
COUNTY OF SAN MATEO 
PLANNING AND BUILDING DEPARTMENT

DATE:  December 10, 2014 

TO: Planning Commission 

FROM: Planning Staff 

SUBJECT: INFORMATIONAL ITEM:  Briefing on the Comprehensive Transportation 
Management Plan (“Connect the Coastside”) 

 County File Number:  PLN 2014-00430 

INTRODUCTION

This is an informational report on the current Comprehensive Transportation Manage-
ment Plan (Connect the Coastside).  Connect the Coastside is a long range planning 
effort required by San Mateo County Local Coastal Program (LCP) Policy 2.53, which 
stipulates the need to evaluate future development impacts on the regional transporta-
tion system, including coastal access, within the unincorporated Midcoast area and the 
City of Half Moon Bay (study area). 

The County of San Mateo Planning and Building Department manages Connect the 
Coastside and has contracted DKS Associates to conduct technical analysis, develop 
strategic alternatives, and produce a plan to help manage long-term development and 
transportation in the study area. 

RECOMMENDATION

Receive staff’s presentation on the status of Connect the Coastside and provide input 
on plan content and direction. 

BACKGROUND

Report Prepared By:  James A. Hinkamp, Project Planner, 650/599-1560 

Applicant:  County of San Mateo Planning and Building Department 

Owner:  Unincorporated Midcoast and City of Half Moon Bay 

Location:  Land area south of Tom Lantos Tunnels (Devil’s Slide), extending to the 
southern terminus of the City of Half Moon Bay, including areas to the west of 
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Highway 1 and areas between Highway 1 and Interstate 280, as well as land areas 
proximate to Highway 92, from Highway 1 to Interstate 280. 

In August 2012, the California Coastal Commission approved the LCP Midcoast Update 
with conditions described in LCP Policy 2.53, to conduct a transportation management 
plan.  Local Coastal Program Policy 2.53 reads as follows:

Develop a comprehensive transportation management plan to address the 
cumulative traffic impacts of residential development, including single-
family, two-family, multi-family, and second dwelling units, on roads and 
highways in the entire Midcoast, including the City of Half Moon Bay.  The 
plan shall be based on the results of an analysis that identifies the total 
cumulative traffic impact of projected new development at LCP buildout 
and shall propose specific LCP policies designed to offset the demand 
for all new vehicle trips generated by new residential development on 
Highway 1, Highway 92, and relevant local streets, during commuter peak 
periods and peak recreation periods; and policies for new residential 
development to mitigate for residential development’s significant adverse 
cumulative impacts on public access to the beaches of the Midcoast region 
of San Mateo County. 

The plan shall thoroughly evaluate the feasibility of developing an in-lieu 
fee traffic mitigation program, the expansion of public transit, including 
buses and shuttles, and development of a mandatory lot merger program.

Of note, as part of the required buildout analysis, non-residential development was also 
included in the project Scope of Work and is discussed in further detail in Section B of 
this report.  Exploration of new transportation service standards, where applicable, is 
also included in the Scope of Work and will be vetted in detail during development of 
alternatives (Project Task 3). 

Project Chronology: 

Date  Action 

May 20, 2014 - Project contract approved by County Board of Supervisors. 

May 29, 2014 - Project initiated:  Scope of Work finalized and data collection 
commenced.

June 27, 2014 - Virtual Workshop and email newsletter launched. 

August 27, 2014 - Project introduction and status update to the Midcoast 
Community Council. 
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September 30, 2014 - Draft Buildout Analysis and Traffic Projections Report 
presented at Technical Advisory Committee (TAC) 
Meeting #1. 

October 22, 2014 - Presentation to Midcoast Community Council on draft 
Buildout Analysis and Traffic Projections Report. 

.
November 10, 2014 - Public workshop at Half Moon Bay Brewery 

December 10, 2014 - Project status report to Planning Commission. 

DISCUSSION 

A. PROJECT TEAM 

 The project team is comprised of the prime consultant, DKS Associates, and 
several sub-consultants.  The project team is listed below with respective 
specialties: 

 DKS Associates – Project management; travel forecasting 

 Dyett & Bhatia – Land use and buildout analysis 

 Flint Strategies – Community engagement; public relations 

 Nelson/Nygaard – Active transportation planning (bicycle, pedestrian, trail 
and coastal access) 

 SWCA Environmental Consultants – Environmental analysis 

 Due to the technical nature of project, the Scope of Work also identified the need 
for a Technical Advisory Committee (TAC) to assist this planning effort.  The TAC 
consists of 27 representatives from numerous federal, state, regional, and local 
agencies.  The TAC has reviewed the Buildout Analysis and Traffic Projections 
Report and respective member input has been incorporated into the current draft.  
The active TAC roster is included in Attachment C with this staff report. 

B. PROJECT SCOPE 

 Connect the Coastside will proceed according to four (4) project tasks and 
inherent sub-tasks.  Task details are outlined below: 

 Task 1: Project Initiation and Stakeholder Engagement Strategy – Finalize 
the Scope of Work, the Stakeholder Engagement Strategy, and 
identify necessary data sources and background information to 
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support plan development; launch project website and social media 
communications.

 Task 2: Existing Conditions and Future Assessment – Conduct land use 
and buildout analysis, traffic level of service (LOS) analysis, travel 
forecasting, and identification of data gaps and deficiencies. 

 Task 3: Development and Evaluation of Alternatives – Develop alternative 
strategies to address identified gaps and deficiencies; evaluate 
alternatives and subsequently identify the preferred alternative; 
concurrently, analyze potential environmental impacts. 

 Task 4: Development of the Comprehensive Transportation Management 
Plan – Develop policies, programs, and projects (action items) based 
on the preferred alternative, and write final plan for policy 
consideration.

C. BUILDOUT ANALYSIS AND TRAFFIC PROJECTIONS REPORT 

 The Buildout Analysis and Traffic Projections Report describes current land use 
and multimodal transportation conditions in the study area, and subsequently 
estimates future development potential and traffic conditions in the year 2040.
The project horizon is predicated on the most current City and County Association 
of Governments-Valley Transportation Authority (C/CAG-VTA) Travel Model 
forecast year. 

 The buildout analysis component of the draft Buildout Analysis and Traffic 
Projections Report also defines unique subareas for build based on the char-
acteristics and availability of datasets studied for that level of analysis.  Land use 
and buildout analysis entailed the following subareas, as well as disaggregate 
Travel Analysis Zones (TAZs) within these subareas: 

 Midcoast 

 Princeton 

 Half Moon Bay 

 Rural Lands 

 The Buildout Analysis and Traffic Projections Report is the culmination of the first 
and second tasks identified in the Scope of Work and covers the following topics 
in detail: 

 1. Existing Conditions and Transportation Level of Service 

  The project team collected quantitative and qualitative data to attain insight 
on current transportation system conditions, to support eventual travel 



5

forecasts.  Data collection encompassed roadway classification review, 
intersection level of service (LOS), roadway segment LOS, transit service, 
bicycle and pedestrian movement, as well as trails and coastal access. 

  Existing LOS was collected at 48 intersections and 47 individual 
roadway segments.  Data was collected for the Weekday AM peak period 
(7:00-9:00 AM), the Weekday PM peak period (4:00-6:00 PM) and the 
Weekend Midday recreational peak period (10:00 AM – 12:00 PM). 

  Performance standards review also supplemented quantitative data 
collection.  Multiple LOS standards were identified based on four separate 
documents that govern transportation performance in San Mateo County:

 San Mateo County Congestion Management Program (CMP) 

 San Mateo County Traffic Impact Study Requirements 

 San Mateo County Local Coastal Program 

 City of Half Moon Bay Circulation Element 

  The listed documents provide standards that allow for comparison between 
observed intersection and roadway segment traffic conditions relative to 
acceptable level of service.  The County LCP standards were chosen as 
the preferred threshold with which to compare unincorporated Midcoast 
transportation facility performance because Connect the Coastside is an 
expressed requirement per LCP Policy 2.53.  Alternatively, standards 
specific to the City of Half Moon Bay Circulation Element were applied to 
Citywide transportation facilities. 

  The following analyses highlight current transportation system conditions: 

 Twenty-one (21) study intersections and 19 roadway segments 
exceed acceptable LOS standards during at least one of the defined 
peak travel periods (Weekday AM, Weekday PM, Midday recreational 
peak).

 Highway 1 is a virtual barrier to east-west active transportation 
(bicycles and pedestrians) due to a lack of dedicated crossings, which 
directly impacts coastal access. 

 Regional trail connectivity is also limited. 

 Limited fixed-route transit service is available in the study area.  The 
San Mateo County Transit District (SamTrans) operates two daily bus 
routes (17, 294) with minimum 1-hour headways (i.e., time between 
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accessible transit service at a particular stop/station) during weekday 
off-peak periods and weekends. 

 Generally, parking capacity is severely impacted throughout the study 
area on weekends and during special events. 

  To address identified transportation system deficiencies, proposed, new 
transportation service standards are also briefly discussed in the Buildout 
Analysis and Traffic Projections Report and serve as foundational points for 
future evaluation of strategic alternatives. 

 2. Land Use and Buildout Analysis 

 The buildout analysis estimates the study area development potential, 
based on existing zoning and the identification of potential development 
sites.  The analytical methodology combined development assumptions 
from the Midcoast LCP Update as well as refinements based on additional 
data, such as non-residential development. 

  The project team applied County Geographic Information Systems (GIS) 
data to analyze current and future “opportunity sites,” which are defined 
generally as vacant or underutilized land (that which is developed at a 
density or intensity below the maximum allowed zoning regulations). 

  For certain subareas, such as Princeton, open storage yards were also 
considered opportunity sites; in the City of Half Moon Bay, single-family 
residential parcels greater than 2 acres were included as opportunity sites.
In addition to opportunity site identification, Association of Bay Area 
Governments (ABAG) job projections informed development assumptions 
for the study area.

  The buildout analysis estimates that the maximum amount of development 
which could occur in the study area, based on existing zoning, is a 51% 
increase in homes and apartments (4,287 units), and an approximate 42% 
increase in local jobs (2,919 new jobs).  Whereas the relative majority of 
new housing development potential exists in the unincorporated Midcoast, 
the majority of non-residential development potential is concentrated in the 
City of Half Moon Bay.  The rate at which this development could occur 
within the unincorporated area is controlled by LCP Policy 1.23, which 
currently limits maximum permitted residential development for the Midcoast 
at 40 units per calendar year.  Local Coastal Program Policy 1.23 allows for 
this annual limit to change if, among other things, a comprehensive trans-
portation management plan is certified by the Coastal Commission as an 
amendment to the Local Coastal Program. 
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  Water and wastewater capacity is also included in the buildout analysis.
The County LCP and City of Half Moon Bay LCP both express reserve 
water and sewer capacity for priority land uses defined by the California 
Coastal Act and the respective Local Coastal Programs.  The City LCP 
further describes non-priority water use allocations.  The Montara Water and 
Sanitary District (MWSD) and Coastside County Water District (CCWD) 
supply potable water throughout the study area.  Sanitary sewer service is 
provided by the MWSD, as well as the Granada Community Services 
District (GCSD) and the City of Half Moon Bay; the Sewer Authority 
Mid-Coastside (SAM) is responsible for treating and disposing of sewage.  
The buildout analysis recognizes future development potential may be 
constrained by available water and wastewater capacity. 

 3. Travel Forecast and Buildout Level of Service 

  The City and County Association of Governments-Valley Transportation 
Authority (C/CAG-VTA) Travel Model was employed to forecast future travel 
patterns in the horizon year of 2040.  The forecast is derived from data 
collected as part of the existing conditions analysis, including land use 
inputs developed for the buildout analysis, to maintain a nexus between 
projected development and transportation demand. 

  Future travel estimations in the study area are expressed as a range.  Along 
Highway 1, traffic volumes are projected to increase between 10%-50% 
during Weekday AM and PM peak commute hours.  Along State Route 92, 
travel during Weekday AM and PM peak commute hours is projected to 
increase 15%-35%.  At the TAZ level, study area traffic volumes are 
projected to increase 33%. 

  Travel forecast results highlight gaps and deficiencies in buildout inter-
section and roadway segment LOS.  According to travel model estimates, 
30 study area intersections would exceed defined performance standards 
during at least one of the peak period time frames (Weekday AM, 
Weekday PM, or Midday recreational peak) and 15 study area roadway 
segments would exceed existing performance standards during at least 
one of the peak period time frames. 

D. PUBLIC PARTICIPATION 

 Connect the Coastside has generated will be based on input received through 
public outreach and participation.  Public participation includes the following 
components: 

 1. Website – A dedicated project website (www.connectthecoastside.com)
provides current project information, including meeting dates, and hosts the 
Virtual Workshop, an interactive link where interested parties may submit 
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comments on issues relevant to the project.  The website also contains a 
Document Library where visitors may peruse numerous background 
documents related to past and present planning efforts proximate to the 
study area.  Additionally, County and consultant contacts are available 
through the website as well, for direct communication with stakeholders. 

 2. Virtual Workshop – Within the project website, interested stakeholders may 
submit comments through the Virtual Workshop link. The project team 
identified 11 sub-areas of interest in which participants may choose to focus 
their comments, questions, or concerns; participants may also choose to 
submit general comments regarding Connect the Coastside. Comments 
received are preserved verbatim, for recording accuracy, and catalogued by 
sub-area as well as primary topic of concern (i.e., bike lanes, pedestrian 
access, traffic and roadway improvements).

 3. Public Presentations – The County has presented Connect the Coastside in 
numerous settings and for a range of audiences.  The project team has 
visited the Half Moon Bay Rotary Club, Sonrisas, and Midcoast Community 
Council (twice), as well as hosting the first public workshop at Half Moon 
Bay Brewery in Princeton.  The project team has made a concerted effort to 
ensure project information is conveyed bilingually (English and Spanish), as 
needed. 

 4. Public Workshops – The County has held one public workshop, to discuss 
the draft Buildout Analysis and Traffic Projections, in addition to initial 
project Alternatives for consideration.  The first workshop occurred on 
Monday, November 10, 2014 at the Half Moon Bay Brewery.  There were an 
estimated 60 attendees who contributed to this discussion.  The County will 
hold two further workshops in 2015, to receive comments on the draft 
Alternatives and draft Plan, respectively. 

 5. Email Updates – Flint Strategies maintains a directory of more than 
3,000 unique email addresses that have authorized receiving updated 
project information. 

E. CONSISTENCY WITH LOCAL AND REGIONAL PLANNING EFFORTS 

 Connect the Coastside is consistent with the County LCP in its fulfillment of 
Policy 2.53, as stipulated in the Midcoast LCP Update.  By virtue of this 
requirement, the project also strives for consistency with the State Coastal Act. 

 Connect the Coastside is also being developed concurrent with other planning 
efforts in the Midcoast area with overlapping study area and plan components.  
Therefore, the project team is mindful of the significance of maintaining accuracy 
and consistency with other area plans.  The County has benefited from select 
consultancies’ participation and familiarity with recent long range planning 
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efforts on the Midcoast.  For example, land use data developed in the Plan 
Princeton effort has been applied to Connect the Coastside buildout estimates.  
Furthermore, Planning and Building staff have actively participated in related 
projects not specifically managed by County staff.  Parking demand projections 
from the Golden Gate National Recreation Area (GGNRA)-managed Coastside 
Parking Needs Assessment are under review by various agencies, including 
County Planning and Building staff, and will be incorporated into Connect the 
Coastside demand projections once that report evaluation is completed.  A 
sample of plans and studies the project team is actively monitoring for accuracy 
and consistency include: 

 Half Moon Bay Circulation Element (City of Half Moon Bay) 

 Plan Princeton (San Mateo County Planning and Building Department) 

 Highway Safety and Mobility Improvements Study:  Phase I and II 
  (San Mateo County Planning and Building Department)

 San Mateo County Trails Master Plan (San Mateo County Parks) 

 Coastside Parking Needs Assessment 
  (Golden Gate National Recreation Area) 

 Highway 1 Congestion Management Project 
  (San Mateo County Transportation Authority) 

 It is the County’s intent to update Connect the Coastside, as needed, to reflect the 
most current information available in the study area. 

 F. NEXT STEPS 

 Connect the Coastside Tasks 1 and 2 have been completed.  A Stakeholder 
Engagement Strategy that emphasizes frequent, accessible public outreach has 
been implemented, and will continue to be a primary project focus.  Multimodal 
transportation, land use, and infrastructure resource data has been synthesized 
and analyzed to develop future transportation demand and development buildout 
projections in the study area. 

 The next project phases include Tasks 3 and 4.  In Task 3, alternative strategies 
will be evaluated, building upon the analysis conducted to date, with the intent to 
identify a preferred alternative that could achieve an effective, productive balance 
between future transportation demand and land use development on the 
Midcoast, consistent with LCP Policy 2.53. Alternatives will be subject to review 
and feedback from the TAC, as well as the public, through meetings, to occur in 
winter 2015.  Subsequently, in Task 4, the preferred alternative will provide the 
basis for draft Plan recommendations. 
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 The following chronology lists anticipated actions for Tasks 3 and 4, which 
includes expected project culmination in late summer 2015: 

 Date  Action 

 December 2014 – - Evaluation of Alternatives 
 February 2015 

 January 8, 2015 - Brews and Views Public Discussion 

 January 2015 - Technical Advisory Committee Meeting #2 

 February 2015 - Environmental Review (anticipated Initial Study 
   and Negative Declaration); 
   Publish Draft Alternatives 

 March 2015 - Public Workshop #2; 
   Planning Commission and Board of Supervisors 
   Hearings on Draft Alternatives 

 May 2015 - Draft Plan publication; 
   Public Workshop #3; 
   Planning Commission Hearing on Draft Plan and 

Recommendation to Board of Supervisors 

 June 2015 - Planning Commission Adoption of Draft Plan 

 August 2015 - Board of Supervisors Adoption of Draft Plan 

ATTACHMENTS 

A. Scope of Work 
B. Buildout Analysis and Traffic Projections Report 
C. Technical Advisory Committee Roster 
D. Connect the Coastside Website (screen shot) 

JAH:pac - JAHY1101_WPN.DOCX 



ATTACHMENT A 
 
 

EXHIBIT A 
 

Scope of Work 
 
 
In consideration of the payments set forth in Exhibit B, Contractor shall provide the 
following services in relation to the production of the Comprehensive Transportation 
Management Plan for the Midcoast study area and related future development plans for 
the Half Moon Bay area and the Midcoast of San Mateo County: 
 
 
  1. Project Initiation and Stakeholder Engagement Strategy 
 
1.1 Project Kick-Off 

 1.1.a  Refine and finalize Stakeholder Engagement Strategy, to identify 
appropriate levels and frequency of stakeholder participation. 

 
 1.1.b  Identify data sources and background information needed to develop 

Plan. 
 
 1.1.c  Develop communication protocols between County, contractor, and 

subcontractors. 
 
 1.1.d  Refine and finalize Scope of Work. 
 
1.2 Initiate Project Communications and Branding 
 
 1.2.a  Launch project website and social media feeds. 
 
 1.2.b  Draft and distribute press and media releases. 
 
 
  2. Existing Conditions and Future Assessment 
 
2.1 Land Use and Buildout Analysis 

 2.1.a  Refine a methodology for completing an updated residential buildout 
analysis.  The methodology used for the buildout analysis of the Midcoast LCP will 
be used as a foundation.  Water and sewer constraints may be taken into 
consideration for developing associated traffic projections.  However, the buildout 
analysis will identify the theoretical maximum amount of development that could 
occur if all available land is developed to its full potential before the application of 

Planning Commission Meeting

Case 

Attachment

PLN 2014-00430
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applicable development limitations.  Develop a methodology for completing a non-
residential buildout analysis. 

 
 2.1.b  Collect and analyze prior buildout projections for the Midcoast and 

Half Moon Bay, along with available information regarding the capacity of water 
and wastewater collection and treatment systems to support buildout. 

 
 2.1.c  Based on the methodology developed in Task 2.1.a and information 

collected in Task 2.1.b, calculate residential and non-residential buildout for the 
planning area. 

 
 2.1.d  Identify the potential impacts of future residential development within 

the Midcoast and City of Half Moon Bay on the existing transportation system, and 
on coastal access and recreation, based on a detailed analysis of the maximum 
residential and non-residential development allowed in these areas (i.e., 
"buildout"). 

 
2.2 Travel Forecasting and Traffic Level of Service Analysis 
 
 2.2.a  Create a methodology for developing traffic projections associated 

with buildout analysis. 
 
 2.2.b  Document the type, extent, and source of transportation problems 

currently being experienced on the Midcoast and City of Half Moon Bay. 
 
 2.2.c  Collect and analyze relevant reports and data expressing current 

Level of Service on Highways 1 and 92 and the other arterial roads on the 
Midcoast and Half Moon Bay and determine where there are gaps in data and 
how to address them. 

 
 2.2.d  Identify service standards and expectations existing in the planning 

area, for all modes of travel, and explore possible additional service standards by 
which to gauge existing and future transportation gaps and deficiencies. 

 
2.3 Identification of Data Gaps and Deficiencies 
 
 2.3.a  Create a methodology to address gaps and deficiencies in buildout 

analysis, travel forecasting, and traffic level of service (Tasks 2.1-2.2). 
 
 2.3.b  Work with service districts’ governing boards, Caltrans, County 

Department of Public Works, and other relevant stakeholders to address 
information gaps or accommodate for the lack of information. 

 
 2.3.c  Complete and present the Draft Buildout Analysis and Traffic 

Projections Report to the Midcoast Community Council. 
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 2.3.d  Publish a Final Report that responds to all questions and comments 
received regarding the Draft. 

 
 
  3. Development and Evaluation of Alternatives 
 
3.1 Develop Alternatives 
 
 3.1.a  Develop and analyze a range of alternative strategies for addressing 

existing transportation-related problems, and for minimizing and mitigating the 
impacts of future development.  Identify land use strategies for minimizing the 
impacts of future development on traffic and circulation including, but not limited 
to, the establishment of mandatory lot merger program or lot retirement programs.  
As part of this effort, work directly with public agencies and private and non-profit 
property owners that would be affected, in a process further detailed in the 
community engagement strategy, to get feedback on development reduction 
strategies. 

 
 3.1.b  Identify alternative methods for minimizing and mitigating the impacts 

of future development on traffic and circulation, including improvements to local 
streets and highways, expansion of public transit services, and enhancements to 
paths and trails. 

 
 3.1.c  Coordinate the development and analysis of alternative strategies with 

all relevant stakeholders, in a manner that recognizes coastal access and 
recreation as a priority use. 

 
3.2 Evaluate Alternatives and Identify a Preferred Alternative 
 
 3.2.a  Analyze the cost and feasibility of the identified alternatives, their 

consistency with applicable regulations and standards, and the effect they will 
have on traffic and circulation.  Analyze the potential reduction in development 
capacity that would reasonably result from implementation of land use strategies. 

 
 3.2.b  Identify a Preferred Alternative in consultation with the County staff, 

the Technical Advisory Committee (TAC) and other stakeholders using the criteria 
identified in Task 1. 

 
 3.2.c  Produce a Draft Alternatives Report that shall recommend which 

alternatives should be pursued and why. 
 
3.3 Review Potential Environmental Impacts 
 
 3.3.a  Conduct environmental review required to address CEQA 

requirements.  An Initial Study will be prepared to assess the extent to which 
significant environmental impacts may occur with development of the project.  
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The Initial Study typically includes a project description, brief environmental 
setting, potential environmental impacts and brief explanations to support findings, 
mitigation measures for any significant effects, a description of consistency with 
related plans and policies, and names of parties responsible for preparation. 

 
 3.3.b (Contingency) Based on the Initial Study, one of three approaches will be 

used to complete the environmental assessment of the project.  The associated 
costs for each approach are included as part of the contingency budget. 

 
  If the Initial Study checklist shows that no additional significant impacts 

would be generated that are not already accounted for in the Program EIR, 
we will proceed with a basic Negative Declaration with no additional 
analysis.  This basic Negative Declaration will include brief explanatory text 
for each relevant issue area describing the reasons why no significant 
impact is expected.  More detailed analysis (e.g., quantifying air quality 
impacts) would not be included.  We will prepare an administrative draft 
Negative Declaration and revise it based on one set of consolidated 
comments from County staff. 

 
  An expanded MND would be prepared if it is determined that any potential 

significant environmental effects can be reduced to a level of insignificance 
through project revisions, pursuant to Section 21064.5 of the California 
Public Resource Code. 

 
  The expanded MND would consist of a description of the impacts 

associated with each issue area supplemented by a more in-depth analysis 
of certain topics where potential impacts have been identified.  Mitigation 
measures will be identified as necessary to reduce identified potentially 
significant effects. 

 
  We would prepare a full EIR if it were found that the project could have 

significant environmental effects that are unavoidable; i.e., if no reasonable 
mitigation could be undertaken to reduce the effects to a less than 
significant level. 

 
 In all cases, alternatives will be analyzed to the extent legally required. 
 
 
  4. Development of the Comprehensive Transportation Management Plan 
 
4.1 Develop Policies, Programs, and Projects for the Preferred Alternative 
 
 4.1.a  Identify options for financing improvements, including through the 

establishment of an in-lieu fee traffic mitigation program. 
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 4.1.b  Identify methods for reducing the extent of future development to that 
which can be accommodated by the local circulation system, including through the 
establishment of mandatory lot merger requirements.  Based on public review of 
the alternatives and County staff direction, develop programs and policies to 
implement land use buildout reduction strategies. 

 
 4.1.c  Increase the efficiency, consistency, and effectiveness of the 

development review process by selecting and implementing strategies that 
provide a fair and uniform basis for offsetting the cumulative impacts of individual 
residential development proposals. 

 
 4.1.d  Establish new programs, policies, and procedures to implement the 

transportation improvement strategies from the CTMP selected by the Board of 
Supervisors through a public review process. 

 
 4.1.e  Complete and present the Draft Alternatives Report to the Midcoast 

Community Council, the planning Commission, and the Board of Supervisors, and 
publish a Final Report that responds to all questions and comments received 
regarding the Draft. 

 
4.2 Prepare Final Plan 
 
 4.2.a  Compile all information contained in the Buildout Analysis and Traffic 

Projections Report, and Final Alternatives Report within a DRAFT Transportation 
Management Plan that also describes the process used to create the Plan. 

 
 4.2.b  In partnership with the County, will present the DRAFT CTMP to the 

Midcoast Community Council, the Planning Commission, and the Board of 
Supervisors for adoption. 

 
 4.2.c  Publish a Final CTMP that responds to all comments and questions 

received regarding the Draft. 
 
 

Schedule of Deliverables 
1. Project Kick-off Meeting May 2014 

2. Finalize Stakeholder Engagement Strategy May 2014 

3. Review Prior Buildout and Services Capacity 
Projections 

June 2014 

4. Develop Methods for Obtaining Missing Data and 
Updating Buildout Projections 

June 2014 

5. Draft Buildout Analysis and Traffic Projection Report August 2014 
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Schedule of Deliverables 
6. Present Draft Buildout Analysis and Traffic Projection 

Report to Technical Advisory Committee and Planning 
Commission 

September 2014 

7. Finalize and Publish Buildout Analysis and Traffic 
Projections Report 

October 2014 

8. Formulate Alternative Response to Existing and Future 
Traffic Conditions 

December 2014 

9. Develop and Publish Draft Alternatives Report February 2015 

10. Address CEQA Requirements February 2015 

11. Present Draft Alternatives Report to Public and 
Planning Commission, and Board of Supervisors 

March 2015 

12. Refine Alternatives Based on Public, Planning 
Commission, and Board of Supervisors Feedback 

March 2015 

13. Publish Initial DRAFT Comprehensive Transportation 
Management Plan, Present Data, Public Input, 
Preferred Alternative Analysis in Initial DRAFT CTMP 

May 2015 

14. Present Initial DRAFT CTMP to Public, Planning 
Commission, and Board of Supervisors 

May 2015 

15. Planning Commission Adoption of DRAFT 
Comprehensive Transportation Management Plan 

June 2015 

16. Board of Supervisors Adoption of DRAFT 
Comprehensive Transportation Management Plan 

August 2015 
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INTRODUCTION
In 2012, the California Coastal Commission certified a package of amendments known as the
Midcoast Update to San Mateo County’s Local Coastal Program (LCP). Section 2.53 of the
Updated LCP requires San Mateo County to prepare a Comprehensive Transportation
Management Plan (CTMP). Connect the Coastside is the project that will produce the CTMP.
The CTMP requirement of the California Coastal Commission responds to the impact that
growth in the region has had on roadway capacity, which is viewed by many as insufficient to
support the current or future needs of the community and visitors.

The purpose of Connect the Coastside is to document the source and extent of the
transportation problems of the Midcoast and Half Moon Bay and to identify ways to balance
development and transportation mobility and access. The CTMP produced in Connect the
Coastside will determine how to minimize and mitigate current and future traffic along Highway
1, State Route 92, and other arterial roads on the Midcoast and in the City of Half Moon Bay.
Connect the Coastside will address the cumulative traffic impacts of future residential
development, including single, multi family, and second unit residential development and non
residential development. The project will identify and thoroughly evaluate the feasibility of
measures to minimize and mitigate these impacts, including the possibility of developing an in
lieu fee traffic mitigation program, expanding public transit (including buses and shuttles),
and/or growth management actions that will regulate buildout potential based on the adequacy
of the transportation system to absorb the growth within acceptable levels.

The approach to the initial work in this project has been to identify significant gaps in the
existing transportation infrastructure and services and address them in a way that will lead to
successful implementation of a CTMP for the area. Excellent technical work has already been
done for the area and recent forums have given residents, businesses and other stakeholders
numerous opportunities to express concerns about the existing and future transportation needs
of the area and their hopes for future projects. The primary goal of this project is to help the
community leaders and decision makers reach a consensus on what transportation
improvements are needed and can be implemented and how the improvements will be funded
and financed. Because of the inter jurisdictional nature of this project and varying desires of the
residents, businesses and other stakeholders, the DKS Team and San Mateo County will use a
well structured process of community engagement and input supported by strong technical
skills to build a consensus on the CTMP.

ANALYSIS OF EXISTING CONDITIONS
To establish a baseline for analysis in the CTMP, the DKS Team collected extensive data on the
existing conditions and levels of service offered by the transportation facilities and services in
the Midcoast and Half Moon Bay. Some of the data on existing conditions came from recently
completed transportation planning projects in the Study Area, but large amounts of new data
were also collected. Through the work in this task, the DKS Team was able to produce a
description of the existing conditions and levels of service provided for the roadway system
(Highway 1 and State Route 92), parking facilities serving the beaches and other parks along the
coastside, as well as pedestrian and bicycle facilities and transit service.
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Transit
Existing transit service to the Study Area is provided by the San Mateo County Transit District,
which operates SamTrans, the regional bus service; and RediCoast, a paratransit service.

Fixed Route Transit Service
Just two fixed route transit services operate in or near the Study Area. These services provide
north south and east west transit access within the Study Area at headways that range from 30
minutes in the peak to 120 minutes in the off peak. Given its limited coverage and low
frequency, transit is unable to function as a primary mode of transportation for most
discretionary transit riders; those riders who have the option of using another mode of
transportation.

Key features of existing fixed route transit services are summarized in Table 4, and displayed in
Figure 2.

Table 4: Fixed Route Transit Services 

Route Agency Description 
Peak

Headway
(min) 

Off Peak 
Headway 

(min) 

Span of 
Service

17 SamTrans 
Pacifica – Pescadero (weekday)  
Pacifica – Miramontes Point 
(weekend)  

30 
60 weekdays 

120 
weekends 

6 AM – 9 PM 

294 SamTrans Half Moon Bay – Hillsdale Caltrain 60 120 6 AM – 9 PM 

Devil’s 
Slide Ride 

City of 
Pacifica 

Devil’s Slide Trail – Oceana 
Terrace Senior Housing 75 100 8 AM – 5 PM 

SamTrans Route 17
Route 17 is a coastal community service bus that runs weekday service connecting Pacifica (just
north of the Study Area) to Montara, Moss Beach, El Granada, Half Moon Bay, and Pescadero.
Weekend service terminates at Miramontes Point, before reaching Pescadero. Route 17
operates along Cypress Avenue, Airport Street, and Capistrano Road in the Study Area,
operating all days of the week between 5:30 AM and 9:30 PM. This line has 30 minute headways
during weekday mornings, which increase up to 2 hours for the rest of the day as well as on
weekends.

SamTrans Route 294
Route 294 is a regional express bus that connects Half Moon Bay to the other half of San Mateo
County located along the San Francisco Bay. It is a vital link to the Hillsdale Caltrain station in
San Mateo and the rest of the Bay Area. Route 294 operates along California State Route 92
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Appendix A
Study Area Parking Inventory



Off-Street Parking Supply 

Lot Name ID Spaces Public/Private Occupancy Notes 

North of Montara 

Devil’s Slide Trail 1 1 15 Public 54 – 92%* Free 

Devil’s Slide Trail 2 2 9 Public 54 – 92%* Free 

Gray Whale Cove State 
Beach 3 72 Public < 50%* Free 

Gray Whale Cove Surplus 4 35 Public < 50%* Free 

McNee Ranch State Park 5 7 Public – Free 

Martini Creek 6 42 Public 100% AM, ~50% 
PM* Free

Montara State Beach 7 8 Public > 100%* Free 

La Costanera 8 40 Private/Public – 
Restaurant parking after 5pm. 

Is open to the public during 
the day 

Montara

Point Montara Lighthouse 
Hostel 9 25 Private –  Hostel guests only 

Montara Water & Sanitary 
District 10 15 Private – Restricted to MWSD 

Moss Beach 

Fitzgerald Marine Reserve 11 35 + 5  Public 50% AM, > 100% 
PM* Free

Church of Jesus Christ LDS 12 170 Private – Church parking 

Moss Beach Distillery 13 43 Private/Public – 
Restaurant parking. 14 
spaces in lot (closest to 

bluff) are available for public 
use from sunrise to sunset 

Pillar Point & HAF Airport 

Harbor Lot A 14 322 Public < 50%** Free / Permit 

Harbor Lot B 15 52 Public < 50%** Free 

Harbor Lot C 16 147 Public < 50%** Permit 

Boat Launch & Trailer Lot 17 135 Public < 50%** Reserved for fishermen 

Harbor Commercial 
Fishermen Lot 18 40 Public < 50%** Permit 

Pier 19 20 Public < 50%**  

Launching Facility 20 18 Public < 50%**  



Lot Name ID Spaces Public/Private Occupancy Notes 

Harbor Village Lot 21 488 Public/Private < 50%**  

Pillar Point Inn 22 12 Private < 50%**  

Barbara’s Fish Trap 23 37 Private < 50%**  

Half Moon Bay Brewing Co 
(SE) 24 43 Private < 50%**  

Half Moon Bay Brewing Co 
(NW) 25 50 Private < 50%**  

Half Moon Bay Yacht Club 26 14 Private < 50%** Open to public when club 
closed 

Nasturtium 27 12 Private < 50%**  

American Legion 28 27 Private < 50%**  

Mezza Luna 29 37 Private < 50%**  

Pillar Point Recreation Area 30 35 Public < 50%**  

Jean Lauer Trailhead 31 10 Public < 50%**  

West Point Ave & Stanford 
Lot 32 20 Public   

Half Moon Bay 

City Hall 33 ~26 Public –  

Ted Adcock Community 
Center 34 ~19 Public –  

Half Moon Bay Library 35 ~36 Public – Library only 

Dunes Beach 36 113 Public 100%*** $10 daily fee 

Venice Beach 37 ~134 Public 100%*** $10 daily fee 

Francis Beach 38 146 Public 100%*** $10 daily fee 

Poplar Beach 39 ~71 Public 100%*** $2 hourly charge with 
electronic pay station 

Redondo Beach 40 -20 Public 100%*** Unmarked/unpaved 

Miramontes Point Road 41 14 Public –  

State Route 92 (San Mateo Road) 

Scenic Overlook 42 12 Public –  

Route 35 (Half Moon Bay Road) 

Lower Crystal Springs 
Reservoir 43 18 Public –  

* Based on parking counts from Saturday July 12, 2014. 
** Based on stakeholder interviews, typical occupancy is less than 50% in many lots 
*** Based on stakeholder interviews, typical occupancy reaches 100% during peak times (summer weekends) 



Appendix B
Development Assumptions by Subarea



Table A 1: Development Assumptions for Half Moon Bay Subarea 

Zoning
District Permitted Density or Intensity Projected Density or Intensity Job Intensity

and Job Mix

Non Residential Districts

C R

Minimum lot size of 5,000 sq. ft. and
minimum width of 50’; minimum 20’
front yard, 5’ rear and side setbacks;
maximum height of 28’; maximum 50
percent site coverage for single story
and 35 percent coverage for multi
story

FAR of 0.6 based on average FAR
allowed by zoning; 50 percent
residential at 8.71 du/ac (30 percent
of R 3 maximum density, ratio based
on existing development)

1 job per 800 sq.
ft.

C G

Minimum lot size of 10,000 sq. ft.
with minimum width of 100’;
minimum 25’ front yard, 10’ rear and
side setbacks; maximum 3 stories

FAR of 0.3 based on existing
development; 50 percent residential
at 8.71 du/ac (30 percent of R 3
maximum density, ratio based on
existing development)

1 job per 600 sq.
ft.

C VS

Minimum lot size of 10,000 sq. ft.
with minimum width of 100’;
minimum 20’ front yard, 10’ rear and
side setbacks; maximum 2 stories;
maximum FAR of 0.5

FAR of 0.3 based on existing
development; 10 percent residential
at 5.66 du/ac (65 percent of R 1
maximum density, ratio based on
existing development)

1 job per 1,000
sq. ft.

C D

Minimum lot size of 5,000 sq. ft. with
minimum width of 50’; setbacks
(minimum 5’) required only when
abutting a residential R district parcel;
maximum 3 stories

FAR of 0.8 based on existing
development; 50 percent residential
at 8.71 du/ac (30 percent of R 3
maximum density, ratio based on
existing development)

1 job per 600 sq.
ft.

IND

Maximum height 40’; minimum
building site of 10,000 sq. ft.;
minimum 0’ front yard, 5’ side yard
(20’ when bordering R district), 0’ rear
yard (20’ when bordering R district)
setbacks

FAR of 0.2 based on existing
development, multiplied by .75 to
account for infrastructure and
easements.

1 job per 1,200
sq. ft.

P S

Maximum 4 stories (maximum height
50’); minimum lot size of 5,000 sq. ft.;
minimum 20’ front yard, 0’ side yard
(5’ when bordering R district), 0’ side
yard (5’ when bordering R district)
setbacks

FAR of 0.2 based on existing
development

1 job per 1,000
sq. ft.

Residential Districts

R 1 Maximum 8.71 du/ac
6.53 du/ac (75 percent of maximum
density, ratio based on existing
development)

NA

R 1 B 1 Maxiumum 7.26 du/ac
6.53 du/ac (90 percent of maximum
density, ratio based on existing
development)

NA

R 1 B 2 Maximum 5.81 du/ac 5.52du/ac (95 percent of maximum NA



Zoning
District Permitted Density or Intensity Projected Density or Intensity Job Intensity

and Job Mix
density, ratio based on existing
development)

R 1 B 3 Maximum 4.36 du/ac
1.74 du/ac (40 percent of maximum
density, ratio based on existing
development)

NA

R 2 Maximum 16.13 du/ac
8.07 du/ac (50 percent of maximum
density, ratio based on existing
development)

NA

R 3 Maximum 29.04 du/ac
23.23 du/ac (80 percent of maximum
density, ratio based on existing
development)

NA

MHP
Maximum 21.78 du/ac; site area
minimum of 5 acres, maximum of 20
acres.

No potential development sites
designated MHP NA

Agriculture and Resource Management Districts

A 1

Maximum height of 2.5 stories not
exceeding 35’; minimum building site
of 0.5 acres and average width of 100’
for single family dwellings (two
dwellings allowed on minimum 5
acres and 1 additional dwelling for
every 3 additional acres); maximum 4
dwellings per parcel; minimum 50’
front yard, 20’ side yard, 25’ rear yard
setbacks; minimum 25’ distance
between dwellings on the same
parcel

0.02 du/ac based on existing
development 1 job per 2 acres

OS A

No new or additional dwellings;
maximum structure height of 16’;
setbacks required by use and
proximity to sensitive features

FAR of 0; 0 du/ac NA

OS P

No new or additional dwellings;
maximum structure height of 16’;
setbacks required by use and
proximity to sensitive features

FAR of 0; 0 du/ac NA

OS C

No new or additional dwellings;
maximum structure height of 16’;
setbacks required by use and
proximity to sensitive features

FAR of 0; 0 du/ac NA

OS R

Maximum 0.02 du/ac with use
permit; minimum new subdivision lot
area of 50 acres; minimum lot area of
50 acres per dwelling; minimum 25’
front, side, rear setbacks (50’ from
residential district); maximum height
of 2 stories (28’).

FAR of 0; 0.01 du/ac (50 percent of
maximum density, ratio based on
existing development)

NA



Zoning
District Permitted Density or Intensity Projected Density or Intensity Job Intensity

and Job Mix

U R

Dwelling units allowed for single
family or employee housing by use
permit; minimum new subdivision lot
area of 50 acres; minimum lot area of
15 acres per dwelling; minimum 25’
front, side, rear setbacks (50’ from
residential district); maximum height
of 2 stories (28’).

FAR of 0; 0 du/ac 1 job per 2 acres

PAD FAR of 0; 0 du/ac 1 job per 10
acres

Planned Development Districts (PUDs)

Miramar
Beach

LCP allows for maximum 15 dwelling
units FAR of 0; 0 du/ac (PUD is built out) NA

Guerrero
Avenue

LCP allows for maximum 46 dwelling
units

FAR of 0; 0 du/ac (PUD is mostly built
out, remaining vacant area may face
constraints and lack of access)

NA

Surf
Beach/Dunes
Beach

LCP allows for maximum 150 dwelling
units; at least 20 acres for commercial
recreation or visitor serving uses

92 du (92 vacant lots remaining
north of Young Ave.); 8,713 sq. ft. for
C VS development (75 percent of
8.89 acre site south of Young Ave.
using typical 0.3 FAR)

See C VS

Venice Beach LCP allows for maximum 75 dwelling
units

71 du (maximum minus 4 existing
single family dwellings) NA

Nurserymen’s
Exchange

LCP allows for maximum 80 dwelling
units at 1 du/7,500 sq. ft. FAR of 0; 0 du/ac (PUD is built out)0 NA

Dykstra
Ranch (Pacific
Ridge)

LCP allows for maximum 228 dwelling
units

FAR of 0; 0 du/ac (63 planned units
included as part of expected
development)

NA

Carter Hill LCP allows for maximum 50 dwelling
units

25 du (assuming environmental
constraints) NA

Pilarcitos
West Urban
Reserve

LCP limits future development to
agriculture and agriculture related
uses

FAR of 0; 0 du/ac NA

Matteucci LCP allows for maximum 42 dwelling
units 2 du (PUD is mostly built out) NA

Podesta

LCP allows for maximum 125 dwelling
units on 40 percent of the site area;
industrial development on 60 percent
of site area; 25 percent of project
area must be open space

125 du (maximum allowed by LCP);
102,688 sq. ft. for IND development
on 60 percent of the site (minus 60
percent of the 25 percent open
space requirement) with 0.2 FAR and
75 percent flex factor to account for
infrastructure and easements

See IND

Andreotti
(Cypress

LCP allows for maximum 130 dwelling
units on 40 percent of the site area;

FAR of 0.3 for potential commercial
development on parcels fronting SR

NA



Zoning
District Permitted Density or Intensity Projected Density or Intensity Job Intensity

and Job Mix
Cove) commercial development on 60

percent of site area; 25 percent of
project area must be open space

92

West of
Railroad

LCP allows for maximum 65 dwelling
units

FAR of 0; 0 du/ac (LCP preferred
alternative is public acquisition) NA

Amesport
Landing NA FAR of 0; 0 du/ac (PUD is built out) NA

Cassinelli &
South Main
Street

LCP allows for maximum 35 dwelling
units or light industrial or commercial
development

FAR of 0; 0 du/ac (PUD is built out) NA

North
Wavecrest

LCP allows for maximum 1,000
dwelling units; 15 acres may be
reserved for community recreation; at
least 30% of the site reserved for
open space; at least 10 acres reserved
for RV park

153 single family du; 38 multi family
du; 460,920 sq. ft. for low density
visitor serving commercial
development at 0.15 FAR (19
percent of original Wavecrest PUD
remains vacant and privately owned,
the same proportion of original
1,000 units allowed is 191 units, 38
must be affordable and are assumed
to be multi family; 88 acres remain
for commercial development,
multiplied by 80 percent for
infrastructure and easements

See C VS

LC Smith

LCP allows for development at density
of surrounding land uses (14.8 18.3
du/ac, 2 3 stories); 5,000 sq. ft.
reserved for public facility; 20 percent
reserved as open space

FAR of 0; 0 du/ac (8 potential du and
37,480 sq. ft. of non residential
space included as part of expected
development)

NA

Carnoustie NA
FAR of 0; 0 du/ac (32 planned units
included as part of existing and
expected development)

NA

Ocean Colony NA FAR of 0; 0 du/ac (PUD is built out) NA

South
Wavecrest NA FAR of 0; 0 du/ac (PUD is built out) NA

Note:
Projections for residential development are consistent with the Measure D Growth Allocation program (residential
growth corresponds to no more than 1.5 % population growth annually).
For PUD areas, actual density and intensities are defined at the time of development, and may be affected by
complex factors such as environmental constraints and the presence of sensitive features. Therefore, actual
densities and intensities may be higher or lower than those assumed here.

 



Table A 2: Development Assumptions for Princeton Subarea 

Zoning
District

Permitted Density or
Intensity

Projected Density or
Intensity

Job Intensity and
Job Mix

Non Residential Districts

CCR
Maximum 50% lot coverage; a
combined 15’ setback required;
maximum building height of 36’.

FAR of 0.5 based on existing
development
0.5 du/ac.

1 job per 1,000 sq. ft.
building area
75% service, 25% retail
jobs

M 1

Maximum building height of 75’;
side and rear yards (3’ and 6’
respectively) required when
abutting an “R” District.

FAR of 0.4 based on existing
development

1 job per 1,200 sq. ft.
building area.
50% mfg, 25%
wholesale, 25% service
jobs

M 1/AO Same as above
FAR of 0.2 (because of AO
restrictions on persons per acre). Same as above

W

Maximum 60% lot coverage;
maximum building height of 36’.
Caretaker units allowed as
accessory use on up to 25% of
developed parcels

FAR of 0.7 based on existing
development

1 job per 1,200 sq. ft.
building area.
50% mfg, 25%
wholesale, 25% service
jobs

W/AO FAR of 0.2 (because of AO
restrictions on persons per acre) Same as above

Residential Districts

R 1/S 17 I du/5,000 sf I du/parcel NA

R 1/S 17/AO Same as above Same as above NA

R 1/S 13 1 du/5 acres 1 du/parcel NA

H 1 5’ side yard and 20’ rear yard
required.

Build out of Pillar Ridge
Manufactured Home Community NA

Agriculture and Resource Management Districts

PAD FAR of 0; 0 du/ac 1 job per 10 acres

RM CZ
Maximum height of 3 stories or
36’. Minimum 50’ front yard, 20’
side and rear setbacks.

FAR of 0; 0 du/ac 0

RM CZ/AO Same as above FAR of 0; 0 du/ac 0

 



Table A 3: Development Assumptions for Midcoast Subarea 

Zoning
District Permitted Density or Intensity Projected Density or Intensity Job Intensity and Job

Mix

Non Residential Districts

C 1/S 3

2 stories, 20’ front and rear yards,
5’ side yards
50% lot coverage and 3 stories for
buildings that include residential,
with 20’ front and rear yard, 5’
side yards

0.54 FAR, based on average of
existing development in the zone.
8.7 du/ac

1 job per 600 sf
building area
50% service, 50% retail
jobs

CCR 3 stories, 50% lot coverage, 15’
side yards (combined),

0.68 FAR, based on average of
existing development in the zone.
8.7 du/ac

1 job per 1,000 sf
building area
75% service, 25% retail
jobs

EG 1 story, 10% lot coverage, 50’
front, 20’ side, 20’ rear setbacks 0.10 FAR

1 job per 1,000 sf
building area
75% service, 25% retail
jobs

PUD 120 Determined individually 0.54 FAR, 8.7 du/ac, based on
adjacent C 1/S 3

1 job per 600 sf
building area
50% service, 50% retail
jobs

PUD 121 Determined individually 0.54 FAR, 8.7 du/ac, based on
adjacent C 1/S 3

1 job per 600 sf
building area
50% service, 50% retail
jobs

PUD 124 Determined individually 17.4 du/ac, based on LCP policy
for affordable housing sites

1 job per 600 sf
building area
50% service, 50% retail
jobs

Residential Districts

R 3/S 3 I du/1,250 sf I du/1,250 sf (34.8 du/ac) NA

R 3 A/S 5 I du/2,500 sf I du/2,500 sf (17.4 du/ac) NA

R 1/S 17
I du/5,000 sf.
Second unit allowed on standard
lots

I unit per lot for lots smaller than
0.5 ac
I du/5,000 sf (8.7 du/ac) for
larger lots
Second unit assumed on standard
lots
Contiguously owned substandard
lots assumed to be merged

NA

R 1/S 94
I du/10,000 sf
Second unit allowed on standard
lots

I unit per lot for lots smaller than
0.5 ac
I du/10,000 sf (4.4 du/ac) for

NA



Zoning
District Permitted Density or Intensity Projected Density or Intensity Job Intensity and Job

Mix
larger lots
Second unit assumed on standard
lots
Contiguously owned substandard
lots assumed to be merged

R 1/S 105
1 du/20,000 sf
Second unit allowed on standard
lots

I unit per lot for lots smaller than
0.5 ac
1 du/20,000 sf (2.2 du/ac) for
larger lots
Second unit assumed on standard
lots
Contiguously owned substandard
lots assumed to be merged

NA

Agriculture and Resource Management Districts

PAD

1 du/160 ac for prime ag
1 du/160 ac for landslide susc.
1 du/160 ac for slope 50% +
1 du/160 ac for remote lands
1 du/80 ac for slope 30 50%
1 du/80 ac for rift zone or active
fault
1 du/60 ac for flood hazard areas
1 du/60 ac for slope 15 30%
1 du/60 ac for ag preserves or
exclusive ag districts

1 du/110 ac 1 job per 10 acres

RM CZ Same as above Same as above NA

Note: The Midcoast LCP uses a parcel based analysis for single family development, and assumes merging of
contiguously owned substandard lots. This approach requires property ownership data which was not available in
time for this analysis. This approach would likely result in slightly lower development projections.

 



Table A 4: Development Assumptions for Rural Lands Subarea 

Zoning
District Permitted Density or Intensity Projected Density or Intensity Job Intensity and Job

Mix

Residential Districts

R 1/S 17 I du/5,000 sf I du/5,000 sf NA

R E/S 11 1 du per 1 to 5 acres depending on
slope 1 du/3 ac NA

Agriculture and Resource Management Districts

PAD

1 du/160 ac for prime ag
1 du/160 ac for landslide susc.
1 du/160 ac for slope 50% +
1 du/160 ac for remote lands
1 du/80 ac for slope 30 50%
1 du/80 ac for rift zone or active
fault
1 du/60 ac for flood hazard areas
1 du/60 ac for slope 15 30%
1 du/60 ac for ag preserves or
exclusive ag districts

1 du/110 ac 1 job per 150 acres
100% agricultural and
natural resource jobs

RM Same as above Same as above NA

RM CZ Same as above Same as above NA



Appendix C
CAPACITY OF WATER ANDWASTEWATER

SYSTEMS



Existing Potable Water Infrastructure
The water distribution system for the northern portion of the unincorporated Midcoast is owned and
operated by Montara Water and Sanitary District (MWSD). MWSD’s water supply sources include
Montara Creek and Denniston Creek. Water is delivered to the system through the Alta Vista Water
Treatment Plant north of Montara, as well as from nine groundwater well locations. The water
distribution system consists of three water storage tanks, which have a combined capacity of 662,000
gallons, and over 3.4 miles of distribution pipelines ranging from 2 to 16 inch mains.11

The water distribution system for the southern portion of the unincorporated Midcoast and Half Moon
Bay is owned and operated by Coastside County Water District (CCWD). CCWD’s water supply sources
include Pilarcitos Lake, Upper Crystal Springs Reservoir, Pilarcitos Well Field and Denniston Creek. The
primary water supply source is purchased from the SFPUC (Pilarcitos Lake and Upper Crystal Springs
Reservoir). Other supplies (about 10 percent in 2010) comprise Infiltration Well water from the District’s
Pilarcitos well field, and surface water and groundwater from the District’s Denniston Project. Water is
delivered to the system through one of two treatment plants: the Denniston Water Treatment Plant
near Half Moon Bay Airport and the Nunes Water Treatment Plant in Half Moon Bay. The water
distribution system consists of 11 treated water storage tanks, which have a combined storage capacity
of 8.1 million gallons, and over 100 miles of transmission and distribution pipelines.12

In addition, private water wells are used in areas not served by public water systems, and in some cases
when public water systems do not allow connection.

Existing Potable Water Capacity and Demand

Water Capacity Reserved for Priority Uses
For the unincorporated Midcoast, both MWSD and CCWD have water capacity reserved for priority land
uses defined by the Coastal Act and Midcoast Local Coastal Program (LCP). The reserved water capacity
amounts are included in Table 2.17 of the Midcoast LCP Policies, June 2013, reproduced here as Table B
1. Based on original buildout estimates from 1980 (Table 1.1 of the LCP), MWSD has approximately
82,480 gallons/day for Phase 1 (year 2000) and 61,126 to 76,814 gallons/day for full buildout. CCWD has
approximately 369,716 gallons/day allocated for priority uses for Phase 1 (year 2000) and 490,404 to
532,036 gallons/day allocated for priority uses at full buildout.

Table B 1: Amount of Water Capacity to be Reserved for Priority Land Uses1 

ALLOCATION OF RESERVED CAPACITY
TO PRIORITY LAND USES

Phase 1 Buildout

Units Gallons/Day Units Gallons/Day

Montara Water and Sewer District (Montara/Moss Beach)



ALLOCATION OF RESERVED CAPACITY
TO PRIORITY LAND USES

Phase 1 Buildout

Units Gallons/Day Units Gallons/Day

Coastal Act Priorities

Marine Related Industrial – – – –

Commercial Recreation .57 acres 1,100 .82 acres 1,230

Public Recreation 282 persons 3,200 408 persons 4,080

Floriculture 18,800 10,000

Essential Public Services2 5,000

Local Coastal Program Priorities

Specific Developments on Designated Sites
Containing Affordable Housing 148 64,380 148 35,816 to 51,504

Other Affordable Housing 20 5,000

Total Water Capacity for Priority Land Uses 82,480 61,126 to 76,814

Percent of Total Water Capacity for
Priority Land Uses 10.6% 5.4 to 9.2%

Percent of Buildout Allowed by Phase 50 to 69% 100%

Total Water Capacity 778, 800 836,300 to 1,128,700

Coastside County Water District (County Jurisdiction)

Coastal Act Priorities

Marine Related Industrial 22.85 acres 55,770 29.29 acres 71,870

Commercial Recreation 33.15 acres 61,630 42.50 acres 79,395

Public Recreation 248 persons 2,900 318 persons 3,700

Floriculture 179,400 220,000

Essential Public Services2 7,700 14,135

Local Coastal Program Priorities4

Specific Developments on Designated Sites
Containing Affordable Housing 104 39,936 322 77,924 to 112,056

Other Affordable Housing5 20 5,000

Consolidated Lots in Miramar 55 20,900 70 16,900 to 24,400

Historic Structures3 1 14,480 1 1,480

Total Water Capacity for Priority Land Uses 369,716 490,404 to 532,036



ALLOCATION OF RESERVED CAPACITY
TO PRIORITY LAND USES

Phase 1 Buildout

Units Gallons/Day Units Gallons/Day

Percent of Total Water Capacity for
Priority Land Uses 29.4% 30.4 to 41.8%

Percent of Buildout Allowed by Phase 59 to 78% 100%

Total Water Capacity for Priority Land Uses 1,257,000 1,273,600 to 1,611,600

Notes:
1. Capacity shall be reserved for additional priority land use development when service provider develops new
supplies to serve new connections on vacant lands. Does not include existing, developed priority land uses at time
of LCP adoption.
2. Essential public services include the following uses: Emergency Facilities, Correctional Facilities, Transportation
Facilities (public), Utility Facilities, Hospitals, Skilled Nursing Facilities, Intermediate Care Facilities, Libraries,
Community Centers, Elementary and Secondary Schools, Institutional Day Care Facilities for Children (Day Care
Centers as defined by State law), Adults and the Elderly, Institutional Full Time Care Facilities for Children and
Adults, Institutional Shared Housing Facilities for the Elderly and One Family Dwellings with Failed Domestic
Wells. These services must be provided by a public agency or private non profit or government funded (partially
or fully) purveyor to be considered an essential public service. The reserve capacity allocated to these priority
uses may not be shared by any associated, non priority use and must be forfeited when the priority use is
discontinued. 12,710 gallons/day are reserved for One Family Dwellings with Failed Domestic Wells. This
reservation is allocated as follows: Coastside County Water District 7,710 gallons/day (30 units) Montara Water
and Sanitary District 5,000 gallons/day (20 units)
3. In order to qualify for priority, historic structures must meet the criteria contained under LCP Policy 2.31c(6).
4. Where development of new public water facilities can accommodate only a limited amount of new connections
on vacant land, adequate capacity for Coastal Act priority uses shall be reserved before reserving capacity for
Local Coastal Program priority uses.
5. Affordable means as defined by Section 6102.48.6 of the certified zoning regulations, and subject to income
and cost/rent restrictions for the life of the development.

Source: San Mateo County Midcoast LCP, 2013 

The Half Moon Bay Local Coastal Land Use Plan, from 1993, also establishes priority and non priority
water use allocations. The Half Moon Bay LCP establishes a phased reservation of CCWD water for
priority uses in Half Moon Bay, out to the year 2000. As shown in Table B 2 (Table 10.4 in the LCLUP),
priority uses include Commercial Recreation, Public Recreation, and Floriculture. Amounts are based on
the allocation of land use in the Land Use Plan and proposed development phasing. The LCLUP
anticipated that most of the irrigational needs for local recreation would be met through the use of
reclaimed wastewater from the sewage treatment facilities. However, there is currently no recycled
water system that serves the City of Half Moon Bay. The Sewer Authority Mid Coastside (SAM)
Treatment Plant, located west of Highway 1 between Frenchmans Creek and Pilarcitos Creek, would
need costly infrastructure improvements to upgrade from secondary to tertiary treatment in order to
produce recycled water. CCWD has shown interest in reaching an agreement with SAM to produce and
distribute recycled water, but does not have a recycled water master plan at this time.13

13 West Yost Associates, “Coastside County Water District 2010 Urban Water Management Plan Update”, June 
2011. 



Table B 2: New CCWD Water Capacity to be Reserved for Priority Land Uses Under the 
Half Moon Bay LCP at Year 2000 

Coastal Act Priorities Annual Demand (mgd)

Marine Related Industrial

Commercial Recreation

Equestrian Facilities .01

Hotel/Motel .03

Restaurant –

Subtotal .04

Public Recreation

Local Recreation (local parks, playfields) .02

Campsites .02

Beaches .02

Subtotal .06

Public Recreation

Local Recreation (local parks, playfields) .02

Campsites .02

Beaches .02

Source: City of Half Moon Bay Local Coastal Land Use Plan, 1993. 

Water Demand
MWSD currently serves over 1,600 residential and 30 commercial connections for a maximum daily
demand of over 473,000 gallons per day (gpd).14 Based on the MWSD Public Works Plan, December
2013, MWSD has 128,000 gallons per day available to be utilized for new service connections, beyond
those connections existing as of December 11, 2013. 80,959 gallons per day is currently required to be
reserved for priority uses, as described above. 47,041 gallons per day are available for non priority uses.

CCWD’s baseline per capita water use in 2010 was 128 gallons per capita per day (gpcd) according to the
2010 Urban Water Management Plan Update. In order to comply with the Water Conservation Act of
2009, CCWD’s target per capita water use is 120 gpcd by 2020. The water demand in 2010 was
approximately 2,265 acre feet per year (afy) and is projected to reach 3,149 afy by 2035. The District
plans to meet the 2035 water demand projection with 730 AFY from Denniston Creek, 150 AFY from
Pilarcitos well field, and 2,269 AFY from the SFPUC. The District is currently entitled to purchase
approximately 2,455 afy from the SFPUC. This entitlement will not be increased before 2018, and
because availability of additional water from SFPUC after 2018 is uncertain, the District assumes for
planning purposes that this supply will not be increased.



System Deficiency of Potable Water
MWSD issued a Water System Master Plan in 2011 to address the current and future water demands in
the district in order to create a baseline for the Capital Improvements Program. The required volume of
storage for MWSD’s existing water system included operational, emergency, and fire fighting demand.
The analysis resulted in a current storage deficit of over 333,000 gallons in 2010 and an anticipated
deficit of over 575,000 gallons by 2020.

As described in the Midcoast LCP, new public water service connections in MWSD must be consistent
with the MWSD Public Works Plan (Coastal Commission PWP No. 2 06 006). The most recent
amendment to the Public Works Plan was approved by the Coastal Commission in December 2013. As
described in the MWSD Public Works Plan, any increase in water supply or distribution capacity to
provide additional service connections must be reviewed by the Coastal Commission. The Commission
would then evaluate the proposed increase to see if it increased capacity in the water system is matched
with adequate capacity of other area infrastructure, including but not limited to the need for adequate
transportation levels of service on Highways 1 and 92. Based on information provided by Montara Water
and Sanitary District, MWSD does not allow the trading of existing water service connections, nor does
MWSD issue any new connections without a planning agency’s approval. MWSD provides water and
sewer service to all developments within its boundary that receives a building permit from San Mateo
County.

In April 2011, CCWD adopted a Water Shortage Contingency Plan providing a response plan in the event
of prolonged drought, water supply shortages, or emergency outages. During normal year comparison,
CCWD’s water supplies are adequate to meet projected demands. CCWD currently has an ongoing
pipeline replacement program to replace sections of old and damaged pipelines throughout the Study
Area with new ductile iron pipelines to reduce leaks and minimize losses throughout the system.15

Currently, CCWD has 209 unsold priority water service connections (5/8” size) and zero unsold non
priority water service connections. New non priority developments must trade or purchase water
service connections from existing owners, not from CCWD. New development that relies upon water
from CCWD must be consistent with the Coastal Development Permit (CDP) for the El Granada Pipeline
Project (Coastal Commission CDP A 2 SMC 99 063; A 1 HMB 99 020). This requirement is also included
in the Midcoast LCP. As described in the El Granada Pipeline Project CDP, future expansion of the water
supply system to support growth in excess of the existing development level shall not be approved
unless the regional transportation system, specifically Highways 1 and 92, is improved to provide
adequate levels of service.

Sanitary Sewer System
Sanitary sewer service is provided by Montara Water and Sanitary District (MWSD), Granada Sanitary
District (GSD), and the City of Half Moon Bay for transporting sewage flows, and Sewer Authority Mid
Coastside (SAM) for treating and disposing the sewage. SAM is a public agency providing wastewater
treatment services to MWSD, GSD, and Half Moon Bay under a joint powers agreement. Each member
agency of SAM is allotted maximum capacity rights for Peak Wet Weather Flow (PWWF), Average Dry
Weather Flow (ADWF), Biochemical Oxygen Demand (BOD) and Suspended Solids. These allocations
correspond to the sewer treatment capacity and the sewer transmission capacity.



Existing Sanitary Sewer Infrastructure
MWSD’s existing sanitary sewer system consists of approximately 25 miles of sewer lines and 13 lift
stations. GSD’s existing sanitary sewer system includes approximately 33 miles of sewer line and
approximately 1,500 feet of force main running along Highway 1. Granada Sanitary District’s existing
sanitary sewer system includes approximately 33 miles of sewer line and approximately 1,500 feet of
force main running along Highway 1.16 The City of Half Moon Bay’s existing sanitary sewer system
consists of approximately 37 miles of sewer mains, approximately 3,100 laterals, and three lift
stations.17 The SAM owns and operates an 8 mile stretch of transmission main, also known as the
Intertie Pipeline System (IPS). Four main lift stations are used to connect to the three member agencies’
sewer distribution systems of the SAM Treatment Plant. Approximately 1.8 miles of the IPS are gravity
mains, while the remaining portion is force main.

In addition, private on site wastewater disposal systems (septic) are used in areas not served by
centralized sewage collection systems.

Existing Sewage Treatment Capacity
Both MWSD and GSD have sewage treatment capacity reserved for priority land uses defined by the
Coastal Act and the Midcoast and Half Moon Bay Local Coastal Programs.

For the unincorporated Midcoast, the reserved sewage treatment capacity amounts are included in
Table 2.7 of the Midcoast LCP, which is reproduced here as Table B 3. Based on original buildout
estimates from 1980 (Table 1.1 of the Local Coastal Program), MWSD has approximately 400,000
gallons/day for Phase 1 (year 2000) and 580,090 to 794,080 gallons/day at full buildout. GSD has
approximately 600,000 gallons/day for Phase 1 (year 2000) and 762,475 to 1,009,765 gallons/day for full
buildout.

Table B 3: Sewage Treatment Capacity to be Reserved for Priority Land Uses1 

ALLOCATION OF RESERVED CAPACITY TO
PRIORITY LAND USES

Phase 1 Buildout

Units Gallons/Day Units Gallons/Day

Montara Water and Sanitary District

Coastal Act Priorities

Marine Related Industrial

Commercial Recreation .56 acres 840 .82 acres 1,230

Public Recreation 282 persons 2,820 408 persons 4,080

Local Coastal Program Priorities

Specific Developments on Designated Sites 148 32,708 365 66,430 to

16 Sewer Authority Mid-Coastside, “Sewer System Management Plan”, 2008. 
17 City of Half Moon Bay Public Works, “Sewer System Study”, March 2010. 



ALLOCATION OF RESERVED CAPACITY TO
PRIORITY LAND USES

Phase 1 Buildout

Units Gallons/Day Units Gallons/Day

Containing Affordable Housing 94,900

Total Sewage Treatment Capacity for Priority
Land Uses 36,368 71,740 to

100,210

Percent of Total Sewage Treatment Capacity for
Priority Land Uses 9.1% 9.0 to 17.3%

Percent of Buildout Allowed by Phase 50 to 69% 100%

Total Sewage Capacity 400,000 580,090 to
794,080

Granada Sanitary District

Coastal Act Priorities

Marine Related Industrial 22.85 acres 45,700 29.29 acres 58,580

Commercial Recreation 33.15 acres 49,725 42.50 acres 63,750

Public Recreation 248 persons 2,480 318 persons 3,180

Essential Public Services2 3,800 5,125

Local Coastal Program Priorities

Specific Developments on Designated Sites
Containing Affordable Housing 104 22,984 104 18,928 to

27,040

Consolidated Lots in Miramar 55 12,155 704 12,240 to
18,200

Total Sewage Treatment Capacity for Priority
Land Uses 136,844 162,303 to

175,875

Percent of Total Sewage Treatment Capacity for
Priority Land Uses 22.8% 16.5 to 22.5%

Percent of Buildout Allowed by Phase 59 to 78% 100%

Total Sewage Capacity 600,000 762,475 to
1,009,765

NOTES:
1 Capacity reserved for additional priority land use development. Does not include existing, developed
priority land uses at time of LCP adoption.
2 Essential public services include the following uses: Emergency Facilities, Correctional Facilities,
Transportation Facilities (public), Utility Facilities, Hospitals, Skilled Nursing Facilities, Intermediate Care Facilities,
Libraries, Community Centers, Elementary and Secondary Schools, Institutional Day Care Facilities for Children
(Day Care Centers as defined by State law), Adults and the Elderly, Institutional Full Time Care Facilities for
Children and Adults, and Institutional Shared Housing Facilities for the Elderly. These services must be provided by



ALLOCATION OF RESERVED CAPACITY TO
PRIORITY LAND USES

Phase 1 Buildout

Units Gallons/Day Units Gallons/Day

a public agency or private non profit or government funded (partially or fully) purveyor to be considered an
essential public service. The reserve capacity allocated to these priority uses may not be shared by any associated,
non priority use and must be forfeited when the priority use is discontinued

For the City of Half Moon Bay, the reserved sewage treatment capacity amounts are included in Table
10.4 of the Half Moon Bay LCLUP, reproduced here as Table B 4. The City of Half Moon Bay’s sewer
system has approximately 60,000 gallons/day for full buildout (year 2000), split evenly between
Commercial/Recreational and Public Recreation uses. Granada Sanitary District has approximately
10,000 gallons/day, for public recreation uses.

Table B 4: Sewage Treatment Capacity to be Reserved for Priority Land Uses Under the 
Half Moon Bay LCP (mgd, adwf) 

Coastal Act Priorities City of Half
Moon Bay

Granada
Sanitary District

Total

Commercial/Recreational .03 .03

Public Recreation .03 .01 .04

Total .06 .01 .07

Source:  City of Half Moon Bay Local Coastal Land Use Plan, 1993. 

Existing SAM Treatment Plant Capacity
The capacity at the wastewater treatment plant is 4.0 MGD (millions of gallons per day) in Average Dry
Weather Flow (ADWF). Currently, the ADWF is 1.7 MGD. Biochemical Oxygen Demand (BOD) and
Suspended Solids are the parameters used to evaluate the treatment capacity required at the SAM
treatment plant. For any development project proposed in the Study Area, the average daily flow would
be based on the net increase produced by the site redevelopment and adjusted for BOD and suspended
solids.

Existing System Deficiencies
SAM, the Montara Water and Sanitary District, the Granada Sanitary District, and the City of Half Moon
Bay have an ongoing capacity management program to address hydraulic capacity issues within their
district limits. The Intertie Pipeline System that conveys wastewater from Granada Sanitary District to
the SAM Treatment Plant has had capacity issues, including surcharge in some manholes, during heavy
rain periods in the past.

The MWSD sewer system is largely built out and the existing pipe conditions should be assessed by the
district. This will help identify locations causing capacity issues due to pipe diameter, sags, blockages,
and roots. The district is continually assessing the current and future capacity requirements for its
collection system; especially downstream portions near existing pump stations.



The GSD has performed a sanitary sewer monitoring program that identified inflow and infiltration at
locations in the district’s collection system. Proposed mitigation measures for these locations include
better mapping of the district’s collection system, followed by field verification of the locations and
elevations to identify capacity issues. GSD has a capital improvements program to replace older clay
sewers (circa 1920) and sewers in known problem areas.

The City of Half Moon Bay sewer collection system generally has adequate capacity to serve current
levels of flow. The City has initiated a sewer system study to identify existing system deficiencies and
prioritize improvements necessary to accommodate peak period flows. The City has also completed a
tv/video inspection of the 37 miles of sewer mains to help identify locations causing capacity issues due
to deteriorated pipes/joints, sags, blockages and tree roots. Sewer main improvements/rehabilitation,
flow monitoring, lift station upgrades, and map updates are all items in the FY 2014/15 Capital
Improvement Program budget.
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CTMP Technical Advisory Committee (TAC) Roster 

San Mateo County 
1. District 3 Office (Board of Supervisors) 
2. Environmental Health 
3. Parks 
4. Planning and Building 
5. Public Works 

Special Districts 
6. Granada Community Services District 
7. Montara Sewer and Water District 
8. San Mateo County Harbor District 
9. Sewer Authority Mid-Coastside 

Emergency Responders 
10. San Mateo County Sheriff’s Office 
11. California Highway Patrol 
12. Coastside Fire Protection District 

Transportation 
13. Caltrans 
14. C/CAG 
15. Coastside Bicycle Coalition 
16. Commute.org 
17. SamTrans 
18. San Mateo County Transportation Authority 
 (TA) 

Other Partner Agencies 
19. Cabrillo Unified School District 
20. City of Half Moon Bay 
21. Golden Gate National Recreation Area - 
 National Park Service 
22. Half Moon Bay Coastside Chamber of 
 Commerce 
23. Local Agency Formation Commission 
 (LAFCO) 
24. Midcoast Community Council 
25. Peninsula Open Space Trust (POST) 
26. San Mateo County Farm Bureau 
27. State Parks 
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Representative/Alternate  Position
Nicholas Calderon Sr. Legislative Aide
Greg Smith Water & Land Use Supervisor
Sam Herzberg Parks Planner
James Hinkamp Planner (PM)
Joe Lo Coco Deputy Director

Chuck Duffy General Manager
Open 
Pete Grenell General Manager
Rob Hopkins General Manager 

Lee Violett Contractor (Ret. Police)
Mike Maskarich Captain
Mark Mondragon Fire Marshal

Ina Gerhard/Paul Svederski Planner(s)
John Hoang Planner
Sabrina Brennan Member
Brian Jackson Shuttle Program Manager
Barrow Emerson Transit Planning Manager
Joe Hurley Executive Director 

Dr. Tony Roehrick Superintendent
Dante Hall Community Development Director
Christine Fitzgerald/Darren Brown Planner(s)

Charise McHugh Executive Director

Martha Poyatos Executive Director

Laura Stein/Lisa Ketcham Member(s)
Daniel Olstein Director of Land Stewardship 
Bill Gass Executive Director
Paul Keel District Superintende
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