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STATE OF CALIFORNIA — NATURAL RESOURCES AGENCY GAVIN NEWSOM, GOVERNOR

CALIFORNIA COASTAL COMMISSION

455 MARKET STREET, SUITE 228
SAN FRANCISCO, CA 94105
PHONE: (415) 904-5200

FAX: (415) 904-5400

WEB: WWW.COASTAL.CA.GOV

CDP Appeal

Appeal to the California Coastal Commission of a local CDP decision

1. Filing information

Appeal number:  A-2-HMB-20-0048

District: North Central Coast District Office
Date appeal filed: 08/12/2020

2. Commissioner appellant information

Appellants: Commissioners Linda Escalante & Caryl Hart

3. Local CDP decision being appealed

Local government name: City of Half Moon Bay
Local government approval body: Planning Commission
Local government CDP application number: PDP-20-040

Local government CDP decision: Approval with conditions
Date of local government CDP decision: 07/14/2020

Location and description of the development that was approved or denied by the local
government.

Coastal development permit to restructure daily parking fees and resident-only parking
passes and accept the State Parks Golden Bear pass at the Poplar Beach Parking Lot,
located at the western terminus of Poplar Street, City of Half Moon Bay (APN 064-151-
080).
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Appeal of local CDP decision
Page 2

4. Grounds for this appeal

See attached.

5. Commissioner Escalante certification

| attest that to the best of my knowledge, all information and facts in this appeal are
correct and complete. Ef’msmned by:

Commissioner signature:

Date signed: 08/24/2020
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Appeal of local CDP decision
Page 2

4. Grounds for this appeal

See attached.

5. Commissioner Hart certification

| attest that to the best of my knowledge, all information and facts in this appeal are
correct and complete. DocuSigned by:

CW‘/,L tart

+EE2DEAAABBS4DF—

08/24/2020

Commissioner signature:

Date signed:

A-2-HMB-20-0048
Exhibit 3
Page 3 of 4



Appeal Reasons - City of Half Moon Bay CDP Application PDP-20-040

The City of Half Moon Bay approved a coastal development permit (CDP) to
charge/restructure daily parking fees at the Poplar Beach parking lot at the western
terminus of Poplar Street in the City of Half Moon Bay in San Mateo County. Currently,
the City charges an hourly rate of $2 per hour for all users and allows residents to
purchase a yearly parking pass specific to this lot for $103. The City-approved CDP
would charge/increase daily fees of/to $10 per day (for vehicles shorter than 20-feet in
length) and $15 per day (for horse trailers or vehicles longer than 20-feet),
charge/increase the cost of annual resident-only parking passes to $165, add a new 9-
month off-peak resident-only annual parking pass for $90, and accept the State Parks
low-income “Golden Bear” pass. The City’s approval raises questions regarding its
consistency with Coastal Act and LCP provisions related to public recreational access,
including with respect to the requirement that such access opportunities be protected
and maximized, particularly in relation to lower cost opportunities.

First, while the City has characterized its action as modifying existing parking fees, it is
not clear that the parking fees currently being charged at the Poplar Beach parking lot
have ever been recognized by a valid CDP. In fact, the available evidence appears to
indicate that while the City took various non-CDP actions in initiating parking fees in
2009 and 2011, the fees themselves were not authorized by a CDP. If so, it is
inaccurate to identify the project as modifying fees, and rather it needs to be evaluated
in terms of a proposal to charge fees for the first time at a site where parking is free (i.e.,
because the baseline for CDP review is the legally-established baseline, including in
terms of required CDPs).

Second, both the Coastal Act and the LCP require that public recreational opportunities
be protected and maximized, particularly in relation to lower cost opportunities, and that
parking areas be distributed in such a way as to appropriately distribute users (including
Coastal Act Sections 30210, 30212.5 and 30213, which are directly incorporated into
the LCP, and LCP Policy 2.2). However, parking fees can have a significant adverse
impact on public recreational access users, especially those least able to afford such
fees. The City’s action did not analyze this potential impact, and although the fees are
framed as a tool to help distribute visitors to other public parking lots and beaches, the
actual effect of such fees in that regard, including off-site effects from users seeking free
parking options elsewhere, is not clear from the City’s analysis. Further, the City’s action
does not treat all users equally, and in fact provides a series of resident-only access
benefits, which raises questions not only of fairness, but also the way it
disproportionately penalizes visitors, even moreso for those least able to afford such
fees.

In summary, the City-approved project raises questions regarding its consistency with
LCP provisions related to public recreational access, and it warrants further
Commission review and deliberations regarding these issues.
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APPLICABLE HALF MOON BAY LCP & COASTAL ACT POLICIES

LUP 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.”

LUP Policy 2.2(c)

“Maximize public access to and along the coast and maximize public recreational
opportunities in the coastal zone consistent with sound resources conservation
principles and constitutionally protected rights of private property owners.”

Coastal Act 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.”

Coastal Act 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.”

Coastal Act Section 30213

“Lower cost visitor and recreational facilities and housing opportunities for persons and
families of low to moderate income, as defined by Section 50093 of the Health and
Safety Code, shall be protected, encouraged, and where feasible, provided.
Developments providing public recreational opportunities are preferred. New housing in
the Coastal Zone shall be developed in conformity with the standards, policies, and
goals of local housing elements adopted in accordance with the requirements of
subdivision (c) of Section 65302 of the Government Code.”
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Community Development Department

Jill Dever Ekas, AICP, Director

Date: July 14, 2020

To: Honorable Chair and Planning Commissioners

From: Jill Ekas, Community Development Director

Subject: Poplar Beach Parking Lot Fee Structure and Rates Coastal Development Permit —

Responses to Comments

California Coastal Commission staff and City staff have been discussing the proposed Coastal
Development Permit for updating the fee structure and rates for the Poplar Beach parking lot.
Coastal Commission staff submitted comments via email in the afternoon of July 13, 2020;
however, due to temporary problems with the City’s Outlook email, delivery was delayed until
very late Monday night. City staff sent a response today. Coastal Commission staff indicated
that they are considering City staff input and will have no more written comments before the
Planning Commission hearing this evening, July 14, 2020. The communication involved an email
exchange, excerpted below which includes all of the California Coastal Commission (CCC) staff
comments and City staff responses. The Coastal Commission staff email is attached to this
memo along with several other supporting documents.

CCC Question/Comment. 2009 CDP for Initial Parking Fees for Poplar Beach Parking Lot:

The staff report indicates that this CDP included a mechanism for fee collection, but goes on to
say that it didn’t specifically include installation of a parking pay station, and that this
installation was “intended” given City Council’s earlier adoption of the fees. As we discussed, we
would like to take a look at that CDP to better understand what was approved and what
analysis was conducted at that point, whenever you have a chance to send that over.

City Response: The following documents were provided to Coastal Commission staff and are
attached to this memo:

° 2009 City Council fee adoption

° 2011 City Council fee amendment

° 2011 CDP report for installation of pay parking station

. Coastal Commission letter acknowledging the City’s 2011 CDP

CCC Question/Comment. Signage:

Signage should provide information about the Golden Bear passes: how to get the pass, who
qualifies, who to contact, and the process, and all information on signage should be in Spanish
in addition to English.
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City Response: In telephone conversation, City staff previously confirmed that the City’s
standard for City park signage is bilingual English/Spanish. City staff further notes that the City
of Half Moon Bay employs staff to review all Spanish communications and help make sure
information is well broadcast.

CCC Comment. Analysis of change/intensity of use and affordability of parking options

As discussed, the below questions outline the type of analysis that we would expect from the
City on the change/intensity of use and affordability of parking options. My understanding is
that you feel some of this analysis is included in the staff report, but we look forward to
discussing further.

CCC Question/Comment. There are now annual pass options for residents and annual pass
options for low-income residents through State Parks’ Golden Bear program. However, there are
likely many people that may not fall into either of these categories. For example, families that
don’t meet the parameters to qualify for the Golden Bear program, but may not have the funds
for the annual resident pass or to pay daily flat fees. What are all the groups of people who this
may impact, and how? What is the user base? How will the change from hourly to daily flat rate
fees impact lower income users?

City Response: Responses follow and cover the subject of annual passes for both local and non-
local beach visitors.

e Locals: We believe that this is well covered by the new two-tier annual pass provisions for
locals.
o Current Annual Parking Pass: The Poplar Beach parking pass offered to residents is
currently annual and costs $103. In recent year, pass sales have been modest:
= 2019—35 passes
= 2018—41 passes
= 2017—51 passes

o Half Moon Bay Residential Income Demographics: Local demographics indicate very
low-income residents who would qualify for the Golden Bear pass as well as higher
income households who can readily purchase passes. Median household income in
San Mateo County is $114,000. City staff have also conducted community
engagement at Poplar Beach and in our multi-family residential neighborhoods
where incomes are lower to moderate. We know that our residents love Poplar
Beach. Many of them walk and ride their bikes, so they never pay for parking. We try
to support multi-modal beach access with bike parking, bike repair stations, and
other amenities. The Coastal Trail, neighborhood streets, and highway crossings
provide ample non-vehicular connectivity to Poplar Beach.

o 9-month Annual Pass: This new pass is only $90. In setting this up, it was the City’s
intent to address the population that you identify as perhaps being overlooked as
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well as to address the need for distributing public access opportunities to mitigate
against impacts of overcrowding per Coastal Act Section 30212.5. Relative to the
past $2/hour rate, this is equivalent to 45 hours of parking. For locals who park at
Poplar Beach parking lot for 2-3 hours, this covers 15-22 visits to the beach, or less
than one visit every two weeks or so. Locals will save a lot of money with the 9-
month pass if they are more frequent visitors, which many pass-holders are. For
example, locals who park for 2 hours at Poplar Beach parking lot twice a week over
the 9 month period would have to pay about $312 via the existing rates if they don’t
have a pass. The current annual pass rate is $103.

o 12-month Annual Pass: At $165, this pass is also a far less expensive option than the
current S2/hour rates for the same scenario: twice weekly visits, two hours per
visit, for 12 months. With the current rates, that would cost $416.

¢ Non-Locals: We have tried to do similar research of regional user demographics and income
levels for grant applications in the past, but it is very difficult to parse this out. Here are
some framing concepts for you to consider. Coming to the beach in Half Moon Bay is one of
the most affordable recreational options in the region. Non-locals tend to come for the day,
especially families on weekends. For this vast majority of non-local visitors, the cost of
parking at the Poplar Beach parking lot would be the same as it is now (5 hours at $2/hour =
$10). If their stay happens to be shorter by an hour or so, they might pay $2-4 dollars more
for parking, e.g. the cost of a fast food lunch or a nice cup of coffee.

CCC Question/Comment. Are there comparable annual resident parking passes at the other
beach parking lots in the City?

City Response: No, there are not. The City is the only provider of free beach parking in Half
Moon Bay: Miramontes Point Road parking lot, Smith Field parking lot, and public streets
throughout the western neighbors are all well used by locals; and as noted above, many locals
prefer to access the beach on foot or by bike. Also, remember that State Parks operates the
majority of formal beach parking areas in the city and charges a $10 flat rate, and does not
open all of their lots unless they anticipate especially high volumes of weekend beach visitation.
This operational choice forces concentration of use to Francis and Poplar and reduces options
for both visitors and locals. Again, the two-tier local pass option and honoring of the Golden
Bear pass is intended to help with distribution to avoid overuse.

CCC Question/Comment. Will this increase in cost of annual resident parking passes,
introduction of the Golden Bear pass, and change from hourly to daily flat rate fees impact
other beach parking lots and how?

City Response: This remains to be seen but is not anticipated. We have evidence that $10-
15/day is well-accepted by many coastal visitors as we have observed heavy use of the Francis
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Beach parking lots as well as the private pop-up lots on Kelly Avenue. As you noticed in the staff
report, the City intends to impose a condition of approval upon ourselves to monitor and adjust
rates if found necessary over time.

CCC Question/Comment. How many nearby street parking spaces are there? Other parking?

City Response: As we discussed in our call, it is very difficult to count neighborhood parking
spaces. The proximate neighborhoods (Arleta Park and Alsace Loraine) primarily lack street
frontage improvements (sidewalk, curb and gutter) and parking configuration varies a lot. The
City reviewed the extent to which coastal visitors park on these neighborhood

side street parking spaces when we updated the 2018 ADU ordinance. Our understanding of
the parking patterns in these areas was based on field study by staff (again, including me) over
a multi-month period. This is mapped in the ADU Ordinance and is a helpful baseline for future
comparison. Other parking areas, as listed in the staff report, include the State Beach fee
parking lots and the City’s free Miramontes Point Road and Smith Field parking lots. Also of
note, some coastal visitors park Downtown and walk or bike to the beach. Bike rentals are
available Downtown. And finally, there are a number of pop-up parking lots, as already
mentioned. This of course does not touch upon the comprehensive approach to providing
parking for large events such as the Pumpkin Festival which goes far beyond the scope of Poplar
Beach parking lot.

CCC Question/Comment. How will a daily flat rate fee impact parking lot use, when compared to
hourly fees?

City Response: We don’t anticipate any change on the weekend. We are confident that it will
continue to be full. For weekdays, where more visitors are local, we anticipate that there will be
more interest in the two-tier annual parking passes. Also, as a practical note, we recognize that
locals have already figured out how to avoid paying by parking on public streets, or
walking/biking to the beach.

Attachments:
. Coastal Commission Staff email regarding Poplar Beach Parking Lot, July 13, 2020
° City of Half Moon Bay Poplar Beach Parking Lot Fee and Coastal Development Permit
Documentation
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From: KoppmanNorton, Julia@Coastal

To: Jill Ekas

Cc: Brittney Cozzolino; Rexing, Stephanie@Coastal
Subject: Poplar Beach Parking Fee Increase

Date: Monday, July 13, 2020 11:20:50 PM
Attachments: imaqge001.png

Hi Jill,

Thanks for the call earlier today, and again, thank you for working with us on our concerns with
regards to the Poplar Beach Parking fee increase. As always, we really appreciate your attentiveness
to these concerns. Specifically, as we mentioned a couple weeks ago, we had concerns regarding
low-income parking pass options, and we appreciate that you’ve added State Parks” “Golden Bear”
pass as an option at the Poplar Beach Parking Lot. Below are points that we discussed on the phone
today, and we look forward to continuing to coordinate with the City on these points.

) u

e 2009 CDP for Initial Parking Fees for Poplar Beach Parking Lot
o The staff report indicates that this CDP included a mechanism for fee collection, but
goes on to say that it didn’t specifically include installation of a parking pay station, and
that this installation was “intended” given City Council’s earlier adoption of the fees. As
we discussed, we would like to take a look at that CDP to better understand what was
approved and what analysis was conducted at that point, whenever you have a chance
to send that over.
e Signage
o Signage should provide information about the Golden Bear passes: how to get the pass,
who qualifies, who to contact, and the process, and all information on signage should
be in Spanish in addition to English.
e Analysis of change/intensity of use and affordability of parking options
o As discussed, the below questions outline the type of analysis that we would expect
from the City on the change/intensity of use and affordability of parking options. My
understanding is that you feel some of this analysis is included in the staff report, but
we look forward to discussing further.

m There are now annual pass options for residents and annual pass options for
low-income residents through State Parks’ Golden Bear program. However,
there are likely many people that may not fall into either of these categories. For
example, families that don’t meet the parameters to qualify for the Golden Bear
program, but may not have the funds for the annual resident pass or to pay daily
flat fees. What are all the groups of people who this may impact, and how?
What is the user base? How will the change from hourly to daily flat rate fees
impact lower income users?

m Are there comparable annual resident parking passes at the other beach parking
lots in the City?

m Wil this increase in cost of annual resident parking passes, introduction of the
Golden Bear pass, and change from hourly to daily flat rate fees impact other
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beach parking lots and how?

m How many nearby street parking spaces are there? Other parking?

= How will a daily flat rate fee impact parking lot use, when compared to hourly
fees?

Have a great rest of the day!

Best,
Julia

Julia Koppman Norton
Coastal Planner

North Central Coast District
California Coastal Commission
(415) 904-5292
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Resolution No. C-72-09

A RESOLUTION OF THE CITY OF HALF MOON BAY ESTABLISHING PARKING
FEES FOR THE POPLAR BEACH PARKING LOT

WHEREAS, the City of Half Moon Bay owns the property at Poplar Beach that is
currently being used for parking by passenger vehicles and horse trailers; and

WHEREAS, The City desires to improve the parking lot and surrounding area for the
public’s use and enhance public safety; and

WHEREAS, a user fee is necessary to fund the ongoing maintenance of the parking lot
and surrounding area; and

NOW, THEREFORE, BE IT RESOLVED THAT

The City Council of the City of Half Moon Bay hereby establishes a user fee for parking
at Poplar Beach: passenger vehicles $10.00 per day, horse trailers $15.00 per day, and
yearly passes for Half Moon Bay residents at $50.00 per year, per vehicle.

I, the undersigned, hereby certify that the forgoing Resolution was duly passed and
adopted on the 4™ day of August, 2009 by the City Council of Half Moon Bay by the
following vote:

AYES, Councilmembers: Fraser, McClung, Patridge & Mayor Muller

NOES, Councilmembers:

ABSENT, Councilmembers: Grady

ABSTAIN, Councilmembers:

ATTEST:
Fe Bnsy G N
Siobhan Smith, City Clerk ,Jt%n Muller, Mayor

j

—

APPROVED AS TO FORM:

Anthony P. Condot’u City Attorney
A-2-HMB-20-0048
Exhibit 5
Page 7 of 11



Resolution No. C-26-11

A RESOLUTION OF THE CITY OF HALF MOON BAY
AMENDING VEHICLE PARKING FEES FOR POPLAR BEACH PARKING LOT
ESTABLISHED BY RESOLUTION C-10-11 AND C-72-09

WHEREAS, City Council Resolution No. C-10-11 adopted on March 1, 2011 amended
vehicle parking fees established by Resolution C-72-09, adopted on August 4, 2009 for
Poplar Beach Parking Lot located on the City of Half Moon Bay property in the vicinity of
Poplar Beach, and

WHEREAS, the City has staff recommended amendments to the vehicle parking fees for the
aforementioned parking lot allowing pro-rata annual fees for vehicles registered to an
address within Half Moon Bay City limits.

NOW, THEREFORE, BE IT RESOLVED THAT

The City Council of the City of Half Moon Bay hereby amends vehicle parking fees
established by Resolution No. C-10-11 for the City Parking Lot at Poplar Beach as follows:

e Vehicle not longer than 20 feet: $2.00 per hour or $10.00/day
e Horse trailer or vehicle longer than 20 feet: $3.00 per hour or $15.00/day
Resident parking permit for a passenger
Vehicle/pick-up truck registered to an
address within Half Moon Bay City limits: $50.00 per year pro-rated
quarterly

The vehicle parking fees will become effective on June 1, 2011 upon installation of “pay
station” and posting of signs at the parking lot providing notice of fees.

* * * *

I, the undersigned, hereby certify that the forgoing Resolution was duly passed and adopted
by the City Council of the City of Half Moon Bay, San Mateo County, California, at a meeting
held on the 17th day of May 2011, by the following vote of members thereof:
Ayes, Councilmembers: Alifano, Fraser, Kowalczyk, Muller & Mayor Patridge

Noes, Councilmembers:

Absent, Councilmembers:

Abstain, Councilmembers:

ATTEST: / P
) - { / . ’ i "
8" 5 e '7 ; . / ’ ./ / g
%ww\\ L ,f/ (v oz Lot
Siobhan Smith, City Clerk Naomi Patridge, Mayor /
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BUSINESS OF THE CITY OF HALF MOON BAY PLANNING DIRECTOR

AGENDA REPORT
For meeting of: March 31, 2011
TO: Steve Flint, Planning Director
TITLE: CDP 007-11 - Coastal Development Permit to Allow the Installation and

Operation of a Parking Pay Station at the Poplar Beach Parking Lot
(APN 064-151-080)

RECOMMENDATION

Approve a Coastal Development Permit and file a Notice of Exemption as adequate
environmental documentation for the project.

SUMMARY

This Coastal Development Permit (CDP) will allow the installation of a Parking Pay
Station at the City’s Poplar Beach Parking Lot at the west end of Poplar Street. The
CDP Is required in accordance with section 18.20.025 because the installation is
considered development as defined in the Zoning Code.

BACKGROUND

On June 25, 1998, the Planning Commission approved PDP 25-98, a Coastal
Development Permit for the construction of a public parking lot at the westerly terminus
of Poplar Street.

On March 1, 2011, the City Council adopted a resolution amending vehicle parking fees
that had been established for the Poplar Beach Parking Lot in August 2009. At that
time, the fees were as follows:

e Passenger Vehicles: $10.00 per day
e Horse Trailers: $15.00 per day
e Resident Parking: $50.00 per year per vehicle
The vehicle parking fees for each vehicle were amended as follows:
e Passenger vehicle (<20 feet in length): $2.00 per hour or $10.00 per day
e Horse trailer and longer vehicle (>20 feet): $3.00 per hour or $15.00 per day

e Resident Parking (Passenger vehicle with Half Moon Bay registration):
$50.00 per year

The vehicle parking fees will become effective upon posting of signs at the parking lot
providing notice of fees.

ANALYSIS

According to section 18.20.020 definitions, “Development” means, on land, in or under
water, the placement or erection of any solid material or structure; therefore, the
installation of the pay station constitutes development, which requires a CDP.
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Planning Director Report Page 2 of 2
PDP 007-11
March 31, 2011

ENVIRONMENTAL REVIEW (CEQA)

As required by the California Environmental Quality Act (CEQA), staff has determined
that the proposed installation of a pay station is a “project” as defined under CEQA, but
is exempt from further environmental review pursuant to sections 15301 and 15305 of
the CEQA Guidelines.

Section 15301 of the CEQA guidelines exempts from further review projects that have
negligible or no expansion of an existing use. Section 15305 further exempts projects
involving minor alterations in land use limitations in areas with an average slope of less
than 20%, which do not result in any changes in land use or density. The project will not
result in any appreciable change in land use or development density because the
existing parking facility will not be expanded.

CONCLUSION

The approval of the CDP is appropriate to allow the installation of the pay station as a
structure that is accessory to the existing parking lot. A Notice of Exemption will be filed
in accordance with CEQA Guidelines.

ATTACHMENT Parking Lot Site Plan
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STATE OF CALIFORNIA: -~ NATURAL RESQURCES A+ 'Y EDMUND G. BROWN, JR., Governor

CALIFORNIA COASTAL COMMISSION

NORTH CENTRAL CDAST DISTRICT OFFICE
45 FREMONT, SUITE 2000

SAN FRANCISGO, CA 94105-2219

{415} 904-5260 FAX (415) 904-5400

www.coastal.ca.gov

NOTIFICATION OF APPEAL PERIOD

DATE: April 26, 2011

TO: Steve Flint, Planning Director
City of Half Moon Bay, Planning Department
501 Main Street
Haif Moon Bay, CA 94019

FROM: Renée T. Ananda, Coastal Program Analym}ﬁd
RE: Application No. 2-HMB-11-039 e

Please be advised that on April 25, 2011 our office received notice of local action on the
coastal development permit described below:

Loca! Permit # PDP-007-11
Applicant(s):  City Of Half Mcoon Bay, Attn: Steve Flint

Description: installation of a Parking Pay Station at the City's Poplér Beach Parking
Lot

Location: West end of Poplar Street, Half Moon =Bay (San Mateo County) (APN(s)
056-182-40)

Unless an appeal is filed with the Coastal Commission, the action will become final at the end
of the Commission appeal period. The appeal period will end at 5:00 PM on May 9, 2011.

Our office will notify you if an appeal is filed.
If you have any questions, please contact me at the address and telephone number shown

above.

cc: City Of Half Moon Bay, Attn: Steve Flint
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