two lots for the construction of an 18-hole golf course on approximately 122 acres. The 
construction included tree removal, grading, and onsite mitigation and restoration for riparian 
and wetland disturbance. The project also included the extension of Miramontes Point Road, 
construction of a golf cart/pedestrian bridge, offers to dedicate vertical and lateral public access 
easements, and the reservation of a parking lot for public use by recording a deed restriction. 
The construction of public access improvements included a 15-car public parking lot off 
Miramontes Point Road, two portable toilets permanently located near the parking lot, vertical 
trails between the parking lot and the bluff, a lateral blufftop trail, three scenic overlooks, and a 
connecting stairway to the beach). The Coastal Commission approved the CDP with conditions 
in December, 1994. 

North Wavecrest Redevelopment Plan, July 1995 

In 1994, the Community Development Agency of the City of Half Moon Bay prepared a 
Redevelopment Plan for the HalfMoon Bay North Wavecrest Redevelopment Project. The 
Redevelopment Plan addressed the 480-acre north project area, and proposed the development of 
up to 750 housing units; an 18-hole golf course and driving range; a 10-acre RV park; a 35-acre 
community park; an 8-12-acre school site; and various visitor-serving commercial uses. 

The Redevelopment Plan was adopted by the City Redevelopment Agency and the City Council 
in July 1995, subject to voter referendum. The voters rejected the Redevelopment Plan in 
November 1995. 

In March 1994, the Redevelopment Agency had entered into an agreement (the First Amended 
and Restated Agreement for Advance Funds) with the North Wavecrest major property owners. 
The funding agreement included an agreement that if a Redevelopment Plan was not adopted by 
December 31, 1995, the Agency would work with the owners to replan their property to permit 
its development, consistent with the LCP. The Agency would further allow the owners to use 
data, reports, and studies undertaken in connection with the Redevelopment Plan to process 
development approvals on the property. The City joined in the agreement via a Cooperation 
Agreement. The project was not adopted. 

Wavecrest Village Specific Plan, 1996 

• 

• 

In June, 1996, Concar Enterprises, Inc. and North Wavecrest Partners, L.P. submitted an 
application to the City of HalfMoon Bay for a Specific Plan Planned Unit Development Coastal 
Development Permit (CDP-11-96). The 1996 Specific Plan proposed the following on 178.3 • 
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acres: 345 medium-density residential units; visitor-serving commercial uses including retail, 
cabins or campsites, a recreational vehicle park, and landscaped areas. The Planning 
Commission took no action on this Plan, but gave the applicants and City staff further direction 
to continue working on issues of concern. A Wavecrest Subcommittee was formed to work with 
the applicants, and based on its recommendations, the City requested that the proposed Specific 
Plan be revised to better reflect the City's objectives for the property (City of Half Moon Bay 
Planning Department April 1999). In response, the applicants prepared a revised Specific Plan. 
The July, 2000 version of the Wavecrest Village Specific Plan is a revision of the 1996 Specific 
Plan. 

A Draft EIR for the Wavecrest Village Specific Plan circulated for public review in February and 
March of 1999. The Final EIR with responses to comments was released in June 1999. The City 
Council recertified the Final EIR on July 6, 1999. 

On July 1, 1999, the Planning Commission approved the following nine CDPs, subject to the 
City Council's approval of the Planned Unit Development and CDP for the Wavecrest Village 
Specific Plan: 

1. certification of a Final Environmental Impact Report and approval of a Planned Unit 

2. 
3. 
4 . 

5. 
6. 
7. 
8. 

9. 

Development and CDP for the Wavecrest Village Specific Plan; 
approval of a CDP and Use Permit for the North Residential Neighborhood; 
CDP and Use Permit for the South Residential Neighborhood (Market Rate Units); 
CDP and Use Permit for the South Residential Neighborhood (Below-Market Rate 
Units); 
CDP and Use Permit for Community Open Space; 
CDP, Use Permit, and Site Design Permit for Middle School; 
CDP, Use Permit, and Site Design Permit for Boys and Girls Club: 
CDP and Use Permit for Community Park and Ball Fields; Phase 1-A, 1-B, and 1-C 
Vesting Tentative Maps and Coastal Development Permit; and 
Development Agreement and Development Phasing Plan for the entire Wavecrest 
Village Specific Plan area. 

On July 6, 1999, the City Council approved the CDPs listed above and signed Resolution C-56-
99, the Wavecrest Village Specific Plan Planned Unit Development Permit and Coastal 
Development Permit, in which the City Council ratified and adopted the findings and decisions 
of the Planning Commission as set forth in Resolutions P-(22-28)-99. Four parties appealed to 
the Coastal Commission the City's approvals of the CDPs related to this project. 

3.4 Project Description 

Exhibit 4 shows the proposed project under consideration by the Commission for a coastal 
development permit: 

• Creation of 90 parcels from the existing 217 parcels in the applicants' legal interest 1; 

1 The applicants' agent states that the merging of lots in the Redondo View antiquated subdivision to create Parcel C 
does not affect the City's transportation access easement to the privately-owned parcels in the subdivision that are 
not considered part the project. 
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• Construction of three public streets: Main Street extension, Street C, and Wavecrest Road 
with 264 parking spaces; 

• Construction of six private streets: Street D, Street H, Street I, Street J, Street K, and Street 
L; 

• Construction of79 market-rate single family homes in the northeast portion of the project 
area (Parcel K); 

• Construction of25.3-acre Middle School with sports fields and 101 parking spaces (Parcel 
G); 

• Construction of 2.8-acre Boys and Girls Club with 56 parking spaces (Parcel E); 

• Fee-simple dedication to the City of riparian area (Parcel B) and open space west of the 
ballfields (Parcel I); 

• Public access easement dedication of community open space, including ballfields (Parcel F); 
open space east of the western boundary of the ballfields (Parcel I); Highway 1 buffer (Parcel 
L); and 1.1 acres in the proposed residential subdivision; 

• Reconfiguration of 9.8-acre community ballfields (Parcel F); 

• Construction of 13.8-acre detention pond; 

• Creation of community garden; 

• Installation of traffic improvements; 

• Lateral extension of the Coastside Trail and other trails; 

• Installation of utilities (storm drain, sanitary sewer, and water); and 

• Associated landscaping. 

A more detailed description of the project is contained in Error! Reference source not found •. 

3.5 Components Not Considered Under This COP 

All development not specifically proposed under this coastal development permit application in 
the project area is subject to future coastal development permit(s) separate from this application. 

Five parcels in the Redondo View antiquated subdivision south ofWavecrest Road are under 
private ownership and are not included in the proposed project. 

The proposed Wavecrest Village Planned Unit Development/Specific Plan is not under 
consideration for a coastal development permit. Because the Specific Plan proposes to 
incorporate new development standards into the certified LCP, it is considered an amendment to 
the LCP. The Commission requires, pursuant to Section 30514 of the Coastal Act, that no such 
amendment shall take effect until it has been certified by the Commission. Therefore, the 
Specific Plan must be certified by the Coastal Commission as an amendment to the LCP and 
cannot be approved under a coastal development permit. Thus, the Specific Plan carries no 
regulatory authority. 
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4.0 FINDINGS AND DECLARATIONS 
The Commission hereby finds and declares: 

4.1 Public Access 

4.1.1 Issue Summary 
The proposed development is located between the first public road and the sea and is directly 
adjacent to a publicly-owned sandy beach. The development, which includes a 79-lot residential 
subdivision, a 1,150 student middle school, a Boys and Girls Club, community ball fields, a 
community garden and road improvements, will place significant increased demands on public 
beach access in the project vicinity. Although informal beach paths to the beach are evident on 
the blufftop seaward of the project site, access to the beach is severely constrained in the project 
area due to the high, unstable bluffs. 

Both the Coastal Act and the LCP require access to be provided to and along the shoreline as a 
condition of the development of the project site. In particular, Coastal Act Section 30212 
requires that public access from the nearest public road to the shoreline and along the coast shall 
be provided in new development projects, and LUP Policy 9.3.6(g) requires that as a part of any 
new development in the Wavecrest PDD, vertical accessways shall be constructed to the beach 
from the bluff affording access to the beach near the end of designated beach access routes. The 
LCP further specifies that at least two vertical accessways shall be provided to the beach as a 
part of the development of the Wavecrest PDD with a possible third vertical beach access if 
feasible. In addition, Section 30252 of the Coastal Act states that new development shall assure 
that the recreational needs of new residents not overload nearby recreational access. 

The applicants propose to dedicate and improve a system of public access easements to provide 
vertical access to top of the bluff at the northern boundary of the development and lateral access 
through the development site as a portion of the City's Coastside Trail. The applicant also 
proposes to provide an unspecified "fair share" contribution towards the future development of a 
vertical beach accessway with the additional funding to be provided through a future phase of 
development of the Wavecrest PDD. 

However, as proposed, the project will not provide access improvements to and along the 
shoreline. Furthermore, it is not known if any future phase of development can occur at the 
Wavecrest PDD consistent with the certified LCP. Thus, there is no assurance that these 
requirements will ever be met at the site. Therefore, as proposed, the Commission finds the 
proposed development inconsistent with the public access policies of the Coastal Act and the 
LCP. 

To make the project consistent with the LCP and Coastal Act policies requring the provision of 
public access facilities, the Commission imposes Special Condition 5 requiring the applicant to 
either construct a vertical accessway to the beach at the end of Redondo Beach Road including a 
stairway and/or ramp to the beach and improvements to an existing parking lot and the end of 
Redondo Beach Road on publicly-owned land, or to provide to the City sufficient funds to 
complete these improvements. As conditioned, to fund or provide these access improvements, 
the Commission finds the development in conformity with the public access policies of the 
Coastal Act and the LCP. 
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4.1.2 LCP Standards 
The 207 .5-acre W avecrest Village Project area is located between the first public road (Highway 
1) and the ocean. Pursuant to Coastal Act Policy 30604, because the project is located between 
the first public road and the ocean, the project is subject to both the public access and recreation 
policies of the Coastal Act in addition to the City's certified LCP. 

LUP/Coastal Act Policy 30210 requires posted public access and recreational opportunities to the 
maximum extent feasible, consistent with public safety, and the need to protect public and 
private property owner rights and natural resource areas from overuse. ' 

LUP/Coastal Act Policy 30212 requires new development to provide public access from the 
nearest public roadway to the shoreline and along the coast unless inconsistent with public safety 
or the protection of fragile coastal resources, or where adequate access exists nearby. 

LUP/Coastal Act Policy 30252 states that the locations and amount of new development should 
assure that the recreational needs of new residents will not overload nearby coastal recreation 
areas. This is accomplished by correlating the amount of development with the provision of on­
site recreational facilities to serve the new development. The policy also states that new 
development should maintain and enhance public access to the coast by providing adequate 
parking facilities or the ability to circulate using public transportation. 

LUP Policy 9.3.6(g) requires as part of any new development in the Wavecrest PDD, vertical 
access ways shall be constructed from the bluff to the beach near the end of designated beach 

• 

access routes. A third accessway to the beach may be required approximately equidistant • 
between the two primary access routes. 

Policy 2-2 requires the setback of lateral trails at least 10 feet from the edge of the bluff and the 
establishment of native vegetation between the trail and the edge of the blufftop. 

LUP Policy 2-16 requires the designation, signing, and improvement of the western extension of 
Higgins Canyon (Higgins Purissima) Road, Redondo Beach Road, and one additional beach 
access route as may be called for in the Conservancy Plan, as beach access routes. 

LUP Policy 2-17 requires that no parking facility south of Kelly shall be designed for more than 
50 cars. 

LUP Policy 2-21 directs the State and County to construct paths or stairs to the beach from the 
extension of Main Street (Higgins Canyon Road) and to encourage new development in areas 
shown on the Access Improvements Map to construct paths or stairs to the beach. 

LUP Policy 2-22 requires the connection of lateral blufftop trails with vertical trails to the beach 
at the end of Seymour Street, midway between Seymour Street and Redondo Beach Road (as 
determined by the Wavecrest Conservancy Project), and near the end of Redondo Beach Road. 
Policy 2-22 also requires the provision of a lateral blufftop trail to improve coastal access from 
Kelly A venue to Miramontes Point Road. 

LUP Policy 9.3.6(h) requires, as a part of any new development in the Wavecrest PDD, the 
improvement of the two designated beach access routes in the Wavecrest PDD, either along 
existing platted alignments or in accordance with new alignments designed to afford equivalent 
access opportunities. • 
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LUP Policy 9.3.6(k) states that new access to Highway 1 shall be limited, and one new access 
shall be located at the intersection of Highway 1 and Higgins-Purissima Road. 

Policy 17.40.090 (Pedestrian Access to Coastal Resources) of the City Subdivision Code requires 
lateral easements specifically for subdivision applications along the shoreline. 

Zoning Code Section 17 .40.095, vehicular access to coastal resources shall be provided where 
indicated on the Access Improvements Map of the City Local Coastal Plan, the General Plan and 
any of its Elements, and any Specific Plan. 

Zoning Code Section 18.40.030 requires new development to provide an offer to dedicate an 
easement for public access if the development is located between the nearest public road and the 
sea; if the LUP or LCP zoning districts has specifically identified the location for public access 
purposes; if the public has acquired the right of access through use or legislative authorization; or 
if the access is needed to mitigate the impacts of the development on public access. Exceptions 
to this code include, like Coastal Act Policy 30212, areas where public access is inconsistent 
with public safety or the protection of fragile coastal resources, or where adequate access exists 
nearby. 

Zoning Code Section 18.40.040(B) states that a condition to require vertical public access as a 
condition of approval of a coastal development permit shall provide the public with the 
permanent right of access where designated by the LCP for future vertical access or where the 
local government has determined that vertical public access is needed. The code also requires 
the vertical access to extend from the road to the shoreline and have a minimum easement width 
of 10 feet, and limits its use to passive recreational use unless another use is specified. 

Zoning Code Section 18.40.040(A), (C), and (D) provide minimum requirements for lateral, 
blufftop, and trail access. 

Zoning Code Section 18.40.050 lists findings that need to be made for public access dedications . 
proposed in projects or required as a condition of approval. These findings include a statement 
of the individual and cumulative burdens, the necessity for providing pub access, a description of 
the legitimate government interest furthered by an access condition, and an explanation of how a 
condition of access dedication alleviates identified access burdens and is reasonably related in 
nature and extent. 

4.1.3 Discussion 

Existing conditions 
The public currently has access to a variety of informal trails and accessways throughout the 
project site and surrounding area. Wavecrest Road is currently the only existing street within the 
project area, allowing westward vehicle access from Highway 1. The partially paved road ends 
in an informal dirt parking area at the existing ballfields, about 2,000 feet from the bluff edge. 
This is the only parking area currently within the proposed project area. The parking lot serves 
the users of the baseball fields, the model airplane landing strip southwest of Smith Field 
(outside of the proposed project area), and the coastal trails in the vicinity. Formal parking for 
public access exists about 1,200 feet to the north at the end of Poplar Street and about one mile to 
the south at Miramontes Point Road. Informal parking exists 0.5 mile away at the end of the 
partially improved Redondo Beach Road. 
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From within the Wavecrest PDD, the public can access a north-south trail at the western end of 
Wavecrest Road. To the south, the existing trail crosses an arroyo and leads to the unimproved 
portion of Redondo Beach Road. From this point, the public can walk about 1,900 feet west to 
an informal vertical access to the beach. To the north, the trail runs the length of the western 
edge of the existing ballfields and branches west and north. Immediately north of the project 
area, a 20-foot-long bridge was constructed over the drainage ditch on San Mateo County 
property. This bridge allows public access over the ditch and connects to informal trails to the 
Poplar Street vertical access and northward. 

In the project area, the existing 2-foot-wide blufftop trails roughly parallel the bluffs and 
overlook the Pacific Ocean and provides views upcoast to Pillar Point and downcoast to 
Miramontes Point. Walkers, cyclists, and equestrians use the unpaved trails, which were formed 
by public use and are as close as five feet from the edge of the bluff. 

The coastal bluffs in the project area are approximately 60 feet tall. Access from the blufftop to 
the City-owned beach below is difficult from this location due to the bluff height and steepness 
of the bluff face. In fact, geologic information identifies the bluff area between the Seymour 
Street right-of-way to the Main Street extension as a high risk hazard zone (Griggs and Savoy 
1985). Blocks of the cliff face are actively falling onto the beach in this area (Lajoie and 
Mathieson). 

Nonetheless, informal vertical access from the blufftop to the beach exists in the Wavecrest 
PDD. Southwest of Wavecrest Road, west of the model airplane landing strip and outside of the 
project area, is a trail sloping through the vegetated 35-foot-tall bluff face to the beach. Several 
hundred feet south of this access, other informal vertical accessways to the beach run along both 
sides of the large arroyo in the PDD. 

The City maintains formal beach access from the bluff at the end of Poplar Street, approximately 
1,000 feet north of the project area. The access consists of an unpaved gravel trail, about 10 feet 
wide, curving down the 40-foot-tall bluff to City-owned beach. To accommodate public parking 
for access to the blufftop trail and beach, this year the City constructed a 47-space paved parking 
lot, with additional provisions for RVs and horse trailers. The new lot is approximately 150 feet 
from the edge of the bluff. The previous informal parking area at this site was about 10 feet from 
the edge of the 40-foot-tall bluff. The beach is walkable as far south as the bluff south of 
Redondo Beach Road and as far north as the Half Moon Bay State Beaches on the north end of 
the City. 

Another formal vertical public accessway exists at the end of Miramontes Point Road. A 15-
space paved parking lot connects to a paved trail through the Half Moon Bay Links Golf Course 
for about 1,000 feet. The trail then reaches an overlook and stairway to the beach next to the 
outlet of Arroyo Canada Verde. The vertical access leads to a paved lateral blufftop trail running 
the length of the golf course property (approximately 3,500 feet). The 15-space parking lot, trail, 
and beach access stairway were built as part of the South Wavecrest Redevelopment Project, 
approved by the Commission in 1994. 

Public access to informal trails down the bluff and along the blufftop exists at the end of 
Redondo Beach Road. Visitors use an informal dirt area for parking at the end of the road, 
approximately 15 feet from the edge of the 80-to-100-foot-tall bluff. The parking area 
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accommodates up to 70 cars during peak visitation periods, although at any given time 10 to 25 
cars may be parked there (Hernandez 2000). 

Proposed project 

The applicants propose to dedicate and improve a system of public access easements through the 
project area. Improvements to parking, access from Highway 1, and lateral trails are proposed to 
accommodate future visitation to the Wavecrest PDD. 

As part of the project, the applicants propose to construct one new westward road extending from 
Highway 1 and Main Street. The proposed Main Street extension generally consists of two 
separated 800-foot-long, 14-foot-wide travel lanes, ending at the intersection of proposed Streets 
C and D. The proposed Main Street extension provides a Class III bicycle route. Class ill 
bicycle routes lie within motor vehicle travel lanes, have neither pavement markings nor lane 
stripes, and are identified only by signs along the road. The proposed Main Street extension is 
consistent with LUP Policy 9.3.6(k), which requires the provision of new access in the 
Wavecrest PDD at the intersection of Highway 1 and Higgins-Purissima Road. (Higgins­
Purissima Road meets Main Street at Highway 1.) No parking is proposed on the Main Street 
extension. 

The applicants also propose to improve Wavecrest Road from a narrow partially-paved roadway 
to a two-way road with sidewalks on both sides of the road. As proposed, Wavecrest Road will 
have a 70-foot right-of-way, including two 14-foot-wide travel lanes with Class III bicycle 
routes. The proposed design provides parallel parking along both sides of the road from the 
intersection of Highway 1 to approximately the western boundary of the middle school parcel 
(Parcel G). The applicants estimate that 177 spaces will be created with the accommodation of 
parallel parking on W avecrest Road. West of this point, the applicants propose 87 parking 
spaces configured perpendicularly to the road. Fifteen of these spaces at the end of Wavecrest 
Road will be designated for public access use with marking on the asphalt. The applicants are 
not proposing to lengthen Wavecrest Road. The proposed parking on Wavecrest Road is 
consistent with LUP/Coastal Act Policy 30212.5, which requires the distribution of parking areas 
throughout an area to mitigate against the impacts of overcrowding or overuse by the public of 
any single area. 

The applicants propose to construct access ways to connect the development with lateral access 
on the top of the bluff. As proposed, the project will provide 5-foot-wide sidewalks on both 
sides of the 800-foot-long Main Street extension and on one side of the 2,600-foot-long 
Wavecrest Road. Sidewalks are also proposed at the Boys and Girls Club site, the ballfields, the 
79-lot subdivision, and along Streets C and D. The applicants further propose a crosswalk at the 
intersection of Highway 1 and the Main Street extension for pedestrian access into the project 
area. 

As part of this project, the applicants also propose to provide for the Coastside Trail in the 
project area, providing 720 feet of unpaved trail in the ballfields area and 2,680 feet of 15-foot­
wide unpaved trail in the open space area of Parcel I (1 ,430 feet of the trail is along the blufftop ). 
The Coasts ide Trail is proposed to be set back 100 feet from the bluff edge, consistent with LUP 
Policy 2-2 and Zoning Code Section 18.38.070, which require lateral trail setbacks of at least 10 
feet from the edge of the bluff. An additional 2,730-foot-long, 5-foot-wide pedestrian-only trail 
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is proposed as a "nature walk'' around the perimeter of the 13.8-acre detention basin in Parcel I. 
A formal scenic overlook near the bluff is also proposed in the western portion of the project 
area. The proposed lateral access is consistent with LUP Policy 2-22, which requires the 
improvement of coastal access from Kelly A venue to Miramontes Point Road. It is also 
consistent with Zoning Code Section 18.38.070 which requires an improved bluff edge trail 
between the Seymour Street right-of-way and Redondo Beach Road. 

The applicants plan to dedicate all of the proposed public accessways (the public trails and 
sidewalks) as public access easements to the City of HalfMoon Bay. The applicants propose the 
maintenance of the public accessways through the residential subdivisions by the subdivision's 
homeowners' association. All other accessways are proposed to be maintained by the City. The 
applicants further propose to dedicate permanent open space easements to the City for Parcel F 
(the community ballfields ); Parcel I east of the eastern boundary of the proposed ballfields (the 
community garden and portion of the view corridor); 1.1 acres of neighborhood park in the 79-
lot subdivision; Parcel L (west of the Highway 1 right-of-way); and the open space between the 
two one-way streets comprising the Main Street extension. Parcel B (the arroyo in the southern 
project area), and Parcel I west of the eastern boundary of the ballfields are proposed to be 
dedicated to the City in fee-simple. These dedications are consistent with Policy 2-2 of the LUP, 
which requires that new developments grant lateral easements for public access along the 
shoreline, as proposed by the Shoreline Trail alignment on the Access Improvement map. The 
dedications are also consistent with the requirement of Zoning Code Section 17.40.090 for 
subdivision development located along the shoreline to dedicate lateral easements. The proposed 
dedication is furthermore consistent with Zoning Code Section 18.40.030, which requires new 
development to provide an offer to dedicate a public access easement if the development is 
located between the first public road and the sea; if the LCP has identified the location for public 
access; and if access is needed to mitigate the impacts of development on public access. The 
proposed project meets all of these criteria and therefore must conform with Zoning Code 
Section 18.40.030. 

The project does not include provisions for equestrian use of the project area, given that 
equestrian use occurs on the City-owned beach west of the project area and is infrequent on the 
blufftop trails trail south of Poplar Street (Jesperson 1999). 

• 

• 
The applicants do not propose to construct a vertical accessway from the top of the bluff to the public 
shoreline in the project area. The project engineer cites potential safety hazards, increased erosion, and 
disruption of habitat values to justify why vertical access cannot be provided in the project area. Instead, 
the applicant proposes to pay an unspecified fair share to the City of the cost of designing and installing 
vertical access improvements constructed within the North Project Area of the Wavecrest Restoration 
Plan, specifically, the vertical access from Redondo Beach Road to the beach. The applicant defines the 
"fair share" contribution towards the future development of a vertical beach access way as the ratio of the 
Wavecrest Village Project Phase 1-B residential subdivision acreage to the total acreage in the North 
Project Area of the Wavecrest Restoration Plan. The appJicant further proposes to contribute the same 
amount as determined under this coastal development permit for the Redondo Beach Road access at the 
time the final subdivision map is approved for proposed Parcel J, subject to a subsequent coastal 
development permit. 

• 
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Issues 
As proposed, the project provides: 

• a subdivision of 79 parcels for 79 single-family residences; 
• a Middle School with the capacity for 1,150 students; 
• a Boys and Girls Club for after-school and weekend uses; 
• over 26 acres of sports fields and courts for public use (including a track, football field, six 

ballfields, four volleyball courts, four tennis courts, and 12 basketball courts); 
• a 6-acre public community garden; 
• over 60 acres of open space for passive recreation; 
• 264 public parking spaces; 
• two improved access roads from Highway 1 into the PDD; and 
• traffic improvements on Highway 1 at the Main Street extension and Wavecrest Road. 

The development of Wavecrest Village Project will attract users to the area. The beauty and 
convenience of its location, on a scenic coastal bluff and along or close to the main corridors 
through the City (Highway 1 and Main Street), make it a desirable destination for local residents 
and tourists. As the proposed development formalizes and encourages outdoor activity, the 
development will draw more visitors than under current conditions. The development will also 
produce an increase in permanent regular users of the area resulting from the creation of the 79-
parcel subdivision and the Middle School. The development will therefore intensify the use of 
the project area and the rest of the Wavecrest PDD. This significant increase in use impacts the 
ability of the project area to accommodate public access needs. Specifically, the demand for 
beach access generated by the proposed development will increase the use of informal vertical 
accessways in the Wavecrest PDD, adversely affecting coastal resources. 

As stated above, the geologic conditions of the site constrain the applicants' ability to provide 
vertical access to the beach from the project area. The LUP addresses the instability of the bluff 
in the North Wavecrest PDD: 

The area has experienced severe erosion and gullying at the bluff face due to cliff 
instability, water runoff, and uncontrolled use by off-road vehicles and hikers. 

The existence of several informal beach access trails on and in the vicinity of the Wavecrest 
Village Project area, however, indicates that adequate formal access does not exist in the 
Wavecrest PDD for the current level of use. The informal trails are located on steep bluff faces 
40 feet in height or taller. Continued use of these unplanned trails results in the destruction of 
coastal vegetation, such as the California wild strawberry, an LCP unique species found on bluffs 
in the Wavecrest PDD. Continued access to the beach using these trails also contributes to bluff 
erosion and presents a public safety hazard. The increased frequency of use of informal trails by 
an increased number of visitors, directly caused by the development of the Wavecrest PDD, will 
accelerate the deterioration of these trails. The inability to use the deteriorated trails will prompt 
the public to create new informal trails to the beach. Thus, the proposed development must 
provide formal vertical access to the shoreline consistent with public safety and the protection of 
fragile coastal resources, as required of new development under LUP/Coastal Act Policy 30212 . 
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The applicants do not propose to provide vertical public access from the blufftop to the beach. 
This is inconsistent with LCP policies requiring vertical public access. LUP Policy 9.3.6(g) 
requires as part of any new development, vertical accessways shall be constructed to the beach 
from the bluff near the end of designated beach routes in the Wavecrest PDD. The policy further 
states that a third accessway to the beach may be required approximately equidistant between the 
two primary access routes in the PDD. According to the Access Improvements Overlay Map and 
Wavecrest Restoration Plan in the LUP, the designated beach routes in the PDD are the 
extension of Main Street (veering northward and ending at the Seymour Street right-of-way) and 
Redondo Beach Road. As discussed above, the Main Street extension has geological constraints 
preventing the construction of a vertical accessway. Redondo Beach Road and its informal 
vertical access are under County jurisdiction. The third accessway described is outside of the 
project area in a location where the applicants do not have a legal interest to propose the vertical 
accessway. LUP Policy 2-22 and Zoning Code Section 18.38.070 reiterate the location of the 
vertical access points listed in 9.3.6(g) by requiring blufftop trails to connect with vertical trails 
to the beach specifically at the end of Seymour Street, midway between Seymour and Redondo 
Beach Road as determined by the Wavecrest Conservancy Project, and near the end of Redondo 
Beach Road. 

The applicants propose to pay the proportionate share to the City of the cost of designing and 
installing vertical access constructed within the North Project Area of the Wavecrest Restoration 
Plan. The applicant further proposes to contribute the same amount as determined under this 
coastal development permit for the Redondo Beach Road access at the time the final subdivision 
map is approved for proposed Parcel J, subject to a subsequent coastal development permit. 
However, the applicant cannot guarantee that any future phase of development will occur at the 
Wavecrest PDD. Thus, there is no assurance that a vertical accessway will ever be met at the 
site. Because vertical public access must be constructed before impacts to the site/increased 
visitation as a result of the proposed project begin, the proposed funding of a future vertical 
accessway to the beach is inconsistent with LCP Policy 9.3.6(g), which requires new 
development in the Wavecrest PDD to construct vertical access ways from the bluff to the beach 
near the end of designated beach access routes. It is also inconsistent with LUP/Coastal Act 
Policy 30212, which requires new development to provide public access from the nearest public 
roadway to the shoreline and along the coast unless inconsistent with public safety or the 
protection of fragile coastal resources, or where adequate access exists nearby. 

The applicants have limited opportunities to provide vertical public access from the blufftop to 
the beach in the Wavecrest PDD. Vertical public access at the end of the Seymour Street right­
of-way and within other parts of the project area is not feasible, and the applicants do not have 
the legal interest to construct beach access in other portions of the North W avecrest area. 
Therefore, the only feasible location for the applicant to provide vertical access to the beach 
within the PDD and in proximity to the proposed development is from the existing informal 
accessway at the end of Redondo Beach Road. The County owns the property and is amenable 
to the improvement of the road and vertical accessway. 

Therefore, the Commission imposes Special Condition 5, which requires the applicant to 
construct a vertical accessway to the beach at the end of Redondo Beach Road on publicly­
owned land. The condition further requires the applicants to improve to the existing parking lot 
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at the end of Redondo Beach Road. Alternatively, the condition requires the applicant to provide 
sufficient funding to the City to complete the vertical accessway and road improvements. 

Special Condition 5 requires that prior to issuance of the permit, the applicant must provide a 
beach access plan for the design and construction of a public beach accessway at the end of 
Redondo Beach Road. The plan must include a stairway, ramp or combination of stairs and 
ramps to the beach; public beach access signage at the intersection of Redondo Beach Road and 
Highway 1; improvement of the unpaved western portion of Redondo Beach Road including 
roadbed improvements, drainage, and resurfacing with either gravel or pavement; and paving and 
other improvements to the existing parking lot at the end of Redondo Beach Road to provide a 
minimum of 50 public access parking spaces. The plan will be subject to the review and 
approval of the Executive Director. 

LUP Policy 9.3.6(h) requires, as a part of any new development in the Wavecrest PDD, the 
improvement of the two designated beach access routes in the Wavecrest PDD. Since the 
applicants propose new development in the Wavecrest PDD, and since the proposed 
development will increase public use and the impact on existing formal and informal public 
accessways in the PDD, the applicants are required to improve Redondo Beach Road. The 
improvement of Wavecrest Road, despite its provision of parking for public access purposes, 
does not provide parking associated with a vertical beach accessway. In order to enhance access 
to one of the designated vertical beach accessways, the staff recommends that the Commission 
condition the coastal development permit to include the improvement of Redondo Beach Road. 
The improvement of the road is consistent with LUP Policy 2-16, which requires the designation, 
signage, and improvement of Redondo Beach Road as a beach access route. The improvement 
of Redondo Beach Road is also consistent with Zoning Code Section 17.40.095, which requires 
vehicular access to coastal resources to be provided where indicated on the Access 
Improvements Map of the City Local Coastal Plan. 

Although the applicants propose to dedicate and construct lateral public access trails in the Wavecrest 
PDD, the applicants must guarantee that these public access mechanisms will be in place before public 
access use is increased in the project area. In order for the proposed project to guarantee public access 
benefits and avoid adverse impacts to public access and other coastal resources in the project area and 
Wavecrest PDD, the Commission imposes special conditions for the dedication and construction of the 
Coastside Trail in a timely manner, prior to commencement of construction of any of the residences. 
Special Condition 8 requires the applicants to dedicate a 15-foot-wide public access easement for 
the Coastside Trail to the City of Half Moon Bay, as shown in the Project Description Public 
Access Plan. Special Condition 8 requires the trail to connect with the bridge across the County 
drainage channel, at the northern boundary of Parcel I; maintain a 100-foot setback from the 
edge of the top of bluff; and avoid location within wetland as delineated under the LCP. The 
condition requires the applicants to construct the Coastside Trail along the alignment proposed. 
The condition further allows the blufftop vista point to be located within the 100-foot bluff edge 
setback area. 

As conditioned, the proposed project conforms with LUP Policy 2-16 which requires the signing 
of the proposed beach access routes. The project, as conditioned, also conforms with Zoning 
Code Section 18.38.070, which requires the posting of public access signage along lateral and 
vertical accessways. 
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4.1.4 Conclusion 
LUP Section 2.2 states the need for careful consideration of the needs of the local community in 
light of increasing demands for coastal access and recreational opportunities by visiting 
populations. The LUP reinforces the importance of providing access and recreation 
opportunities in the City and distributing visitation along the coast to protect natural resources of 
the area. · 

Vertical public access improvements to the beach at Redondo Beach Road is necessary to 
prevent disturbance to vegetation on the bluff top and face. The formalized vertical access 
improvements will also curb uncontrolled access down the bluff face in the Wavecrest PDD, 
thereby reducing bluff erosion, decreasing the occurrence of hazardous conditions, and 
protecting the safety of the public in the Wavecrest PDD. In addition, the improvement of 
Redondo Beach Road and the creation of a formal parking lot will accommodate the increase in 
vehicular access to lateral and vertical accessways. 

As conditioned, the project conforms with the LCP and Coastal Act policies for public access. 
Therefore, the Commission finds the development in conformity with the public access policies 
of the Coastal Act and the LCP. 

As conditioned, the construction of these access features conforms with LUP Policy 2-21, which 
directs the State and County to encourage the construction of paths or stairs to the beach as 
shown on the Access Improvements Map. 

4.2 Visual Resources 

4.2.1 Issue summary 
The proposed project is located in the North Wavecrest Planned Development District (PDD) in 
the southern portion of HalfMoon Bay. Currently, the public has broad views of the coast from 
roughly 1,300 feet along Highway 1 in the Wavecrest Village Project area. The project area 
encompasses almost all of the North Wavecrest PDD adjacent to Highway 1, and is one of the 
few remaining undeveloped areas in the City seaward of Highway 1. The Surf Beach and 
Venice Beach PDDs are the only other undeveloped PDDs adjacent to Highway 1 that allow 
open westward views. 

The LCP contains policies that require the protection of the City's visual resources. These 
policies specifically protect scenic corridors and require development located in the Wavecrest 
PDD to use flexible design concepts to protect the scenic quality and views of the coast. 

The applicants propose to construct 79 single-family residences, a Middle School, and a Boys 
and Girls Club. The applicants also propose to dedicate 77.1 acres of open space for public use, 
including a view corridor along one of the project area's entry roads. As proposed, the 
configuration and design of the houses will significantly degrade the visual qualities of the site. 
The proposed heights of the houses and their proximity to Highway 1 impede views to the coast. 
Furthermore, the lots for the proposed 79-lot subdivision front almost 1,000 feet of Highway 1, 
diminishing the open space quality of the site. The proposed planting of trees around the 
residential subdivision additionally will screen the open space of the site from the public 
viewshed along Highway 1. 
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The applicant proposes development of the 79-lot subdivision in the northeast portion of the 
project area in a manner that does not adequately protect public views from Highway 1 or 
employ the flexible design concepts required in the LCP to protect the visual resources of the 
site. However, the currently undeveloped site presents an opportunity to preserve much of the 
PDD's viewshed through the careful siting and design of the development. In order to bring the 
project in conformance with the LCP policies for the protection of visual resources, the 
Commission imposes conditions to ensure that development of the site will minimize impacts to 
the site's coastal resources. These conditions set specific heights of development, setbacks from 
the Highway 1 right of way, and require development to be clustered to the maximum extent 
feasible. As conditioned, the Commission finds the project in conformance with the LCP 
policies to protect visual resources. 

4.2.2 LCP Standards 
The LCP contains policies that require the protection of the City's visual resources. The LUP 
chapter on visual resources states: 

Where development is appropriate, guidelines are required to protect the scenic quality 
of access routes to the beach, maintain the sense of openness characteristic of the City, 
preserve broad views of the ocean, and maintain a scenic corridor along Highway 1. 
The scenic quality of access routes to the beach should also be maintained and 
enhanced. 

The City's LUP Policy 1-1 states: 

The City shall adopt those policies of the Coastal Act (Coastal Act Sections 30210 
through 30264) cited herein, as the guiding policies of the Land Use Plan. 

Therefore, the City incorporates those specific Coastal Act policies as policies of the LCP. 

Coastal Act Policy 30251 requires that the scenic and visual qualities of coastal areas be 
considered and protected as a resource of public importance. The policy requires development to 
be sited and designed to protect public views to and along the ocean and scenic coastal areas and 
be visually compatible with the character of surrounding areas. 

Chapter 9 of the LCP states that the purpose of the Planned Development District designation is 
to ensure new development that is consistent with policies protecting coastal resources. Like 
Coastal Act Policy 30251, LUP Policy 9-9 acknowledges the importance and value of the scenic 
and visual qualities of coastal areas and requires the protection of this sensitive coastal resource. 
LUP Policy 9-9 requires development in Planned Development designated areas to use flexible 
design concepts such as unit clustering and multiple dwelling types to protect the scenic quality 
of the site. 

LUP Policy 9.3.6(m), specific to the Wavecrest PDD, requires that development be clustered to 
the maximum extent feasible. 

LUP Policy 9.3.6(n) requires maximum consideration to be given to preserving the cypress and 
eucalyptus hedgerows at the west end of the L.C. Smith property in the northwestern portion of 
the project area . 
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Zoning Code Section 18.37.020 defines scenic corridors to include the Highway 1 corridor and 
scenic coastal access routes. The code also identifies Wavecrest Road as a secondary access 
route from Highway 1 to a minor parking facility for public access purposes. 

Zoning Code Section 18.37.030 requires the protection and enhancement of public views within 
and from scenic corridors by requiring the design and siting of structures in the least publicly 
visible locations. The design and placement of structures must also be an appropriate distance 
from the Highway 1 right-of-way and scenic beach access routes, compatible with the 
environment, maintain natural features such as mature trees, and have low height above natural 
grade and/or not obstruct public views. Section 18.37.030 prohibits vegetation removal within 
roadway rights-of way, allows compatible landscaping in scenic corridors to enhance the visual 
quality of scenic corridors, and encourages the use of natural vegetation and low earth berms for 
screening, and permits clearing of vegetation to enhance the scenic quality of scenic corridors. 
The code also contains requirements for suitable landscaping and screening. 

Zoning Code Section 18.37.050 list landscape design standards for developments. It requires 
existing trees to be preserved where possible and the use of compatible and adaptable landscape 
vegetation. The code also contains guidelines for tree planting. 

4.2.3 Discussion 

Scenic Qualities of Site 
The coast and scenery of Half Moon Bay attract residents and visitors alike. The combination of 

• 

open space, small-town amenities, and proximity to the highly urbanized San Francisco Bay • 
Area are uniquely characteristic of San Mateo County coastal cities. The LCP seeks to preserve 
these qualities in the City by imposing policies to protect its scenic resources from the impacts of 
development. 

The W avecrest Village Project area is located about 1 mile south of downtown Half Moon Bay 
and about 1.5 miles north of the boundary between the City and an unincorporated portion of San 
Mateo County. Main Street runs roughly parallel to and east of Highway 1, beginning at the 
intersection of Highway 1 north of Highway 92. Main Street ends at the intersection of Highway 
1 and Purisima Road, directly across the Highway from the project area. The applicants propose 
to extend Main Street approximately 800 feet westward into the project area. 

The viewshed in the Wavecrest Village Project area includes broad westward views of the coast 
and horizon, coastal bluff terrace, and eucalyptus, Monterey cypress, and other notable tree 
stands. The project area gradually slopes over a distance of about 4,000 feet, from 
approximately 81 to 85 feet in elevation above mean sea level (MSL) near the Highway 1 right­
of-way down to around 65 to 70 feet MSL at the top of the coastal bluffs. Approximately 2,100 
linear feet of the project area abuts the Highway. It is one of the last undeveloped areas in Half 
Moon Bay providing westward open space views visible from Highway 1. 

Summary of Proposed Development Affecting Coastal Views 
The applicants propose the subdivision of 206.7 acres into 90 parcels as outlined on the 
Wavecrest Village Phase 1-A and 1-B Vesting Tentative Maps and to construct single-family 
residences on 79 of these lots in the northeast portion of the project area (Exhibits 4 and 5). The • 
proposed subdivision of 79 lots is a standard subdivision plat. The lots range from 7,310 to 
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16,236 square feet in area and cover 15.4 acres, with an additional 7.9 acres for roadways and 
landscaping buffers, for a total of 23.3 acres. 

The project description shows three different house designs for the 79 single-family residences. 
Two of the designs are two-story houses with top-of-roof heights of 25.2 and 26.7 feet. The one­
story house design has a top-of roof height of 25.5 feet and an area of 2,200 square feet. Exhibit 
17 shows the proposed residence plans. 

The applicants also propose a 1,150-student capacity Middle School in the central25.3 acres of 
the project area. The Middle School consists of eleven buildings, six of which are classroom 
buildings 13.3 feet in height and ranging from 5,280 to 11,808 square feet. The other buildings 
include a 780-square-foot, 13.3-foot tall food service building; a 6,160 square-foot, 19-foot tall 
library; a 3,035 square-foot, 20-foot tall classroom building; a 4,493 square-foot, 25.8-foot tall 
administration building; and a 22,940 square-foot, 40.5-foot tall multi-use building. The 
applicants propose to connect the buildings with 25,000 square feet of 20-foot tall covered 
exterior walkways. The proposed school includes 13.3 acres of outdoor running track, ball 
fields, and basketball, volleyball, and tennis courts, and 3.2 acres of paved play area to the west 
of the school, adjacent to the public ball fields. Two landscaped parking lots with a total of 101 
spaces are proposed to serve the school, and landscaping and earthen berms are proposed to 
screen the school on its southern end. 

A Boys and Girls Club is proposed on 2.8 acres in the project area, south of the proposed Middle 
School and immediately south ofWavecrest Road. The facility includes a 26,850 square-foot 
building with a roof height of 36 feet and two air vents at 42 feet. The building is 181 feet long 
from east to west and 150 feet wide from north to south. The proposed Club includes 56 vehicle 
parking spaces on approximately 19,900 square feet, bicycle parking on 450 square feet, and 
landscaping on 66,224 square feet of the proposed parcel. 

Residential Subdivision 
The scenic corridor standards contained in Zoning Code Section 18.37.030 require structures to 
be situated and designed to protect any views of the ocean and scenic coastal areas. More 
specifically, the policy requires the location of structures where they are least visible from the 
public view and set back an appropriate distance from the Highway 1 right-of-way. 
Furthermore, the policy requires the design of structures to maintain a low height above natural 
grade to prevent the obstruction of public views and to be compatible with the environment to 
maintain the area's natural features such as mature trees and dominant vegetative communities. 

The proposed 79-lot subdivision and 79 houses proposed for construction under this CDP would 
be located along approximately 1,000 feet of Highway 1 and would be visible from the Highway. 
The three proposed house designs range from 25.2 to 26.7 feet high above the site grade. The 
elevation of Highway 1, on average, is about seven feet above the closest parcels proposed for 
single-family residences. Thus, the roof of the closest proposed houses will be approximately 18 
to 20 feet above the elevation of Highway 1. From a height of approximately 4 feet above the 
road elevation (the height at which the public will view the coast from a vehicle), the houses will 
be about 14 to 16 feet above the line of sight. Consequently, the proposed residences would 
obstruct views of the coast for a distance of about 1,000 feet along Highway 1. Zoning Code 
Section 18.37.030(B)(5) requires that structures be designed to maintain a low height above 
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natural grade. Section 18.37.030(B)(5) allows for taller structures within the Highway 1 corridor 
only if the structures do not obstruct public views. As proposed, the single-family residences 
obstruct broad views of the coast and do not meet the low height standard of the LCP. 

Forty-six of the 79 proposed parcels are located within the Highway 1 corridor (within 600 feet 
of the Highway 1 right-of-way). The closest are approximately 48 feet from the Highway 1 
right-of-way. As proposed, the houses will be plainly visible from the Highway 1 corridor. 
Zoning Code Section 18.37.030(B)(4) requires development to be setback an appropriate 
distance from the Highway 1 right-of-way and from scenic beach access routes to protect coastal 
views. Lots 36 through 41 in Assessor Parcel Number 065-011-010, where the northern· 
residential neighborhood is proposed, extend approximately 4,200 feet from the Highway to the 
blufftop. The LCP prohibits development within 1,000 feet of the bluff. Therefore, there is an 
approximately 3,200-foot wide area seaward of the Highway where the proposed residential 
subdivision could potentially be located. It is feasible to set the proposed development back 
from the Highway significantly further than proposed and outside of the 600-foot Highway 1 
corridor. A greater setback distance from the Highway would substantially reduce the visual 
impacts of the proposed development. Since the proposed houses are not located far enough 
from the Highway 1 right-of-way to protect the broad coastal views of the project site from 
Highway 1, the proposed development is not consistent with Section 18.37.030(B)(4). 

As proposed, the single-family residences are not situated or designed to protect views of the 
ocean and scenic coastal areas. The residences are designed at a height and set in a location that 

• 

impacts the visual resources of the area. Given that the project area encompasses more than 200 • 
acres, the residences can be located where they would not interfere with public views to the 
extent currently proposed. As proposed, the residences are inconsistent with Zoning Code 
Sections 18.37.030(B)(l) and 18.37.030(B)(2), which require the location and design of 
development to protect ocean and scenic views and be least visible from public view. 

While the residences as proposed are not consistent with the scenic corridor standards of the 
Zoning Code, they can be resited and redesigned to conform with these zoning code standards. 
The large acreage of the project area allows flexibility in replanning the project to make it 
conform with the required zoning code provisions. Before any resiting and redesign of the 
proposed development can be done, however, it is necessary to establish (1) the height at which 
structures would maintain a low height above natural grade and (2) the appropriate distance from 
the Highway 1 right-of way to set back structures. These standards must be determined in order 
for the applicant to resite and redesign the development in conformance with 18.37.030(B). 

The height of a structure is measured from the highest point of the building to the established 
grade directly below that highest point. Tables Band C in Chapter 18-06 of the Zoning Code 
show that the maximum height of a single-story building in Residential Zoning Districts 
elsewhere in Half Moon Bay is 16 feet. The maximum structure height in Open Space Zoning 
Districts is also 16 feet (Zoning Code Section 18.12.025(8)). Thus, consistent with the standards 
set in other portions of the Zoning Code, a height of 16 feet above the natural grade will maintain 
a low height above natural grade. 

The easternmost parcels of the proposed 79-parcel subdivision are roughly 80 feet MSL. The 
lowest elevation of Highway 1 adjacent to the project area shown on the topographic base map is • 
about 86 feet MSL. The project area's line of sight is the horizontal line set at a height at which 
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the public is able to view the coast from Highway 1 in a vehicle. The approximate minimum 
height of the public's line of sight is four feet above the elevation of the road. Therefore, the line 
of sight is from a vehicle on Highway 1 is 90 feet MSL. However, a 16-foot tall structure 
located on one of the easternmost proposed parcels would obstruct views of the site from 
Highway 1 because the structure would still be six feet above the line of sight. As a result, even 
a structure with a height as low as 16 feet will not protect scenic views of the site if located too 
close to the Highway. In order for a 16-foot tall structure to protect scenic views, its tallest point 
must be lower than 90 feet MSL. With this requirement, a 16-foot tall structure would be at the 
line of sight if sited at or below the 74-foot contour. Therefore, the appropriate structure setback 
distance from the Highway 1 right-of-way is the 74-foot MSL contour as determined by the 
topographic base map underlying the vesting tentative maps (Exhibit 18). This setback can be 
accomplished while still maintaining a 100-foot buffer around the detention pond as required by 
Special Condition 14. The distance of the 7 4-foot contour from Highway 1 ranges from 
approximately 575 to 1,300 linear feet. 

As established above, in order to prevent the obstruction of the public's line of sight from 
Highway 1 to the coast, the tallest portion of a structure must not exceed 90 feet MSL. Since the 
project area gradually slopes westward, the development of residential structures taller than 16 
feet may be built on elevations lower than 74 feet. 

Therefore, Special Condition 1 prohibits any residential development or any part of a residential 
development east of the 74-foot MSL contour line. Special Condition 1 also prohibits any 
residential development or any part of a residential development from projecting above the 90-
foot MSL line of sight westward of Highway 1. As conditioned, the residential development 
conforms with the provisions of Zoning Code 18.37.030 which require the siting and design of 
structures along the Highway 1 corridor at the appropriate distance and a low height to protect 
the scenic quality of the site. 

Clustered Development 
While the establishment of residential development height limits and setbacks from Highway 1 
protects the visual resources of the Wavecrest Village Project area, the combination of these 
standards with cluster development allows for the most effective protection of public views in 
developed areas. Proper siting and design of cluster development reduces impacts to visual 
resources and retains public views of scenic corridors. 

LUP Policy 9-9 requires development in Planned Development Districts to use flexible design 
concepts for the protection of coastal resources. Flexible design concepts such as cluster 
development and dwelling type mixtures require that applicants carefully select development 
locations and configurations that most effectively protect and provide for coastal resources. This 
policy supports the comprehensive and orderly development of the North Wavecrest PDD and 
fulfills the goals of planned development intended by the LUP. 

Cluster development is the grouping of structures to maximize common open space (Whyte 
1964). 

Whether called open space, village, community, cluster, or planned unit development 
zoning, the underlying principles are similar. The same number of homes that would be 
constructed under a conventional development plan (typically as single-family detached 
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units) are grouped more closely together on downsized houselots, with the remaining • 
area of the parcel left as permanently preserved open space. This undeveloped land ... is 
then either managed by a homeowner's association, deeded to the municipality or a land 
trust, or retained by the original owner who has surrendered all of the development 
rights ... In all cases, the homeowners have traded a larger house lot for the assurance that 
the adjacent open land will never be developed for commercial, residential, or industrial 
purposes (Lacy 1990). 

Cluster development requires careful planning to meet specific planned development goals. 
Community planners must first identify where opportunities for open space and sensitive habitat 
preservation and recreation exist on a site. Based on this knowledge, the planners design 
residential neighborhoods which concentrate development by positioning the houses close to 
each other on lots drawn to fit the site. If feasible, the developer can narrow local and collector 
streets and design shared driveways to allocate land for community open space uses. The 
residential lots in a cluster development are smaller than the conventional rectangular, high 
square-footage lots. While the small lot size appears initially as a drawback, there are 
advantages to cluster development for the developer and subsequent homeowners. Through the 
reduction of developed area, the developer saves the expense of building roads and installing 
infrastructure such as water and sewer lines (Arendt 1992). The developer can also promote the 
open space and nearby recreation area as amenities of the new neighborhood. Such attractions 
give houses in cluster developments higher initial selling prices compared to those in 
contemporary subdivisions (Arendt 1991). Housebuyers find well-planned cluster developments 
attractive because the "retired" open space guarantees that the neighborhood will not undergo • 
further development. Associated increases in traffic are prevented, viewsheds are protected, and 
the area retains its original character. Furthermore, studies on cluster development show that 
single-family residences in cluster-style planned development have an appreciation rate greater 
than comparable residences located in conventionally-designed subdivisions (Lacy 1990, Arendt 
1992). 

While there would be neither a significant increase nor a decrease in the overall housing density 
of the project, the cluster development design would significantly modify the project as 
proposed. Applied to the proposed project, cluster development would result in reduced lot sizes 
and more closely situated houses, located where the development would most feasibly preserve 
broad coastal views and open space. 

The proposed development must be consistent with the LCP policies requiring the use of flexible 
design concepts in Planned Development Districts. LUP Policy 9-9 requires the use of flexible 
design concepts to protect the scenic quality of the site. LUP Policy 9.3.6(m) requires that 
development in the Wavecrest PDD be clustered to the maximum extent feasible. As proposed, 
the 79 residential parcels are configured to allow houses evenly spread out along the side of the 
highway (Exhibit 7). Exhibit 19 shows how the houses, sited on the proposed lots, would be 
spaced in a way that would obstruct views of the coast from Highway 1. As proposed, the 
project does not incorporate the design concepts required to meet the objectives of the Planned 
Development District designation and is inconsistent with LUP Policies 9-9 and 9.3.6(m). 

In order for the development to conform to the LUP policies for cluster development, Special 
Condition 2 requires that the applicant submit a plan, prior to permit issuance and for the review • 
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• and approval of the Commission, that demonstrates that all development in the project area is 
clustered to protect all corridors that provide views to the coast from Highway 1. Special 
Condition 1 requires the reconfiguration of subdivision lots to cluster development to minimize 
the visual impacts. This is accomplished by specifying building envelopes designed to align the 
proposed residences in a manner that will preserve open view corridors through the developed 
areas. 

• 

• 

Special Condition 2 also requires the applicant to offer to dedicate scenic easements over the 
scenic corridors identified in the Scenic Corridor Plan approved by the Commission. In this 
way, the clustered development plan will provide long-term protection of the site's visual 
resources. 

As conditioned, the proposed project protects public views from Highway 1 to the coast. With 
the use of the cluster development design concept, the proposed development significantly 
reduces impacts to visual resources and conforms with the requirements of LUP Policies 9-9 and 
9.3.6(m) to use flexible design concepts and cluster development to the maximum extent 
feasible. 

Scenic Coastal Access Road 
As discussed above, Main Street ends at Highway 1, east of the Wavecrest Village Project area. 
The applicants propose to extend Main Street approximately 800 feet seaward of Highway 1 and 
into the project area. The applicants propose to preserve a view corridor along the Main Street 
extension. The proposed corridor is 90 feet wide at the intersection of Highway 1 and the Main 
Street extension, broadening to about 200 feet at the western end of the proposed Main Street 
extension. The view corridor maintains visual access to the coast from Highway 1 and from the 
Main Street extension. As proposed, the Main Street extension, with the view corridor, conforms 
to LUP policies that require the protection of visual resources of the site. 

Currently, the only vehicle access into the project area is along Wavecrest Road. Wavecrest 
Road is paved for most of its 2,600-foot length. It ends in an informal parking lot south of the 
public ball fields. At the intersection of Highway 1 and Wavecrest Road, open space is visible to 
the north on the portion of the project area that is not proposed for development under this CDP. 
From this vantage point, the public is able to view the coast and prominent tree stands across the 
project area to the northwestern portion of the project area. Immediately south of Wavecrest 
Road are a restaurant, residential development, and commercial greenhouse facilities. Existing 
stands of Monterey cypress to the north and Monterey pine to the south obscure the view to the 
coast from the intersection of Highway 1 and Wavecrest Road. The tree stands obscure the view 
to the coast. Several hundred feet westward, the view along Wavecrest Road opens up to broad 
coastal scenery. 

The applicants propose to improve the road to provide access to the reconfigured ball fields, the 
proposed Middle School, and the proposed Boys and Girls Club. Section 18.37.020(A){3) of the 
LCP designates Wavecrest Road as a secondary scenic coastal access route leading to minor 
parking facilities. {The applicants are not proposing public parking at the end ofWavecrest 
Road under this CDP.) Wavecrest Road is therefore subject to the scenic corridor standards of 
Zoning Code Section 18.37.030 . 
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In order for the project to conform with Section 18.37.030 as it pertains to scenic corridor • 
standards for coastal access routes, structures along W avecrest Road must be situated and 
designed to protect views of the ocean and scenic coastal areas and be least visible from public 
view. These structures must also maintain the environment's natural features such as major 
drainage, mature trees, and dominant vegetative communities, be set an appropriate distance 
away from W avecrest Road, and be designed to maintain a low height above natural grade, 
unless a greater height would not obstruct public views. As proposed, the project might be 
considered inconsistent with Zoning Code Section 18.37.030, because the Middle School is not 
in a location that is least visible from public view and does not maintain a low height above 
natural grade. Additionally, the proposed Boys and Girls Club does not maintain the mature 
trees on the proposed parcel and is not set an appropriate distance back from W avecrest Road. 

The proposed Middle School is located on 25.3 acres in the central portion of the project area, 
approximately 1,000 feet west of Highway 1 (Exhibit 20). It is bounded by the proposed 79-unit 
residential subdivision and undeveloped open space to the north, undeveloped land to the east, 
the proposed Boys and Girls Club, open space, and tree stands to the south, and the proposed 
reconfigured public ball fields to the west. The applicants propose a public street (Street "C") 
running north-to-south immediately east of the school. The southernmost building of the 
proposed Middle School is approximately 350 feet from Wavecrest Road. 

The proposed Middle School consists of eleven buildings of various heights and areas, arranged 
in a circular pattern in the northeastern portion of the proposed parcel. Basketball, volleyball, 
and tennis courts flank the southern portion of the parcel, and ball fields and a track take up the 
western portion of the parcel. One 22-space parking lot is proposed to be located at the northeast • 
end of the parcel off of Street "C", and another 79-space parking lot is located at the southeast 
end of the parcel at the intersection of Street "C" and W avecrest Road. The applicants propose 
to construct earthen berms and landscape the southern edge of the proposed parcel. The building 
complex, including 25,000 square feet of covered walkways, is approximately 2.5 acres in area. 
The outdoor area, including a paved recreation area, is about 16.5 acres. The parking lots, 
student drop-off area, and landscaping cover the remaining 6.3 acres. 

The line of sight over the proposed middle school parcel is the elevation at which the public will 
view the site from a vehicle ( 4 feet above the lowest grade of the portion of Highway 1 east of 
the proposed parcel). At this location, the lowest point of Highway 1 is at 94 feet MSL. 
Therefore, the line of sight over this portion of the project area is 98 feet MSL. 

On the proposed Middle School parcel, the ground elevations where buildings are proposed 
range from 74 to 80 feet MSL. Seven of the eleven buildings are proposed to be 13.3 feet in 
height. Since these buildings are below the public's line of sight from Highway 1, they will not 
obstruct public views to the coast. The proposed library building is 19 feet tall and sited on an 
elevation of 75 feet MSL. The roof height of the building is 94 feet MSL, 4 feet below the line 
of sight. The 20-foot-tall classroom building is proposed on an elevation of 74 feet MSL; its roof 
height is also 4 feet below the line of sight. Both the library and classroom therefore have 
proposed heights that do not interfere with views of the coast. 

However, the proposed 25.8-foot-tall administration building extends into the public's line of 
sight from the Highway. The building is proposed on an elevation of 79 feet MSL. The height • 
of its roof is at 104.8 feet MSL, 6.8 feet above the line of sight. The 40.5-foot-tall multi-use 
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building is also above the line of sight. It is proposed on a base elevation of 80 feet MSL. Its 
roof is at 120.5 feet MSL. This is 22.5 feet above the line of sight. Additionally, those portions 
of the proposed 20-foot-tall covered exterior walkways sited on grades 78 feet tall or greater will 
extend at most two feet into the line of sight. These buildings are plainly visible, since no tree 
stands or other natural features shield the buildings from the Highway. 

A middle school is a necessary use that provides a public service to the community. As such, a 
middle school requires appropriately-sized buildings to accommodate indoor gymnasiums and 
auditoriums. In addition, a school is often intended to be seen as a landmark, both to distinguish 
it from surrounding uses and to allow easy identification by students, parents, and emergency 
services. The administrative building in particular must be easily recognized. Therefore, given 
the purposes of the buildings, it is not feasible for all of the proposed buildings to stand below 
the line of sight. 

By clustering the tallest buildings in the southern end of the proposed building complex, the 
proposed Middle School concentrates its impacts in only one portion of the parcel and is as close 
as feasible to existing development and tree stands. (Offsite greenhouses and Monterey pine 
trees exist south of the proposed buildings.) Although the proposed buildings are generally 
more visible from Wavecrest Road, the Commission finds that the protection of the public view 
from the Highway 1 scenic corridor is a priority over the protection of the public view from the 
less-used Wavecrest Road. Nonetheless, the proposed project provides a 350-foot setback from 
W avecrest Road to the middle school buildings. The school's sports courts are located within 
the setback and do not impede views to the coast from W avecrest Road. Thus, the proposed 
Middle School maintains coastal views along Wavecrest Road. 

The proposed Boys and Girls Club is located on 2.8 acres in the central portion of the project 
area, 1,400 feet west of Highway 1 (Exhibit 21). Surrounding the proposed parcel are the 
existing Wavecrest Road and undeveloped land to the north, undeveloped land, Monterey pine 
tree stands, and commercial greenhouses to the east, and undeveloped land in the project area to 
the south and west. The proposed Boys and Girls Club building is about 0.6 acre in size and is 
located 75 feet from Wavecrest Road. The proposed site includes 56 vehicle parking spaces, 
walkways, and a drop-off area on less than an acre in the northern and western portions of the 
proposed parcel and landscaping over 1.6 acres of the proposed parcel. 

The purpose of the Boys and Girls Club of the Coastside is described in its mission statement: 

The Boys and Girls Club of the Coasts ide is a youth development organization dedicated 
to promoting the health, social, educational, vocational, and character development of 
the community's boys and girls. Programs and activities are designed to instill in 
children a sense of self-esteem, belonging, competence, usefulness and influence. 

The proposed building is intended to house the non-profit Boys and Girls Club programs and 
services and, like the Middle School, provides a necessary service to the community. The 
proposed building includes a gymnasium, game area, and various offices and classrooms. As 
proposed, the one-story building increases from ten feet at the lowest point to 36 feet at the 
highest roof point. Two air vents on the roof are proposed for a maximum height above grade of 
42 feet. 
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The proposed Boys and Girls Club building is potentially visible at a distance from Highway 1. 
The proposed building is west of a stand of approximately 40-foot tall Monterey pine trees and 
north of a stand of 40 to 100-foot tall eucalyptus trees. These tree stands surrounding the 
proposed parcel screen views to the Boys and Girls Club building from Highway 1. In addition, 
several dozen greenhouses, approximately 12 and 20 feet tall, extend from Highway 1 to the 
proposed Boys and Girls Club parcel. The greenhouses, a restaurant, and residences abut 
Highway 1 and Wavecrest Road and obstruct views from the Highway to the coast in the 
direction of the proposed Boys and Girls Club building. Therefore, since existing trees and 
development screen the building from Highway 1, the proposed Boys and Girls Club building 
does not interfere with the public's view of the coast. 

The proposed building is within the scenic corridor of Wavecrest Road, a scenic coastal access 
route. Zoning Code Section 18.37.030(B)(3) requires that structures be designed to be 
compatible with the environment in order to maintain natural features such as mature trees and 
dominant vegetative communities. The applicants propose the Boys and Girls Club building on 
portions of the parcel where bluegum eucalyptus, Monterey cypress, and black acacia tree stands 
currently exist. The applicants propose to provide a native/naturalized tree windbreak along the 
southerly and westerly property lines. It is unclear whether this proposed landscaping includes 
the retention of the existing mature trees on the proposed parcel. 

In order for the Boys and Girls Club building to conform with the Zoning Code policy requiring 
structures to be compatible with the environment and maintain mature trees along scenic coastal 

• 

access routes, Special Condition 3 requires that the proposed Boys and Girls Club parcel retain • 
the existing tree stands to the maximum extent feasible. In particular, the eucalyptus trees in the 
northern portion of the parcel must be preserved to screen visual impacts to the scenic corridor 
caused by the Boys and Girls Club building. However, even with the retention of the existing 
eucalyptus trees, the building will still be visible from Wavecrest Road. The visibility of the 
building from Wavecrest Road is inconsistent with Zoning Code Section 18.37.030(B)(2), which 
requires structures within scenic corridors to be located where they are least visible from public 
view. 

To address the visual impact of the proposed Boys and Girls Club building, Special Condition 4 
also requires the planting of appropriate native vegetation on the site to reduce the visibility of 
the Boys and Girls Club building from Wavecrest Road. The condition requires the applicants to 
submit a landscaping and planting plan to the Executive Director for review and approval prior 
to the issuance of the permit. The planting of trees to screen the building will not impact coastal 
views, since the existing trees to be retained on the parcel are 40 feet and greater in height and 
already prevent southwestern views of the coast from Wavecrest Road. The proposed building is 
south of Wavecrest Road and does not interfere with coastal views to the west and northwest. 
Because the proposed buildings will not obstruct coastal and scenic views from Wavecrest Road, 
the building's 75-foot setback from the road conforms with 18.37.030(B)(4), which requires 
structures to be set at a distance to protect the scenic quality of the site. As conditioned, the 
proposed Boys and Girls Club building conforms with Zoning Code Sections 18.37.030(B)(2), 
18.37.030(B)(3), and 18.37.030(B)(4), which require structures within scenic corridors to be 
compatible with the environment, least visible from public view, and set at a distance to protect 
public views. 
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• 4.2.4 Conclusion 
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The proposed project includes the creation of large residential lots divided uniformly over the 
northeast portion of the Planned Development District. The proposed lot configuration dictates 
the placement of the 79 proposed single-family residences on the site. As designed, the proposed 
houses are located at a distance to Highway 1 and adversely impact the scenic and open space 
quality of the site. The proposed subdivision and development of homes would reduce the 
2,200-foot broad coastal view currently seen from Highway 1 by approximately 1,000 feet. 
Special Condition 1 imposes constraints on the location and height of the proposed residential 
development for the protection of scenic coastal areas viewed from Highway 1. 

Because there are no apparent constraints that make the use of flexible design concepts on the 
site infeasible, the applicants have the ability to use cluster development and other flexible 
design concepts to preserve broad coastal views from scenic corridors. To accomplish the 
objectives intended by the Planned Development District designation, Special Condition 1 also 
requires the applicants to cluster development on the site, designate a scenic easement along 
scenic corridors, and limit development which adversely impact the scenic and open space 
qualities of the site. 

As conditioned, the Commission finds that the proposed development protects the scenic quality 
of the Wavecrest Village PDD, consistent with LUP Policies 9-9 and 9.2.6(m), Zoning Code 
Section 18.37 .030, and Coastal Act Policy 30251. 

4.3 Environmentally Sensitive Habitat Areas 

4.3.1 LCP Standards 

Drainage Ditch I Detention Basin 

Pursuant to LUP Policy 1-1, the City adopted Coastal Act Policies 30210 through 30264 as 
guiding policies of the Land Use Plan. Thus, these specific policies are considered as LUP 
policies and are referenced as LUP/Coastal Act policies. LUP/Coastal Act Policy 30231 requires 
that the biological productivity and quality of coastal waters, streams, wetlands, estuaries, and 
lakes must be maintained in order to maintain optimum populations of marine organisms and to 
protect human health. Where feasible, the biological productivity and quality of coastal waters 
shall be restored through, among other means, minimizing adverse effects of wastewater 
discharges and entrainment, controlling runoff, preventing depletion of groundwater supplies and 
substantial interference with surface water flow, encouraging wastewater reclamation, 
maintaining natural vegetation buffer areas that protect riparian habitats, and minimizing 
alteration of natural streams. 

LUP/Coastal Act Policy 30233 limits the diking, filling, or dredging of open coastal waters, 
wetlands, estuaries, and lakes to specific purposes where there is no feasible less 
environmentally damaging alternative and where feasible mitigation measures have been 
provided to minimize adverse environmental effects. 

LUP/Coastal Act Policy 30240 protects environmentally sensitive habitat areas (ESHAs) from 
significant disruption of habitat values. The policy allows only resource-dependent uses in 
ESHAs. The policy also requires development adjacent to ESHAs to be sited and designed to be 
compatible with and prevent impacts to ESHAs. 
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LUP Policy 3-1 defines sensitive habitats to include riparian areas, wetlands, sand dunes, marine 
habitats, sea cliffs, and habitats supporting rare, endangered, and unique species. 

LUP Policy 3-3 prohibits any land use and/or development which would have significant adverse 
impacts on sensitive habitat areas, and states that development in areas adjacent to sensitive 
habitats shall be sited and designed to prevent impacts that could significantly degrade the 
environmentally sensitive habitats. Furthermore, all uses shall be compatible with the 
maintenance of biologic productivity of such areas. 

LUP Policy 3-4 permits only resource-dependent or other uses which will not have a significant 
adverse impact on sensitive habitats and are consistent with US Fish and Wildlife and State 
Department of Fish and Game regulations. 

Appendix A of the LUP defines wetland 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. 

Zoning Code Section 18.02.040 defines wetland to be that definition of wetland as used and as 
may be periodically amended by the California Department of Fish and Game, the California 
Coastal Commission and the US Fish and Wildlife Service. 

Zoning Code Section 18.8.010(1) states that the purpose and intent of the LCP's Coastal 
Resource Conservation Standards are to balance Coastal Act requirements for protection of 
fragile resources with requirements for the provision of shoreline access, acknowledging that the 
highest priority is given to environmentally sensitive habitat protection. 

Zoning Code Section 18.38.020 defines coastal resource areas to include wetland. As defined in 
Appendix A of the LUP and by the US Fish and Wildlife Service, a wetland is 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. 

Central Area Wetland 
LUP Policy 3-11 establishes buffer zones along lakes, ponds, and other wet areas to be a 
minimum of 100 feet from the high water point, and states that no buffer is required for man­
made ponds and reservoirs used for agricultural purposes. 

Zoning Code Section 18.38.080(D) (entitled "Wetlands buffer zone") states that the minimum 
buffer surrounding lakes, ponds, and marshes shall be 100 feet, measured from the high water 
point. No buffer is required for man-made ponds and reservoirs used for agriculture. 

Zoning Code Section 18.38.080(H) requires that certain findings be made to allow development 
within wetland buffer zones. The project must demonstrate how the project is necessary for the 
proper design and function of permitted activity on the property; there are special circumstances 
or conditions affecting the property; the project is not detrimental to public welfare or other 
property; the project will not significantly reduce or adversely impact sensitive habitat, or that 
there is no feasible less damaging alternative; and the development maintains a 20-foot buffer 
from the edge of wetland if its only building site is within the wetland buffer zone. 
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Former Agricultural Pond 

See LUP Policies 3-1, 3-3, 3-4, and 3-11, and Zoning Code Section 18.38.080(H) above. 

Sensitive Species 

The LUP references the definition of "environmentally sensitive area" in Policy 30107.5 of the 
Coastal Act. An environmentally sensitive area is defined as any area in which plant or animal 
life or their habitats are either rare or especially valuable because of their special nature or role in 
an ecosystem and which could be easily disturbed or degraded by human activities and 
developments. 

LUP Policy 3-33 allows limited uses in unique species habitat, such as education and research; 
hunting; fishing; pedestrian and equestrian trails with no adverse impact on unique species or its 
habitat; and fish and wildlife management to the degree specified by existing governmental 
regulations. 

LUP Policy 9.3.6(n) states that development in the Wavecrest PDD shall give maximum 
consideration to preserving the cypress and eucalyptus hedgerows at the west end of the L.C. 
Smith property (The L.C. Smith property is the northern portion of the proposed project area). 

Zoning Code Section 18.37.045 defines significant plant communities to include the cypress and 
eucalyptus stands in specific locations in the City such as the North Wavecrest PDD. Significant 
plant communities include riparian vegetation along stream banks and bodies of water, other 
native trees and notable tree stands in the City, and unique species such as Monterey pine and 
wild strawberry. The Zoning Code requires the preservation of these plant communities 
wherever possible, and includes preservation guidelines for notable tree stands or hedgerows, 
riparian vegetation, and wild strawberry. Zoning Code Section 18.37.045 also prohibits 
development from disturbing tree stands including their root systems, and from intruding upon 
riparian vegetation or the habitat of existing unique vegetative species. However, where there is 
no feasible alternative· to development, permits for the removal and replacement of vegetation 
must be obtained by the applicant. 

Zoning Code Section 18.38.090(A) defines unique species as those organisms which have 
scientific or historic value, few indigenous habitats, or characteristics that draw attention or are 
locally uncommon. The Zoning Code considers raptors (owls, hawks, eagles, and vultures), 
California red-legged frog, and sea mammals. The unique plant species in Half Moon Bay are 
California wild strawberry and Monterey pine. 

Zoning Code Section 18.38.090(C) requires the prevention of development, trampling or other 
destructive activity that would destroy any unique plant species. Plants identified as being 
valuable shall be successfully transplanted to another suitable site. 

Zoning Code Section 18.38.090(E) states that it is not desirable to encourage wholesale removal 
of existing stands of blue gum eucalyptus trees, but that removal of blue gum seedlings to 
prevent the spread of the species is encouraged. The code requires the City to discourage private 
landowners from planting blue gum eucalyptus on private property. 

See also LUP Policies 3-1, and 3-3, and 3-4 above . 

53 



. ---------------- ~~~--~----------

A-1-HMB-99-051 
Wavecrest Village Project 

4.3.2 Discussion 

4.4 Wetland Fill 

An approximately 4,600-foot-long unlined drainage ditch runs through the Wavecrest Village 
Project area (Exhibit 22). The drainage ditch runs westward on the north side of and parallel to 
Wavecrest Road for approximately 1,350 feet, then turns sharply to the north at a 90-degree 
angle and crosses 1,000 feet of the central portion of the project area. From this point, the ditch 
heads due west for 1,100 feet and makes another 90-degree angle turn, running due north for 
another 1,200 feet before leaving the project area. North of the project area, the drainage ditch 
runs west for 1,700 feet on property owned by San Mateo County. The runoff in the drainage 
then discharges off of the 50-foot bluff to the City-owned beach and to the Pacific Ocean. 

The drainage ditch conveys stormwater runoff from the Highway and agricultural runoff from 
the northern of two commercial nurseries south of W avecrest Road and irrigated fields inland of 
Highway 1 (Brian Kangas Foulk 2000, WRA 1998). At the intersection of Highway 1 and 
Wavecrest Road, runoff from the Highway and agricultural uses to the east discharge into the 
drainage ditch via a culvert under the Highway. 

The drainage ditch supports a preponderance of hydrophytic plants and is wet throughout most or 
all of the year. The presence of wetland plants in the drainage ditch, in conjunction with the 
hydrology to support the growth of these plants, qualify the drainage ditch as wetlands under the 
HalfMoon Bay LCP. 

• 

The drainage ditch runs through the center of the Middle School site and immediately adjacent to • 
Wavecrest Road. In order to construct the school and to make the improvements to Wavecrest 
Road necessary to serve the school, the Boys and Girls Club and the ball fields, the applicants 
propose to fill the drainage ditch and divert the agricultural runoff into the stormwater drainage 
system proposed to be installed as a part of the development. The pipe will connect to the 
existing 36-inch culvert under Highway 1. As discussed in the ESHA Section of this report, the 
Stormwater system will discharge into a 13.8-acre detention basin in the northwestern portion of 
the project area. The project as proposed will therefore result in approximately 1.1 acres of 
wetland fill. 

Coastal Act Section 30233, which is adopted as a policy of the City's LCP, prohibits filling of 
wetlands with limited exceptions. In addition, Zoning Code Section 18.38.080 enumerates the 
allowable uses in wetlands. The proposed filling of the drainage ditch for the Wavecrest 
development is not allowable under these policies and is therefore inconsistent with the City of 
Half Moon Bay LCP. A voiding the proposed wetland fill would require the school either be 
eliminated from the project plans or to be re-sited inland, towards the Highway and away from 
the ball fields and the Boys and Girls Club. 

The proposed Middle School would provide an essential public service needed to serve existing 
and proposed development within the City. The existing Middle School is severely overcrowded 
and cannot be expanded at its current location to adequately accommodate expected growth in 
the student population. In accordance with LUP Policy 9-2, adequate schools are among the 
public services specifically required to serve new development. In addition, the LCP states: 
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The City's General Plan must provide for the social and economic needs of its residents. 
Those needs include housing, jobs, commercial services, schools, police protection, fire 
protection, health and social services, libraries, parks, playgrounds, athletic, 
recreational and cultural programs for its children, water, sewage disposal, refuse 
collection, other public utilities, streets, sidewalks, curbs, gutters, and storm water run­
off and flood protection. [Emphasis added.] 

Thus, eliminating the school from the project plans would be inconsistent with the LCP Policies 
requiring that adequate public services are provided to serve new development and the social 
needs of the City's residents. 

Relocating the school closer to the Highway would increase the visual impacts of the 
development inconsistent with the visual resource and scenic corridor policies of the LCP. As 
discussed in the Visual Resources Section of this report, the LCP contains policies requiring the 
protection of the scenic qualities and views of the coast and ocean afforded by the project site. 
Thus, the school cannot be re-sited consistent with the visual resource protection policies of the 
LCP. 

Because the proposed Middle School can neither be re-sited nor eliminated in order to avoid 
filing the drainage ditch consistent with all other policies of the LCP, there is a conflict between 
LCP policies. Pursuant to LUP Policy 1-2, such conflicts between policies of the LCP must be 
resolved in the manner that on balance is most protective of coastal resources. In undertaking 
such an evaluation, the Commission may take into consideration benefits to coastal resources 
that would not be provided but for approval of the proposed development. The value of any such 
coastal resource benefits may then be compared against the corresponding impacts to coastal 
resources in determining how to resolve the policy conflict in the manner most resource 
protective. 

Although the drainage ditch qualifies as a wetland under the LCP' s definition, the habitat value 
of the ditch is severely limited. Analysis of aerial photography confirms that the project area 
was in agricultural use as early as 1948. The agricultural uses obscure any sign of the project 
area's natural drainage. However, it appears that prior to human disturbance, two drainages 
existed in the current Wavecrest PDD location (WRA 1998a). The boundary between the 
watersheds ran through the project area in a northwesterly line. Surface flow ran either to the 
arroyo in the southwestern portion of the PDD or to a drainage on the northern edge of the 
project area. The drainage ditch follows the perimeter of former agricultural fields on the project 
site and does not run along natural topographic low points. The ditch is generally linear in 
shape, constructed several feet below the surrounding surface, and does not exhibit features 
indicative of an established natural drainageway such as meanders. From the ditch's 
characteristics, it is evident that the ditch is an artificial feature, constructed in upland for the 
purpose of conveying runoff. The existing drainage ditch does not appear to be a remnant of 
these early natural drainages. Consultant surveys report that coast garter snake, a species that is 
not dependent on wetland habitat, was the only wildlife species observed in the drainage ditches 
in August 1998 (WRA 1998b ). Thus, the approximately 1.1 acres of wetland fill required for the 
proposed project will not significantly affect coastal wetland resources. 

The drainage ditch conveys a substantial volume of agricultural runoff and stormwater runoff 
from the highway containing pesticides, fertilizers, oil and grease, and other contaminants across 
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the project site where it is discharged untreated over the bluff into the sea. This discharge 
contributes to the significant adverse cumulative impacts to coastal water quality resulting from 
polluted runoff. As discussed in the Water Quality Section, the applicants propose to treat this 
offsite agricultural and stormwater runoff along with the stormwater runoff generated on the 
development site through the creation of a 13.8-acre detention pond. In accordance with the 
project description and as further required pursuant to Special Conditions 12, 13, and 14, the 
stormwater system and detention pond will be designed monitored and maintained to improve 
the quality of the agricultural drainage and storm water runoff that is currently discharged from 
the site to the ocean. Therefore, the project will provide substantial benefits to the quality of 
coastal waters. Only through the implementation of the polluted runoff treatment components of 
the proposed project will these water quality benefits be provided. 

In addition to the water quality benefits that will be provided by the proposed development, the 
detention pond will provide wetland habitat. Pursuant to Special Condition 14, the detention 
pond will be designed and managed to provide emergent wetlands, riparian habitat, and 
associated upland habitat useful to California red-legged frogs, San Francisco garter snakes and 
wetland bird species. But for the creation of the detention pond, this wetland habitat would not 
be provided on the project site. 

In addition to providing an essential public service through the development of the school, the 
proposed development will provide significant improvements to the quality of coastal waters and 
will create valuable new coastal wetland habitat. These substantial benefits will be provided in 
exchange for permitting the fill of 1.1 acres oflow value wetlands occurring in an artificially 
created agricultural drainage ditch. If the proposed project is denied based on inconsistency with 
wetland policy requirements, the significant water quality benefits will not be derived. In 
addition, as discussed above, relocating the school closer to the Highway would increase the 
visual impacts of the development inconsistent with the visual resource and scenic corridor 
policies of the LCP. Therefore, in accordance with LUP Policy 1-2, the Commission finds that 
as conditioned approval of the fill associated with the proposed Middle School is more protective 
of coastal resources than re-siting the school or denying the development. 

Approval of the wetland fill would only be most protective of coastal resources if the water 
quality benefits of the proposed project are maintained over time. Therefore, the Commission 
imposes Special Conditions 12, 13, and 14. As conditioned, the proposed project would, on 
balance, be most protective of coastal resources. 

4.5 Undelineated Wetlands 

The applicant's wetland consultant asserts that, "the determination of wetlands under California 
Coastal Commission procedures will require the presence of wetland hydrology and wetland 
plants and wetland soils."2 However, the wetlands definition in the City of Half Moon Bay LCP 
requires only that an area is wet enough long enough to support the formation of hydric soils or 
the growth of plants that normally occur in water or wet soils. As a result of this discrepancy, 
the wetlands delineation provided by the project applicants does not map all of the wetlands 
defined under the LCP. Only 7 of the vegetation polygons were designated as wetlands by the 
applicant's consultant. 

2 Josselyn, M. 1998. North Wavecrest Jurisdictional Wetland Analysis. A report dated June 10, 1998. 
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To resolve this discrepancy, staff requested that the applicant provide a map of the vegetation 
with sufficient information to determine whether there was a preponderance of hydrophytic 
vegetation in the polygons defining the location of the various vegetation types that are present at 
the site. For each vegetation polygon, the City's wetlands consultant assessed whether the 
vegetation was made up predominantly of hydrophytes, using two different technical 
approaches.3.4 The Commission's staff ecologist used the more stringent method to identify areas 
of wetland vegetation, including only those areas with an occurrence of greater than 50 percent 
obligate or facultative wetland species. This resulted in 14 areas delineated as wetlands under 
the Coastal Act and LCP. 

In the southern project area, the applicants propose to defer the identification of wetlands until 
future phases of development of the site. Without a complete mapping of all LCP wetlands 
located on the project site, the Commission cannot determine that the development as proposed 
is consistent with the wetland protection policies of the LCP. Therefore the Commission must 
impose conditions that ensure that the development will not adversely affect wetlands as required 
under the LCP. Each of these issues is discussed below. 

Southern Project Area 

The southern portion of the development site, south of Wavecrest Road contains wetlands that 
have not been delineated for purposes of this coastal development permit application. Because it 
is unclear at this time to what extent the wetlands that currently exist in this area are present 
solely due to past discharges of large volumes of water from commercial floriculture 
greenhouses immediately to the east of the site, the applicants have deferred both wetlands 
delineation and development to a future date. The applicants have taken measures to divert the 
discharged agricultural drainage from the greenhouses into drainage ditches and expect the 
extent of wetlands in this area to diminish in time. The applicants propose to provide a wetlands 
delineation at the time that development is proposed for this area. Thus, the current extent of 
wetlands in this area is unclear at this time. 

Although no physical development is proposed for this southern project area as part of the 
current coastal development permit application, the applicants propose to merge existing and 
create new parcels. Specifically, the applicants propose to merge all but five of the existing 211 
small lots in the Redondo Beach subdivision and to create three large parcels to be subdivided 
and developed in the future (Parcels A, C, and D), one private open space parcel (Parcel B), and 
a street right-of-way (Street A) (Exhibit 22). 

Parcel B is proposed as a "Riparian Preserve." The applicants propose to dedicate Parcel B to 
the City in fee as open space. Special Condition 8 specifies that this open space dedication shall 
be completed prior to issuance of the coastal development permit. The proposed merger of the 
206 small lots in the existing Redondo View Subdivision and the dedication of Parcel B will 
reduce the potential that future development will be required to be located within wetlands or 

3 Huffman, T. 2000. Letter to B. King, City Manager of HalfMoon Bay, dated July 18, 2000; subject, "Technical 
Review, Vegetation Study of Wavecrest Village, City of Half Moon Bay." (Exhibit 26) 
4 Two methods of judging "preponderance" were used. In the first, the criterion for "predominance" was the 
occurrence of> 50% Obligate or Facultative Wet species, after disregarding all species that are known to occur as 
frequently in uplands and in lowlands. In the second, the same criterion was used, but all species were considered in 
determining percentages. 
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wetland buffer areas in the southern portion of the project site. Thus, the lot merger and the • 
conservation easement are consistent with the goals of the LCP wetlands protection policies. 
However, the proposed creation of future development Parcels A, C, and D and Street A is not 
consistent with the LCP. 

Until such time that wetlands present on in the southern area of the project site are mapped in 
accordance with the LCP wetlands definition, it is impossible to determine where future 
development must be located in order to conform with the LCP wetland and wetland buffer 
policies. The Commission cannot determine at this time that development of any of the proposed 
Parcels A, C, or D or improvement of proposed Street A would not require wetland fill or 
development within the LCP 100-foot wetland buffer. Therefore, Special Condition 9.F, requires 
the applicants to revise the Vesting Tentative Tract Map so that proposed Parcels A, C, and D 
and Street A are one legal parcel. Special Condition 9.G further specifies that, prior to any future 
subdivision of this area, a wetlands delineation shall be prepared in accordance with the LCP 
wetlands definition that maps all existing wetlands at the time of the proposed subdivision. As 
conditioned, the Commission finds the proposed development will protect the undelineated 
wetlands located within the southern portion of the project site in accordance with the wetland 
protection requirements of the LCP. 

Boys and Girls Club Site 
The Boys and Girls Club site (Parcel E) is located in the northeast corner of this area. The 
applicants have demonstrated that no wetlands occur within the boundaries of Parcel E or within 
100 feet to the north, east and west of the parcel. However, the southern boundary of Parcel E • 
borders on the area with undelineated wetlands. The Boys and Girls Club building is proposed 
to be located within 100 feet of the southern boundary of the parcel. Because a wetlands 
delineation has not been submitted for the area lying directly south of the Boys and Girls Club 
site, the Commission cannot evaluate whether the proposed development will conform with the 
100-foot wetland setback requirement specified under Zoning Code Section 18.38.080. 
Therefore, as proposed, the Commission cannot find the proposed development to be in 
conformance with the wetlands protection policies of the LCP. For this reason, Special 
Condition 9 .E requires the applicants to demonstrate that development of the Boys and Girls 
Club site will not encroach within 100 feet of any currently existing wetlands. The condition 
specifies that this may be accomplished by either re-locating the development to greater than 100 
feet from the southern boundary of Parcel E, or providing a delineation of any wetlands as 
defined under the LCP for the area within 100 feet south of the development. As conditioned, 
the Commission finds that the proposed Boys and Girls Club is consistent with the LCP wetland 
buffer requirement. 

Northern Project Area 
Data provided by the applicants indicates that not all areas on the project site that are wet enough 
long enough to support the growth of plants which normally are found to grow in water or wet 
ground are included within the applicants' wetland delineation. In accordance with the LCP, 
these areas should be mapped as wetlands and protected from potential impacts resulting from 
the proposed development. Based on the data provided by the applicants, the Commission staff 
biologist has prepared Exhibit 23 depicting the location of all wetlands on the site including 
those that the applicants did not map. In order to ensure that the proposed development does not 
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• adversely affect these wetland areas, Special Condition 9.A, prohibits development within 100 
feet of any of the wetlands depicted in Exhibit 23. Special Condition 9.A further requires these 
wetlands to be protected by installing temporary construction fencing around the outside 
perimeter of the 100-foot wetland buffers and to record deed restrictions over these areas. As 
conditioned, the Commission finds the proposed development will protect wetlands located 
within the project site in accordance with the wetland protection requirements of the LCP. 

• 

• 

Former Agricultural Pond 
A former agricultural pond is located in the northern open space portion of the project area. 
Aerial photos show that the former agricultural pond was constructed between 1948 and 1958. 
Water was pumped from wells to the pond and used for irrigation of crops surrounding the pond 
(Brady/LSA 1999). Although the pond was originally created for agricultural purposes, this use 
has been discontinued, and the proposed development will not continue any agricultural use of 
the site. 

Wetland delineation data provided by the applicants indicate that approximately 1.2 acres of the 
former agricultural pond support a preponderance of hydrophytic plants and is therefore 
considered wetland (Exhibit 24). Thus, despite the cessation of agricultural operations, the 
wetlands remain viable. Further, since the site no longer contains an agricultural pond, the 
existing wetland is not associated with an agricultural pond in active use. Therefore, the 
exemption provided in Coastal Act Section 13577(b)(2) does not apply to wetlands that currently 
exist independent of and disassociated from preexisting agricultural activities . 

The applicants do not propose development on or within the former agricultural pond under this 
coastal development permit application. However, the proposed residential subdivision in Parcel 
K includes a north-south private street on the western edge of the subdivision that would 
encroach within 100 feet of the former agricultural pond in conflict with Zoning Code Section 
18.38.080 (Street H) (Exhibit 1). Therefore, Special Condition 9.D specifies that no 
development shall occur within 100 feet of the pond. Special Condition 9 further requires the 
former agricultural pond to be protected consistent with the approved Wetlands Protection Plan. 
As conditioned, the Commission finds the proposed development will protect the former 
agricultural pond in accordance with the wetland protection requirements of the LCP. 

Sensitive Species 
The northwestern project area contains significant eucalyptus and cypress hedgerows that 
provide habitat for raptors and Monarch butterflies. No development is proposed in this area of 
the project site and the applicant proposes to dedicate fee title to this area to the City of Half 
Moon Bay for open space and conservation purposes. Special Condition 8.A, specifies that this 
dedication shall be finalized prior to issuance of the permit. 

Construction of the proposed Boys and Girls Club would require the removal of a substantial 
number of trees south ofWavecrest Road, mainly blue gum eucalyptus. Although these trees 
have not been identified as providing either raptor or butterfly habitat, their removal is required 
to be avoided if feasible under the LCP. Specifically, Zoning Code Section 18.37.045 requires 
that development including parking lots, buildings, and utility lines not disturb tree stands 
including their root systems. However, the zoning code also states that where no feasible 
alternative exists, tree removal may be permitted. The applicants propose to mitigate for the 
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removal of these trees by planting a mixture of native trees along the borders of the Boys and • 
Girls Club site to replace the non-native species proposed to be removed. Special Condition 3 
requires the applicant to provide a tree removal plan for the executive director's review and 
approval prior to the issuance of the permit. This condition requires the removal of existing trees 
to be minimized and requires that trees that provide potential habitat are protected to the 
maximum extent feasible. Therefore, as conditioned, the Commission finds that the proposed 
tree removal for the development of the Boys and Girls Club is consistent with the City of Half 
Moon Bay LCP. 

4.6 Water Quality 

4.6.1 Issue Summary 
The applicants propose to create impervious surfaces on a 23.3-acre, 79-parcel subdivision; a 
25.3-acre middle school site; a 2.8-acre Boys and Girls Club site; and approximately 10 acres of 
associated streets and sidewalks. The development of houses, buildings, driveways, parking lots, 
streets, and sidewalks increases the amount of water that can no longer percolate into soil or land 
on vegetation. Uses associated with these developments, such as the irrigation of gardens, will 
also contribute to project-generated runoff. As a result, the project site will produce increased 
runoff that will require treatment. This treatment is necessary to comply with LCP standards 
protecting coastal water quality and human health. 

As part of the development, the applicants propose to treat the urban runoff produced on the 
project site by installing a system of gutters and stormdrains. The runoff will discharge into a • 
13.8-acre detention pond in the western portion of the project area. The pond is designed to 
accommodate and treat the project area stormwater in addition to the urban and agricultural 
runoff entering the project area from offsite sources. 

While the detention pond helps to improve water quality, it is necessary that the pond and all 
other mechanisms to treat runoff are in place before the proposed development is constructed. 
Furthermore, active maintenance and monitoring are needed to assure that water quality 
improvements continue to be effective for the life of the project. To ensure this, the Commission 
imposes Special Conditions 10 through 14. 

Special Condition 10 requires the applicant to submit a final grading plan to the Executive 
Director, including the quantities of cut and fill of the development. Special Condition 11 
requires the applicants to submit an erosion control plan to the Executive Director showing how 
the project will minimize and control erosion and limit the use of toxic substances. Special 
Conditions 12 and 13 require the applicant to submit a Stormwater Pollution Prevention Plan 
(SWPPP) and a water quality monitoring plan (WQMP) to the Executive Director demonstrating 
how the development will plan and follow up on water quality protection for the project area. 
Special Condition 14 requires the applicant to provide for the review and approval of the 
Executive Director a plan for the design, construction, maintenance, and monitoring of the 
proposed detention pond. 

As conditioned, the proposed project conforms with the LUP/Coastal Act policies protecting 
water quality. 
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• 4.6.2 LCP Standards 
The LCP contains policies to protect water quality in Half Moon Bay's Coastal Zone. 

LUP/Coastal Act Policy 30231 requires that the biological productivity and quality of coastal 
waters, streams, wetlands, estuaries, and lakes be maintained to maintain optimum populations of 
marine organisms and to protect human health. Where feasible, the biological productivity and 
quality of coastal waters shall be restored through, among other means, minimizing adverse 
effects of wastewater discharges and entrainment, controlling runoff, preventing depletion of 
groundwater supplies and substantial interference with surface water flow, encouraging 
wastewater reclamation, maintaining natural vegetation buffer areas that protect riparian habitats, 
and minimizing alteration of natural streams. 

LUP/Coastal Act Policy 30253 requires new development to assure stability and structural 
integrity, and neither create nor contribute significantly to erosion, geologic instability, or 
destruction of the site or surrounding area. 

LUP Policy 4-9 requires flows from graded areas to be kept to a minimum and not exceed the 
rate of erosion and runoff from undeveloped land. The policy requires stormwater outfalls, 
gutters, and conduit discharge to be dissipated. 

LUP Policy 9.3.6(1) requires the irrigation of open space with unclaimed water, as feasible, and 
the use of retention basins, grading, revegetation, and drainage improvements to prevent 
destabilizing effects on the coastal bluffs. 

• 4.6.3 Discussion 

Existing conditions 

• 

Currently, an approximately 4,600-foot-long unlined drainage ditch runs through the Wavecrest 
Village Project area. As described in the Environmentally Sensitive Habitat Area discussion 
above, the ditch carries stormwater and agricultural runoff from an area of approximately 270 
acres. This area includes the project site, Highway 1, one of the commercial nurseries south of 
Wavecrest Road, and a 67-acre sub-basin in agricultural use east of Highway 1 (Foulk 2000, 
WRA 1998). Runoff in the drainage ditch runs west for 1,700 feet on San Mateo County 
property before discharging off of the 50-foot bluff to the City-owned beach into the Pacific 
Ocean below. Currently, this runoff flows untreated through the onsite ditch, into the County 
ditch north of the project area, and off the bluff onto the beach. 

Proposed project 
The applicants propose to treat agricultural and urban runoff by installing 36-inch pipes to 
replace the existing drainage ditch. Other drainage pipes and gutters will be installed to collect 
runoff over the developed project area. The pipes will connect to a 60-inch pipe which discharge 
will into a vegetated swale, then into a 13.8-acre detention pond in the northwestern portion of 
the project area (Exhibit 24). 

The basin is designed to treat runoff produced from up to and including the 1.2-inch, 24-hour 
rainfall event, approximately equivalent to the 90th percentile, 24-hour rainfall event. The 
required storage volume for a 1.2-inch-per-day storm event (a conservative design rainfall) 
assuming that 45 percent of the rainfall enters the pond as runoff is approximately 12 acre-feet. 
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The average release rate over the 24-hour period is about 6 cubic feet per second (Foulk, 2000). 
During low-flow conditions, runoff will percolate into the ground and discharge through an 
outlet pipe through a rock weir to the County's drainage ditch. Higher flows will discharge to 
the ditch through two 48-inch pipes. A 60-foot long grouted rock barrier will surround the 
pond's outlet structure. Very high flows (from the 100-year storm event) will exit via another 
outlet flow. As designed, the pond will maintain a water level consistent with the 
channeVwetlands area north of the proposed detention area. 

Seven of the 13.8 acres are designed to be subject to frequent inundation; two acres are designed 
to be inundated only during major storm events. The remaining acreage in the basin is above the 
100-year level or protected by berms. The average depth ofthe basin is proposed to be 3.5 feet, 
and the maximum depth is 4.1 feet. The proposed ponds will have 8:1 to 12:1 slopes to enhance 
safety and wildlife use. The berms around the pond supporting the 12-foot wide "nature walk" 
and maintenance path will have 5:1 to 10:1 slopes. The detention pond is proposed to be 
vegetated with native wetland plant species in the swale areas. The basin is approximately 425 
feet from the edge of the bluff. As proposed, the vegetation around and in the basin will 
encourage the creation of wetland habitat and provide an amenity for passive recreation and 
public access. 

Issues 

• 

Stormwater runoff from developed areas and roads contains pollutants associated with these uses 
(U.S. EPA, 1993). Nutrients originate from garden fertilizers and poor landscaping practices 
such as inappropriate plantings or overwatering. Sediment comes from land clearing, grading, • 
construction, and natural processes. Motor fuel and exhaust, improper hazardous waste disposal 
or spills, consumer products, construction materials, and soil (naturally-occurring) contribute to 
heavy metals in runoff. Petroleum hydrocarbons come from uses associated with vehicle use 
such as fuel, oil, grease, exhaust, and brake-lining particles, in addition to accidental spills and 
improper dumping of vehicle products. Synthetic organic chemicals in urban runoff originate 
from household cleaners, paints, and pesticides and herbicides. This runoff also may have 
physical parameter changes in salinity, temperature, and dissolved oxygen stemming from land 
clearing and decaying organic matter. 

Agricultural runoff contains pollutants from sources different from urban runoff. Soil leaching 
changes the salinity and temperature of agricultural runoff. Nutrients enter agricultural runoff 
through commercial fertilizers, crop residues, and irrigation water. Runoff also contains 
sediment from erosion (due to cultivation and other causes) and grading or filling; and synthetic 
organic chemicals from the application of pesticides, herbicides, fungicides, and fertilizers, 
atmospheric deposition, and improper storage and disposal. 

As proposed, the detention pond will receive stormwater and agricultural runoff from outside of 
the project area. Without the treatment proposed by this project, the runoff from the Highway, 
agricultural land, and commercial nursery in the project vicinity will continue to discharge 
untreated onto the beach and into the ocean. Since there are no other proposals to treat this 
runoff, the project provides an opportunity to improve the quality of this water. 

The detention basin as proposed is highly efficient in the removal of total suspended solids and 
moderately effective in the removal of metals, total phosphorus, nitrogen, and biological oxygen • 
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demand. However, while the basin is appropriately-sized and is designed to provide much 
needed water quality treatment, the pond can employ other best management practices (BMPs) to 
further maximize its treatment capabilities. As proposed, the development does not attempt to 
reduce the sources of onsite runoff or treat runoff in the location it is produced. Furthermore, the 
proposed project does not describe the grading schedule or erosion control measures to be 
installed for use during and after project construction. The proposed project additionally does 
not include a monitoring or maintenance plan to assure the effectiveness of the proposed water 
quality treatment. 

In order for the project to maximize water quality benefits and to ensure continued treatment of 
stormwater and agricultural runoff, the Commission imposes Special Conditions 10, 11, 12, 13, 
and 14 below. The Commission notes that consistent with Section 30412 of the Coastal Act, 
these conditions do not conflict with any determination by the Water Board because the Water 
Board has not acted on the proposed project. 

Special Condition 10 requires the applicant to submit a final grading plan to the Executive 
Director prior to the issuance of the coastal development permit. The grading plan must include 
the quantities of cut and fill and the final design grades and locations for all building 
foundations, streets, public accessways, the detention pond, and drainage pipes, and the phasing 
of all grading activities during construction. 

Special Condition 11 requires the applicants to submit an erosion control plan. The components 
of the plan are intended to minimize the potential sources of erosion within the project area, 
control the amount of runoff and sediment transport, and retain and treat pollutants onsite. 
Special Condition 11 also limits the use of toxic substances and the runoff of nutrients to surface 
waters. The erosion control plan shall be submitted for review and approval by the Executive 
Director prior to the issuance of the coastal development permit. 

Additionally, Special Condition 11 requires the applicant to inspect and maintain the erosion 
control measures throughout the construction period. The applicant must submit inspection 
reports on the condition of the structural Best Management Practices (BMPs) required under this 
condition to the Executive Director at specified intervals. The condition holds the applicant 
responsible for compliance with the erosion control plan. 

Special Condition 12 requires the applicant to submit a Stormwater Pollution Prevention Plan 
(SWPPP). The applicant must submit the SWPPP for the review and approval of the Executive 
Director prior to the issuance of the coastal development permit. The condition requires the 
approved development to maintain approximate pre-development levels of average runoff 
volumes and peak runoff rates and total suspended solids (TSS) so that the average annual TSS 
loadings are no greater than pre-development loadings. The condition requires the SWPPP to 
include BMPs which minimize the creation of impervious surfaces, treat and maintain roads and 
parking lots, and employ native and drought-tolerant landscaping. Special Condition 12 further 
requires the inspection and maintenance of the BMPs and the submittal of an annual inspection 
report for three years following the completion of construction by the property owner and/or 
homeowners' association. 

Special Condition 13 requires the applicant to submit a water quality monitoring plan (WQMP) 
to the Executive Director for review and approval prior to the issuance of the coastal 
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development permit. The WQMP will evaluate the effectiveness of the SWPPP to protect the 
quality of surface and groundwater at the project site. The condition requires the WQMP to 
provide for sampling of the detention pond and other groundwater and surface water locations to 
measure levels of all identified potential pollutants including, but not necessarily limited to: 
heavy metals, pesticides, herbicides, suspended solids, nutrients, oil, and grease. Any measured 
pollutants which exceed the water quality standards in the WQMP must be remedied. 

Special Condition 14 requires, prior to the issuance of the coastal development permit, that the 
applicant provide for the review and approval of the Executive Director a plan for the design, 
construction, maintenance, and monitoring of the proposed detention pond. The applicant must 
construct the detention pond during the first phase of development. The pond must treat all of 
the agricultural drainage conveyed through the development site as well as the runoff generated 
from up to and including the 1.2-inch, 24-hour rainfall event, as proposed. The detention pond 
must improve water quality of storm water and agricultural runoff by removing fine sediments, 
phosphorous, and nitrogen. Under Special Condition 14, the applicants must provide for regular 
maintenance of the water quality treatment and habitat functions in the detention basin in 
perpetuity, and provide a permanent funding source for the long-term maintenance of the 
detention basin. Special Condition 14 also requires the detention pond to provide emergent 
wetlands, riparian habitat, and associated upland, and suitable habitat for California red-legged 
frog, San Francisco garter snake, and wetland bird species. This is further discussed in the 
environmentally sensitive habitat section above. 

• 

As conditioned, the proposed project conforms with the LCP policies requiring the maintenance • 
of the biological productivity and quality of coastal waters, the assurance of site stability and 
development that neither creates nor contributes significantly to erosion, and the use of retention 
basins, grading, revegetation, and drainage improvements to prevent destabilization on the 
coastal bluffs. 

4.6.4 Conclusion 
The applicants propose to treat storm water and agricultural runoff from on and offsite sources 
with a stormdrain conveyance system throughout the project area. The treatment of this runoff is 
proposed to take place in a 13.8-acre detention pond in the western portion of the project area. 
Currently, the site does not treat the stormwater or agricultural water conveyed in the existing 
drainage ditch on the project site. The runoff discharges onto the beach below the bluffs, 
carrying sediment, nutrients, heavy metals, and chemicals. These pollutants have the potential to 
impact environmentally sensitive habitat areas, the nearshore zone, and public health. Although 
the proposed detention pond improves water quality, the Commission requires the applicants to 
comply with Special Conditions 10, 11, 12, 13, and 14 to ensure that the project protects water 
quality to the maximum extent possible. As conditioned, the project is designed to reduce the 
amount of water and pollutants available to enter the stormdrain system. The required erosion 
control and grading plans prevent impacts to water quality during construction. The detention 
pond as conditioned provides water quality benefits for the life of the development. Conditions 
requiring regular maintenance and monitoring assure the highest level of agricultural runoff and 
stormwater treatment. 
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As conditioned to provide grading and stormwater pollution prevention plans, erosion control, a 
functional detention pond, and water quality monitoring, the project conforms with the LCP 
policies protecting water quality. 

4. 7 Regional Cumulative Traffic Impacts 

4. 7.1 Regional Transportation Setting 
Road access to the Mid-Coast region of San Mateo County including the City of Half Moon Bay 
is limited to Highways 1 and 92. Studies show that the current volume of traffic on these 
highways exceeds their capacity and that even with substantial investment in transit and highway 
improvements, congestion will only get worse in the future (Cities of Pacifica and Half Moon 
Bay and County of San Mateo, 1998). As a result, the level of service on the highways at 
numerous bottleneck sections is currently and will in the future continue to be rated as LOS F 
(Dowling Associates, 1998; Caltrans, 1999). LOS F is defined as heavily congested flow with 
traffic demand exceeding capacity resulting in stopped traffic and long delays. This level of 
service rating system is used to describe the operation of both transportation corridors as well as 
specific intersections. LOS F conditions are currently experienced at certain intersections and at 
bottleneck sections of both highways during both the weekday PM peak-hour commuter period 
and during the weekend mid-day peak period (Wilson Engineering, 1998; Brady/LSA, 1999). 
The LCP contains policies that protect the public's ability to access the coast. The extreme 
traffic congestion on Highways 1 and 92 significantly interferes with the public's ability to 
access the area's substantial public beaches and other visitor serving coastal resources in conflict 
with these policies. 

The key reasons for this problem are that capacity increases to the highways are constrained both 
legally and physically and because there is a significant imbalance between housing supply and 
jobs throughout the region (Cities of Pacifica and Half Moon Bay and County of San Mateo, 
1998). Without any new subdivisions, there are approximately 2,500 existing undeveloped small 
lots within the City. Each of these lots could potentially be developed with at least one single­
family residence. Even with the City's Measure A, 3-percent residential growth restriction in 
place, this buildout level could be reached by 2010. If the Measure D one percent growth 
restriction approved by Half Moon Bay voters in November 1999 is implemented through an 
amendment to the LCP (litigation challenging the measure is currently pending), the rate of 
buildout would be slowed, but neither of these growth rate restrictions change the ultimate 
buildout level allowed. 

The Local Coastal Programs of Half Moon Bay and San Mateo County predict substantial future 
residential growth in both jurisdictions, thus contributing to additional congestion on the 
highways. For instance, the Half Moon Bay LCP predicts that additional housing units in Half 
Moon Bay will increase over the next twenty years by 100 percent or more (an increase of 4,495 
or more units in comparison to the 3,496 units existing in 1992). According to regional 
predictions contained in the San Mateo County Countywide Transportation Plan Alternatives 
Report, even with maximum investment in the transportation system, traffic volumes on both 
highways are predicted to be far in excess of capacity, if residential and commercial 
development proceeds as projected . 
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The County's Congestion Management Plan (CMP) concludes that a major factor contributing to 
existing and future traffic congestion throughout the County is the imbalance between the job 
supply and housing (CCAG 1998). In most areas of the County, the problem is caused by a 
shortage of housing near the job centers, resulting in workers commuting long distances from 
outside the County. In these areas, the CMP recommends general plan and zoning changes 
designed to increase the housing supply near the job centers of the County. In the Mid-Coast 
area of the County however, the problem is reversed. In accordance with the projections 
contained in the CMP. buildout of the currently existing lots within the City of Half Moon Bay 
would exceed the needed housing supply for the area by approximately 2,200 units. contributing 
to significantly worse congestion on the area's highways. Simply put, the capacity of the 
regional transportation network cannot feasibly be increased to the level necessary to meet the 
demand created by the development currently allowable under the City and the County land use 
plans. 

Up to 2.529 vacant residential lots already exist within the City of Half Moon Bay. Approval of 
the creation of additional residential lots through new subdivisions would only contribute to a 
long-term worsening of traffic congestion and a consequent limitation on the ability of the 
general public to reach area beaches and shoreline for priority visitor-serving and recreational 
purposes. Thus, any new subdivision that would result in an increase in buildable residential lots 
might be inconsistent with the City of Half Moon Bay LCP transportation policies. 

4.7.2 LCP Standards 

• 

The City of Half Moon Bay LCP contains policies requiring adequate road capacity to serve new • 
development and to minimize impacts of development to traffic on Highways 1 and 92. 

LUP/Coastal Act Sections 30210, 30250 and 30252, which also require that development shall 
not interfere with the public•s ability to access the coast and shall only be approved in areas with 
adequate public services. 

LUP Policy 9-2 specifies that new development shall not be permitted unless it is found that the 
development will be served upon completion with road facilities. 

LUP Policy 9-4 requires that development shall be served with adequate services and that lack of 
adequate services shall be grounds for denial of a development permit or reduction in the density 
otherwise allowed under the LUP. 

Policy 10-4 states that the City shall reserve public works capacity for priority land uses 
including public access and recreation from consumption by other non-priority uses such as 
residential development. 

LUP Policy 10-25 designates LOS Cas the desired level of service on Highways 1 and 92 except 
during the weekday and weekend peak-hours when LOS E may be accepted. 

4.7.3 Discussion 

· Project Impacts 

The proposed development includes the creation of79 new residential lots. Using the models 
from the Institute of Transportation Engineers publication Trip Generation, 6th Edition, it is 
calculated that 79 single-family dwellings will generate 88 trips at the weekday PM peak hour • 
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(Exhibit 25). In addition to the traffic generated by the proposed residential subdivision, the 
proposed Middle School, Boys and Girls Club, and ball fields will also contribute to local 
congestion on Highway 1 and, in particular, at the intersection of Highway 1 and Highway 92 
intersection. Although these non-residential uses will generate primarily local traffic, this traffic 
will affect Highways 1 and 92 in existing bottleneck areas within the City, with some 
contribution to the regional congestion on these roads. 

Access to the proposed development will be provided from Highway 1 through a new signalized 
intersection at the proposed Main Street extension and through the existing unsignalized 
intersection at Wavecrest Road. These streets are proposed to be connected by Street C within 
the development site (Exhibit 4). The extension into the Wavecrest Village Project area would 
extend the existing Main Street from its terminus on the east side of Highway 1 across the 
highway to the west. The applicants propose to install a traffic signal at the intersection of Main 
Street and Highway 1 with associated acceleration/deceleration lanes, tum lanes, and 
pedestrian/bicycle crossings. Access to the proposed Middle School and Boys and Girls Club 
will be provided via the existing Wavecrest Road (Exhibit 4). The applicants propose to widen 
and improve Wavecrest Road to provide two 14-foot-wide lanes, 9-foot-wide parallel parking 
lanes on either side of the road, 5-foot-wide sidewalks, landscaping, and utility corridors. 
Ingress and egress to and from the development at the Main Street extension and Wavecrest 
Road will interrupt traffic flow on Highway 1. 

The proposed development will contribute to traffic congestion on Highways 1 and 92 with the 
potential to cause significant adverse impacts to both local and regional traffic circulation, 
potentially interfering with the public's ability to access the coast. 

Project Mitigation 
The applicants propose to offset this potential impact by merging 206 of the 214 existing small 
lots in the Redondo View Subdivision (Exhibit 6). Taking into consideration the proposed 
creation of 79 new residential lots, the lot merger will result in a net decrease of 127 residential 
lots within the project site. This substantial decrease in the number of existing residential lots is 
adequate to offset the traffic generated by the proposed development, thus avoiding the potential 
regional cumulative traffic impacts of a new subdivision in the San Mateo County Mid-Coast 
area. 

In order to mitigate the impacts caused by the interruption of traffic flow at the Main Street 
extension and Wavecrest Road intersections at Highway 1, the applicants propose to contribute 
5.5 percent of the actual cost of improvements planned by the City at the Highway 1 and 
Highway 92 intersection. The 5.5 percent contribution is based on the project's average 
contribution to peak-hour traffic volumes at the intersection. The Highway 1 and Highway 92 
intersection is the primary Highway 1 bottleneck within the City limits. The proposed 
contribution towards improvement of this intersection is an appropriate mitigation measure to 
offset the Highway 1 traffic flow interruptions resulting from access to the proposed 
development. The proposed traffic light at the intersection of Highway 1 and the Main Street 
extension will also mitigate traffic impacts . 
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4.7.4 Conclusion 
The net decrease in buildable lots that will result from the proposed development will reduce the 
potential increase in traffic congestion on area highways resulting from new residential 
development. This reduction in potential future growth is adequate to offset the impacts to 
regional traffic congestion that will result from the proposed development of the Wavecrest 
PDD. By contributing towards the cost of planned improvements to the Highway 1 and 
Highway 92 intersection, the applicants will mitigate traffic impacts on Highway 1 resulting 
from access to the development. Therefore, the Commission finds that the proposed 
development is consistent with the LCP policies requiring new development to be served by 
adequate road capacity and protecting adequate road capacity to ensure the public's ability to 
access the coast. 

4.8 California Environmental Quality Act 

Section 13096 of the Commission's administrative regulations requires Commission approval of 
CDP applications to be supported by a finding showing the application, as modified by any 
conditions of approval, to be consistent with any applicable requirements of the California 
Environmental Quality Act (CEQA). Section 21080.5(d)(2)(A) of CEQA prohibits approval of a 
proposed development if there are feasible alternatives or feasible mitigation measures available 
that would substantially lessen any significant impacts that the activity may have on the 
environment. 

• 

The proposed project has been conditioned in order to be found consistent with the access, • 
visual, environmentally sensitive habitat area, water quality, and traffic policies of the certified 
LCP, and the access and recreation policies of the Coastal Act and to minimize all adverse 
environmental effects. As conditioned, there are no feasible alternatives or feasible mitigation 
measures available, beyond those required, which would substantially lessen any significant 
adverse impact which the activity may have on the environment. Therefore, the Commission 
finds that the proposed project, as conditioned to mitigate the identified impacts, can be found 
consistent with the requirements of the certified LCP and Coastal Act and to conform to CEQ A. 

• 
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APPENDIX B 
Referenced Policies 

• California Coastal Act 
Section 30010 

• 

• 

The Legislature hereby finds and declares that this division is not intended, and shall not be 
construed as authorizing the commission, port governing body, or local government acting pursuant to 
this division to exercise their power to grant or deny a permit in a manner which will take or damage 
private property for public use, without the payment of just compensation therefor. This section is not 
intended to increase or decrease the rights of any owner of property under the Constitution of the State of 
California or the United States. 

("Environmentally sensitive area", per Section 30107.5, 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.) 

Section 30210 

In carrying out the requirement of Section 4 of Article X of the California Constitution, maximum 
access, which shall be conspicuously posted, and recreational opportunities shall be provided for all the 
people consistent with public safety needs and the need to protect public rights, rights of private property 
owners, and natural resource areas from overuse. 

Section 30211 

Development shall not interfere with the public's right of access to the sea where acquired 
through use or legislative authorization, including, but not limited to, the use of dry sand and rocky 
coastal beaches to the first line of terrestrial vegetation . 

(3) Improvements to any structure which do not change the intensity of its use, which do not 
increase either the floor area, height, or bulk of the structure by more than 10 percent, which do not block 
or impede public access, and which do not result in a seaward encroachment by the structure. 

(4) The reconstruction or repair of any seawall; provided, however, that the reconstructed or 
repaired seawall is not a seaward of the location of the former structure. 

(5) Any repair or maintenance activity for which the commission has determined, pursuant to 
Section 30610, that a coastal development permit will be required unless the commission determines that 
the activity will have an adverse impact on lateral public access along the beach. 

As used in this subdivision "bulk" means total interior cubic volume as measured from the exterior 
surface of the structure. 

(c) Nothing in this division shall restrict public access nor shall it excuse the performance of duties 
and responsibilities of public agencies which are required by Sections 66478.1 to 66478.14, inclusive, of 
the Government Code and by Section 4 of Article X of the California Constitution . 
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(a) Public access from the nearest public roadway to the shoreline and along the coast shall be provided • 
in new development project, except where: 

(1) it is inconsistent with public safety, military security needs, or the protection of fragile coastal 
resources, 

(2) adequate access exist nearby, or, 

(3) agriculture would be adversely affected. Dedicated accessway shall not be required to be opened to 
public use until a public agency or private association agrees to accept responsibility for maintenance 
and liability of the accessway. 

For purposes of this section, "new development" does not include: 

(1) Replacement of any structure pursuant to the provisions of subdivision (g) of Section 30610. 

(2) The demolition and reconstruction of a single-family residence; provided, that the reconstructed 
residence shall not exceed either the floor area, height, or bulk of the former structure by more than 10 
percent, and that the reconstructed residence shall be sited in the same location on the affected property 
as the former structure. 

(3) Improvements to any structure which do not change the intensity of its use, which do not 
increase either the floor area, height, or bulk of the structure by more than 10 percent, which do not block • 
or impede public access, and which do not result in a seaward encroachment by the structure. 

(4) Any repair or maintenance activity for which the commission has determined, pursuant to 
Section 30610, that a coastal development permit will be required unless the commission determines that 
the activity will have an.adverse impact on lateral public access along the beach. 

As used in this subdivision "bulk" means total interior cubic volume as measured from the exterior 
surface of the structure. 

Nothing in this division shall restrict public access nor shall it excuse the performance of duties and 
responsibilities of public agencies which are required by Sections 66478.1 to 66478.14, inclusive, of the 
Government Code and by Section 4 of Article X of the California Constitution. 

Section 30212.5 

Wherever appropriate and feasible, public facilities, including parking areas or facilities, shall 
be distributed throughout an area so as to mitigate against the impacts, social and otherwise, of 
overcrowding or overuse by the public of any single area. 
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Section 30231 

The biological productivity and the quality of coastal waters, streams, wetlands, estuaries, and 
lakes appropriate to maintain optimum populations of marine organisms and for the protection of 
human health shall be maintained and, where feasible, restored through, among other means, 
minimizing adverse effects of waste water discharges and entrainment, controlling runoff, preventing 
depletion of groundwater supplies and substantial interference with surface water flow, encouraging 
waste water reclamation, maintaining natural vegetation buffer areas that protect riparian habitats, and 
minimizing alteration of natural streams. 

Coastal Act Policy 30233 states, in applicable part, that: 

(a) The diking, filling, or dredging of open coastal waters, wetlands, estuaries, and lakes shall 
be permitted in accordance with other applicable provisions of this division, where there is no 
feasible less environmentally damaging alternative, and where feasible mitigation measures 
have been provided to minimize adverse environmental effects, and shall be limited to the 
following: 

(1) New or expanded port, energy, and coastal-dependent industrial facilities, including 
commercial fishing facilities. 

(2) Maintaining existing, or restoring previously dredged, depths in existing navigational 
channels, turning basins, vessel berthing and mooring areas, and boat launching ramps. 

(3) In wetland areas only, entrance channels for new or expanded boating facilities; and in a 
degraded wetland, identified by the Department of Fish and Game pursuant to 
subdivision (b) of Section 30411, for boating facilities if, in conjunction with such 
boating facilities, a substantial portion of the degraded wetland is restored and maintained 
as a biologically productive wetland. The size of the wetland area used for boating 
facilities, including berthing space, turning basins, necessary navigation channels, and 
any necessary support service facilities, shall not exceed 25 percent of the degraded 
wetland. 

(4) In open coastal waters, other than wetlands, including streams, estuaries, and lakes, new 
or expanded boating facilities and the placement of structural pilings for public 
recreational piers that provide public access and recreational opportunities. 

(5) Incidental public service purposes, including but not limited to, burying cables and pipes 
or inspection of piers and maintenance of existing intake and outfall lines. 

(6) Mineral extraction, including sand for restoring beaches, except in environmentally 
sensitive areas. 

(7) Restoration purposes. 

(8) Nature study, aquaculture, or similar resource dependent activities. (Emphasis Added.) 

(b) Dredging and spils disposal shall be planned and carried out to avoid significant disruption 
to marine and wildlife habitats and water circulation. Dredge spoils suitable for beach replenishment 
should be transported for such purposes to appropriate beaches or into suitable longshore current 
systems. 

(c) In addition to the other provisions of this section, diking, filling, or dredging in existing 
estuaries and wetlands shall maintain or enhance the functional capacity of the wetland or estuary. Any 
alteration of coastal wetlands identified by the Department of Fish and Game, including, but not limited 
to, the 19 coastal wetlands indentified in its report entitled, "Acquisition Priorities for the Coastal 
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Wetlands of California," shall be limited to very minor incidental public facilities, restorative measures, • 
nature study, commercial fishing facilities in Bodega Bay, and development in already developed parts 
of south San Diego Bay, if otherwise in accordance with this division. 

Section 30240 (a) 

Environmentally sensitive habitat areas shall be protected against any significant disruption of 
habitat values, and only uses dependent on such resources shall be allowed within such areas. (b) 
Development in areas adjacent to environmentally sensitive habitat areas shall be sited and designed to 
prevent impacts which would significantly degrade such areas, and shall be compatible with the 
continuance of such habitat areas. 

Section 30241 

The maximum amount of prime agricultural land shall be maintained in agricultural production to 
assure the protection of the areas agricultural economy, and conflicts shall be minimized between 
agricultural and urban land uses through all of the following: 

(a) By establi~hing stable boundaries separating urban and rural areas, including, where necessary, 
clearly defined buffer areas to minimize conflicts between agricultural and urban land uses. 

(b) By limiting conversions of agricultural lands around the periphery of urban areas to the lands 
where the viability of existing agricultural use is already severely limited by conflicts with urban uses or 
where the conversion of the lands would complete a logical and viable neighborhood and contribute to the 
establishment of a stable limit to urban development. 

(c) By permitting the conversion of agricultural land surrounded by urban uses where the 
conversion of the land would be consistent with Section 30250. 

(d) By developing available lands not suited for agriculture prior to the conversion of agricultural 
lands. 

(e) By assuring that public service and facility expansions and nonagricultural development do not 
impair agricultural viability, either through increased assessment costs or degraded air and water quality. 

(f) By assuring that all divisions of prime agricultural lands, except those conversions approved 
pursuant to subdivision (b), and all development adjacent to prime agricultural lands shall not diminish 
the productivity of such prime agricultural lands. 

Section 30242 

All other lands suitable for agricultural use shall not be converted to nonagricultural uses unless (1) 
continued or renewed agricultural use is not feasible, or (2) such conversion would preserve prime 
agricultural land or concentrate development consistent with Section 30250. Any such permitted 
conversion shall be compatible with continued agricultural use on surrounding lands. 

Section 30250 

(a) New residential, commercial, or industrial development, except as otherwise provided in this 
division, shall be located within, contiguous with, or in close proximity to, existing developed areas able 
to accommodate it or, where such areas are not able to accommodate it, in other areas with adequate 
public services and where it will not have significant adverse effects, either individually or cumulatively, 
on coastal resources. In addition, land divisions, other than leases for agricultural uses, outside existing 
developed areas shall be permitted only where 50 percent of the usable parcels in the area have been 
developed and the created parcels would be no smaller than the average size of surrounding parcels . 
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(b) Where feasible, new hazardous industrial development shall be located away from existing 
developed areas. 

(c) Visitor-serving facilities that cannot feasibly be located in existing developed areas shall be 
located in existing isolated developments or at selected points of attraction for visitors. 

Coastal Act Section 30251 (incorporated into the LUP by Policy 1-1) requires, in applicable part, 
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 public 
views to and along the ocean and scenic coastal areas ... to be visually compatible with the 
character of surrounding areas ... 

Section 30252 

The location and amount of new development should maintain and enhance public access to the 
coast by (1) facilitating the provision or extension of transit service, (2) providing commercial facilities 
within or adjoining residential development or in other areas that will minimize the use of coastal access 
roads, (3) providing nonautomobile circulation within the development, (4) providing adequate parking 
facilities or providing substitute means of serving the development with public transportation, (5) 
assuring the potential for public transit for high intensity uses such as high-rise office buildings, and by 
(6) assuring that the recreational needs of new residents will not overload nearby coastal recreation areas 
by correlating the amount of development with local park acquisition and development plans with the 
provision of onsite recreational facilities to serve the new development. 

Section 30253 

New development shall: (1) minimize risks to life and property in areas of high geologic, flood, 
and fire hazard; (2) assure stability and structural integrity, and neither create nor contribute significantly 
to erosion, geologic instability, or destruction of the site or surrounding area or in any way require the 
construction of protective devices that would substantially alter natural landforms along bluffs and cliffs. 

Section 30254 

New or expanded public works facilities shall be designed and limited to accommodate needs 
generated by development or uses permitted consistent with the provisions of this division; provided, 
however, that it is the intent of the Legislature that State Highway Route I in rural areas of the coastal 
zone remain a scenic two-lane road. Special districts shall not be formed or expanded except where 
assessment for, and provision of, the service would not induce new development inconsistent with this 
division. Where existing or planned public works facilities can accommodate only a limited amount of 
new development, services to coastal dependent land use, essential public services and basic industries 
vital to the economic health of the region, state, or nation, public recreation, commercial recreation, and 
visitor-serving land uses shall not be precluded by other development. 

Section 30603 

(a) Mter certification of its local coastal program, an action taken by a local government on a 
coastal development permit application may be appealed to the commission for only the following types 
of developments: 
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( 1) Developments approved by the local government between the sea and the first public road • 
paralleling the sea or within 300 feet of the inland extent of any beach or of the mean high tide line of the 
sea where there is no beach, whichever is the greater distance. 

(2) Developments approved by the local government not included within paragraph (1) that are 
located on tidelands, submerged lands, public trust lands, within 100 feet of any wetland, estuary, or 
stream, or within 300 feet of the top of the seaward face of any coastal bluff. 

(3) Developments approved by the local government not included within paragraph (1) or (2) that 
are located in a sensitive coastal resource area. 

(4) Any development approved by a coastal county that is not designated as the principal 
permitted use under the zoning ordinance or zoning district map approved pursuant to Chapter 6 
(commencing with Section 30500). 

(5) Any development which constitutes a major public works project or a major energy facility. 

(b) (1) The grounds for an appeal pursuant to subdivision (a) shall be limited to an allegation that 
the development does not conform to the standards set forth in the certified local coastal program or the 
public access policies set forth in this division. 

(2) The grounds for an appeal of a denial of a permit pursuant to paragraph (5) of subdivision (a) 
shall be limited to an allegation that the development conforms to the standards set forth in the certified 
local coastal program and the public access policies set forth in this division. 

(c) Any action described in subdivision (a) shall become final at the close of business on the lOth 
working day from the date of receipt by the commission of the notice of the local government's final 
action, unless an appeal is submitted within that time. Regardless of whether an appeal is submitted, the 
local government's action shall become final if an appeal fee is imposed pursuant to subdivision (d) of • 
Section 30620 and is not deposited with the commission within the time prescribed. 

(d) A local government taking an action on a coastal development permit shall send notification 
of its final action to the commission by certified mail within seven calendar days from the date of taking 
the action. 

Section 30604 

(a) Prior to certification of the local coastal program, a coastal development permit shall be issued 
if the issuing agency, or the commission on appeal, finds that the proposed development is in conformity 
with Chapter 3 (commencing with Section 30200) and that the permitted development will not prejudice 
the ability of the local government to prepare a local coastal program that is in conformity with Chapter 3 
(commencing with Section 30200). A denial of a coastal development permit on grounds it would 
prejudice the ability of the local government to prepare a local coastal program that is in conformity with 
Chapter 3 (commencing with Section 30200) shall be accompanied by a specific finding which sets forth 
the basis for that conclusion. 

(b) After certification of the local coastal program, a coastal development permit shall be issued if 
the issuing agency or the commission on appeal finds that the proposed development is in conformity 
with the certified local coastal program. 

(c) Every coastal development permit issued for any development between the nearest public road 
and the sea or the shoreline of any body of water located within the coastal zone shall include a specific 
finding that the development is in conformity with the public access and public recreation policies of 
Chapter 3 (commencing with Section 30200). 

(d) No development or any portion thereof which is outside the coastal zone shall be subject to 
the coastal development permit requirements of this division, nor shall anything in this division authorize • 
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the denial of a coastal development permit by the commission on the grounds the proposed development 
within the coastal zone will have an adverse environmental effect outside the coastal zone. 

(e) No coastal development permit may be denied under this division on the grounds that a public 
agency is planning or contemplating to acquire the property on, or property adjacent to the property on, 
which the proposed development is to be located, unless the public agency has been specifically 
authorized to acquire the property and there are funds available, or funds which could reasonably be 
expected to be made available within one year, for the acquisition. If a permit has been denied for that 
reason and the property has not been acquired by a public agency within a reasonable period of time, a 
permit may not be denied for the development on grounds that the property, or adjacent property, is to be 
acquired by a public agency when the application for such a development is resubmitted. 

Section 30621 

(a) The commission shall provide for a de novo public hearing on applications for coastal 
development permits and any appeals brought pursuant to this division and shall give to any affected 
person a written public notice of the nature of the proceeding and of the time and place of the public 
hearing. Notice shall also be given to any person who requests, in writing, such notification. A hearing 
on any coastal development permit application or an appeal shall be set no later than 49 days after the 
date on which the application or appeal is filed with the commission. 

(b) An appeal that is properly submitted shall be considered to be filed when any of the following 
occurs 

(1) The executive director determines that the appeal is not patently frivolous pursuant to 
subdivision (d) of Section 30620. 

(2) The five-day period for the executive director to determine whether an appeal is patently 
frivolous pursuant to subdivision (d) of Section 30620 expires without that determination. 

(3) The appellant pays the filing fee within the five-day period set forth in subdivision (d) of 
Section 30620. 

Section 30625 

(a) Except as otherwise specifically provided in subdivision (a) of Section 30602, any appealable 
action on a coastal development permit or claim of exemption for any development by a local government 
or port governing body may be appealed to the commission by an applicant, any aggrieved person, or any 
two members of the commission. The commission may approve, modify, or deny such proposed 
development, and if no action is taken within the time limit specified in Sections 30621 and 30622, the 
decision of the local government or port governing body, as the case may be, shall become final, unless 
the time limit in Section 30621 or 30622 is waived by the applicant. 

(b) The commission shall hear an appeal unless it determines the following: 

(1) With respect to appeals pursuant to subdivision (a) of Section 30602, that no substantial issue 
exists as to conformity with Chapter 3 (commencing with Section 30200). 

(2) With respect to appeals to the commission after certification of a local coastal program, that 
no substantial issue exists with respect to the grounds on which an appeal has been filed pursuant to 
Section 30603. 

(3) With respect to appeals to the commission after certification of a port master plan, that no 
substantial issue exists as to conformity with the certified port master plan. 

(c) Decisions of the commission, where applicable, shall guide local governments or port 
governing bodies in their future actions under this division . 
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California Coastal Commission Regulations (excerpt) 
Section 13096. Commission Findings. 

(a) All decisions of the commission relating to permit applications shall be accompanied by written 
conclusions about the consistency of the application with Public Resources Code section 30604 and 
Public Resources Code section 21000 and following, and findings of fact and reasoning supporting the 
decision. The findings shall include all elements identified in section 13057(c). 

(b) Unless otherwise specified at the time of the vote, an action taken consistent with the staff 
recommendation shall be deemed to have been taken on the basis of, and to have adopted, the reasons, 
findings and conclusions set forth in the staff report as modified by staff at the hearing. If the commission 
action is substantially different than that recommended in the staff report, the prevailing commissioners 
shall state the basis for their action in sufficient detail to allow staff to prepare a revised staff report with 
proposed revised findings that reflect the action of the commission. Such report shall contain the names of 
commissioners entitled to vote pursuant to Public Resources Code section 30315. 1. 

(c) The commission vote taken on proposed revised findings pursuant to Public Resources Code section 
30315.1 shall occur after a public hearing. Notice of such hearing shall be distributed to the persons and 
in the manner provided for in section 13063. The public hearing shall solely address whether the proposed 
revised findings reflect the action of the commission. 

Section 13115. Substantial Issue Determination 

(a) At the meeting next following the filing of an appeal with the Commission or as soon thereafter as 
practical, the executive director shall make a recommendation to the commission as to whether the appeal 
raises a significant question within the meaning of Section 30625(b). 

• 

(b) Unless the Commission finds that the appeal raises no significant question as to conformity with the • 
certified local coastal program or, in the case of a permit application for a development between the sea 
and the first public road paralleling the sea (or within 300 feet of the inland extent of any beach or of the 
mean high tide line of the sea where there is no beach) that there is no significant question with regard to 
the public access and public recreation policies of Chapter 3 of the.Coastal Act of 1976, the Commission 
shall consider the application de novo in accordance with the procedures set forth in Sections 
13057-13096. 

(c) The Commission may ask questions of the applicant, any aggrieved person, the Attorney General or 
the executive director prior to determining whether or not to hear an appeal. A majority vote of the 
members of the Commission present shall be required to determine that the Commission will not hear an 
appeal. 

Section 13577. Criteria for Permit and Appeal Jurisdiction Boundary Determinations. 

(b) Wetlands. 

(2) For the purposes of this section, the term "wetland" shall not include wetland habitat created by the 
presence of and associated with agricultural ponds and reservoirs where: 

(A) the pond or reservoir was in fact constructed by a farmer or rancher for agricultural purposes; and 

(B) there is no evidence (e.g., aerial photographs, historical survey, etc.) showing that wetland habitat 
pre-dated the existence of the pond or reservoir. Areas with drained hydric soils that are no longer capable 
of supporting hydrophytes shall not be considered wetlands. 
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Half Moon Bay Land Use Policies 

Policy 1-1 

The City shall adopt those policies of the Coastal Act (Coastal Act Sections 30210 through 
30264) cited herein, as the guiding policies of the Land Use Plan. 

Policy 1-4 

Prior to the issuance of any development permit required by this Plan, the City shall make the finding that 
the development meets the standards set forth in all applicable Land Use Plan policies. 

2-2 

For all new development along the Shoreline Trail alignment shown on the Access 
Improvement map, granting of lateral easements to allow for continuous public access along the 
shoreline shall be mandatory unless publicly owned bluff top land suitable for trial 
development intervenes between the development and the bluff edge. All beach seaward of the 
base of the bluff shall be dedicated. At a minimum, the dedicated easement shall have a width 
sufficient to all an adequate trail and to protect the privacy of any residential structures built 
near the access way. 

Lateral trails along the bluff edge shall be set back at least 10 feet and native vegetation shall be 
established between the trail and the edge to stabilize the bluff top. 

All vertical and lateral accessways shall have clearly posted signs specifying the public's right 
to use these areas; signs shall also contain any limitations on the public's right of access and 
specific uses. 

Policy 2-16 

Designate, sign, and improve western extension of Higgins Canyon Road, Miramontes Point Road, 
Redondo Beach Road, one additional beach access route as may be called for in the Conservancy Plan, 
and a new State Park entrance north of Venice Beach Road, as beach access routes. 

Policy 2-17 

Provide improved State parking facilities for at least 1,000 automobiles generally in accordance with 
the allocation provided on the Access Improvements Map with most parking located at the end of the 
primary Beach Access Routes. 

a. No parking facility designed for more than 200 vehicles. 

b. No parking facility south of Kelly designed for more than 50 cars, located at least 50 feet back 
from the bluff edge. 

c. Parking lots to be located on public property accessible directly from primary and secondary 
access routes, located at least 100 feet from lots zoned for residences and suitably screened by 
berms landscaping, or lowered elevation. 

d. Parking surfaces to be designed to ensure that water runoff does not exceed that which exists 
prior to the improvement. 
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Policy 2-21 

The State and County of San Mateo should construct new paths or stairs down to the beach from the 
end of the westerly extension of Higgins Canyon Road as designated in Policy 2-16. In conjunction 
with adjacent new development, encourage the construction of paths or stairs to the beach as shown on 
the Access Improvements Map. 

Policy 2-22 

Provide an improved bluff edge trail designed to improve coastal access and avoid increase in bluff 
edge runoff from Kelly to Miramontes Point Road as shown on the Access Improvements Map or as 
determined by the Wavecrest Conservancy Project for the area between Seymour and Redondo Beach 
Road. Connect the lateral trail to the beach with vertical trails at the end of Kelly, midway between 
Kelly and Seymour, at the end of Seymour, midway between Seymour and Redondo Beach Road as 
determined by the Wavecrest Conservancy Project, near the end of Redondo Beach Road, and at the 
end of Miramontes Point Road. 

Policy2-23 

Provide a new recreational vehicle campground for not more than 100 vehicles within the Wavecrest 
Project Area to be screened by trees to the greatest extent possible. 

2-29 

Policy 3-1 Definition of Sensitive Habitats 

(a) Define sensitive habitats as any area in which plant or animal life or their habitats are 
either rare or especially valuable and as those areas which meet one of the following 
criteria: (1) habitats containing or supporting "rare and endangered" species as defined by 
the State Fish and Game Commission, (2) all perennial and intermittent streams and their 
tributaries, (3) coastal tidelands and marshes, (4) coastal and offshore areas containing 
breeding and/or nesting sites and coastal areas used by migratory and resident water­
associated birds for resting and feeding, (5) areas used for scientific study and research 
concerning fish and wildlife, (6) lakes and ponds and adjacent shore habitat, (7) existing 
game and wildlife refuges and reserves, and (8) sand dunes. 

Such areas include riparian areas, wetlands, sand dunes, marine habitats, sea cliffs, and 
habitats supporting rare, endangered, and unique species. 

APPENDIX A: Special Definitions ... 

WETLAND 

Wetland is 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. Such wetlands can include mudflats (barren of vegetation), marshes, and 
swamps. Such wetlands can be either fresh or saltwater, along streams (riparian), in tidally influenced 
areas (near the ocean and usually below extreme high water of spring tides), marginal to lakes, ponds, 
and man-made impoundments. Wetlands do not include areas which in normal rainfall years are 
permanently submerged (streams, lakes, ponds and impoundments), nor marine or estuarine areas 
below extreme low water of spring tides, nor vernally wet areas where the soils are not hydric. 
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LUP Policy 3-2, Designation of Sensitive Habitats: 

Designate sensitive habitats as those, including but not limited to, shown on the Habitat Areas and 
Waer Resources Overlay. 

3-3 Protection of Sensitive Habitats 

(a) Prohibit any land use and/or development which would have significant adverse impacts on 
Sensitive Habitat areas. 

(b) Development in areas adjacent to sensitive habitats shall be sited and designed to prevent 
impacts that could significantly degrade the Sensitive Habitats. All uses shall be compatible 
with the maintenance of biologic productivity of such areas. 

3-4 Permitted Uses 

(a) Permit only resource-dependent or other uses which will not have a significant adverse 
impact in sensitive habitats. 

(b) In all sensitive habitats, require that all permitted uses comply with U.S. Fish and Wildlife 
Service and State Department of Fish and Game regulations. 

3-5 Permit Conditions [Biologic Report] 

(a) Require all applicants to prepare a biologic report by a qualified professional selected jointly by 
the applicant and the City to be submitted prior to development review. The report will determine 
if significant impacts on the sensitive habitats may occur, and recommend the most feasible 
mitigation measures if impacts may occur. 

The report shall consider both any identified sensitive habitats and areas adjacent. Recommended 
uses and intensities within the sensitive habitat area shall be dependent on such resources, and 
shall be sited and designed to prevent impacts which would significantly degrade areas adjacent to 
the habitats. The City and the applicant shall jointly develop an appropriate program to evaluate 
the adequacy of any mitigation measures imposed. 

(b) When applicable, require as a condition of permit approval, the restoration of damaged habitat(s) 
when, in the judgment of the Planning Director, restoration is partially or wholly feasible. 

3-7 Definition of Riparian Corridors 

(a) Define riparian corridors by the "limit of riparian vegetation" (i.e. a line determined by the 
association of plant and animal species normally found near streams, lakes, and other bodies of fresh 
water: red alder, jaumea, pickleweed, big leaf maple, narrowleaf cattail, arroyo willow, broadleaf cattail, 
horsetail, creek dogwood, black cottonwood, and box elder). Such a corridor must contain at least a 50% 
cover of some combination of the plants listed. 

3-8 Designation of Riparian Corridors 

(a) Establish riparian corridors for all perennial and intermittent streams and lakes and other bodies 
of fresh water in the Coastal zone. Designate those corridors shown on the Habitat Areas and Water 
Resources Overlay and any other riparian area as sensitive habitats requiring protection, except for 
man-made irrigation ponds over 2,500 square feet surface area. 

3-9 Permitted Uses in Riparian Corridors 

(a) Within corridors, permit only the following uses: (1) education and research, (2) consumptive 
uses as provided for in the Fish and Game Code and Title 14 of the California Administrative Code, (3) 
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fish and wildlife management activities, (4) trails and scenic overlooks on public land(s), and (5) • 
necessary water supply projects. 

(b) When no feasible or practicable alternative exists, permit the following uses: (1) 
stream-dependent aquaculture provided that non-stream-dependent facilities locate outside of corridor, (2) 
flood control projects where no other method for protecting existing structures in the flood plain is 
feasible and where such protection is necessary for public safety or to protect existing development, (3) 
bridges when supports are not in significant conflict with corridor resources, (4) pipelines and storm water 
runoff facilities, (5) improvement, repair or maintenance of roadways or road crossings, (6) agricultural 
uses, provided no existing riparian vegetation is removed, and no soil is allowed to enter stream channels. 

3-10 Performance Standard in Riparian Corridors 

(a) Require development permitted in corridors to: (1) rrumrruze removal of vegetation, (2) 
minimize land exposure during construction and use temporary vegetation or mulching to protect critical 
areas, (3) minimize erosion, sedimentation, and runoff by appropriately grading and replanting modified 
areas, (4) use only adapted native or non-invasive exotic plant species when replanting, (5) provide 
sufficient passage for native and anadromous fish as specified by the State Department of Fish and Game, 
(6) minimize adverse effects of waste water discharges and entrainment, (7) prevent depletion of 
groundwater supplies and substantial interference with surface and subsurface waterflows, (8) encourage 
waste water reclamation, (9) maintain natural vegetation buffer areas that protect riparian habitats, and 
(10) minimize alteration of natural streams. 

3-11 Establishment of Buffer Zones 

(a) On both sides of riparian corridors, from the "limit of riparian vegetation," extend buffer zones 50 
feet outward for perennial streams and 30 feet outward for intermittent streams. 

(b) Where no riparian vegetation exists along both sides of riparian corridors, extend buffer zones 50 
feet from the bank edge for perennial streams and 30 feet from the midpoint of intermittent 
streams. 

(c) Along lakes, ponds, and other wet areas, extend buffer zones 100 feet from the high water point, 
except for man-made ponds and reservoirs used for agricultural purposes for which no buffer zone is 
designated. 

3-12 Permitted Uses in Buffer Zones 

(a) Within buffer zones, permit only the following uses: (1) uses permitted in riparian corridors, (2) 
structures on existing legal building sites, set back 20 feet from the limit of riparian vegetation, 
only if no feasible alternative exists, and only if no other building site on the parcel exists, (3) 
crop growing and grazing consistent with Policy 3.9, (4) timbering in "streamside corridors" as 
defined and controlled by State and County regulations for timber harvesting, and (5) no new 
parcels shall be created whose only building site is in the buffer area except for parcels created in 
compliance with Policies 3.3, 3.4, and 3.5 if consistent with existing development in the area and 
if building sites are set back 20 feet from the limit of riparian vegetation or if no vegetation 20 
feet from the bank edge of a perennial and 20 feet from the midpoint of an intermittent stream. 

3-13 

(a) 

Performance Standards in Buffer Zone 

Require uses permitted in buffer zones to: (1) minimize removal of vegetation, (2) conform to 
natural) topography to minimize erosion potential, (3) make provisions to (i.e. catch basins) to 
keep runoff and sedimentation from exceeding pre-development levels, (4) replant where 
appropriate with native and non-invasive exotics, (5) prevent discharge of toxic substances, such 
as fertilizers and pesticides, into the riparian corridor, (6) remove vegetation in or adjacent to 
man-made agricultural ponds if the life of the pond is endangered, (7) allow dredging in or 
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3-22 

(a) 

(b) 

3-24 

(a) 

3-25 

(a) 

(b) 

adjacent to man-made ponds if the San Mateo County Resource Conservation District certifies 
that siltation imperils continued use of the pond for agricultural water storage and supply. 

Permitted Uses 

Permit only the following uses: (1) education and research, (2) hunting, fishing, pedestrian and 
equestrian trails that have no adverse impact on the species or its habitat, and (3) fish and wildlife 
management to restore damaged habitats and to protect and encourage the survival of rare and 
endangered species. 

If the critical habitat has been identified by the Federal Office of Endangered Species, permit 
only those uses deemed compatible by the U.S. Fish and Wildlife Service in accordance with the 
provisions of the Endangered Species Act of 1973, as amended. 

Preservation of Critical Habitats 

Require preservation of all habitats or rare and endangered species using the policies of this Plan 
and other implementing ordinances of the City. 

San Francisco Garter Snake 

Prevent any development where there is known to be a riparian location for the San Francisco 
garter snake with the following exception: (1) existing man-made impoundments smaller than 112 
acre in surface, and (2) existing man-made impoundments greater than 112 acre in surface, 
providing mitigation measures are taken to prevent disruption of not more than one-half of the 
snake's known habitat in that location in accordance with recommendations from the State 
Department of Fish and Game. 

Require developers to make sufficiently detailed analyses of any construction which could impair 
the potential or existing migration routes of the San Francisco garter snake. Such analyses will 
determine appropriate mitigation measures to be taken to provide for appropriate migration 
corridors. 

Policy 4-8: 

No new permitted development shall cause or contribute to flood hazards. 

Policy 4-9: 

All development shall be designed and constructed to prevent increases in runoff that would erode natural 
drainage courses. Flows from graded areas shall be kept to an absolute minimum, not exceeding the 
normal rate of erosion and runoff from that of the undeveloped land. Storm water outfalls, gutters, and 
conduit discharge shall be dissipated. 

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. (Check if review by CARC happened). 

Policy 7-9: 

New development shall be sited and designed so as to avoid or minimize destruction or significant 
alteration of significant existing plant communities identified in the General Plan (which include 
riparian vegetation along stream banks, and notable tree stands). 

Note: Monterey Pines are specified in LUP as species with unique status. "Unique species have 1) 
scientific or historic value; 2) few indigenous habitats, or 3) some characteristic(s) which draw attention 
or are locally uncommon. For unique species, protection is desirable and may prevent future endangered 
status." (check on Monterey pines on site, removal of trees- affects raptor nesting areas) 

Policy 7-10: 

New development on upland slopes visible from Highway 1 and Highway 92 as indicated on the Visual 
Resources Overlay Map, shall not involve grading or building siting which results in a significant 
modification of the hillscape; where trees must be removed for building purposes, reforestation shall be 
provided as a part of any new development to maintain the forested appearance of the hillside. Structures 
shall be subordinate in appearance to the natural landform, shall be designed to follow the natural 
contours of the landscape, and shall be sited so as not to intrude into the skyline as seen from public 
viewing places. 

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 8-12: 

The Urban/Rural Boundary shall be the City Limit boundary of the City of Half Moon Bay. 

Policy 9-2: 

The City shall monitor annually the rate of build-out in categories designated for development. If the rate 
of build-out exceeds the rate on which the estimates of development potential for Phase I and Phase II in 
the Plan are based, further permits for development or land divisions shall not be issued outside existing 
subdivisions until a revised estimate of development potential has been made. At that time the City shall 
establish a maximum number of development permits to be granted each year in accordance with 
expected rates of build-out and service capacities. No permit for development shall be issued unless a 
finding is made that such development can be served with water, sewer, schools, and road facilities, 
including such improvements as are provided with the development. (See Table 9.3) 

General Policy 9-3 of the City of Half Moon Bay LUP states in applicable part: 

All new development permitted shall comply with all other policies of the Plan. 
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• 9.3.2- Specific Planned Development Policies. 

a) 

The purpose of the Planned Development designation is to ensure well-planned development of 
large, undeveloped areas planned for residential use in accordance with concentration of 
development policies. It is the intent of this designation to allow for flexibility and innovative 
design of residential development, to preserve important resource values of particular sites, to 
ensure achievement of coastal access objectives, to eliminate poorly platted and unimproved 
subdivisions whose development would adversely affect coastal resources, and to encourage 
provision for low and moderate income housing needs when feasible. It is also the intent of the 
Planned Development designation to require clustering of structures to provide open space and 
recreation, both for residents and the public. In some cases, commercial development such as 
convenience stores or visitor-serving facilities may be incorporated into the design of a Planned 
Development in order to reduce local traffic on coastal access roads or to meet visitor needs. 

All areas designated in the Land Use Plan for Planned Development shall be subject to the 
following policies: 

A specific plan shall be prepared for the entire area or, in the event the Project is 
developed in phases, for each phase, which incorporates all of the conditions listed 
below and conforms to all other policies of the Land Use Plan. The specific plan 
shall show the locations of roads and structures, and indicate the amount and 
locations of open space, public recreation, and commercial recreation. Each specific 
plan shall be subject to environmental review under City CEQA guidelines. 

The specific plan and accompanying environmental documents shall be 
submitted to the Planning Commission, who may recommend additional 
conditions for development of the site. 

b) A maximum of 912 residential units may be developed on the site including at least 
20% affordable to persons of low and moderate income. 

c) Suitable landscaping, fencing, or other means shall be used to ensure that direct 
pedestrian access to the bluff edge is controlled and limited in accordance with 
accessways to the beach and protection of the bluff face from erosion. 

d) At least 15 acres of the site shall be reserved and developed for community recreation 
if another site is not designated pursuant to Policy 2-34. 

Consideration shall be given to reserving 20-30 acres for a major park affording active and 
passive recreation opportunities within a natural environment. 

e) At least 30% of the site shall be retained in open space for public and commercial 
recreational use and sited and designed to protect view corridor from Highway 1 and 
the ocean, to provide buffers between primary coastal access routes and residential 
development, to absorb groundwater so as to retard cliff erosion, and to protect 
habitat areas. 
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f) As a part of any development, a lateral accessway along the bluff shall be improved • for pedestrian and bicycle use parallel to the shoreline within the existing area of 
County ownership. 

g) As a part of any new development, vertical accessways shall be constructed to the 
beach from the bluff affording access to the beach near the end of designated beach 
access routes. A third accessway to the beach may be required approximately 
equidistant between the two primary access routes. 

h) A a part of any new development, provision shall be made for improvement of the 
two designated beach access routes in the district, either along existing platted 
alignments or in accordance with new alignment designed to afford equivalent access 
opportunities. 

i) New residential units shall not front on beach access routes unless no other access is 
available, and access tot beach access routes from any area of residential 
development shall be limited to protect beach access. 

j) At least a 10-acre site, within the Project area, shall be reserved for the development 
of a recreational vehicle park. Consideration shall be given to reserving a site of at 
least 5 acres for future visitor-serving facilities. Visitor -serving densities shall not 
exceed 20 lodging units or campsites per acre. 

k) New access to Highway 1 shall be limited and one new access shall be at the existing 
intersection of Highway 1 and Higgins-Purissima Road, if feasible. • l) Provision shall be made to ensure that irrigation of open space for park, recreational, 
and general open space purposes shall, to the extent feasible, maximize3 the use of 
reclaimed water and measures such as retention in basins, grading, revegetation, and 
drainage improvements shall be taken to prevent destabilizing effects on the coastal 
bluffs. 

m) Development shall be clustered to the maximum extent feasible. 

n) Development shall give maximum consideration to preserving and enhancing the 
existing cypress and eucalyptus hedgerows at the west end of the L. C. Smith 
property. 

o) As part of any new development, provision shall be made for dedication of right-of-
way for the Miramontes Point Road extension to the extent required. 

p) No residential structure shall be located west of the extension of Miramontes Point 
Road. 

q) All beach and all land not otherwise devoted to a public or commercial recreational 
use to the west of the extension of Miramontes Point Road, not in public ownership, 
shall be offered for dedication to the County or the State Department of Parks and 
Recreation, as a part of any development, to become a part of the public recreation 
area. 

r) The Wavecrest Restoration Project may be developed in two or more phases. • 
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Policy 9-4: 

All new development, other than development on parcels designated Urban Reserve or Open Space 
Reserve on the Land Use Plan Map permitted while such designations are effective, shall have available 
water and sewer services and shall be accessed from a public street or shall have access over private 
streets to a public street. Prior to issuance of a development permit, the Planning Commission or City 
Council shall make the finding that adequate services and resources will be available to serve the 
proposed development upon its completion and that such development is located within and consistent 
with the policies applicable to such an area designated for development. The applicant shall assume full 
responsibility for costs incurred in the service extensions or improvements that are required as a result of 
the proposed project, or such share as shall be provided if such project would participate in an 
improvement or assessment district. Lack of available services or resources shall be grounds for denial of 
the project or reduction in the density otherwise indicated in the Land Use Plan. (See Table 10.3). 

Policy 9-6: 

The City shall develop a fee schedule or other fiscal impact measures necessary to assure that new 
development permitted by the Land Use Plan within the Urban/Rural Boundary will generate sufficient 
revenues to cover costs to the City for providing public services (i.e. police, fire, school, roads, etc.) 

Policy 9-8 

The entire site shall be planned as a unit. Preparation of specific plans (Government Code Section 65450) 
may be required for one or more separate ownerships, individualy or collectively, when parcels 
comprising a site designated PD are in separate ownerships. 

LUP Policy 9-9 Flexible Design Concepts. 

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 structures in hazardous areas; and 

(d) Provision of open space, recreation, and/or beach access. 

Policy 9-14: 

In the case of any Planned Development District hereafter described where portions of the District are in 
separate ownership, approval may be given for development of a parcel or group of parcels in the same or 
different ownerships, provided that the City has approved a specific plan for the District as required by 
the provisions of this section . 
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10-3 -Public Works Capacity. 

The City shall limit development or expansion of public works facilities to a capacity which toes not 
exceed that needed to serve build-out of the Land Use plan, and require phased development of public 
work facilities in accordance with phased development policies in Section 9 and the probable water 
capacity of other public works and services. 

Policy 10-4 (Public Works Capacity) 

The City shall reserve public works capacity for land uses given priority in the Plan, in order to assure that 
all available public works capacity is not consumed by other development and control the rate of new 
development permitted in the City to avoid overloading of public works and services. 

Policy 10-13: 

The City will support and require reservation of water supplies for each priority land use (visitor 
serving?) in the Plan, as indicated on Table 10.3 .... p. 199 

Policy 10-25 (Levels of Service) 

The City will support the use of Level of Service C as the desired level of service on Highways 1 and 92, 
except during the peak two-hour commuting period and the ten-day average peak recreational hour when 
Level of Service E will be acceptable. 

The City shall request all agencies providing major (water, sewer, roads) utilities to monitor their 
services. Based upon actual use (reported annually to the City) of services, the City shall determine the 
need and timing for additional services. . .. 

79 water hookups per Dennis Coleman, City Council 

Policy 10-31 

The City will require participation in an assessment district for properties for which new development is 
approved in accordance with this Plan along the designated Foothill Boulevard alignment, as indicated on 
the Land Use Plan Map, in order to provide funding for this new coastal access and bypass route. This 
roadway shall provide for through-traffic and local street connections shall be minimized to the extent 
feasible and on-street parking shall not be allowed. 

10.4.4 Transportation Issues 

Highways 1 and 92 are the only roads connecting Half Moon Bay with the rest of the region. Highway 1 
also serves as the key northsouth collector road, providing for local traffic connections among 
neighborhoods and between them and the downtown commercial core. To a lesser extent, Highway 1 
provides for local circulation in and around downtown. 

Limited road capacity for movement into, out of, and within the City, has long been recognized as a 
problem and constraint on new development, as indicated in past studies and the former General Plan's 
Circulation Element.i The Coastal Act requires that limited road capacity not be consumed by new, non­
priority development, at the expense of adequate service for priority uses, such as public recreation and 
visitor-serving commercial uses. The major issue involves potential conflict for transportation capacity 
between new residential development and reservation of adequate capacity for visitor travel to coastside 
beaches. The issue involves two components: commuter traffic and visitor traffic on Highways 1 and 92, 
and competition between local resident traffic and visitor traffic on local streets and Highway 1 (with 

• 

• 

some possible effect on Highway 92). In addition, the commuter-visitor traffic conflict issue is related to • 
the Coastal Act policy that Highway 1 be limited to two lanes in rural areas, which could include portions 
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of Highway 1 which link Half Moon Bay to San Francisco and other employment centers to the north . 
Therefore, the overall capacity of the existing transportation system to accommodate resident population 
growth must be considered. 

HalfMoon Bay LCP Implementation Ordinance Standards (Zoning Code Sections) 

Pedestrian Access to Coastal Resources states in part: 

A. All subdivision applications filed subsequent to the effective date of this Title located in whole or in 
part along the Shoreline Trail Alignment shown on the Access Improvements Map of the City's 
Local Coastal Plan or along the Pedestrian Trail provided for in the Park and Recreation Element of 
the General Plan shall provide a lateral easement for public access along the shoreline. 

17.40.095 Vehicular Access to Coastal Resources 
states in part: 

Vehicular access to coastal resources shall be provided where indicated on the access improvements 
Map of the City Local Coastal Plan, the General Plan and any of its Elements, and any Specific Plan. 
Primary access routes which end in public parking facilities shall not have new residential development 
fronting on the route and shall not be necessary for the local traffic circulation. 

17.40.100 Beach Dedication states in part: 

In conjunction with any proposed division ofland fronting on the ocean, bay, or a beach, all 
privately owned beach seaward of the base of any coastal bluff shall be dedicated for public 
access in accordance with the provisions of this Title and Title 18, the City Zoning Code. 

18.02.040 Definitions 

Wetland: The definition of wetland as used and as may be periodically amended by the California 
Department of Fish and Game, the California Coastal Commission and the US Fish and Wildlife 
Service. 

18.15.010 Intent and Purpose.[of a PUDl 
add 

18.15.045 Implementation of a Planned Unit Development Plan 

C. Expiration of the Planned Unit Development Plan. Unless otherwise approved by the City council, a 
Planned Unit Development Plan shall expire two years after its effective date unless a building permit has 
been issued, construction diligently pursued, and substantial funds invested. 

18.36.120 

18.37.020 Visual Resources Areas. The Planning 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 
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beach access routes, defined as follows: 

1. Highway One Corridor. Located on both sides of Highway One, for a distance of 200 
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. 

3. Scenic Coastal Access Routes. Primary access routes from Highway One to major parking 
facilities adjacent to State Beaches: ... secondary access routes from Highway One to minor 
parking facilities: Wavecrest Road, Redondo Beach Road, Miramontes Point Road. 

C. Planned Development Areas. New development within Planned Development Areas shall be 
subject to development conditions as stated in the Local Coastal Program Land Use Plan for each 
Planned Development, to Design Review Standards set forth in this Title, and Standards set forth 
in this Chapter regarding landscaping, signs, screening, lighting, parking areas and utilities. 

18.37.030 
B.C. D,E 

18.37.30 Scenic Corridor Standards. Public views within and from Scenic Corridors shall be protected 
and enhanced, according to the following standards: 

A. Development within areas whown on the Visual Resources Overlay Map as providing Broad Ocean 
Views. 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. Landscaping plan shall be provided which incorporated landscaping species which, when mature, will 
not interfere with public views of the ocean. 

3. Within the mapped area of the Visual Resourcesd Overlay Map, 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 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 excveed a height of 28 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 hall 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, reststops or vista points. 
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3. Designed to the 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 the Highway One 
Right-of-Way and from scenic beach access routes in accordance with the intent of this Ordinance. 

18.38.020 Coastal Resource Areas. The Planning Director shall prepare and maintain maps of all 
designated Coastal Resource Areas within the City. Coastal Resource Areas within the City are defined 
as follows: ... 

E. Wetlands. As defined by the US Fish and Wildlife Service, a wetland is 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. Such wetlands can include mud flats (barren of vegetation), marshes, and swamps. Such 
wetlands can be either fresh or saltwater, along streams (riparian), in tidally influenced areas 
(near the ocean and usually below extreme high water of spring tides), marginal to lakes, ponds, 
and man-made impoundments. Wetlands do not include areas which in normal rainfall years are 
permanently submerged (streams, lakes, ponds, and impoundments), nor marine or estuarine 
areas below extreme low water of spring tides, nor vernally wet areas where the soils are not 
hydric. 

18.38.030 Required Reports. Biological, Archeological and Geological Reports shall be required as set 
forth in Sections 18.38.035, 18.38.040, and 18.38.045. Required Reports shall be prepared by a qualified 
professional selected by the City in accordance with established City procedures. Unless otherwise 
specified herein, all required Biological, Archaeological, and Geological Reports shall be performed by a 
consultant selected by the City and paid for by the applicant. 

A. Report Requirements. The following requirements apply to reports. 

1. Reports shall identify significant impacts on identified Coastal Resources on the project 
site that would result from development of the proposed project 

2. Reports shall recommend feasible measures to mitigate any significant impacts and to 
protect the identified coastal resource. The adequacy of these measures shall be evaluated under a 
program developed jointly by the applicant and the Planning Director. These measures may in­
clude, but are not limited to: 

a. changes in development intensity; 

b. siting of buildings, structures or paving; and 

c. limitations on the timing and location of construction. 

3. Reports shall contain a proposed monitoring and reporting program to ensure that 
development conditions imposed are adequately being carried out and that significant impacts on 
the coastal resources have not occurred. 

4. Reports shall be reviewed by the City for consistency with this Title and with the 
California Environmental Quality Act. 

5. Reports shall be completed to the satisfaction of the Planning Director prior to the 
determination that a required development permit application is considered complete . 
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B. Exceptions. The Planning Director may grant exceptions to the requirements of this Chapter 
if he or she finds that existing studies adequately fulfill the requirements of this Chapter, • 
provided such studies were prepared by a qualified professional as a part of a previously 
Certified Final EIR in accordance with the provisions of this Chapter. 

18.38.035 Biological Report. 

A. When Required. The Planning Director shall require the applicant to submit a Biological 
Report, prior to development review, prepared by a qualified Biologist for any project located in 
or within 100 feet of any Sensitive Habitat Area, Riparian Corridor, Bluffs and Seacliff Areas, 
and any Wetland ... 

B. Report Contents. In addition to meeting the report requirements listed in Section 18.35.030, 
the Biological Report shall contain the following components: 

1. Mapping of Coastal Resources. The Biological Report shall describe and map existing 
wild strawberry habitat on the site, existing sensitive habitats, riparian areas and wetlands located 
on or within 200 feet of the project site. 

2. Description of Habitat Requirements. 

a. For Rare and Endangered Species: a definition of the requirements of rare and 
endangered organisms, a discussion of animal predation and migration requirements, 
animal food, water, nesting or denning sites and reproduction, and the plant's life 
histories and soils, climate, and geographic requirements; 

b. For Unique Species: a definition of the requirements of the unique organism; a discussion • 
of animal food, water, nesting or denning sites and reproduction, predation, and migration 
requirements; and a description of the plants' life histories and soils, climate, and 
geographic requirements. 

C. Distribution of Report. Any Biological Report prepared pursuant to this Title shall be 
distributed to the US Fish and Wildlife Service, the Army Corps of Engineers, the California 
Coastal Commission, the State Department of Fish and Game, the Regional Water Quality 
Control Board, and any other Federal or State agency with review authority over wetlands, 
riparian habitats, or water resources. 

1. The Biological Report shall be transmitted to each agency with a request for comments 
from each agency with jurisdiction over the effected resource on the adequacy of the Report and 
any suggested mitigation measures deemed appropriate by the agency. 

2. Included within the transmittal of the Biological Report to the various agencies shall be a 
request for comments to be transmitted to the Planning Director within 45 days of receiving the 
Report. 

18.38.055 Environmental Impact Reports. At the discretion of the Planning Director, a project applicant 
may use the analysis contained in an Environmental Impact Report prepared under the California 
Environmental Quality Act or an Environmental Impact Statement prepared under the federal 
Environmental Policy Act to fulfill the requirements of this Title. 

B. Use of Previously Prepared Environmental Impact Report. The Planning Director may accept the • 
information and analysis contained in a previously prepared Environmental Impact Report required under 
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the California Environmental Quality Act in lieu of a new Geological, Biological, or Archaeological 
Report if the Planning Director determines that: 

3. In order to use any previously prepared Biological Report pursuant to this Section, the 
Biological Report must have been a part of a Certified Final EIR that was accepted as complete 
and adequate no more that one year prior to the date of submittal. 

18.38.075 Riparian Corridors and Buffer Zones. 

A. Permitted Uses. Except as may be specified in this Chapter, within Riparian Corridors, only the 
following uses shall be permitted: 

1. Education and research; 

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

3. Fish and wildlife management activities; 

4. Trails and scenic overlooks on public land(s); 

5. Necessary water supply projects; 

6. Restoration of riparian vegetation. 

B. No Alternative Permitted Uses. The following are permitted uses where no feasible or practical 
alternative exists: 

c. 

1. Stream-dependent aquaculture provided that non-stream-dependent facilities locate 
outside of corridor; 

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

3. Bridges when supports are not in significant conflict with corridor resources; 

4. Pipelines and storm water runoff facilities; 

5. Improvement, repair, or maintenance of roadways or road crossings; 

6. Agricultural uses, provided no existing riparian vegetation is removed, and no soil is 
allowed to enter stream channels 

Standards. Development shall be designed and constructed so as to ensure: 

1. That the removal of vegetation is minimized; 

2. That land exposure during construction is minimized and that temporary vegetation or 
mulching is used to protect critical areas; 

3. That erosion, sedimentation, and runoff is minimized by appropriately grading and 
replanting modified areas; 
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4. That only adapted native or non-invasive exotic plant species are used for replanting; 

5. That sufficient passage is provided for native and anadromous fish as specified by the 
State Department of Fish and Game; 

6. That any adverse effects of waste water discharges and entrainment are minimized; 

7. That any depletion of groundwater supplies and substantial interference with surface and 
subsurface water flows are prevented; 

8. That waste water reclamation is encouraged; 

9. That natural vegetation buffer areas which protect riparian habitats are maintained; 

10. That any alteration of natural streams is minimized. 

D. Riparian Buffer Zone. The Riparian Buffer Zone is defined as: 

E. 

1. land on both sides of riparian corridors which extends from the "limit of riparian 
vegetation" 50 feet outward for perennial streams and 30 feet outward for intermittent streams; 

2. land along both sides of riparian corridors which extends 50 feet from the bank edge for 
perennial streams and 30 feet from the midpoint of intermittent streams, where no riparian 
vegetation exists. 

Permitted Uses within Riparian Buffer Zones include: 

1. Uses permitted in riparian corridors; 

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

3. Timbering in "stream side corridors" as defined and controlled by State and County 
regulations for timber harvesting. 

F. No Alternative Permitted Uses. The following are Permitted Uses within Riparian Buffer Zones 
where no feasible alternative exists: 

1. The construction of new structures on existing legal building sites, set back 20 feet from 
the limit of riparian vegetation, only if no other building site on the parcel exists; 

2. The creation of new parcels only if the only building sites available are those within in 
buffer area, if the proposed parcels are consistent with existing development in the area, and if the 
building sites are set back 20 feet from the limit of riparian vegetation, or if there is no vegetation, 
20 feet from the bank edge of a perennial stream or 20 feet from the midpoint of an intermittent 
stream. 

G. Development Standards within Riparian Buffer Zones. Development shall be designed and 
constructed so as to ensure: 
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1. That the removal of vegetation is minimized; 

2. That development conforms to natural topography and that erosion potential is 
minimized; 

3. That provisions have been made to (i.e. catch basins) keep runoff and sedimentation from 
exceeding pre-development levels; 

4. That native and non-invasive exotic vegetation is used for replanting, where appropriate; 

5. That any discharge of toxic substances, such as fertilizers and pesticides, into the riparian 
corridor is prevented; 

6. That vegetation in or adjacent to man-made agricultural ponds is removed if the life of 
the pond is endangered; 

7. That dredging in or adjacent to man-made ponds is allowed if the San Mateo County 
Resource Conservation District, or any similar or successor agency or entity, certifies that 
siltation imperils continued use of the pond for agricultural water storage and supply. 

H. Findings for Development within Riparian Buffer Zones. The following Findings shall be 
supported by the contents of the required Biological Report: 

1. That there are special circumstances or conditions affecting the property; 

2. That the project is necessary for the proper design and function of some permitted or 
existing activity on the property; 

3. That the project will not be detrimental to the public welfare or injurious to other 
property downstream or in the area in which the project is located; 

4. That the project will not significantly reduce or adversely impact the sensitive habitat, or 
there is no feasible alternative which would be less damaging to the environment; 

5. That the project is in accordance with the purpose of this Chapter and with the objectives 
of the L.C.P. Land Use Plan; 

6. That development on a property which has its only building site located in the buffer area 
maintains a 20-foot buffer from the limit of riparian vegetation, or if no vegetation exists, a 20-
foot buffer from the bank of a perennial stream and a 20-foot buffer from the midpoint of an 
intermittent stream. 

18.38.080 Wetlands 

A. Permitted Uses: 

1. Education and research; 

2. Passive recreation such as bird-watching; 

3. Fish and wildlife management activities. 
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B. Permitted Uses with approval of a Use Permit: 

1. Commercial mariculture where no alteration of the wetland is necessary; 

2. Bridges; 

3. Pipelines and storm water runoff facilities; 

4. Improvement, repair or maintenance of roadways. 

C. Standards. The Riparian Corridor Standards listed in this Chapter shall apply to Wetlands. 

D. Wetlands Buffer Zone. The minimum buffer surrounding lakes, ponds, and marshes shall be 100 
feet, measured from the high water point, except that no buffer is required for man-made ponds and 
reservoirs used for agricultural purposes. 

E. Permitted Uses within Wetlands Buffer Zones. The Riparian Buffer Zone Uses listed in this Title 
shall apply to Wetlands Buffer Zones. 

F. Permitted Uses within Wetlands Buffer Zones, where no feasible alternative exists. The Riparian 
Buffer Zone Uses listed under this Title shall apply to Wetlands Buffer Zones. 

G. Development Standards within Wetlands Buffer Zones. The Riparian Buffer Development 
Standards listed under this Title shall apply to Wetlands Buffer Zones. 

H. Findings for Development within Wetlands Buffer Zones. The following Findings shall be 
supported by the contents of the required Biologic Report: 

1. That there are special circumstances or conditions affecting the property; 

2. That the project is necessary for the proper design and function of some permitted or 
existing activity on the property; 

3. That the project will not be detrimental to the public welfare or injurious to other 
property in the area in which the project is located; 

4. That the project will not significantly reduce or adversely impact the sensitive habitat, or 
there is no feasible alternative which would be less damaging to the environment; 

5. That the project is in accordance with the purpose of this Chapter and with the objectives 
of the L.C.P. Land Use Plan; 

6. That development on a property, which has its only building site located in the buffer 
area, maintains a 20-foot buffer from the outer edge of any wetland. 

18.38.085 Habitats for Rare and Endangered Species 

A. Rare and Endangered Species. The potential exists for any of the following Rare and Endangered 
Species to be found within the San Mateo County Coastal Area and therefore within the City of Half 
Moon Bay. 
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1. Animals: the San Francisco Garter Snake, California Least Tern, California Black Rail, 
California Brown Pelican, San Bruno Elfin Butterfly, San Francisco Tree Lupine Moth, 
Guadalupe Fur Seal, Sea Otter, California Brackish Water Snail, Globose Dune Beetle. 

3. Plants: Rare Plants known in San Mateo County are the Coast rock cress, Davy's bush 
lupine, Dolores campion, Gairdner's yampah, Hickman's cinquefoil, Montara manzanita, San 
Francisco wallflower, and Yellow meadow foam (botanical names are listed in the City's 
LCPILUP). 

B. Permitted Uses. In the event that a Biological Report indicates the existence of any of the above 
species in an area, the following uses are permitted. 

I. Education and research. 

2. Hunting, fishing, pedestrian and equestrian trails that have no adverse impact on the 
species or its habitat. 

3. Fish and wildlife management to restore damaged habitats and to protect and encourage the 
survival of rare and endangered species. 

C. Permitted Uses within Critical Habitats. Within the critical habitat as identified by the Federal 
Office of Endangered Species, permitted uses are those which are deemed compatible by the US Fish and 
Wildlife Service in accordance with the provisions of the Endangered Species Act of 1973, as amended. 

D. Buffer Zones. The minimum buffer surrounding a habitat of a rare or endangered species shall be 
50 feet. 

E. Standards: 

1. Animals: Specific requirements for each rare and endangered animal are listed in Chapter 3 
of the Local Coastal Program Land Use Plan. 

2. Plants: When no feasible alternative exists, development may be permitted on or within 50 
feet of any rare plant population, if the site or a significant portion thereof shall be returned to a 
natural state to enable reestablishment of the plant, or a new site shall be made available for the 
plant to inhabit and, where feasible, the plant population shall be transplanted to that site. 

F. Habitat Preservation. Rare and endangered species habitats shall be preserved according to the 
requirements of the specific Local Coastal Program Land Use Plan policies tailored to each of the 
identified rare and endangered species and LCP/LUP implementing ordinances. 

18.38.090 Habitats for Unique Species. 

B. Permitted Uses. Permitted uses include: 

1. education and research; 

2. hunting, fishing, pedestrian and equestrian trails that have no adverse impact on the species 
or its habitat; and 

3. fish and wildlife management to the degree specified by existing governmental regulations. 

California Environmental Quality Act (CEQA) and CEQA Guidelines 

21080.5. Certified Regulatory Programs 

(d) To qualify for certification pursuant to this section, a regulatory program shall require the utilization 
of an interdisciplinary approach that will ensure the integrated use of the natural and social sciences in 
decision making and shall meet all of the following criteria: 
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(2) The rules and regulations adopted by the administering agency for the regulatory program do all of • 
the following: 

(A) Require that an activity will not be approved or adopted as proposed if there are feasible alternatives 
or feasible mitigation measures available which would substantially lessen any significant adverse effect 
which the activity may have on the environment. 

15130. Discussion of Cumulative Impacts 

(b) The discussion of cumulative impacts shall reflect the severity of the impacts and their likelihood of 
occurrence, but the discussion need not provide as great detail as is provided ef for the effects attributable 
to the project alone. The discussion should be guided by standards of practicality and reasonableness, and 
should focus on the cumulative impact to which the identified other projects contribute rather than the 
attributes of other projects which do not contribute to the cumulative impact. The following elements are 
necessary to an adequate discussion of significant cumulative impacts: 

(1) Either: 

(A) A list of past, present, and-reasonably anticipated probable.future projects producing related or 
cumulative impacts, including, if necessary~ those projects outside the control of the agency, or 

(B) A summary of projections contained in an adopted general plan or related planning document.._ or in a 
prior environmental document which has been adopted or certified,_ which described or evaluated is 
designed to evaluate regional or areawide conditions contributing to the cumulative impact. Any such 
planning document shall be referenced and made available to the public at a location specified by the lead 
agency; 

1. When utilizing a list, as suggested in paragraph (1) of subdivision (b), factors to consider when 
determining whether to include a related project should include the nature of each environmental resource 
being examined, the location of the project and its type. Location may be important, for example, when 
water quality impacts are at issue since projects outside the watershed would probably not contribute to a 
cumulative effect. Project type may be important, for example, when the impact is specialized, such as a 
particular air pollutant or mode of traffic. 

2. "Probable future projects" may be limited to those projects requiring an agency approval for an 
application which has been received at the time the notice of preparation is released, unless abandoned by 
the applicant; projects included in an adopted capital improvements program, general plan, regional 
transportation plan, or other similar plan; projects included in a summary of projections of projects (or 
development areas designated) in a general plan or a similar plan; projects anticipated as later phase of a 
previously approved project (e.g. a subdivision); or those public agency projects for which money has 
been budgeted. 

3. Lead agencies should define the geographic scope of the area affected by the cumulative effect and 
provide a reasonable explanation for the geographic limitation used. 

(2) A summary of the expected environmental effects to be produced by those projects with specific 
reference to additional information stating where that information is available; and 

(3) A reasonable analysis of the cumulative impacts of the relevant projects. An EIR shall examine 
reasonable, feasible options for mitigating or avoiding the project's contribution to any significant 
cumulative effects of a proposed project. 

15355. Cumulative Impacts 

"Cumulative impacts" refers to two or more individual effects which, when considered together, are 
considerable or which compound or increase other environmental impacts. 
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(a) The individual effects may be changes resulting from a single project or a number of separate 
projects. 

(c) The cumulative impact from several projects is the change in the environment which results from 
the incremental impact of the project when added to other closely related past, present, and 
reasonably foreseeable probable future projects. Cumulative impacts can result from individually 
minor but collectively significant projects taking place over a period of time . 
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D. Proposed Area-Specific PUD Land Uses 

As specified in Table 3 and depicted graphically in Tab 14, Wavecrest Village PUD 
Land Uses, the Phase 1-A Master Tentative Vesting Subdivision project (in 
conjunction with the PUD Specific Plan) proposes the following specific land uses, 
acreages, densities and intensities of use on the 206.7 acre project site. It should be 
noted·,,!hat the Phase 1-B structural development project for which applicants seek~ . 
coastal development permit entitlements from the Coastal Commission consists only of 
those Land Uses noted in Column 2 with an asterisk (*). Where interim land uses 
during phased construction are proposed (e.g., for trailhead parking), they are noted in 
italics. Additional technical details regarding such coastal development components 
as individual development project, utility, and easement descriptions are provided in 
Table 2. Utility abbreviations are defined in a note on page 25. (The sequence in 
Table 3 is clockwise, starting at the northwesterly blufftop/marine terrace parcel.) 

In summary, the Wavecrest Village PUD allocates +69.3 acres to open space (33.5% 
of the area), +60.7 acres to market rate residential (29.4%), +4.05 acres to very low, 
low, and moderate income affordable housing (2%}, + 13.1 acres to mixed use 
commercial (6.4%), +14.45 acres to streets (7%), +28.1 acres to education (School 
and BGC) (13.6%), ±9.8 acres to active recreation (4.8%), and ±14.4 acres to streets 
miscellaneous uses (7%). 

Table 3 Patterns Acreages, Densities, and Intensities of Proposed Land Use . 
' 

Master Parcel Land Use LU Acreage Density Intensity 

Total AcreaQe (%) 

{E_~~-~~riQL_- -1-- - ---. ·--- ---- -
i 

--,__ 
1. Parcel I _9pen Space* I 2430650 SF na Treewindbreak,bunch 

. -

55.8 ac (~?.Q.o(o) Public Accessways* 
~--

1 O'trail, 15'ROW Pedestrian, Bicyclists 
- - -- .. --

(Master Parcel: Scenic Overlook* 225 SF Benches,Bikerack,etc 
Phase 1-A) VeQetated OrainaQe Pond* 13.8 acres 1 OvrStorm:7ac MaxCapacity: 12 AF 

(Implementation: Trailhead/Rec Parking~ 25,000 SF 15/45 total Prkg Sp 

Phase 1-B) Community Garden* 6 acres 42" struct heiQht lim 

Utilities* SO,SS,MaintRd -- ----------- --1-- - ----·· - - .. 

2. Parcel J SFH Residential Future COP 3-7 units/ac 77 units 
.. --- - ---------- -----· --- --=.::.--···-··--------·- ------~--- ----- ------- . ------ ·----------- -· 

23. 7§. !iC_ {j_L?%) Streets I Future COP na na ------------ ---- -- - -----

Parcel: Public Access Lot A: 
i 

Future COP Pedestrian,Bicyclist~ JMaster ' na 

Phase 1-A) Public Access Lot B: Future COP na Pedestrian,Bicyclists 

(Implementation: Public Access Lot C: Future COP na Pedestrian, Bicyclists 

Phase 2) Utilities (part *) SO,SS&PUE 

3. Parcel K SFH Residential* 15.4 acres 3-7 units/ac 79 units ------- ---

23.3 ac (11.3%} ~treats* I 6.8 acres na ---·- ,__ ____ na ·- ___ ·-- _ 
(Master Parcel: N~ig_~~<?.r~oo~ OpenSpace* ~- _!_.! acr~~- na ________ Lar~dscapil1.9_ _ ----------
Phase 1-A) Utilities* ------------- ----------- ------- ·- --+ W,SO,SS,C,E, ------------------- .. -------------

(lmplemntn:Ph1-B) I T&PUE 

Table 3 is continued on the next page 
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Table 3, continued 

Master Parcel Land Use LU Acreas:~e Density Intensity··--
_!otal AcreaQe (%) 

--~~-+-------+--~------+-~·····-----

{Ptl_asi!Jg_} .... _ _ _ ______ _ 

4. Parcel L Lan9_sccpE:)Q()rridor@ Hwy1 ~ J§J 17§__ SF_ _ !I<!_ N<!tV+_I\jatl_ \,f(!g(;3t_at_io_11_ 

3. 7 ac (1.8%) ~~rr:ittl__ trkwav• E.l!!>1!.9!~.9.9~~Sis:~ns __ _ 

P(_,_,_M,_,a,_,s-'-'te"'"r__,__P~a:..=rc'""'e:.:..:I:_+L=a,_,n:..:d:c::s:.::cca=:!po::.:e::_::C::..::o:.:.rr:..:cid::.:o:.:r.:.::H..:.:w:.:.v,.____,1,__ ____ -t-5""0"---=2c.:.4.:::0 __ f:.::.t_w=id'-'=e+ PubAccessway OTD 
Phase 1-A) Landscape Cor:SmithPkwy 80-120 ft wide 

~==+-------------------~ 
(Implementation: Utilities* PLE 

Phase 1-B) 
r=============t===================t=========~===========4====:~~=~:=:==----:= 
5. Smith ~1<\IVY Qollector St. Main Entry 85,000 SF na Vehic,Ped/bikePubAcc ----- ----···- --·--

1.95 ac (0.9%) Travel la11_es• ________ __j_ _________ ------'---=2,""'@'"""1'-4'--'--'ft'""""w'-'-'-"id=e--+------------- ____ _ 

(MasterParcei/St: L(lnQl:)98PfL.Qorridor* ___ J________ 108-250ft wide Natv+Natl VeQetation 

Phal:)~ 1~A)_ Public sidewalks* ---~---- ____ N:8'wide;S:15' Maio~ E-W accessway 

(Implementation: Public parkins:~* na S: 38spaces;bus stop 

Phase 1-B) Bikeway: ------+-------+----""=-a Class Ill (in street) 
Utilities* W,SD,T,E,C 

l===============+==================+==========t::====~=-==t=====:-::::-:::::-:··-- ···--

6. Street 0 Street Ses:~mnt to Prcl K* 6400 SF na Vehic,Ped/bikepub,l\_c_Q 

0.15 ac (0.07%) Travel lanes* 2~14 ft wide ""'-'----------T--·----+--=-=--'-'--'-'--'----"'-=----t--····---------- ·--- -·-·~ 
1Mas_te_rf>(lrcei/St: P~l:>!i~_§i~~~~~---- 2@5 ft wide Public access ______ _ 

f=Jhase 1-AL___ Bikeway* ' na Class Ill (in street) 

(lmplementatioQ.;_ Uti l:.:.it,_,_i e.:::.s""·--------t-------+----"'S~D_,__, .!.:W:..!.,__,C:..!.,_,T_,_. -=E'-+----·--·-------1 
Phase 1-B) 

7. Parcel H 

17.17 ac (8.3%) 

1~~~t_er Pa_r:c_E!!L: 
Phase 1-A) 

Mixed-Use Commercial 

Visitor-Commercial 

13.12 

Future CDP 

FAR 0.25-0.30 

na 

Max:171 ,450 SF __ 

Future CDP __ 

I Future CDP na Future CDP ··~ Office Campus - -···------":.:.:.:=--=--==~---1--'c.==:...=::::.'-.__,_ __ _,_,,____ 
Affordable Housins:~ i 4.05 a::.::c..:...:re::.:::s=-+·1' ::::Mc:.:in.:.:._3600sfllot @ MktUnit50=18units 

(Implementation: _____ 1 ---+---- @ MktUnit145=46units 

Phase 1-B-1 st[)BL .HvvY.__1 __ l,.andscpBfr:FutCDP~ __ 37750 SF 1 50 feet wide Natv+f\Jatl _ves:~etation_ 

i Utilities ( part) W*, SD*. SS*, ,.... ~ -----~e-----'--'-'-'-'-"--'--=-~'---~---------.--'-"---'-___;:_;"--'---=--=--..!--t---~----------·-··-

: C*, T* ,E* ,PUE* I=================;:::::=====================+===========+======::J============···-·-=-"-::-·-- """ -
8. Parcel G i Public Middle School* 1102950 SF 1150 students 

"" 
! 

-----~-·-~ 

(~~!~eracp~:~~:~o1~~~~~u_r~-~;s~~_i~fS~_q~_· . L--~---±~0-cl~s::o_~:. 53955 -=s,..::.F·----1 
24665 SF - ~~~~- ·--~- -----"'·-

Phase 1~A1 ~:rurf._Sports Fields* ·-·-----------t---- _ .. __ 577756. .. SF 

(Implementation: . Paved Sports Courts* · I 137240 SF 

-~!l~se _ 1-~) _ -. ~ ~:~ii~i:!ration&Support~-+~-----+-1_0_1_sp_a_c--es~=-~----_·_ 5_,....:2:::.:7c.:3:....::cS:_F ___ -_-·--_---~. 
I 

_. __ Bus/Car DropoffArea* i _ 1 5705 SF ___ _ 

·Utilities* : 1 W,SD,SS,E,C,T & PUE 

NOTE: Utilities are abbreviated as follows: W=water; SD=storm drain; SS=sanitary sewer; E=electric 
service; C=cable; T =telephone; PU/PUE=Public Utilities Conduit/Easement. 

Table 3 is continued on the next page 



Table 3, continued 

Master Parce~•-+-----~L=a~n=d_U~se~----~=LU=-~A~c~re~a~Q~e~~D~e~n~s~it~y--~---~'~n~te~n~s~it~r .. ____ _ 
Total AcreaQe (%) 

(PhasinQ) 

jl_~ __ Str.~~.L9 _ Collector Street 69,700 SF na __ yehic,P~~/_QikeE!!_bAq~ 

1.6 ac (0.8%) 1 Tn~y-~Jianes* ------~----+--- -----~2@_14_ft wide __ t------~-------- ... 
(MasterParcei/St:l P!JpJi_g_ Sidewalk* _ '_ ----1---W-1 O'wide;E-8' Public access ____ _ 

Phase 1-A) ~Jk~!'lfaV~-- _J _______ ------L Class Ill Class Ill (in street) 
(Implementation: j ParkinQ* _ ' I 66 sp (est) 180 sp; bus stop 

Phase 1-Bl Utilities* I W, SO 
r-===========~==============4=======~==========t============­
10.WavecrstRd Collector Street 184,100 SF na 

2@14 ft wide 

Vehic,Ped/bikePubAcc 
--·-·-'-

4.2 ac (2%) Travel lanes* 

PC~M~=a~s~te~r~P~a~rc~e~I~/S~t~:~P~u=b~lic~S~id~e~w~a=lk~*------~--------~'-=2~@~5~ft~w~i=de~~P-=ub~l~ic~a~c~c~es=s__ _ 
__ Ph~!)e1-AL -~_i_!5ewav~ _____ j ______ -+-____ na ___ Class I!L (in_~reet) __ _ 

(Imp terr~e n t~ tign _: _ P ~r~_tn Q * ____ ---------,-: T'-'o'""ta=l"-: -"2"---'6'-'4-+-'-W'"""e_;::_s=t: -"8~7--'s=p=a:.=-ce=s'-f-=Ec::acs=t..:.:: 1'-'-7_:_7=sp"-';=-bu:::.:s:._:::s.:.::to:..:::P.--J 
1-Phase 1-B) Utilities* I W, SS, SO 

11. Parcel E Boys and Girls Club* 120,665 SF 
1--'-':.:__'-=:.-=-=-'---'=--------j-=-=-'-=--...::::.:=---::=:::......=c:..:::::'-----t-~==--=---=-:.~-----------+------'------~--- -- -

2.77 ac (1.3%) BuildinQ* MaxHt: 42 ft 26,850 SF 

(Master Parcel: Covrd Outdr Paved Area* MaxHt:35 ft 7,500 SF (Ph2) 

_phase 1-A) ParkinQ&OropOffArea* 56 spaces 27,460 SF 

(lmph~mentation: Native+Naturlized Lndsc* I (Incl. wtlnd bfr) 58 725 SF (Ph 2) 

Phase 1-B) ltilities W,SS,SO,T,C,E &PUE 

12. _ ~!~~~t _!\_ . .iBesidential Street ---------4---80,630 SF I Future COP Appl Future COP Appl 

J--1.:.:·=-85=--=a::..::c_('-"0:..:.:.9::...:"1cc::.o )'---l_;T..:.:ra=-=v=-=e..;_l -"la=n-=-=e:.::::s _____ t--1 _____ __j_i ~2=--@:=::....:.1 0=---:.ft:.....:..:w.:..:.id:::::e'--+-----·-~~---
(MasterParcei/St: Public Sidewalk 2@5 ft wide 
~~~~~~~~~~.:..;:::::~~-----f---------~-=~~~~-+-------------

Phase 1-A) Bikeway Class Ill 

(Implementation: Utilities I W,SS,SO,E,T,C 

_phase 1-C,defrd) ParkinQ 100 spaces 
. -- --t-=--=-====--=-=========+===========t========l=--=---=-- ---=-=·---~~:::~--= 

13. Parcel B Qp_en ~~9~/V~R.P<?D.C!!PA.+_340,200 SF I Future COP_P,_m:>l_ __ Futl!r~ go_p ,A.ppl 
7.81 ac (3.8%) Open Space/Habitat 1 -------+1-=-F-=u_t=u::cre::.......:::C-=O..:.P_ Appl _____ _ ___ _ 

(Ma~ter P~;~~~~- -! VeQ-;tated StormOrainPond ~-- 1 Future COP Appl _____ _ 

Phase 1-A) i Public Accesswav 875 x 5 ft PedestrianPubAccess 

(Implementation: I Utilities 5' w PUE@ ROW edQe SO/pond 

Ph 1-C,deferred) 

NOTE: Curbside parking in Wavecrest Road consists of 87 spaces west of the intersection with Street A, 
as per Kikuchi, "Wavecrest Park" (1999), and 177 spaces on Wavecrest Road between Street A and 
Highway 1, exclusive of existing and known proposed curb cuts and intersection setbacks. At buildout of 
Master Parcels A, c. and D, south of Wavecrest Road, or upon future development of lands to the west of 
Wavecrest Road, south of Master Parcell (which are outside the Wavecrest Village PUO), the westerly 87 
parking spaces may be replaced by a continuation of the parallel parking spaces in the Wavecrest Road 
ROW to accommodate through traffic, as shown in the Phase 1-A VTM Section for this street. 

• 

• 

Table 3 is continued on the next page • 
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Table 3, continued 

• Master Parcel Land Use ; LU_ AC?.reaQe -~- _ Den_~!!X Intensity ---------- -. - . ~- .. ----~--~--- ---· ---

Total Acreage (%) . .. -~ .. ---~- ~----~- ------~---------------

... (Pha_~inQ) 
1-

~aLLAr::n SF : Future COP Appl 14. Parcel A Residential (PUO) _Fut~re _go~ APJ:>L r---
9.01 ac (4.4%) Utilities . ~- I W.SS.SO.E.T.C 

--
i (Master Parcel: &PUE 

i 
-------~---~-- -- --

Phase 1-A) . --

(J mpl em~r1_t~t!9_n: ---- -- _ _.__.. __ ..... 

Ph 1-C,d~f€Jrr~d} . -· ------···········-··- ----·---- --- -----------··· .. - .. 

-------. ~---- ··-·· 

15. Parcel c Residential (PUO) 
; 

546250 SF Future COP Future COP Appl ' I -

I 
---------------

12.54 ac (6.1%) Utilities W,SS,SO,E,T.C_ -- -- -- ---~--------

(Master Parcel: &PUE ---
Phase 1-A) 

~mplementation: 

Ph _1-C_,clef(3f!€J91 
····~ 

16. Parcel D Rt)sideQ!iE!ff!JQL__ _____ fl:ltllr€JCRf' 1.'-PJ?t _ Future COP Appl 
-------------~-----·· --- ···-

7.23 ac (4:.0o{o)_ _ Qpen Space/Land~<::~PinQ _ j 

(MstrPrcl: 1-A) Utilities _____ yt,SS,SO,E,T,Q 

Ph 1-C,deferred) Streets 
I PA,PUE 

····-

• -- . --
17. Parcel F Open Space* 428,630 SF 

-----~ 

PubAccTrl: 1200x1 0' 
. .. - -~~-----··· ----------

9.84 ac {4.8o/o) S_p()rts Fields* - ?!?~.315 SF ----
{ fv1 strP r.<::l: t-A} Qq_n_C€)SSig_n_E_±SPtF~<;:* 2850 SF ! --~- ----- -- -

(lmp1Ph:1-B) -- Wetlands& Buffers" 
--~ --------------

Utilities* W,SS,SO,E,T,C &PUE 

Accesswavs* . Lateral, Vertical (Coastside trail seQm) 

• 
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Existing Wetlands: Wavecrest Village Project Site 

Western 

Wetlands mapped by 
Wetland Research Associates 
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Wetlands mapped by 
Huffman & Associates 

SOURCE: California Coastal Commission 

f~ California Coa;:;tol Cor:n:nission u~ Technical SerVICes DIVISIOn 

Northeastern 

• 
"'" Ball 

Fields 

Central 
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• Zero and Z lot line configurations permitted 

Zoning, Dtvelopmenl Standards and Guidelines · 
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1 Car 
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.;;--- 3 Bedroom 
2Car 

• Street facing facades should incorporate arch~tectural features such as porches, 
balconies, and building relief to ensure an interesting street scene 
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Figure 27 
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1.a) Total Traffic for a weekday PM Peak Hour, 79 Units 

Model: 

Scenario: 

Ln(T)= 0.887 Ln(X) + 0.605 

T = Trips; X= Number of Dwelling Units 

Single Family Detached Housing 

Average Vehicle Trip Ends vs. Dwelling Units 

Weekday, P.M. Peak Hour 

Ln(T)= 0.887 Ln(79) + 0.605 

Ln(T)= 0.887 x (4.369) + 0.605 

Ln(T)= 3.876 + 0.605 

Ln(T)= 4.48 

T = 88.30 ::::> 88 Trips Total 

Inbound and outbound traffic are calculated using the Directional 
Distribution presented in the model (64% entering, 36% exiting); thus, 

88 X 0.64 = 56.32 ::::> 56 Trips IN 

88-56 = 32 ::::> 32 Trips OUT 

b:V\llir 2s = 

lrip aA!a\\lkfJol1C; 

• 

• 

• 
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.. 
<HUFFMAN & ~SOCIATES, INC. 
Wetland Regulatory C~nsultants -· _, CITY CLERK - HHS 

July 18. 2000 

Blair King, City Manager 
City of HalfMoon Bay 
SO 1 Main Street 
HalfMoon Bay, California 94019 

Subject: Techn.ic3l Review, Vegeb!.ti.o:n Study ofWavecrest Village, City o!HalfMcoa 
Bay ·. 

Dear Mr. King: 

M requested, I have reviewed the Wetland Research Associates, Inc. (WRA) May 2000 technical 
report entitled "Vegetation Study, Wavecresr Village, HalfMoon Bay, If which responds to a January 
25, 2000 letter request made by the Califomia Coastal Commission . 

• 

The findings of the report indicate a major portion of the Wavecrest Village area is dom:W.ated by 
plant species listed by the National Wetlands Inventory that bav.e an equal or high probability of 
growing in soils that do not become hydric. As defined by the City of Half Moon Bay's Local 
Coastal Plan (LCP} and the California Coastal Commission (CCC) Administrative Regulations 
(Section 13577(b)(l), hydric soils orvegetatioolhydrophytes found to grow in water or wet ground 
are indicative of wetlands. Definitions used by the LCP and CCC ·are adaptations of the definition 
at~.d classification of wetlands used by the U.S. Fish and Wildlife Service (Classification ofW etland.s 
and Deep-Water Habitats of the United State~ (1977).1 The USFWS classification has designated 
a wetland-nonwetland limit where vegetation is present. 'This "upland limit of wetland is designated 
as (1) the boundary between land with predominantly hydrophytic cover and land with 
predominantly mesophytic or x~ophytic cover; (2) the bounda:z:y beJ:";\:'een soil that is predominantly 
hydric and soil that is predominantly nonhydric." 

Given that the LCP de.firri.rion is an adaptation of the USFWS definition of wetlands, the USFWS 
list ofhydrophytes was referenced by the WRA study to determine if the plants normally found to 
grow in water or wet ground are present. These plants are listed by the USFWS, National Wetlands 
Inventory (NWI) as plants which can be found in wetland habitats containing soils that exhibit 
hydric soil conditions as well as in upland habitals with soils that do not become hydric. 
Specifically, this means that the listed plants represent plants which grow in a range of soil 
conditious from permanently wet to not wet. Tecb.Dically stated, based on the National Technical 
Committee for Hydric Soils criteria, these conditions range from permanently ponded or saturated 

·---1 Cowal'dm. L.M., V. Cartc:r, F.C. Golct and E.T. LaRoe. 197~t OtUsijicarion. ofWedan.ds 
and Deepwater Habiuzts of the. United Stares, U.S. Fish aud. Wildlife Service, Office of Biological 
Servic:es. Washington. D.C. ML No. FWS/OBSA-79/31. 
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Blair King, City Manager 
City of Half Moon Bay 
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to poorly drained to somewhat poorly drained to very poorly drained to frequeutly ponded or 
flooded forlong (7 to 30 days) to very long duration (30+ days) to' -well drained (d:Iy). 

Plants placed on the NWI list reflect the unan;mous agreement of a Regional Interagency Review 
Panel that determine by vote what each speeies' rmge of estimated probability is of occurring in 
wetland versus nonwetland. 

NWI Hydrophyte indicator categories used by the ~st are as follows: 

Obligate Wetland COBL). Occur a.lmost always (estimated probability >99%) under narural 
conditions in wetlands. 

Facultative Wetland (FACW). Usually occur in wetlandS (estimated probability 67%-99%), but 
occasionally found in nonwetlands. ' 

• 

Eacultative (FAC). Equally likely to occur in wetlands ornonwetlands (estimated probability 34o/o-
66%). • . 

Oblisate U;J.arui (UPL). Occur m wetlands in another region, but occur almost always (estimated 
probability >99%) t.mdernatu:ra.l conditions in non wetlands in the region specified. If a species does 
not occur m wetlands in any region, it is not on the National List. 

The wetland indicator categories should not be equated to degrees of wetness. Many obligate 
wetland species occur in petmanently or scmipen:nanently flooded wetlands, but a number of 
obligates also occur and some are restricted to wetlands which are only temporarily or seasonally 
flooded. The obligate upland. species include a diverse collection of plants which r:m.ge from weedy 
species adapted to exist in a number of environmentally stressful or disturbed sites (including 
wetlands) to species in which a portion of the gene pool (an ecotype) always occurs in wetlands. 
Both the weedy and ecotype representatives of the obligate upland category occur in seasonally and 
semipermanently flooded. wetlands (Reed, P.B. 1988).1 

From a technical (statistical) perspective, if facultative wetland plants dominate an area in question 
they cannot be used tmder the LCP to designate the area as wetland because they are not nonuallv 
expected to be founq in wetland§. In other words, they are just as likely to occur in uplands (i.e., 
nonwetlands). Furthermore, sole reliance on a mere listing of plant species that can. occur in 
wetlands without :field inspection to dcten:nine the presence ofhydric soil conditions is technically 

4 R.eec4 P .B. 1988. Natirmal. Liat ofPlam Species That O..:cur in Wctl.mda: Califomia. 
(Region 0). Biological.R.cpart 88 (26.10). Ma.y 1988. National &:ology Research C=nte:r. National 
Wetlands Inventory~ U.S. Fish aud Wildlife Sc::rvicc, St. Pcters'l;lurg, Florida. 
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misguided and can lead to technical misjnterpretation as to actual habitat conditions. It appears from 
the City LCP definition that this concept of avoiding technical miSinterpretation is recognized by 
the LCP definition which explains that"Wetlands is an area ... to support the growth ofplants 
normally found to grow in water and wet ground ... Wetlands do not include .... vemally wet areas 
where the soils are not hydric." Based on the above, LCP wetland vegetation would require the 
presence of NWI listed obligate or facultative wetland species, but "vernally wet areas" with a 
growth of these species would be excluded from LCP regulation if the soils do not pond or saturate 
for a duration of 7 continuous days under no1mai rainfall. conditions. The CCC definition differs 
in that the growth of obligate facultative wetland and/or facultative species are required since the 
word normally is not used. This implies, therefore, a broader range of hydrophyte categories. 
Neither definition is clear on weather or not the presence of one or more plants, considered to be 
hydrophytic, is sufficient for a site to be determined as one supporting a growth of hydrophytes. 
Given that both the CCC and LCP definitions are derived from the USFWS definition, we interpret 
the term "growth" to mean a given site must have a growth of vegetation that is predominantly 
hydrophytic for there to be a positive determination that wetland conditions are present. 

Table 1 provides an analysis ofAppendixB of the WRA.report. The Corps 1987 methodology' and 
regulatory guidance documents4 ~ s for determining the present of wetland vegetation using the 
facultative (F AC-) neutral vegetation test was compared with the LCP definition where facultative 
vegetation is excluded from consideration as they are normally expected statistically to occur in 
wetlands and nonwetlands an equal percentage of the time. The F AC- neutral test was used given 
the predominance of facultative species in areas that are otherwise not obviously wetlands based on 
the combined use of soil and hydrology indicators of wetland conditions. 

The results show that 58% (24) of the 41 sampling points found to be vegetated did not have 
~egetation that are predominantly b.ydrophyt;::; LIS.in:g ·the FAC- neutral determination approach.. 
When using the LCP approach of considering only OBL and FACW species with an occUII'ence 
greater than 50% a total of 27 sites or 65% of the 41 sampling points were determined to have 
predominantly hydrophytic vegetation. Comparison ofWRA report Figure 4 with the results in 
Table 1 shows that the majority of the Wavecrest Village area depicted would not be considered 
wetlands if the sole criteria for determination was the predominance ofhydrophytic vegetation. 

3 Anon. 1987. Corps of Engineers Wetlands Delinea:tion Manual (Technical Report Y-87-1), 
DepartJ:m:nt of the Aimy, Waterways Experimem S~tion. Teclmical Report Y-87-1 (hereinafter, 1987 
M.aim.al). 

4 Corps Regulatory Guidance Memorandum ofMarch 8, 1992 from Major General Arthur E . 
Williams, Paragraph 3. 

5 Corps Regulatory Guidance Memorandum of October 7, 1991 from John F. Studt, Chief, 
Regulatoxy Branch. 
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The results ofth.e WRA effort are consisted with the LCP wetland d.etermir.l.ation submitted by WR.A. 
(1998) with respect to the association of land with predominantly hydrophyti.c plant·cover and land 
with predominantly mesophytic plant cover with the latter areas not being considered wetlands. 

Please can me at (415) 92.5-2000 if you have any questions or need additional information. 

Sincerely, 

7~~~ 
Terry Huffina:c, PhD 
Wetlands Regulatory Scientist 

RTH:ab 
Attachment (Table 1) 

'·· 

• 

• 

• 
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Tnble 1. EVALUATION OF WRA VEGETATION I I I 
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Anthony Carney 
Planning Director 

Friday, 31 July, 1998 

(I previously sent this letter two years ago. I wish that it now be considered by your group) 
Subject: Environmental Impact Report for Wavecrest Villiage J ~F t4~j.) 6$'Ai, CIJ. 

An analysis of the Villiage site map indicates that a Secondary Property Entry is proposed at 
the northern boundry to Seymore A venue. I envision that this egress is, and will become a major entry 
to the development for the following reasons: 

1. The proposed traffic light on Highway 1 can and would be avoided by a large group. 
2. The majority of occupants would not go South to exit before going North. 

The " secondary " entry is a short cut, avoiding the traffic at the prime entry. 
3. The density of housing in the Village would be twice as large, greater than the existing 

housing in Arleta Park It would cause an excessive traffic increase on to our 
already poorly maintained local streets. 

4. Assuming the average of two vechicles per household, the 271 residences constitute a total 
of 542 + vechicles transversing out of the Villiage. The majority of them moving during 
the morning I evening rush hours. ( The phrase "rush" will be indeed accurate ). 
Another solution would be to cut the number ofhouses built by 50, 75 %. Thus decreasing 
the number ofvechicles, out of the entry and through Arleta Park. 

5. All of the enclaves in HalfMoon Bay such as Canada Cove, Ocean Colony, Frenchmans' 
Creek, have but one access road. There are no traffic lights at these sites. There will be a 
traffic light for the Villiage at Highway 1 to facilitate egress . 

6. At present, with Poplar Beach parking lot being upgraded, there has been, and will be an 
an on-going increase in traffic on Poplar and on to Arleta Park streets. Most of these 

are narrow two lane, crowned streets. These streets cannot sustain to be used as thorofares 
by Villiage residents to go in I out of their complex. (To open the access road should 
then require additional traffic lights at Grove and Poplar streets. A condition I dread, 
personally. A traffic light requires that Highway 1 have four lanes at that location. This 
results in a domino effect.) 

The proposed North access road has a definite Environmental Impact on the "Traffic and 
Circulation" attributes ofthe proposed Wavecrest Village project. 

Donald Want 
265 Metzgar St. 
HalfMoon Bay, CA Cf4 oil( 
(650) 726-4855 
V6~H(-tl1J3@40L .,Co..., 

Sincerely, 

riD ~~~~~~~rn uu AUG 0 7 2000 l __ , 
CALIFORNIA 

COASTAL COMMI~SIOI'J 
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August 7, 2000 

California Coastal Commission 
45 Fremont Street 
Suite 2000 
San Francisco, CA 94105-2219 

Dear Members of the California Coastal Commission: 

Received at Commiss!o~ 
Meetin~ 

AUG 1 0 2000 
From:_ ·------

As concerned parents and teachers of students at Farallone View Elementary School in Montara, we urge 
you to avoid further delay on approval of the permit necessary to build a new middle school in HalfMoon 
Bay for the Cabrillo Unified School District. This issue has been under appeal since July 1999. The 
composition of the commission has changed over the period of review, so it has made efficient 
consideration of this complex issue difficult. 

Our 6'h through grh grade students currently attend Cunha Middle School. This campus is crowded and 
outdated. Our students deserve the new, state-of-the-art facility that the district has planned and resolved to 
support. Our local voters have backed this need for a new middle school through passage of a bond measure 
in 1996. Our first group of 6m graders was scheduled to enter the new school in the fall of 2001. This is 
no longer going to happen. We sincerely hope that the new middle school is a reality before these students 
move on to the high school. 

The North Wavecrest project which includes the middle school was approved in July 1999 by the Half 
Moon Bay City Council and the HalfMoon Bay Planning Commission after review of the Environmental 
Impact Report. The school district intended to break ground on the project in August 1999, but the project 
has been halted after appeal by your commission. The main issue that stands before you is the wetland 
status of the proposed middle school site. The developer, Brady LSA (the city's environmental consultant), 
and Huffinan Associates (a wetland consultant) all agree that the site is not a true wetland that qualifies for 
protection. Additionally, it exists as a wetland because of drainage from a nearby nursery rather than from 
natural sources. 

We urge you to carefully consider the merit and qualifications of the proposed site as a wetland and at the 
same time consider the plight of our students in obtaining an approved site for their new school. 

Please think about the future of our children. 

Sincerely, 

• 

• 

• 
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August10,2000 

Virginia Esperanza 

Thomas R Whiting 
PO Box 684 

El Gl'anada, CA 94018 
6507262907 

California Coastal Commission 
45 Fremont St. Suite 200 
San Francisco, CA 94105 

Dear Ms. Esperanza, 

CAL\ 

I enjoyed speaking with you this morning (it was an important "vent" for 
me and I appreciate your patience). I have watched this cynical practice of 
bundling greedy development with apparently legitimate community needs or 
worse, "Kids Needs" for thirty years* and as appalling as it is: it works. These 
school board members and Boys & Girls Club supporters would proudly slink 
out to the wetlands in the middle of the night with a pump and hose to "drain­
for-the-Kids!". I wouldn't be surprised by a campaign to move the coastal 
bluffs to the east side of the highway as a "mitigation". 

Fortunately your charge is relatively "simple": preserve and protect our 
non-renewable coastal treasures for generations to come. Protect unobstructed 
views of our pristine coastline for residents and visitors from Fresno and 
Finland. You needn't care where our new middle school should be located (or 
whether we need a new one at all). You needn't be concerned about the 
(extraordinarily pro-development) composition of the school site selection committee. 
You don't have to wonder whether this community really needs a B&G Club, a 
YMCA or a better funded and expanded Recreation Dept.. And you don't really 
care about the name of the project, be it: Wave Crest ViUage, Cottages For Kids 
or Bulldozed BlLiffs. 

Thank goodness you do care about our coastline and how it is 
continually under assault by short-sighted communities like ours with wish­
lists both well intentioned and vile. You and your office are stewards of 
California's wondrous Coastal ZOne, where we ought to be, and I thank you for 
it. 

* I've lived in El Granada since 1969 and own property here and in HMB where 
I have operated a small nursexy school for 25 years. My family has owned 
coastside property here since 1960. 
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URGENT· DEUVER IMMEDIATELY TO VIRGINIA ESPERANZA 
CALIFORNIA COASTAL COMMISSION ("the COMMISSION") 
DESTINATION TELEPHONE: 1- 416· 904-6200 
DESTINATION FAX: 1-415 904-6400 

Dear Virginia: 

PLEASE READ ALL THE PAGES IN THIS FAX before you submit to the Coastal 
Commission your final staff report regarding Wavecrest. We did not know until last 
night that contrary to what we were told, the Commission is achaduled to decide the 
Wavecrest Development Agreement ("DA") in October! We believe that the City of Half 
Moon Bay did not send Andres Da Pena's letters and other letters to you. We· believe 
that if you finish your staff report before reading this faxt the loss shall be unending. 
PLEASE READ THIS FAX. 

CART BEFORE THE HORSE. If the Commission approves the Wavecrest 
Development Agreement ("Wavecrest") before the Commission approves City of Half 
·Moon Bay File Number PDP-50..00 ("PDP-50"), that is, the proposed ordinances 
implementing Measure D, the Commission shall have been misled into unwittingly 
approving Wavecre&t without sufficient evidence, knowledge and advice. 

CRUCIAL POINT ·THE ATTACHMENT, The crucial point for us to make in this 
letter is that an unusual (extraordinary) condition exists; Wavecrast and PDP-SO are 
attached ("the Attachment"). The bulk of PDP-SO, as drafted, achieves little more than a 
"method" to accommodate Wavecrest and attaches Wavecrest to the operation and 
enforcement of PDP-SO (Measure D). Therefore Wavecrest and PDP-50 are attached and 
the Commission's approval of Wavecrest Includes and manifests constructive approval 
of PDP-50 and Measure D. The Attachment of Wavecrest and PDP-50 (Measure D) 
should be severed before the Commission approves Wavecrest. 

THE FACTS. The specific facts ("the Facts") of the Attachment must be clearly 
defined and demonstrated to the Commission before the Commission can • approve 
Wavecrest competently. The Facts shall be affected by and arise from the Half Moon 
Bay City Council's adoption of PDP-50 and from our and other subsequent a.ppeals of 
PDP-50 to the Commission ("the adoption process"). There is no way for the 
Commission to know the Facta until the adoption procesa Is complete. City Council 
continued the September 19, 2000 public hearing on PDP-50 to October 3, 2000. We 
anticipate that City Council shall not ba able to consider our proposed revisions and 
adopt PDP-50 until November. If the Commission approves Wavecrest In October, i.e., 
before the City Council approves PDP-50 In November, such premature approval shall 
make it difficult if not lmpo&slble for us to convince City Council to revise PDP-50 with a 
SIMPLE PlAN that shall benefit all interested parties. 
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REPERCUSSIONS. Several attorneys told us if the Commission approves 
Wavecrest before they approve a revised version of PDP-SO, they shall have initiatad one 
of the most, if not the most, significant real estate ("property ownership") trends in 
California In the past hundred years. This trend shall affect Half Moon Bay and 
California for the next hundred years and beyond. This trend is far more momentous 
than an argument about Wavecrest 

ALL INTERESTED PARTIES SHALL BENEFIT INCLUDING WAVECREST. For what 
it is worth, we were told to~ay that City Council postponed the said September 18 public 
hearing to clear the way for the Commission to approve Wavecrest in October. If the 
Commission approves Wavacrest without knowing aU the Facts, than the errors and 
inequities that City Council made with respect to Wavecrest and PDP-50 shall be "swept 
under the rug" only to be uncovered in cost-prohibitive litigation. Premature approval 
of Wavecrest shall force many people into long and expensive litigation. All this can be 
avoided if the Commission continues their approval of Wavecrest until after they 
approve PDP-SO. A SIMPLE PLAN is available to correct the mistakes and inequities in 
PDP-50. All interested parties including Wavecrest and the Boys and Girls Club shall 
benefit if the Commission continues their decision to approve Wavecrest until after they 
approve a revised PDP·SO. 

CONFUSION CONCERNING WAVECREST HAS NOT BEEN FULLY DISCLOSED • 
Although the City Council did not approve Wavecrest until July 7, 1999, and the 
Wavecrest DA Permit was not approved by the Commission, the City "guaranteed" 
building permits to Wavecrest beginning January 1999 and continuing each year until 
2006 and thereafter. The only way the City could deliver 271 building permits to 
Wavecrest was to take them out of the --annual number" of building permits available for 
all property owners. Wavecrest received more building permits from the 1999 and 2000 
allocation process than any other one owner. In other words, the permits were "taken" 
from the rest of us property owners to favor one owner, Wavecrest. Wavecrest opted 
out of paying water and sewer assessements until they commence construction. Many 
of us property owners were not given an opportunity to "opt out" of paying assessments 
and have been paying thousands of dollars in water and sewer assessments since 1986 
without receiving any consideration in exchange. The City denied us water permits so 
to be able to provide 271 water permits to Wavecrest Also, PDP-50 does not mention or 
clearly define how other new subdivisions such as Pacific Ridge and Spyglass affect 
Wavecrest and Measure D. These are only a few of the Facts which must be addressed 
and corrected In a revised PDP-50. The Commission cannot know all the Facts with 
respect to approving Wavecrest until PDP-50 is revised to demonstrate the Facts and 
correct all deficiencies. 

WAVECREST IS NOT EXEMPT. On one hand the City Council justifies their 
approval of Wavecrest on the basis that Wavacrest was exempt from Measure A and 
Measure D. The City guaranteed building permits to Wavecrest without subjecting 
Wavecrest to the restrictions and losses imposed on the rest of us by the 1999 or 2000 
allocation process or by the proposed "Lottery" in PDP-SO. On the other hand, the 
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City "attaches" Wavecrest to Measure D and "takas" building permita out of Meaure D to 
guarantee to Wavecrest. How can Wavecrest be exempt from Meaaure D when its DA 
permit was not approved by the Commission before the Meaaure D referendum in 1999? 
The Commission's approval of Wavecrest's DA permit does not include exemption from 
Measure D. Wavecrest does not appear to be exempt from Measure D. Wavecrest 
must be subjected to the same restrictions under Measure D affecting the rest of us. 
The question with resped to "Wavacreat exemption" requires revision of PDP-SO before 
the Commission approves Wavecrest. 

Enclosed are copies of soma of Mr. De Pena's letter& to the City of Half Moon Bay. 
They make excellent comments and suggestions to clear up the enormous confusion 
arising from Wavecrest and PDP-50. Thank you for taking time to read this fax and 
consider our request for the Commission not to approve Wavecrest in October and until 
the Commission approves PDP-50. 

Sincerely, 

Marissa De Pena 

MOP: dictated and typed by voice recognition but hard copy not read before faxing 
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TO: Chris Kern 
California Coastal Commission 
RE: Wavecrest 

9/23/00 

Dear Mr. Kern, 

The Wavecrest project would have countless negative impacts on our 
. community, and is founded on questionable assumptions. One of these is 

that Highway 1 will be a four-lane highway in Half Moon Bay. 

We do not want our area of the coast to turn into Santa Monica, and are 
grateful for the Commission's continuing vigilance in protectlng it. The 
above Is a typical example of an out-of-character development that is 
unwanted, and a violation of the intent of tht;; Co~st~l A~. 

Respectfully, 

Tony Morales 

P.O. Box 2794 
El Granada, CA 94018-2794 
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Fax to: Chris Kern 
California Coastal Commission 
RE: Wavecrcst development 

9123/00 

Dear Mr. Kern. 

Sep. 23 2000 04:44PM P1 

I believe that the Commission should deny the application for the 
Wavecrest project 

This kind of hodgepodge planning is very dangerous for the future of 
the Midcoast. The area does not have the resources to handle the 
consequences of short-sighted development of this kind. which does 
not take into account the substandard Jot issue in the Wavecrest area. 
and certainly is out of cha.Tacter for the community. 

Visual resources would be substantially diminished for those whose 
only sisht of the ocean is their drive along the coast highway. The 
houses are also much too close to Highway 1. We do not want sound 
walls here! 

This situation has been manipulated callously by those who would use 
the phrase "for the childrenn as a smokescreen for an endeavor that 
would harm all of us in years to come. It is only one in a long line of 
planned developments are just plain wrong for the Coastside. 

r Yours si~erely, 

~!.&~ 
Lorraine Featberl.) 

ll~CrJ l.L ..... ~A • ..,;,.,.u 
-~'~1 ...... --. ...... 
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CALIFORNIA 
COASTAL COMMISSIGN 

c/o Mr. Mark Delaplaine 
California Coastal Commission 
45 Fremont Street, Suite 2000 
San Francisco, CA 94105 

September 27, 2000 

Emily Berk 
PO Box 370588 

Montara, CA 94037 
Email: emily@armadillosoft.com 

650-728-0376 

Subject: Request that consideration of highly controversial issues related to the San Mateo 
Coast currently scheduled for discussion on October 10, 2000 in Oceanside be delayed so that 
they can be discussed at a venue at which coastside residents would be able to participate 

Dear Mr. Delaplaine: 

As a candidate for Cabrillo Unified School Board, I try to understand many of the issues of great 
concern to the coastside community . 

I am therefore very disappointed to learn that a number of issues of great importance to our 
community are scheduled to be decided by the Coastal Commission at a great distance from our 
community. 

I am particularly concerned about 

Appeal No. A-1-99-51 (Wavecrest Village, Cabrillo School Dist. and Boys & Girls Club, Half 
Moon Bay) Appeal by Leonard Beuth et al., Helen Carey, Wayward Lot Investment Co. and San 
Mateo Land Exchange, and Commissioners Wan & Dettlofffrom decision of City ofHalfMoon 
Bay granting permit with conditions to Wavecrest Village L.L.C., Cabrillo Unified School 
District, and Boys & Girls Club of the Coastside for Wavecrest Village Project to divide 205.7 
acres into 90 lots; and develop 79 market-rate homes on 15.4 acres, middle school on 25.3 acres, 
Boys & Girls Club on 2.8 acres, community ball fields on 9.8 acres, open space, community 
garden, detention basin & trails on 67.3 acres, associated onsite infrastructure, roadways, and 
landscaping, and offsite improvements on Highway 1 and South Main Street, one mile south of 
downtown HalfMoon Bay, west of Highway 1, bounded by Seymour Street right-of-way, 
Pacific Ocean, and Marinero Avenue right-of-way, HalfMoon Bay, San Mateo County. (VAE­
SF) 

and about Agenda items 



lla. Appeal No. A-2-00-35 (Caltrans, San Mateo Co.) Appeal by Oscar Braun from decision of • 
San Mateo County granting permit with conditions to Caltrans for pond providing protection for 
red legged frogs, Shamrock Ranch, south of Pacifica, San Mateo County. (MPD-SF) 

and 12a. CC-94-00 (Caltrans, San Mateo Co.) Consistency Certification by Caltrans for Devil's 
Slide Tunnel, Highway One between Pacifica and north of Montara, San Mateo County. (MPD­
SF) (CC-94-00 -- Caltrans, San Mateo Co. --the two-bore, four-lane tunnel) 

As you may already know, these issues are extremely controversial here on the San Mateo 
Coast. 

I believe very strongly that the California Coastal Commission must give the many local 
residents who have very strong reservations concerning these projects the opportunity to express 
their concerns in person and at a location that is conveniently accessible to them. 

I hereby request that you change the site of discussion of at least these issues to the December 
12-15 Coastal Commission hearing at the Hyatt in San Francisco. 

s_ .. in~~~;ty, / ;z ~;f 
.·-~.--.._.//]I~ 

·-Emily Berli 
Candidate, Cabrillo Unified School District 

• 

• 
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SEPTEMBER 28, 2000 
NO COVERPAGE 
URGENT .. DELIVER IMMEDIATELY TO VIRGINIA ESPERANZA 
CALIFORNIA COASTAL COMMISSION ("the COMMISSION") 
DESTINATION TELEPHONE: 1· 415· 904·5200 
DESTINATION FAX: 1·415 904-6400 

Dear Virginia: 

SEP 2 8 2000 

CAU FORl'·liA. 
COASTA.L COM!vi!55!0"" 

For the purposes of this letter, the Highway One coastline from Pacifica to Santa 
Cruz, Including the City of Half Moon Bay, is hereinafter referred to as "Coastline." 

We were not noticed of the Commission Public Hearing on October 11, 2000 to 
approve the Wavecrest Development Agreement Permit (uDA"). Thank you for reading 
this letter before submitting your staff report to the Commission. Please include in your 
report that we request urgently and earnestly that the Commission does not approve 
Wavecrest until the following issues, debates, appeals and lawsuits are resolved: 

1. The City of Half Moon Bay Coastside Water District ("Coastside") must 
demonstrate, possibly as the result of civil litigation, that Wavecreat is legally entitled to 
79 Water Connections. The 79 units are a portion of the total 271 Water Connections 
that Coastside and the City of Half Moon Bay City Council ("the Council") guaranteed 
Wavecrest At the last Meeting of the Coastslde Board of Directors, the Directors 
indicated that Wavecrest was not Included in the Phase One Residential Build Out Map. 
They indicated that for this reason and other reasons Wavecrest may not be legally 
entitled to the said guaranteed 271 Connections. Also, the Directors indicated that 
Coastside may not have an. adequate and reliable supply of water to deliver to any one 
subdivision the size of Wavecrest The Directors indicated that Wavecr~t's new 
commercial and recreational areas, including but not limited to new parks and 
landscaping, shall create large water consumption unlike any demand Coastside has 
previously served. Coastslde admitted that Wavecrest's approval before such water 
shortage is resolved could cause many Interested parties to suffer serious and 
irrevocable damages and injury. The Commission should not approve Wavecrest 79 
residentia~ units or any other number until all litigation, Including upcoming litigation 
and appeals, concerning delivering water to Wavecrest are resolved. 

2. Debates and ensuing litigation with respect to the Coastside Phase One 
Residential Build Out Map must be resolved before Wavecrest is approved. 

3. The City Council must draft legislation requiring Coastside and Half Moon 
Bay Sewer District ("City Sewer'') to atop charging water and sewer assessments on 
property tax bills, including cessation of foreclosure proceedings. All such charges 
must stop until the City provides property owners building permits and construction 
dates ("BUILDING PERMITS .. ). This abatement directly affects delivery of water and 
sewer connections to Wavecrest. The Commission should not approve Wavecrest until 
such abatement is resolved legally • 
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4. The lawsuits against Coastslde. City Sewer and the City of HaH Moon Bay 
("the City.,). including Measure D, directly affect Wavecrest and must be resolved before 
Wavecrest is approved. 

5. The ordinances implementing Measure D. Half Moon Bay City File Number 
PDP-50..00 ("PDP-SO") must be approved by the Commission before Wavecrest is 
approved. 

6. THE BOYS AND GIRLS CLUB. We support the proposed Boys and Girls Club 
(

11the Club"). We do not support attaching construction of the Club to Wavecrest. the 
boys and girls should not wait while Wavecrest is embroiled In ongoing debate and 
litigation. The Club has received donations exceeding a Million Dollars in addition to a 
convenient building site. The Club would have been constructed by now and enjoyed by 
the boys and girls if it had not been attached to Waveerest. Wavecrest will not build the 
Club untn they begin construction of their project. Such commencement requires the 
City and Commission to approve their DA and project ("quid pro quo"). Also, Wavecrest 
agrees to build a new road for the Club but the City agreed to pay Wavecrest to build lt. 
Until all other debates and issues affecting Wavecrest are resolved, the Club is not 
sufficient cause for the Commission to approve Wavecrest. 

7. The Council must draft ordinances approving the development of existing 
lots in existing subdivision• (the "INFILL LOTS") commencing before or at le·ast at the 
same time as development ln new subdivisions. The City must give us the same 
business plan that they gave Wavecrest, including but not limited to as follows: Grant us 
BUILDING PERMITS NOW for all our Priority lnfill Lots; do not subject us to the.hardship 
and losses of allocation or lottery: grant us CONSTRUCTION DATES together with 
BUILDING PERMITS. As with Wavecrest, construction dates can be spread over 8 to 10 
years, e.g. 3 homes every other year or five homes every two or more years. Wavecrest 
should nc·t be approved until some such parity between Wavecrest and other property 
owners Is resolved legally. 

8. PRECEDENT. We believe that the issues mentioned in this letter must be 
resolved before the Commission approves Wavecrest. We believe such resolution is 
the only hope to preserve the existing Coastline. The Commission approval before such 
resolution shall demonstrate that the Commission is powerless to restrict new 
aubdivlsions from dominating the existing Coastline. In fact such approval shall 
demonstrate the Commission's endorsement of the Half Moon Bay City Council's 
seeming new state of mind {"the New State of Mind"). The New State of Mind Ia opposite 
from the state of mind promulgated by the Local Coastal Plan ("LCP") and Measure A. 
The New State of Mind favors new residential development In new aubdivisiona· over new 
residential development In existing ("old") subdivisions ("lnfill Lots"). 
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9. WE MUST BE COMPENSATED FOR THE NEW STATE OF MIND. The City 
Council and other governmenal agenciea claim that the Coastline cannot absorb the 
development of all infill lots together with all new subdivisions (i.e., both "new'" and 
"old"). Therefore the City .. took" from our lnfill Lots to .. give'' 271 Building Permits, 
Water Connections and Sewer Connections to Wavecrest. We are Paying the Bill for the 
New State of Mind (i.e., ''new" over "existing"). We are paying to others' sole benefit 
and to our detriment and ruin. The City must draft legislation to compensate us for such 
taking (including but not limited to involuntary condemnation). The Commission should 
not approve Wavecrest until such compensation is resolved legally. 

Sincerely, 

. ('\/". 
Ar\'drWID~,a.( .. "t z_ . 

ADP: dictated and typed by voice recognition but hard copy not read before faxing 

P.03 

. . .-· 

. ... · 



Name -- · 
~------~------~------~---

' •· 

RE: Support for Wavecrest Village Planned Unit Development 
(Application No. A-1-HMB-99-051) 

Dear Coastal Commissioner: 

On behalf of my family I respectfully urge your approval of the 
unified Wavecrest Village/Middle School/Boys and Girls Club 
project in HalfMoon Bay. 

The project accomplishes the resource conservation, infill development, 
and educational beneficial use objectives ofthe Coastal Act and our 
Local Coastal Program, and therefore deserves your active support. 

C.~-\UFORNIA 
COASTAL COMMISSION 

r c~<:t vvue.t<l:. 

CCC Executive Director 

45 Fremont Street, Suite 2000 
San Francisco, CA 94105 
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"The Positive Place 
For Kids" 


