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SYNOPSIS:
The City of Half Moon Bay proposes to amend both its certified Land Use Plan map and
Implementation Plan map to redesignate and rezone two parcels located at 1430 South
Cabrillo Highway (7.8 acres) and one parcel located at 480 Wavecrest Road (0.51 acres).
The Land Use Plan (LUP) designation of the parcels would be changed from Horticulture
Business to Commercial Visitor Serving, and the Implementation Plan (IP) designation of
the parcels would be changed from Exclusive Floriculture (A-1) to Commercial-Visitor
Serving (C-VS). The LCP amendment consists entirely of LUP and zoning map changes
for the subject properties; no policies, standards or other text is proposed to be modified
or added to the certified LCP.
The staff recommends that the Commission certify the LCP amendment request as
submitted.
The principal issue raised by the proposed amendment is whether the proposed plan
designation and zoning district change from agricultural land use to commercial visitor
serving land use is consistent with Coastal Act provisions that, in applicable part, prohibit
the conversion of lands suitable for agricultural use to nonagricultural uses unless
continued or renewed agricultural use is not feasible.
The applicant submitted an economic feasibility evaluation for the proposed LCP
Amendment that analyzes several key variables affecting the economic viability of
agricultural use of the subject site as well as the surrounding area. The report concludes
that the viability of agricultural use of the site is severely limited and its continued or
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renewed use for agriculture is economically infeasible due primarily to (1) poor soils
(Class III), which limit agricultural production potential, (2) the high cost associated with
service from the Coastside Central Water District, which is the sole source of water at the
site, and (3) poor access to and from the site and the small parcel size, which limit
operational and logistic capabilities of the site. These factors, in addition to other factors
outlined in the economic feasibility analysis, have led to demonstrated lost revenues for
the nursery operation over a period of five years preceding its closure (2001-2005).
Coastal Act Section 30222, in applicable part, assigns priority of suitable lands to visitorserving commercial facilities over private residential, general industrial, or general
commercial development, but not over agriculture. Staff believes continued or renewed
agricultural use of the site is not feasible; further, the proposed LUP amendment would
accommodate future use of the site for visitor-serving commercial facilities, which are
assigned priority under Coastal Act Section 30222. Given the properties’ direct access to
Highway 1, close proximity to an existing coastal trail and recreation area, and the
adjacent existing C-VS designated property, the subject parcels are well suited for future
commercial visitor serving development under the proposed C-VS designation. The
property owners have indicated to the City that they wish to develop an RV/campground
at the former nursery site (referred to as “Birds of Paradise Campground”). The City has
reviewed preliminary plans for the proposed visitor serving development that would
include 55 RV parking sites with full service hook-ups, 20 prefabricated cabins, and other
associated recreational uses and support services such as a swimming pool, snack/eating
area, bird watching/learning area, meeting hall/multi-purpose room, general store, and an
office.
The subject property is also located within the urban services boundary where there is
adequate capacity to accommodate future commercial development that would be
accommodated by the proposed LCP amendment. Therefore, staff recommends that the
Commission find that LUP Amendment No. HMB-MAJ-3-08 as submitted is consistent
with the Chapter 3 policies of the Coastal Act.
The proposed Commercial-Visitor Serving (C-VS) zoning district is the district of the
certified Coastal Zoning Ordinance that matches the proposed Commercial-Visitor
Serving LUP designation. The purpose of both the district and the designation as stated
in the certified Coastal Zoning Code and Land Use Plan, respectively, is to serve the
needs of visitors attracted to coastal recreation opportunities. The range of principal and
conditional uses allowed within the C-VS zoning district are consistent with the principal
and conditional uses allowed within the C-VS LUP designation. Therefore, staff
recommends that the Commission find that the IP amendment as submitted conforms
with and is adequate to carry out the Land Use Plan, as amended by LCP Amendment
No. HMB-MAJ-3-08.
The motions to adopt the staff recommendation are found on pages 3 and 4.
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1. Staff Note
LCP amendment HMB-MAJ-3-08 was filed as complete on July 14, 2008. Pursuant to
Coastal Act Section 30517, the Commission voted on September 3, 2008 to extend the
90-day time limit to act on the LCP Amendment by a period of one year, from October
12, 2008 to October 12, 2009.
2. Analysis Criteria
To approve the amendment to the Land Use Plan (LUP), the Commission must find that
the Land Use Plan, as amended, would be in conformity with the policies of Chapter 3 of
the Coastal Act. To approve the amendment to the Implementation Plan (IP), the
Commission must find that the Implementation Plan, as amended, conforms with and is
adequate to carry out the policies of the Land Use Plan (LUP) portion of the City’s
certified LCP.

PART ONE: STAFF RECOMMENDATION, MOTIONS, AND RESOLUTIONS

I.

APPROVAL OF THE LUP AMENDMENT PORTION OF AMENDMENT
NO. HMB-MAJ-3-08 (NURSERYMEN’S EXCHANGE) AS SUBMITTED

MOTION 1: I move that the Commission certify Land Use Plan Amendment No.
HMB-MAJ-3-08 as submitted by the City of Half Moon Bay.
STAFF RECOMMENDATION OF CERTIFICATION AS SUBMITTED:
Staff recommends a YES vote. Passage of the motion will result in certification of the
land use plan amendment as submitted and adoption of the following resolution and
findings. The motion passes only by an affirmative vote of a majority of the appointed
Commissioners.
RESOLUTION TO CERTIFY THE LAND USE PLAN AMENDMENT:
The Commission hereby certifies the Land Use Plan Amendment No. HMB-MAJ-3-08 as
submitted by the City of Half Moon Bay and adopts the findings set forth below on the
grounds that the amendment conforms with the policies of Chapter 3 of the Coastal Act.
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Certification of the Land Use Plan amendment 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 plan on the environment; or 2) there are no further feasible alternatives or
mitigation measures which could substantially lessen any significant adverse impact
which the Land Use Plan Amendment may have on the environment.

II.

APPROVAL OF THE IP AMENDMENT PORTION OF AMENDMENT
NO. HMB-MAJ-3-08 (NURSERYMENS EXCHANGE) AS SUBMITTED

MOTION 2: I move that the Commission reject Implementation Program
Amendment No. HMB-MAJ-3-08 as submitted by the City of
Half Moon Bay as submitted.

STAFF RECOMMENDATION OF CERTIFICATION AS SUBMITTED:
Staff recommends a NO vote. Following the staff recommendation will result in
certification of the Implementation Program Amendment as submitted and the adoption
of the following resolution and findings. The motion passes only by an affirmative vote
of a majority of the Commissioners present.
RESOLUTION :
The Commission hereby certifies the Implementation Program Amendment No. HMBMAJ-3-08 for the City of Half Moon Bay as submitted and adopts the findings set forth
below on grounds that the Implementation Program as amended, conforms with and is
adequate to carry out the provisions of the Land Use Plan, as amended and certified, and
certification of the Implementation Program Amendment will meet the requirements of
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 Implementation Program Amendment on the environment; or 2) there are
no further feasible alternatives or mitigation measures that would substantially lessen any
significant adverse impacts on the environment that will result from certification of the
Implementation Program Amendment.
_________________________________________________________________
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PART TWO: BACKGROUND
The Commission finds and declares as following for LCP Amendment No. HMB-MAJ-308:
I.

PROPOSED LCP AMENDMENT

The City of Half Moon Bay proposes to amend both its certified Land Use Plan map and
Implementation Plan map to redesignate and rezone two parcels located at 1430 South
Cabrillo Highway (7.8 acres) and one parcel located at 480 Wavecrest Road (0.51 acres).
The Land Use Plan (LUP) designation of the parcels would be changed from Horticulture
Business to Commercial Visitor Serving, and the Implementation Plan (IP) designation of
the parcels would be changed from Exclusive Floriculture (A-1) to Commercial Visitor
Serving (C-VS). The LCP amendment consists entirely of LUP and zoning map changes
for the subject properties; no policies, standards or other text is proposed to be modified
or added to the certified LCP. (See Exhibit Nos. 3 & 4.)
For approximately 30 years, Nurserymen’s Exchange, Inc. operated an ornamental potted
plant nursery at 1430 South Cabrillo Highway. The company ceased operations at the
site in 2005 due to increasing operation costs and consistent loss of revenue in recent
years. The owner/operator of the former nursery has demonstrated that agricultural use
of the site is no longer economically viable and continued or renewed agricultural use is
not feasible (discussed in detail further detail below). According to the City’s staff report
for the proposed LCP amendment, the purpose of the LCP amendment is to accommodate
future visitor-serving commercial development on the subject property.
The property owners have indicated to the City that they wish to develop an
RV/campground at the former nursery site (referred to as “Birds of Paradise
Campground”). The City has reviewed preliminary plans for the proposed visitor serving
development that would include 55 RV parking sites with full service hook-ups, 20
prefabricated cabins, and other associated recreational uses and support services such as a
swimming pool, snack/eating area, bird watching/learning area, meeting hall/multipurpose room, general store, and an office. These visitor-serving commercial uses could
not be accommodated fully under the existing LUP and zoning designations for the site.
As noted in the City’s staff report, the approval and certification of the proposed LCP
amendment is not predicated on development of the proposed future RV/campground
development. The conceptual RV/campground proposal should be considered only as an
example of the type and intensity of development that could be developed if the proposed
LCP Amendment is certified.
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As the subject parcels are located between the sea and the first public road, any coastal
development permit approved by the City for future development at the site would be
appealable to the Coastal Commission.
The City has held Planning Commission and City Council meetings with regard to the
subject amendment request. All of those local hearings were duly noticed to the public.
Notice of the subject amendment has been distributed to all known interested parties. On
February 14, 2008 the Planning Commission approved Resolution P-05-08 that
recommended the City Council approve an ordinance for a rezoning and General Plan
amendment (Exhibit No. 9). On April 1, 2008, the City Council approved Ordinance C03-08 approving the LCP amendment (Exhibit No. 8). The ordinance indicates that the
action of the City will become effective immediately after certification by the Coastal
Commission and that the LCP amendment will be carried out in a manner fully consistent
with the Coastal Act.
II.

SITE DESCRIPTION

The three subject parcels are located southwest of downtown Half Moon Bay on the
south side of Wavecrest Road and east of Highway 1. The 7.8-acre former nursery site is
comprised of two parcels owned by Nurserymen’s Exchange, Inc. and was used as a
commercial potted plant nursery between 1974 and 2005. Nursery operations ceased in
2005 when operating and maintaining the nursery was no longer economically viable and
the site has been idle since its closure. The third subject parcel is a 0.51-acre parcel
located adjacent to the former nursery site and is developed with a single-family
residence, a legal non-conforming use. Surrounding land uses include undeveloped land
approved for agricultural use to the west, a visitor serving lodging facility and restaurant
to the east (Cameron’s Inn), a commercial greenhouse nursery to the south, and open
space owned by the Peninsula Open Space Trust (POST) to the north. (See Exhibit Nos.
1-3.)
The nursery site that is the subject of this LCPA is developed with two greenhouse
structures, an office, gravel driveways, and an outdoor growing area. The outdoor
growing area constitutes most of the site and contains raised mounds of decomposed
granite covered by black tarps. Of the 7.8 acres, the property has a production growing
area of only 4.47 acres consisting of 3.81 acres of open field and 0.66 acres of
greenhouse and hoop growing space. As discussed in detail in Finding C., the economic
viability of the existing adjacent nursery operation differs from the subject site largely
due to the difference in operational infrastructure relative to the subject site. The
adjacent nursery operation differs from the subject site in that it is developed with
modern glass greenhouses, which according to the applicant, allow for the production of
higher value stock compared to the planted pot operation at the subject site. Additionally,
the adjacent nursery site is larger (approximately 13 acres) and has direct access off of
Highway 1 and a loading dock, which minimize transportation costs. Similar to the
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subject site, the adjacent nursery site does not have a source of groundwater. However,
the modern greenhouse operation allows for more efficient water delivery compared to
the potted plant field operation at the subject site, thus further minimizing operational
costs.
The Natural Resources Conservation Service (NRCS) conducted a soil survey at the
subject site and determined that the site does not contain any “prime agricultural land” as
defined by Coastal Act Section 30113. The NRCS soil report indicates that the parcels
are of Class III Land Capability with a Storie Index Rating of 54, Watsonville loam. The
property is covered with 2-3 feet of compacted gravel, which does not support vegetation
growth and thus, does not support livestock grazing.
According to a biological report prepared for the subject parcels, the property contains
large mature trees that provide potential nesting habitat for sensitive avian species.
Additionally, a drainage ditch located on the north side of Wavecrest Road provides
potential habitat for the federally listed California red-legged frog and San Francisco
garter snake. No other environmentally sensitive habitat was identified on the subject
site.
Wavecrest Road is a designated Scenic Corridor in the City’s LCP. The site is largely
screened from public vantage points by a 12 to 14-foot-high Monterey cypress hedge that
surrounds the north, east, and south property boundaries. Wavecrest Road dead ends
approximately 0.5 miles to the west of the subject site at public recreational playing
fields. A public access trail extends from the end of Wavecrest Road to the beach
beyond. There are no public access trails at or through the subject parcels.

PART THREE: AMENDMENT TO LAND USE PLAN

I.

ANALYSIS CRITERIA

To approve the amendment to the Land Use Plan (LUP), the Commission must find the
LUP, as amended, will remain consistent with the policies of Chapter 3 of the Coastal
Act.
As submitted, the proposed LUP amendment is consistent with the policies of the Coastal
Act.
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II.

FINDINGS FOR APPROVAL OF THE LUP PORTION OF AMENDMENT
NO. HMB-MAJ-3-08 (NURSERYMEN’S EXCHANGE) AS SUBMITTED:

The Commission finds and declares as follows for Land Use Plan Amendment No. HMBMAJ-3-08:
A.

Amendment Description

The proposed amendment would change the certified LUP map to redesignate three
parcels totaling approximately 8.5 acres from Horticulture Business to CommercialVisitor Serving. The LUP portion of the proposed amendment is limited to this map
change; no changes to the text of the LUP are proposed.
1.

Current Horticulture Business Designation.

The certified LUP describes the intent of the Horticulture Business designation as
follows:
“to accommodate the City’s important horticulture/floriculture industry
permitting both field production and the use of nurseries and greenhouses
for cultivation, but excluding retail sales.”
The designation is generally consistent with the existing Exclusive Floriculture (A-1)
zoning designation, but is more restrictive with respect to accessory dwellings. Accessory
buildings related and customarily incidental to the principal use are permitted, including
housing for persons employed on the premises; no principal dwellings are permitted.
2.

Proposed Commercial-Visitor Serving Designation.

The certified LUP describes the intent of the Commercial-Visitor Serving designation as
follows:
“to cater to the needs of visitors attracted to coastal recreation. Visitorserving commercial uses not also provided for in the general commercial
areas will normally be found adjacent to coastal recreation areas or along
Highway 1. The intensity and nature of commercial development shall be
subordinate to the character of the recreational setting and existing
neighborhood character.”
Permitted uses include hotels, motels, restaurants, bars, equestrian supply stores, clubs,
guest ranches and lodges, recreational vehicle campsites, art galleries, fishing and boating
facilities, golf courses and sales and related uses. Uses not permitted under this
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designation include unrelated retail, office and professional services, service stations and
other highway related services normally found in the general commercial area.
B.

Priority Uses

Coastal Act Section 30222 states:
The use of private lands suitable for visitor-serving commercial recreational
facilities designed to enhance public opportunities for coastal recreation shall
have priority over private residential, general industrial, or general commercial
development, but not over agriculture or coastal-dependent industry.
The Coastal Act establishes certain priority uses that must be protected in favor of
allowing other competing land uses. Coastal Act Section 30222, in applicable part,
assigns priority of suitable lands to visitor-serving commercial facilities over private
residential, general industrial, or general commercial development, but not over
agriculture. As described above, the proposed amendment would redesignate the three
subject parcels from Horticulture Business to Commercial-Visitor Serving. As
agriculture is assigned priority over visitor-serving commercial facilities and the Coastal
Act strictly limits the conversion of agricultural land, the proposed LUP amendment
would not be consistent with Sections 30222, 30241, and 30242 of the Coastal Act if
continued or renewed agricultural use of the site is feasible. However, as discussed
below, several factors indicate that agricultural use of the site is not economically viable
under the current Horticulture Business designation and continued or renewed
agricultural use of the site is not feasible. Also, given the properties’ direct access to
Highway 1, close proximity to an existing coastal trail and recreation area, and the
adjacent existing C-VS designated property, the subject parcels are well suited for future
commercial visitor serving development under the proposed C-VS designation. As
continued or renewed agricultural use of the site is not feasible as discussed in Section C
below, the proposed LUP amendment would accommodate future use of the site for
visitor-serving commercial facilities consistent with the priority use provisions of the
Coastal Act.
C.

Agricultural Resources

Coastal Act Section 30241 states:
Prime agricultural land; maintenance in agricultural production
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:
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(a) By establishing 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.
Coastal Act Section 30241.5 states:
Agricultural land; determination of viability of uses; economic feasibility evaluation
(a) If the viability of existing agricultural uses is an issue pursuant to subdivision (b)
of Section 30241 as to any local coastal program or amendment to any certified local
coastal program submitted for review and approval under this division, the
determination of "viability" shall include, but not be limited to, consideration of an
economic feasibility evaluation containing at least both of the following elements:
(1) An analysis of the gross revenue from the agricultural products grown in the area
for the five years immediately preceding the date of the filing of a proposed local
coastal program or an amendment to any local coastal program.
(2) An analysis of the operational expenses, excluding the cost of land, associated
with the production of the agricultural products grown in the area for the five years
immediately preceding the date of the filing of a proposed local coastal program or
an amendment to any local coastal program.
For purposes of this subdivision, "area" means a geographic area of sufficient size to
provide an accurate evaluation of the economic feasibility of agricultural uses for
those lands included in the local coastal program or in the proposed amendment to a
certified local coastal program.
(b) The economic feasibility evaluation required by subdivision (a) shall be submitted
to the commission, by the local government, as part of its submittal of a local coastal
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program or an amendment to any local coastal program. If the local government
determines that it does not have the staff with the necessary expertise to conduct the
economic feasibility evaluation, the evaluation may be conducted under agreement
with the local government by a consultant selected jointly by local government and
the executive director of the commission.
Coastal Act Section 30242 states:
Lands suitable for agricultural use; conversion
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.
The Coastal Act requires that the maximum amount of agricultural land be maintained in
agricultural production and that conflicts between urban and agricultural land uses be
minimized. The long-term viability of soils must also be protected and conversions of
agricultural land to other uses are strictly limited.
As described above, the subject parcels are currently designated in the certified LUP as
Horticulture Business. This designation allows for horticulture/floriculture industry and
permits both field production and the use of nurseries and greenhouses for cultivation.
Consistent with the permitted uses of the Horticulture Business designation, two of the
three subject parcels have operated as an ornamental potted plant nursery for
approximately 30 years until business ceased in 2005 due to consistent revenue losses.
The third subject parcel is a legal non-conforming parcel that is developed with a singlefamily residence. The proposed LCP Amendment proposes to redesignate the subject
parcels from Horticulture Business to Commercial-Visitor Serving, which constitutes a
conversion of agricultural land. None of the subject parcels contain prime agricultural
land.
As cited above, Coastal Act 30242, in part, limits the conversion of lands that are suitable
for agricultural use to nonagricultural uses unless continued or renewed agricultural use is
not feasible. Any such permitted conversion shall be compatible with continued
agricultural use on surrounding lands. Coastal Act Section 30241.5 identifies a viability
test for conversion of agricultural lands when conversion is an issue in any LCP or LCP
amendment. The analysis required by Section 30241.5 to support conversion of
agricultural lands must include an economic evaluation of the gross revenue and
operational costs, excluding land values, of the crops in the geographic area of the
proposed land conversion.
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Pursuant to the requirements of Coastal Act Section 30241.5, the applicant submitted an
economic feasibility evaluation for the proposed LCP Amendment (see Exhibit No. 6).
The evaluation analyzes several key variables affecting the economic viability of
agricultural use of the subject site as well as the surrounding area. The report concludes
that the viability of agricultural use of the site is severely limited and its continued or
renewed use for agriculture is economically infeasible due primarily to (1) poor soils
(Class III), which limit agricultural production potential, (2) the high cost associated with
service from the Coastside Central Water District, which is the sole source of water at the
site, and (3) poor access to and from the site and the small parcel size, which limit
operational and logistic capabilities of the site. These factors discussed below, in
addition to other factors outlined in the economic feasibility analysis, have led to
demonstrated lost revenues for the nursery operation over a period of five years
preceding its closure (2001-2005).
1.

Poor Soils Limit Agricultural Production Potential

The poor soil quality at the site is a significant factor affecting the economic viability of
agricultural use of the site. The site soils are covered by more than two feet of packed
decomposed granite and gravel, which precludes soil-dependent farming at the site and
limits the use of the site to containerized plant production. Even if the top layer of
decomposed granite could be removed economically, the soil underneath is Class III soil,
which by definition, has severe limitations for tilled agriculture. As confirmed by a site
survey conducted by the Natural Resources Conservation Service (NRCS) (see Appendix
vi of Exhibit No. 6), none of the underlying soil is prime farmland. Thus, there is little
economic incentive for any prospective property owner to invest in the high cost of
removing the surface material to conduct open-field farming, thereby limiting the
agricultural use of the property to potted plant or greenhouse cultivation operations. As
described in detail below, the current owner/operator has demonstrated that continued or
renewed potted plant or greenhouse cultivation at the site is not economically viable.
2.

Lack of Economical Water Supply

The lack of low cost, high quality water is considered the most significant factor limiting
the economic viability of continued or renewed agricultural use of the property. An
adequate supply of affordable water is essential to produce price-competitive agricultural
products. The property does not have an adequate source of groundwater and thus, is
solely dependent on Coastside County Water District (CCWD) service for the provision
of water for irrigation. The applicant attempted to drill a well at the site in the past, but
was unsuccessful in finding an adequate groundwater supply, as the lack of available
groundwater is common on the west side of Highway 1 in the subject location.
The escalating cost and unstable supply of CCWD water contributed significantly to lost
revenue of the nursery business in recent years. According to the cost analysis provided
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by the applicant, CCWD water currently costs $1,908 per acre-foot. The cost of CCWD
is significantly higher than the cost of municipal water in other agricultural areas of the
state. For comparison, the cost of municipal water in three areas within California with
competing nursery industries is as follows:
Nipomo Community Service District $875/acre foot
Vista Irrigation District
$862/acre foot
City of Lodi Water Utility
$331/acre foot
The price of CCWD water has risen by 55% over the past five years (see Appendix ix of
Exhibit No. 6). According to the economic feasibility evaluation, the CCWD Board has
indicated that water prices are going to continue to increase annually by 7-10% for the
foreseeable future, in part because of the significant cost associated with the Hetch
Hetchy retrofit. The need for water rationing by CCWD is also on the rise, making the
site susceptible to an unpredictable supply of water (see Appendix xi of Exhibit No. 6).
In addition to the high costs, water rationing at the subject site directly impacts the
economic viability of agricultural operations by reducing production capability.
In contrast to the high cost of CCWD water, the cost of water at agricultural sites with an
adequate source of groundwater is limited to pumping costs. Thus, agricultural producers
have an incentive to farm sites that can be irrigated, at least in part, by pressurized
groundwater rather than sites that are solely dependent on CCWD water such as the
subject site. For example, the applicant’s main nursery facility, located approximately
four miles from the subject site, is served by a combination of well water and CCWD
water (as well as water recycling technologies). According to Nurserymen’s Exchange
water usage data, the overall cost of water at the applicant’s 20-acre main facility is less
than half the cost of CCWD water alone.
The economic feasibility evaluation references an economic study of San Mateo County
coastside agriculture conducted by the University of California (UC) in 1989. The report
looked at six key variables affecting agricultural revenues, including water supply. The
sampling provided under the nursery and floral segment of the study concludes a per-acre
net cash income in 1986 of $3,865.00. When revenue and expenses are adjusted for
inflation, the per-acre net income is reduced to $3,374.00. This model uses $0 as the cost
for water because the sampling was from farms that exclusively relied on groundwater.
When current CCWD water prices are used in the model, not counting an increase in cost
for the other five variables, the per-acre net income is reduced to a per-acre loss of
$2,350.00. Thus, this independent modeling demonstrates that continued or renewed
agricultural use of the site is not economically viable based on the cost of water alone.
The City’s LUP acknowledges the critical nature of an adequate water supply for
agriculture and states, “Without an ample supply of high quality low cost irrigation water,
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even the best soils in the City are not suitable for agricultural use”.1 Thus, the lack of
low cost irrigation water, coupled with poor soil quality described above, warrant the site
unsuitable for continued or renewed economically viable agricultural use.
3.

Limited Site Access

Agricultural operations at the site are also largely constrained by the small parcel size and
limited truck access. The applicant has indicated that transportation of finished
agricultural products to the marketplace are largely dependent upon trucks that are, on
average, 53 feet long. Entrance into the subject site is from Wavecrest Road, a narrow
two lane street which is only 16 feet wide at the entrance to the subject site. Due to the
narrow turning radius into the subject site, large trucks cannot enter the property.
Additionally, the subject site does not have a loading dock. When Nurserymen’s
Exchange was operating the nursery at the site, all finished product had to be loaded onto
smaller 22-foot-long trucks to transport the plants to its distribution facility about four
miles away. The plants were then reloaded onto larger trucks for national distribution.
The required extra handling and transport of finished product added significantly to the
cost of production. Due to the small parcel size (approximately 8 acres), construction of
adequate truck access and loading dock facilities would not be an economically viable
investment, as it would further constrain the already limited potential agricultural area.
Without access to the subject site for large trucks, the potential agricultural operations at
the site are limited by which markets could be served from the subject site, thus
constraining potential revenue sources.

4.

Continued or renewed agricultural use of the subject site would still be
infeasible even when considered together with Nurserymen’s Exchange
main facility as a single economic enterprise

Nurserymen’s Exchange operates its main nursery facility at the north end of the city of
Half Moon Bay, approximately four miles from the subject site. The main facility is
over 100 acres in size, including 40 acres of growing space. The nursery site that is the
subject of this LCP amendment is an "annex" to the main operation and totals
approximately 8 acres, including only 4.5 acres of growing space (in pots). Continued or
renewed agricultural use of the subject site would still be infeasible even when
considered together with Nurserymen’s Exchange main facility as a single economic
enterprise.
Aside from the vast difference in size and scale, the subject site lacks the infrastructure
that makes the main nursery site economically viable. In particular, the main facility site
includes modern greenhouses with water recycling facilities, a groundwater source, and a
1
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loading/shipping dock. The modern greenhouses at the main nursery facility provide
better climate and irrigation controls, which allow for growing higher value crops than at
the subject site. The water and truck access infrastructure limitations at the subject site
result in significantly higher operational costs than at the main facility. As described
above, all products from the subject site must be loaded onto small trucks and transferred
to the main facility because the subject site is too small to accommodate shipping/loading
dock facilities and does not provide adequate access for large trucks. This doublehandling of the nursery products from the subject site adds significant operational costs.
Furthermore, unlike the main facility, the subject site does not have a source of
groundwater and is therefore entirely dependent on water service from Coastside County
Water District (CCWD). As described above, the high cost of CCWD water at the
subject site results in operational costs that have consistently exceeded revenue for at
least the last five years. Moreover, the applicant has indicated that any capital investment
would logically go toward the main operation to upgrade the primary facilities (e.g.,
greenhouses, irrigation systems) rather than developing and/or upgrading the greenhouse
infrastructure at the subject site with little, if any, economic return. Therefore, continued
or renewed agricultural use at the subject site is not economically viable even if it is
considered together with the main nursery facility as one economic unit.
5.

Revenue from Horticulture/Floriculture Use

For at least five years preceding the date of the filing of the proposed LCP amendment,
Nurserymen’s Exchange lost money operating the horticultural nursery at the subject site
(see appendix iii of Exhibit No. 6). According to the economic feasibility evaluation,
revenue from all San Mateo County Floral and Nursery sales for the period 2001-2005,
adjusted for inflation, is down by 8.6 % with the unit price for most products being flat to
down (see appendices xiv and xv of Exhibit No. 6). Since 2004, the revenue per acre
adjusted for inflation has decreased by 10%. Between 2001-2006, floral and nursery
acreage in San Mateo County dropped by 13.4%.2 These numbers taken together suggest
that even though marginal acreage has continued to be taken out of production, revenue
per acre has continued to decline. As discussed in detail in the economic feasibility
evaluation (see Exhibit No. 6), the primary reasons for declining revenue of the
floriculture/horticulture industry are 1) increased imports of lower priced fresh cut
flowers, and 2) increased buying power of larger retailers through growth and
consolidation.
The economic feasibility evaluation references the San Mateo County Crop Reports,
which state that during the years 2001-2006, the total production value of floral and
nursery crops dropped by 25%. Reasons for this decrease include low returns, increased
regulation, and next generation owners exiting the industry. Other factors resulting in
revenue loss of agricultural production include rising transportation costs, decreasing size
2
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of labor force, revenue streams and competition, and increasing fuel/energy costs.
According to the USDA’s Economic Research Service 2006 Outlook Report “prices of
greenhouse and nursery crops will again be unable to rise enough to offset their higher
production costs.”3
The City acknowledged these constraints on the horticulture/floriculture industry when
the LUP was certified in 1996 and noted that there is little potential for the expansion of
existing horticulture/floriculture operations, or entry of new operators. The LUP states:
“The greenhouse industry in Half Moon Bay consists, without exception,
of family operations by second-generation family members. If these
operators had to purchase their land and finance their improvements
today, none of these operations would be economically feasible.
Prospects for future expansion of the greenhouse industry in the City are
minimal because of the high costs for land, water, and energy, and the
narrow margins on sales which are estimated to be two percent (2%) per
dollar of sales by existing operators. New entries would be faced with
very high costs that would prevent any return-on-investment. Given the
high costs of land, the high costs of building in an urban environment, the
high cost and limited availability of water, the narrow profit margin of
existing operators, and the growing competitive advantages of other
production areas, expansion of existing operations in the City or the entry
of new operators is not likely. There has been no new entry in over 17
years. Present operators regard prospects for further growth of their own
operations in the City as minimal. Preferred locations for both new and
expanded operations are available outside the City and in other regions.”
4

All of the key variables discussed above that impact agriculture generally, and
horticulture specifically, support the widely held view that the coastside horticulture
industry remains only marginally viable. In this case, the small size of the subject parcels
(approximately 8 acres total with approximately 4.5 acres of growing area) does not
warrant the capital investment required for a continued or renewed economically viable
horticulture operation at the subject site. The existing adjacent nursery operation is more
economically viable than the subject site largely due to the difference in operational
infrastructure relative to the subject site. The adjacent nursery operation is developed
with modern glass greenhouses, which according to the applicant, allow for the
production of higher value stock compared to the planted pot operation at the subject
site. Additionally, the adjacent nursery site is larger (approximately 13 acres) and has
direct access off of Highway 1 and a loading dock, which minimize transportation costs.
3
4
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Similar to the subject site, the adjacent nursery site does not have a source of
groundwater. However, the modern greenhouse operation allows for more efficient water
delivery compared to the potted plant field operation at the subject site, thus further
minimizing operational costs. Maintaining the subject property with a Horticulture
Business designation would mean that another horticulture operator would have to make
the same necessary investments at the site that Nurserymen’s Exchange has already
concluded cannot be economically justified.
6.

California Agricultural Land Evaluation and Site Assessment Model

The California Agricultural Land Evaluation and Site Assessment Model (LESA),
developed by the California Department of Conservation, is specifically intended to
provide lead agencies with guidance regarding the socioeconomic and environmental
implications of agricultural land conversion. LESA is a point based approach that is used
for rating the relative value of agricultural land resources. The model defines and
measures two separate sets of factors. The first set, Land Evaluation, includes factors
that measure the inherent soil-based qualities of land as they relate to agricultural
suitability. The second set, Site Assessment, includes factors that are intended to
measure social, economic, and geographic attributes that also contribute to the overall
value of agricultural land. The LESA Model is also designed to make determinations of
the potential significance of a project’s conversion of agricultural lands. The subject site
was evaluated under the LESA model and resulted in a final total score of 255. A total
LESA score of less than 39 means that the conversion of the subject site from agricultural
use is considered not significant (see appendix v of Exhibit No. 6). The key factors
contributing to the final score were the poor soil quality, small parcel size, and limited
water resource availability as described in detail above. Thus, the LESA model
evaluation provides another independent confirmation that conversion of the subject
parcels from agriculture use to commercial visitor serving use as proposed will not have a
significant impact on agricultural resources.
7.

Peer Review of Economic Feasibility Evaluation

As part of the City’s review of the proposed LCP Amendment, two outside parties were
enlisted to review the economic feasibility evaluation submitted by the applicant,
including Steve Wahlstrom of Wahlstrom & Associates and Professor James Wilen, an
agricultural economist at UC Davis College of Agriculture and Environmental Sciences.
Both Mr. Wahlstrom and Mr. Wilen concurred with the report’s findings that the subject
parcels are no longer economically viable for commercial agricultural production.
In a letter to the City dated March 24, 2008, Mr. Wilen states:

5
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“The analysis uses appropriate information, taken from reliable sources,
and develops a convincing case that the 7.5-acre parcel is not viable
currently for agriculture use. Moreover, the report demonstrates that,
given expected changes in the prices of agricultural outputs and the prices
of agricultural inputs, agricultural use of the parcel in the future is most
unlikely to be profitable. The report also shows that conversion of the
parcel from agricultural to another use would not significantly affect
agricultural production in San Mateo County.”
In a letter to the City dated April 24, 2008, Wahlstrom & Associates concludes:
“…W&A concludes that the subject site is not economically viable for
agriculture. Further, because there is no market to either rent or sell the
property we also conclude that the site is not viable for another
agricultural operator. W&A found the Economic Viability Evaluation
report to be thorough, and it included a substantial amount of third party
documentation about the site’s poor soil and the water conditions.
Moreover, the report relies on government data sources, which are factual
and not biased in favor of the Applicant’s request for a land use change.”
Therefore, given the reasons discussed above, the Commission finds that the LUP
amendment as proposed to redesignate the subject parcels from Horticulture Business to
Commercial-Visitor Serving is consistent with Coastal Act Section 30242, as continued
or renewed agricultural use of the parcels is not feasible.
D.

Visual Resources

Coastal Act Section 30251 states:

The scenic and visual qualities of coastal areas shall be considered and protected as
a resource of public importance. Permitted development shall be sited and designed
to protect views to and along the ocean and scenic coastal areas, to minimize the
alteration of natural land forms, to be visually compatible with the character of
surrounding areas, and, where feasible, to restore and enhance visual quality in
visually degraded areas. New development in highly scenic areas such as those
designated in the California Coastline Preservation and Recreation Plan prepared by
the Department of Parks and Recreation and by local government shall be
subordinate to the character of its setting.
Coastal Act Section 30251 requires development to be sited and designed to protect
views to and along the ocean and scenic coastal areas, to minimize the alteration of
natural land forms, to be visually compatible with the character of surrounding areas, and,
where feasible, to restore and enhance visual quality in visually degraded areas.
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The subject parcels are located adjacent to Wavecrest Road, a designated Scenic Coastal
Access Route in the City’s LCP. The parcels are also visible from Highway One. The
proposed redesignation of the parcels would allow new commercial visitor-serving
development along the Wavecrest Road Scenic Corridor.
The subject parcels are adjacent to a 1.25-acre parcel similarly planned and zoned for
commercial visitor serving development. Currently, the existing hotel and restaurant
located on the adjacent C-VS site largely block views to and across two of the three
parcels. The subject parcels are further obscured from view by a 12 to 15-foot-high
hedgerow that borders the perimeter of the parcels. These existing structures and the
existing vegetation would serve to screen any future commercial visitor-serving
development at the site.
Any proposed commercial visitor serving development at the site would require a coastal
development permit and would be required to meet the visual resources policies of the
LCP. The LCP contains broad visual resource protection policies as well as specific
implementing standards to protect coastal views, minimize alteration of natural
landforms, and ensure visual compatibility of development with the character of
surrounding areas consistent with the Coastal Act. Additionally, the Commercial-Visitor
Serving plan designation specifically requires that “the intensity and nature of
commercial development shall be subordinate to the character of the recreational setting
and existing neighborhood character.” The existing C-VS development located adjacent
to the parcels proposed to be redesignated to C-VS, in part, forms the character of the
recreational setting. Providing for new C-VS development in an area adjacent to an
existing commercial visitor serving development as proposed by the LUP redesignation
would allow for an intensity and nature of development that could be subordinate to the
character of the area. Any future commercial visitor serving development at the site
could be sited and designed to minimize potential significant adverse impacts to visual
resources by, among other means, ensuring adequate setbacks from Wavecrest Road,
clustering development in-line with other existing structures, utilizing colors and
materials that blend with the natural setting and existing development, and screening
development with new and existing vegetation.
Therefore, the proposed LUP amendment meets the requirements of and is in conformity
with Coastal Act Section 30251.
E.

Public Access and Recreation

Coastal Act Section 30211 prohibits development from interfering with public access to
the sea. Coastal Act Section 30212 requires that public access from the nearest public
roadway to the shoreline and along the coast shall be provided in new development
projects except where adequate access exists nearby.
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As described above, the proposed LUP amendment would change the property
designation of the three subject parcels from Horticulture Business to CommercialVisitor Serving. The subject parcels are located between Highway 1 and the sea adjacent
to the south side of Wavecrest Road. However, the subject parcels do not provide
shoreline access and there are no public access trails across any of the parcels that would
be affected by the proposed LUP amendment. An existing recreation area and coastal
access trail extends from the end of Wavecrest Road to the beach, approximately 0.5
miles from the subject site. The properties’ direct access to Highway 1, close proximity
to the existing coastal trail and recreation area, and the adjacent existing C-VS designated
property make the subject parcels well suited for future commercial visitor serving
development under the C-VS designation as proposed. Any future commercial visitor
serving development would be required to meet all of the applicable standards of the LCP
and the public access and recreation policies of the Coastal Act to ensure that any
proposed development would not interfere with public access to the sea (e.g., parking
congestion along Wavecrest Road, increased user impacts, etc.).
F.

Planning New Development

Section 30250(a) of the Coastal Act states that new development shall be located within
or near existing developed areas able to accommodate it or in other areas within or near
adequate public services and where it will not have significant adverse effects, whether
individually or cumulatively, on coastal resources. The intent of this policy is to direct
development toward more urbanized areas where services are provided and potential
impacts to resources are minimized.
The subject parcels proposed to be redesignated from Horticulture Business to
Commercial-Visitor Serving (C-VS) are contiguous with a 1.25-acre existing C-VS
designated parcel developed with an existing visitor serving inn and restaurant
(Cameron’s Inn). The proposed redesignation of the subject parcels would continue a
logical commercial visitor serving area adjacent to Highway 1 near downtown Half Moon
Bay.
The property is currently served by a 2-inch-diameter Coastside Central Water District
(CCWD) water connection. This existing waterline connection would serve future
proposed commercial visitor serving development at the site. Should future
development require additional water capacity, the City has indicated that there are
priority connections available for purchase from CCWD. Section 18.05.020(A) of the
Zoning Code and Table 10.3 of the LCP designate commercial visitor serving facilities,
such as campground and RV parks, as priority land uses, which would allow the owner
to purchase a priority water connection directly from CCWD.
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The two former nursery parcels are not currently served by public sewer connections.
During the City’s review of the proposed LCP amendment and conceptual plans for the
proposed RV/campground, the City determined that installation of a public sewer line
within Wavecrest Road has the potential to result in growth inducing impacts. The City
conditioned its approval of the LCP Amendment to prohibit the construction of a sewer
line as part of the future C-VS development at the site (Exhibit No. 7). A public sewer
line serving the adjacent C-VS parcel exists within Wavecrest Road. The applicant
indicates that this sewer line would be extended to serve the subject parcel and future
C-VS development.
As discussed above in Finding II.C., continued or renewed use of the site for agriculture
is not feasible. The proposed redesignation of the site from an agricultural designation to
a commercial-visitor serving designation would allow for an alternative priority use of
the site in an area where impacts of such development on coastal resources can be
minimized.
The C-VS designation would allow for commercial visitor serving uses of the site such as
hotels, motels, restaurants, bars, equestrian supply stores, clubs, guest ranches and lodges,
recreational vehicle campsites, art galleries, fishing and boating facilities, golf courses
and sales and related uses. As discussed above, conceptual plans have been submitted to
the City for the development of an RV/campground at the site. Such an intensification of
use of an area can lead to significant adverse impacts on coastal resources. However, the
proposed amendment would not lead to significant adverse impacts on coastal resources
as: (1) the site is within the urban area of Half Moon Bay and would have adequate
public services; (2) the site currently contains no environmentally sensitive habitat areas;
(3) the site is not located where future development would adversely affect public access
to the shoreline; and (4) new development that results from the proposed change in land
use designation could be designed in a manner that would be compatible with the visual
character of the area. Additionally, any future commercial visitor serving development
would be required to meet all of the applicable standards of the LCP and the public
access and recreation policies of the Coastal Act to minimize and/or avoid potential
significant adverse individual or cumulative impacts to coastal resources. Any coastal
development permit approved by the City for future C-VS development would be
appealable to the Coastal Commission.
Therefore, the proposed amendment is consistent with Section 30250(a) of the Coastal
Act because: (a) the area affected by the amendment is located in a developed area with
adequate public services able to accommodate the proposed uses; and (b) the amendment
will not result in any adverse effects, either individually or cumulatively, on coastal
resources.
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PART FOUR: AMENDMENT TO IMPLEMENTATION PROGRAM
I.

ANALYSIS CRITERIA

Section 30513 of the Coastal Act establishes the criteria for Commission action on
proposed amendments to certified Implementation Programs (IP). Section 50513 states,
in applicable part:
…The commission may only reject zoning ordinances, zoning district
maps, or other implementing actions on the grounds that they do not
conform with, or are inadequate to carry out, the provisions of the
certified land use plan. If the commission rejects the zoning ordinances,
zoning district maps, or other implementing actions, it shall give written
notice of the rejection specifying the provisions of land use plan with
which the rejected zoning ordinances do not conform or which it finds will
not be adequately carried out together with its reasons for the action
taken.
To approve the amendment, the Commission must find that the amended Implementation
Plan will conform with and adequately carry out the provisions of the LUP as certified.
For the reasons discussed in the findings below, the proposed amendment to the
Implementation Program is consistent with and is adequate to carry out the certified Land
Use Plan.
II.

FINDINGS FOR APPROVAL OF THE IP PORTION OF AMENDMENT
NO. HMB-MAJ-3-08 (NURSERYMEN’S EXCHANGE) AS SUBMITTED:

The Commission finds and declares as following for Implementation Plan Amendment
No. HMB-MAJ-3-08:
A.

Description of Proposed Implementation Plan Amendment

The proposed amendment would rezone the three subject parcels from the Exclusive
Floriculture (A-1) zoning district to the Commercial-Visitor Serving (C-VS) zoning
district (see Exhibit No. 5).
The Exclusive Floriculture (A-1) district is designed to accommodate nurseries,
greenhouses, field flowers for the propagating and cultivating of plants and cut flowers,
and single-family dwellings which are accessory to the permitted uses. Retail sales are
not allowed in the A-1 district.
The proposed Commercial-Visitor Serving (C-VS) district is designed to provide
“Recreational Commercial areas that serve the needs of visitors attracted to coastal
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recreational opportunities, emphasizing ease of movement and attractiveness for the
pedestrian while allowing safe and efficient movement of vehicles, having a consistent
design theme, and protecting coastal resources.” The C-VS district also requires that the
intensity and nature of Visitor Serving Commercial uses be subordinate to the character
of the recreational setting and existing neighborhood setting.
Permitted uses in the C-VS zoning district include uses such as: art gallery, retail sales,
seasonal agricultural sales, bed and breakfast, spa resort, hotel/motel or time share, park
or recreation facility and cultural institution. Conditionally permitted uses include uses
such as: eating and drinking establishments, vehicle equipment sales or service,
campground or RV park, and club or lodge. (See Exhibit No. 7 for a complete table
summarizing all of the permitted uses in the C-VS zoning district.)
The proposed Implementation Plan Amendment is limited to the above-described change
to the zoning map. No text changes are proposed.
B.

Adequacy of Implementation Program Change

The Commercial-Visitor Serving (C-VS) zone is the zoning district of the certified
Coastal Zoning Ordinance that carries out the Commercial-Visitor Serving designation of
the LUP.
For any proposed change to a property’s zoning designation to be certifiable, the
implementing zoning designation must be shown to conform with its land use plan
counterpart and adequately carry out all applicable LUP policies. In this case, the
proposed LUP and IP map designations would share the same “Commercial-Visitor
Serving” title and, as described in the narrative description of the purpose and intent of
the C-VS land use and zoning categories, would allow for the same range of uses that
would serve the needs of visitors attracted to coastal recreation opportunities. Moreover,
no other zoning district’s allowable uses would more closely match with the uses
enumerated under the LUP’s C-VS designation. Thus, given this consistency between
LUP and zoning designations, the proposed C-VS zoning classification will conform with
and be adequate to carry out the policies and standards of the C-VS classification of the
LUP as amended.
Therefore, the Commission finds that proposed Amendment No. HMB-MAJ-3-08 to the
Implementation Plan conforms with and is adequate to carry out the Land Use Plan, as
amended by LCP Amendment No. HMB-MAJ-3-08.
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PART FIVE: CALIFORNIA ENVIRONMENTAL QUALITY ACT
Section 21080.5 of the California Environmental Quality Act (CEQA) exempts local
governments from the requirement of preparing an environmental impact report (EIR) in
connection with a local coastal program (LCP). Instead, the CEQA responsibilities are
assigned to the Coastal Commission. Additionally, the Commission’s LCP review and
approval procedures have been found by the Resources Agency to be functionally
equivalent to the environmental review process. Thus, under Section 21080.5 of CEQA,
the Commission is relieved of the responsibility to prepare an EIR for each LCP and LCP
amendment submitted for Commission review and approval. Nevertheless, the
Commission is required when approving an LCP to find that the LCP does conform with
the applicable provisions of CEQA.
Public Resources Code section 21080.5(d)(2)(A) mandates that the proposed LCPA not
be approved if there are feasible alternative or feasible mitigation measures available
which would substantially lessen any significant adverse impact which the activity may
have on the environment.
As stated above, the City of Half Moon Bay LCP amendment MAJ-3-08 consists of a
change to the LUP and zoning maps. The Commission incorporates its findings on
Coastal Act and land use plan conformity at this point as it is set forth in full above.
These findings address and respond to all public comments regarding potential significant
adverse environmental effects of the proposed amendment that were received prior to
preparation of the staff report.
The Commission finds that, as proposed, the approval of the City of Half Moon Bay LCP
amendment HMB-MAJ-3-08 will not result in significant unmitigated adverse
environmental impacts within the meaning of CEQA. Any future individual development
projects would require coastal development permits issued by the City of Half Moon Bay,
or in the case of areas of original jurisdiction, by the Coastal Commission. Throughout
the Coastal Zone, specific impacts associated with individual development projects are
assessed through the CEQA environmental review process. Thus, an individual project’s
compliance with CEQA would be assured.
Therefore, the Commission finds that there are no other feasible alternatives or mitigation
measures within the meaning of CEQA which would further reduce the potential for
significant adverse environmental impacts.
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