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CALIFORNIA COASTAL ZONE CONSERVATION COMMISSION
1560 Markel Stieet, San Francisco 94102 — W15) 5571001

STAFY RECOMMENDATION
)' APPEAL NO. 133-76
Pillar Point) .
h Day: Walved

DECISION OF

REGICUAL
CORISSIoN:  Permit denled by Central Coust lieglonal Cosmission
PERMIT
APPLICANT: San Mateo County Marbor District
APPELLANT: San Mateo County Harbor District
DEVELOPMENT
ATION: Piller Point Harbor, El Granada, north of Half Moon Bay, Ssn Mateo
County (Exhibits 1 end 2) .
DEVELOFMENT
DESCIIPTION:  Construction of rubble-eound breskwaters snd dredging of spprox. 33,000

cue. yds. of bottom materials and its disposal. Instsllation of docks,
comfort stations, gates, hcadwalks, LLO boat slips, 3 lane launching
ramp, parking for 550 cars, and utilities. Creation of 4 lease parcels
(Exhibit 3)
PUBLIC HEARING: Held July 7, 1976, in Los Angeles
IMO-THIRDS VOTE REQUIREMENT: The staff recomsends that s two-thinds vote requiresent
be sdopted under Pub, Res, Code Section 27401 (a), (b), (c), end (8). The placement
of approximately 116,50 cublc yards of fill and the grading snd paving of 50 linear
feet of beach constitutes "filling or otherwise sltering sny bay" and "would reduce
the sizo of any beach" (Subsections (a) and (c)). In addition, the construction of the
the riprap breakwsters and anchored floating breskwaters would cover approximately
5.8 acres of open water and submerged tidelands so the project "would reduce or impose
restrictions upon public access Lo tidal end submerged lands" and "would adversel
affov(:bii.cxlul.lng ereas of open water free of viasible structures" (Subsections (c{
and (e)).

ETAFF ROCAMBIDATION: 1he staff recosmends Lhst the Commisaion sdopt the following
resolution: '

T. Approval with Conditions

The Commission bereby approves & perait for the proposed development subject
to the conditions below on the grounds that, a3 conditioned, Lhe development will not
have any substantial adverse environmental or ecological effect and will be consistent
with the indings, declarstions, and objectives of the California Coastal Zone Conserva-
tion Act of 1972,

IT. Conditions

Tho permit 4a subjoct Lo the following conditions:

A. Prior to the commencemont of any construction umder this pormit (as
defined in Pub, Res, Code Section 27103), the following shall be subaitted Lo Lhe
Erecutive Director of the State Coastal Cosminslon for his review amd approval or
nodification Lo assure conaistency with the intent of the conditions, findings, and
declarations of this porait:

1. Final plans shall be prepared conalstent with the revisod swaler plan
submitted to the Commlualon (Ediibit 4) providing for the following:

a. No dredging.

b. Provision of up to 440 single tie olips constructed o as to place
shorter slips nearest the shoreline and designating one-half of sll
slips for the exclusive use of active commercial fishing bosats.

c. At least 800 linear fect of shoreline within the project ares shall
beo sand beach and the use of riprap or other means of ahore protec-
tion shall be limited to no more than 850 linear feet.

d. Grading shall be minimized and shall, in conjunction with the storm
drsin systea, ainimize the discharge of pollutants into the harbor.

€. Provision of facilities for berthing U, 3. Coast Guard vessols and
adequate sanitary pumpout facilities for &ll boats,

£, Adequate circulation and parking including adequate facilities and
space for bus and bicycle acceas and parking in addition to boat
trailers, fishermen and the general public.

8. Public walkways srdd facillties on the new breakwaters and along the
shoreline.

he Any leased area for boat repair snd a storage yard shall be located
sdjacent to the proposed west breakwater.

i. Landscaping that maximizes the use of native vegetation and adequately
screens the parking lots frem public view from Highway 1.

Notice shall be zent to the interested parties of the subsdsaion of the plana.

2. A berthing and mooring allocation sy;;v.em providing for tho equitable
determinationr of active commercial fishing status and enforcement of the
provisions of 1 (b) above.

3. A scenic easement shall be offered over all lands owned by the San Mateo
Harbor District above mean lower low water mark west of Dennivon Creck to
San Mateo County. Such offer shall remain in effect for at least 10 years,
may reserve rights of access Lo Lhe existing west breakwster for repair
and maintenance to the Harbor District or ita succeascrs, ynd the offer

may expire if not accegtod within 10 years of the effective date of this
permit, If the offer 1a not accepted by the County within the 10 yesrs, it
shall be offered to the State of California and the Coastal Commission.

No development shall commence until the Executive Director has aspproved the above
. plans and documents and all development and operstion of the facilities shall take place
in accordance with the approved plans and documents,

B, Prior to the operation of the boat launching remps or any restaursnt within
the Harbor District boundaries, evidence of the following shall be submitted
Lo the Executive Director of the State Coastal Commisalons

1. Coapletion of signalizatlon and vldgnlng of Highway 1 at Caplatrano Road.
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2. Opersticn of U. 5. Coast Guard Palrol craft and marine safely facility
withln Lhe harbor.

3, Hemoval of Cease sl Deslst Oeder from the Grensda Sanitary Districl by
Lhe San Franclsco Bay Reglonsl Waber GQuality Conlrol Bonnd.

C. Any development of the areas designsted aa Leuse, Parcels A and D cn Lhe
revised Master Plan shall be Limited to tho followlng: o .

1. Lease Parcel A; a dipner reatsurant with o maximum square footege of
6,000 sq.0t. nnd a chandlery, with & maximun square footsge of 3,000 sqult.

2, Lesse Parcel By boat repeir and dry stack storage fecliity and appur-
tenances. %

Providing, however, thab nothing in this pernit shull be construed as
authorizing such development and separate permits shall be required for such develop-
menta,

111, Findings and Declprablons

Tpe Comalsaion finds and declares as follows: %

1. Project frea. FPillar Point Harbor ls located st the north end of Half
Moon Day in  an unincorporated srea of Sun Mateo County. It 1s & semi-pnotected cmbay-
ment Lacked by a low-biuff, slluvial plaln with sendy beach at the esatern portion.
The preposal iz contained within an exlstlng rock breakwater bullt by the Corps of
Englneers in 1960, Ecisting lsprovements within the harbor are a public pier, a
leased commercial pler, reatroos, office, concession Lullding, snd & public launch
ramps.  Ho Loat alips exlst becsuse of Inadequate protectlion alforded by the existing
broakuster. lowever, many bosts moor within the harbor end temporarily tie up at the
existing pier. To the east of the harbor district lands is Lhe unlncorporated Lown of
%1 Gransds composed alwost entirely of resldential structures. The comamunity of
Princeton 1s Lo the north and consists of mixed commercial, marine industrisl and
residentlal uses on an old seall lob sebdivision.  North of Princeten s the Hhlf Hoon
Bay alrport. Heat of the harbor Ls an Alr Force tracking stutlon on Plllar Folnt it-
el (Bxhibit 2),

2. Relate? Permity., W¥rlor Lo Lhe spplicent's return to the Reglonal Comm
misaton with the modilied proposal, several permits were granted for “nen-controversial"
improvements in Lhe harbor srea (Exhibit 3). The remnants of a storm damaged warina
were rescved Lo leprove o beach. Two permita wers lasued to lwprove the extating pler.
A concrete float was permitbed Lo widen bhe pler srd lmprove mocrings, and & fish
veceiving facllily was allowed on & new extension of the pler. Also, the Reglonal
Commission granted Lhe Dept. of Tranzportation a permit to install e traffic signal
on Highwny 1 at Lhe ealrance to the harbor snd impeovs Luen lsues. This permiu would
bave wrpirsd bul was recently extended by tho Central Cosst Comnission.

3. Comgarison of Denled Project with Conditioned Project. Opponents of the
Harbor District's orlginnl project relsed many objfections to Lhe propossl before the
flegional Conmizsion and bhe Central Cosat Commission denled Lhe project. Thet proposel,
without the sbove conditions would be inconsistent with the Coastal Act In Lhal sub-
stantial sdverse environmental inpacts wonld oceur and ivreversivle swd lrretrlevable
comnitments of coasbal resources would be made without assuring the balanced and
orderly development of the cosstal zone, The original project would huve created &
predominantly recrzational bost marine with extensive shoreside development 1n a
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N

relutively mueal portion of the Sun Mateo cosstline.
inductng lmpacta, ellmlnate over 1,000 linear fect of recreabional bLeoach, adyersely
affect hablitet areas and would not assure adequate facllities for commercisl and

aports {lsheries.

h

It would have sericus growth

The followlng chart and Impect analysis, howover, show Lhat the

project can be modified to improve lts deslgn while providing coastal depends=ut

recreational and fisherles facilitles for many seguents of the population ab a veduced

cost .,

ROJECT ELEMENT

CRIGINAL DENTFD FOJECT

HODEFEED PRIVECT

180 Single Tie

Boat Berths 200 Double Tle 440 Single Tlo
5. it Brcoates o S, xth bl Welomy
AIChO ed }.1 at N -. n 1ehes 1 Rapt 1
Deovice ikt oating Breakueter Weat Dreakwatora
2 Dredging to 2 reetl
Drodging - S i No Dredging

Tebal of 33,000 cubic yards

Comnercial 180 Sldps Intended . 220 S1lpa Reserved
Flahing for Coawerclally for Active Commerclal
Focilities Licenced Boats Fishing Bonts

Fi1l * 150,000 cubic yards + 120,000 cubic yarda
Losa of

Heareatlonal 1,150 linear foet 50 linear leel

Ecach .

Embankment

{Rip-itap) 1,400 linear feet 300 linear feet

Intended Additionsl
Develeprent
(Separate Permity
Hequired)

2 Restaurants,

several apoecialty shopa,

boat repeir s;d storage area,
expansion of Harbor Master's
Afice

1 Hestaurant,

1 Chandlery,

boat repair and storage
aren with boat hoist,
expanslon of Harbor
Haster's Office

> 1
.. ]
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of Modified Project.
tho déstruction of approximstely 1,200 linear fect of beach as woll &s the adverse

he Environmental Effec The original project required
impacts of 33,000 cubic yards of dredging on water quslity. By reallocating the slip
slzes oo ns Lo place shallow draft boats closest to the shoreline, no dredging is

roquired snd none will be allowed.

The riprapping of the shoreline and paving of the beach will be =inimized Ly the
roorfentation of the onshore development. This will have a beneficial effect notr
only on the recreationsl potential of the project, but will provide a better warina
design. Wave reflection off a riprap shoreline will be reduced by the beachfront
with its superior sbility to absorb wave energy. The destruction of this protected
beach will heve particulsrly severe impacts because the construction of tho existing
harbor breakwater has eliminasted recreationsl besches Lo the south., The following
excarpt from a paper by John Tinsley of the U. 5. Geologic Survey explains this
probles: .

“Erosion flates: A breakwater, constructed in 1959-61 to shield Piller
Foint Harbor from scuthwest swell, has profoundly disturbed the equili-
brium corditions in Half Moon Bay. Waves whose energy was formerly
refracted inte &nd dissipated in the northern end of Half Moon Bsy are

now reflected from the breakwster into the shoreline immedlately south

of the breakvater's southern terminus. Net southwsrd longshore transport
of sand has been interrupted, and the beach south of the breakwater has =
no source of replenishment except terrace deposit cannibaliss, The result
hasbeen rapid erosion of terrace deposit south of the breakwster, including
destruction of Mirada Road, part of which is shown in Figure 10, Sand
buildup can be seen behind the breskwater within Pillsr Point Harborees”

However, the broakwster construction and incresse in ectivity along the shoreline
will have an adverse effect on the area's habitat value. Although the existing habitat
values of the site are not substantisl beceuse of the existing development snd hartor
sctivities, the incresse in actlivity will further 1i=mit the habitat resources of the
site., By regquiring the Harbor District to grant & scenic casendnt over the more
pristine ares of their jurisdiction west of Dennison Creck, sn sres of higher habitat
value can be permancntly protected. This arca is intendsd to become part of San
Mateo County's Fitzgerald Marine Resorve. The County has prepared an EIR on this
project and intends to mansge an expanded Marine Reserve nesr the project (Exhibit 5).
Therefore, the Commission can find that, as conditioned, this project will not have
any substantinl edverse environmental or ecological effect.

5. Traffic Impacts. The future develojment of the San Mateo Mid-Loastside
io the subject of many efforts in addition to the Coastal Commission, The Association
of Bay Area Governments snd Tho - ‘ctropolitan Transportation Cosmission have jointly
studied this corridor and made recommendations to their Executive Boards. The County
of San Mateo and the City of Half Moon Bay are both revising their General Flans for
this area. In all these studies and plans, the level of development and the provision
of recroational sccess Lo the cosst is tied to the capacities of Highway 1 along the
coast and Highway 92 from thebay side of Sen Mateo County. These routes are presently
dangerous und congested at peak recreational travel times and there sre no m jor
tmprovements scheduled in the near future. As the srea grows, sore and more of the
capacity of theso romds is being used by residential and comsute traffic.

The Regional Commission staff prepered the following calculations to aasess
the traffic generation caused by the original project:

"If the restaursnt-gonorated traffic and 2/3 of the rotail-genersted traffic are
not included (since these facilities are not part of tho project now), the following
rosulbs

by
“Posk traffic: Sumser, single peak day 955
May-October, weokend days 762

Winter week day (lowest peak) 284
“Annual traffic:
"Average daily traffic: U449

L
11
'
}
§
i
164,000 i'
'
i
“Ihe traffic generators breakdown as follows: E

1

|

!

Percent of Percent of swmer

Annual flow Woekend da
“Recreationsl berthed boata 12,1 '—zTB_‘L'
“Launch rasp 6.1 15.04 !
"Marina-related facilities 10.1% 2.5% t
“Cosmercisl fishing boats 29,64 5 i
"Pier fishing, sightseeing 24,.4% 35.7% "
"Sport fishing 13.7% .28

The project’s EIR and the spplicant's consultants project the lapact of the i
original project's full development Lo be roughly twice this incresse (Exnibit &), i
This level of traffic generstion s the equivalent of two ycars of nosmal growth in
annual traffic volume stemming from local end regional traffic projected by the
Department of Trsnsportation. The applicant conternds that this growth 13 lnevitable
and will occur without this project. The EIR statea: "In future years, a3 trafflc
on Highway 1 increases, problems would occur in asccommodating traffic to ard from
Pillar Foint Harbor when there is & steady stream of vehicles cn the main highway."
No mention is made of the specisl problems of cars towing boat trailers on winding
acceas roads,

These impacts can only be mitigated to a limited degree es part of this project. !

By requiring that the State Dept. of Transportation complete the signalization and 1
widening of Highway 1 at Capistranc Rosd (for which a Reglonsl Commission permit has i
been issued) prior to operation of the boat lsunching remp, congesticn cavoed by towed '
boats will be minisdzed, Also, the provision of dry stack storage of boats will allow |
boaters to keep their boats at the harbor rether than tow thea to the coast. I
|

Additional traffic generation will be reduced by eliminating the specialty ahops
and one restaruant from Lhe Marbor District's plans. Thus, the only resaining coumsercial
facilities thet will increase traffic will be ono restaurant srd a chandlery, uses
reasonably related to the harbor. The sdditonal [ishing, boating amd recreational
traffic induced by this project 1s the coastal recreatlion and ocean fisheries orlented ‘'
traffic for which the Cosmission has consistently reserved highway capacity. Thus,
if combined with limiting resldentlal srd noncoastally oriented traffic, approval cf
this project is consistent with the Coastal Act's mandate for orderly nnd balanced
coastal develogment,

6, Crowth Inducing Impacta. In addition to the increased traffic that this
project will induce, there are other secondary impacts of the project. The appli- |
cant's consultants have extensively analyzed the growth inducing lmpact of the proposal [
on the water and sewage systems of the srea, The prosent sewer system serving the
harbor is under & cease and desist order from the Regional Wator Quality Control Board.
Thus there is no service available to meot the needs of the project at the present time.

It is anticipated that the system will be able to provide service by the time thal Lhe
harbor isprovesents are completed. According to the applicant, Lhe project 1s Lhe
equivalent of approximately 110 single-fomily homes in torms of 1ts desand for water
and sewsge.



L T

55 . -7~
/"

By requiring that the cenze and deslst order be MIted prior Lo use of thoge
facilitles that can be expected to generate algnilicent Increases in uwe, no signilicant
adverse effects on water quality will cccur from inadequate scwage facllitles. The
wse of both wsler and gewsge cupacity can be Jjustified in that the project will pro-
vide the public with occun related facilitles. Thus, approval of thie project, in
conjunction with Timlting private noncoastally related deveiopments, weuld not con-
stitute en irreversible and irretrievable commitment of coaotnl zone rescurces.

The future development of the Harbor District's lands sre explicitly controlled
by the conditiona of this permit. Shoreside developuent is limited Lo one restauraut,
one chandlery, a boat repalr yard and a dry stack storage facility. These facilition
are concentrated in the northwest pertion of the harbor area that is alresdy developed.
The arsa lumediotely slong the shoreline Lo Lhe west of the projoct site will be coverod
by a scenlc cusement, Lhus probibiting edditional harbor development,

Te Aporopristensss of the Developmenk, The opposition to the project con-
tardo that Pillur Polul 1s not Lhe proper location for o ssall craft marina. Thoy do
not oppose the provision of facilitles for commercial fisherwen and the Improvemsnl
of bhe salely sapecks of the harbor na o "harbor of refuge." They sassert thal this
coean location 1s unsafe for pleasure boabs snd cite recreational boaters' preference
for protected waters such s San Franclsco and Monterey Bays. The cenditions, however,
reorient the project to provide more facilities Lor comnorclial flahing and ocean aports
fishing. For exsmple, the modified project provides for valy single tie bertha,
which are sufficient for commerclel bosts and provide lower cost, einimal fucilitles
for other boata,

The Flllar Point Harbor is well salted for commercial asrd sports Clshing but s
losated far froa the more densely populated areas of San Mateo County where Lhe demand
for purely recreationsl bonting is grealer, 1Thus, the limited vpace that will be
ayailable st the harbor will be oriented toward thoso boslers Lhal require such a
location and less opulent facilities. The Harbor DistrlcL®s curront plane also envlialon
plocing greater emphasis on providing recreationsl berthing spoce in such pojulsted
areap ap the bay side of 3an Mateo County. The San Francisco fay Conservallon and
Devslopment Commission i3 alse considering such facilities (Exhibit 7), and the County
Flannlng Dept.  bas prepared an estimate of Lhe possible recresticnal borthings on
whe bay atde of the County:

INVERTORY OF EXISTING ANR PROPOSED BERCHING
FACTLITIES IN SAN MATHD COUNTY

Present Capacity  Planned Total
L7{0 Additiony

Brisbane Marins _ 10 810
Coyote Polint L5 7o 1,215
Oyster Foint 233 320 &3
Redwood Glty Mupicijal 200 — 200
fledwood Marina (Docktown) 110 10 120
Pele's Harbor 250 50 30
Foster Clby — L50 H50

{(Source: Draft EIR for Dissclutlon of San Matec Harbor District acd
LAFCO Sphers of Influence Study, July, 1976)

Thus, it appears that the demand for primarily recreslionsl bosting can be
hetter satioficd at locatlons cleser Lo populetion concentrations without preempting
one of tho fow altes available on the coast for commerclal fishing. The continued
vge of Plllar Polnt Harber a3 a commerclal harbor shall be cncouraged and muintained.

0130 259/

e

B. Admintstrative end Feonomic Concerns. A&lthougn much discusston took

place at the Regional Commlazlon cver wconomic amd Lex issues invelved ln this

projecty such concerna are relevant only insofar as they aflect the resources of the
coastal zone, As conditioned, the fecilities st the barbor cannot be expanded and
the effect on coastal resources will Lherefere not be signilicunt oven Lf tho facility
fa nob financially gelf-sufficlent, The Comnissicn makes po Linding as Lo the
econcmic feasibility of the project ss administersd by the Harbor Distrlct nor Lakoo
any position in the centroversy over the dissclution of the Harboer Distreict.
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Avcrepe Laily -Traffic (Autonoaxlesl‘ 2 E
. Recheaticral Eerthed Loats 170 4s 63 13 20 133 !
‘“ Launyh famp . 114 19 20 3 171 12.1
Marida Related Facilities 19 50 19 56 19 1.1 I
s i  Commdyzial Tishing Poats 40 Z00 .20 150 40 2.4 .
' Plor Jishing, Sighisceing, ctc. | 269 92 . 192 3l T 345 13.] {
Spovtyishing ity 108 . 77 . . 65 » 26 125 7.4 - :
Festafrants (average) Y462 3N 462 - 371 Ga0 7.3 i
< fetall Specialty Sihops _26 36 108 14 )38 9.3 |
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Total Annual Traffic (Autonobiles 000's

i~

-

Racreaticnal Zerthed Doats

3.8 5.9 - 5.5 T

Launch Pamp 5.9 2.6° 1.0 .5
daring Pclu.cd Facilitics 1.0 . 7.3 © 1.0 7.3
Cemymaveial Fisiing Boats 2.1 206.2 1.0 15.5
Piey Fishing, Sightsceing, ctc, 14.0 12.0 10.0 4.0
Srortfishing 5.0 1.1 To3A 3.0
Rastauranis (avevape © 24,0 45.0 24.0 AL.3
at fainy Sheps 2006 o MW 5.6 1.8
3.4 117.4 19.5 £G5S

Souronr Aaslis U tnroush 145 Willlams-Kuebelbeck and Associates, Ins.
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IOMUlD O IR0 wM Ik, Genira

SAN “FRANCISCO BAY CONSERVATION AND DEVELOPMENT COMMISSION

30 VAN NESS AveNUT
MM TRANCISCO, CALPORNIA Yaie3
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AUG 181976

CALIF. COASTAL 20NE
CONSERVATION COMM.

August 16, 1976

Mr. Deonald 3. Neuwirth

Celifornia Coustal Zone Conservation Cozmission
1540 Market Street, 2nd Floor

San Francisco, Celifornis 9h102

Dear Don:

Mony thanks for our letter of July 22, 1976; I hope we can respond
adequately to your questions,

Unfortunsetely, we bhave no information on the relative demand for Bay
versus ocean recreationsl boating. However, it seems to stsnd to ressco
that with most of the populetion of Sen Mateo County concentrated slong the
Bay east of the wmountains, the demand for recreationsl bosting in the County
would be primerily oriented toward Bey boating, This is not to say there is
no dexand whatever for ocean boating; many people, perticulerly fishermen,
prefer to be able to drive to the cosst to be sble to reach the oceen without
having to endure the long, snd sometimes uncomfortable, trip through the
Golden Gote,

To so=e extent, the demand for Bay boeting eppesrs to be borne ocut by
the Bay Plan findings snd policies on Recrestion (peges 23-24). They estimste
a Bay Ares demand by 2020 for 70,000 bost berths im 200 merinas. While only 77
of these sre shown cu the Bsy Plan Maps, others can be permitted "provided they
would not preempt land or water areass needed for other priority uses end pro-
vided they would be fensible from an engineering standpoint.”

Along the shoreline of Sen Meteo County, there sre numerous propossls
for new marines cor expensions of existing merinss. These include public
developments et Sierra Point, Oyster Point, snd Coyole Point; pubdblic end
private developments st Foster City ond Redwood City; end a private develop-
pent at Redwood Shores. Of these, the expenaions of the existing marinss at
Oyster Point ond Coyote Point ere either underwsy or ere expected to be shortly.
In addition, the proposed public developwents et Sierra Point, Foster City (if
thet is the best locetion for a merine at Belmont Slough), end Redwood City
all oppesr to be feasible, slthough more information is needed and & finsl
determinotion would have to eweit preperstion of an environmental izpact
report and the submission of a permit epplicstion. AL present, we sre not
in a position to make any Judgments on the proposed private facilities,
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Mr. Donald B, Neuwirth -
August 16, 1976
Poge Two

The caly curreat peocposed improvenmsat to Yishermen's Wherf we know of
13 a propossl for a4 breskwater to reduce the surge in the Flasherxen's Wharf
besio., As of Decexber, 1975, the Corps of Englneers wes considering 8 nuuber
of slternatives, including cce verslen to create fishing creft herbor only
#o0d encther to create & harbor for both racreationsl snd coomercial flshing
vessels., T believe the degree to which a harbor improvement, such es @
breskuater, is to be used for recreaticnal boats makes s difference in tha
degree to which the Corps can participate in i{ts construction.

The Port of Sam Prencilsco weuld bte the locsl sponsor of suy Corpa-
constructed improvezents at Flihermen's Wharf, and I think the Fort recently
beld & public besring oa oce of the proposad alternatives. If you need further
inforzation, I would suggest you coentect the Port directly.

Cordially,
///54_,//..:/

MICHAEL B. WILMAR

Deputy Director

MEW /o
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