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Parking Price Incentive 

Many hotels in more remote coastal locations offer parking to be included in the cost of a room and by doing so, 
inadvertently encourage guests to bring cars and generate more congestion. As an alternative, the hotel should 
offer, and advertise, reduced room rates for those who do not arrive in a private vehicle. As an initial step, the 
hotel can offer a reduced rate of $10 per night weekdays and $20 on weekends and holidays, and adjust the price 
as necessary to manage parking demand. 

Bike Share Program 

A bike share program operates by having the hotel provide bicycles for guest use. By covering the access costs to 
the bike share program, the hotel provides guests with a non-auto mode option for exploring Half Moon Bay, 
enabling guests to feel more comfortable taking a shuttle to the hotel, knowing that they will have a way to get 
around once they arrive. In addition, the hotel should provide guests with bicycle helmets and locks free of charge 
to further encourage the use of bicycles. 

Transportation Information 

Providing guests with information regarding transportation options to the hotel can help encourage guests to 
consider non-auto or rideshare options. This information should be emailed or mailed to guests as part of their 
registration confirmation process providing guests with the information early on to assist in their logistics 
planning for arrival to the hotel. Information regarding the availability of shuttle service to the hotel and lower 
room rates for guests without cars should be highlighted. In addition, an on-site transportation board including 
bicycle maps, trails, transit routes and schedules, and contact numbers for taxi and town car services should be 
included in the reception area to assist guests. 

Employee TDM Programs 

Bicycle Parking 

The hotel should provide secure storage where employees will be able securely store their bicycles while at work. 
Providing secure long-term parking for employees is a critical component of encouraging employees to bike to 
work as the lack of secure parking is often cited by employees as a deterrent. In addition, the hotel should provide 
hotel-maintained racks outside for visitors or other short-term users. 

Parking Pricing and Cash-Out 

As noted above, many hotels offer free parking for guests and the same is often given as a fringe benefit to 
employees. This serves as a strong disincentive for employees to not drive to work. Instead, the hotel should both 
price parking for employees on a daily basis and offer a "cash-out" to those who don't drive to work. Under a 
parking cash-out program, an employer offers the cash value of the parking subsidy to any employee who does 
not drive to work. Offering employees the option of a "cash out" incentive to use an alternative mode of 
transportation (transit, bike, walk, or carpool to work) will help to reduce vehicle commute trips and emissions. 
This analysis assumes an initial parking price of $7 per day. 

In addition to pricing parking for employees (and guests), the hotel should work actively with the community to 
ensure parking demand does not "spillover" onto nearby streets. This can be accomplished either by educating 
and monitoring guests and employees or simply creating an on-street permit area around the hotel with parking 
prioritized for residents. 

Ridematching 

The greatest barrier to workplace carpooling is often simply being able to identify and travel with other nearby 
employees. Fortunately, there are services that can assist in pairing employees within the same organization or 
across organizations. The most basic publicly available service is 511 .org's free ridematching service that is also 
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offered through commute.org . As an alternative, the hotel may wish to set up a basic internal ridematching 
program among employees to facilitate carpooling. 

Priority Parking 

An easy way of promoting ridesharing is to designate priority employee parking spaces for carpools. The cost of 
this improvement is limited to the paint or sign used and can help market ridesharing as a priority in the 
organization. 

Guaranteed Ride Home Program 

Guaranteed Ride Home (GRH) is a program that provides a "back-up" ride to employees who carpool, use transit, 
bike/walk, or use other alternatives as their commute mode; in San Mateo County, it is provided through 
commute.org. If an employee who carpools to work, so does not have their own vehicle, needs to leave work for 
an emergency, such as a sick child or other unexpected need, they will be redeemed for the cost of taxi ride to get 
them home. This is an important supportive measure to encourage employees not to drive alone to work and 
often goes as a welcome, but unused benefit. 

Transportation Coordinator 

The presence of a staff person dedicated part-time to overseeing and managing the TOM program will be helpful 
in ensuring the ongoing success of these programs. This would not be a distinct position, but instead would be a 
role that is integrated into the on-site manager. The duties can include: 

• Managing the shuttle program 
• Create and distribute employee transportation information welcome packets 
• Maintain and update a bulletin board or other physical source of transportation information 
• Distribute local bicycle and walking maps 
• Monitor bicycle facilities 
• Administer the parking and cash-out program 
• Oversee and manage the Guaranteed Ride Home program 
• Promote the ride-matching program 

Welcome Packet for New Employees 

New employees should be provided with a welcome packet containing relevant transportation information. The 
packet could include material regarding ride-matching services, the guaranteed ride home program, the cash-out 
program as well as resources for those walking or biking to work. 

Monitor Performance 

It is important to continually monitor the performance of a TOM program and adjust measures as necessary to 
ensure its success. The hotel should conduct mode split and VMT surveys each year to both make adjustments 
and use as marketing material. Guest and employee satisfaction surveys are also an effective way of ensuring a 
quality TOM program. 

TDM Program Impact Analysis 

The suite of TOM measures outlined above will have a profound impact on reducing both guest and employee 
vehicle trips and VMT. The expected VMT reductions associated with the various TOM measures were estimated 
based on information published in the California Air Pollution Officers Association (CAPCOA) report Quantifying 
Greenhouse Gas Mitigation Measures, CAPCOA, 2010, the most utilized current resource to measure VMT 
reductions. As Table 15 shows, overall hotel VMT is expected to be reduced by 15.4% using this suite of TOM 
strategies. 
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Table 15 - Estimated Vehicle Miles Traveled Reductions 

Trip Type No.Daily Avg. TotalVMT1 VMT1 Mitigated Percent 
Trips Distance Reduction VMT1 Reduction 

(mi) 

Employees 48 18.9 907 127 780 14.0% 

Guests Trips (Airport) 792 29.0 2,304 378 1,926 16.4% 

Guests Trips (Local) 448 4.0 1,790 267 1,523 14.9% 

Total 575 5,002 772 4,230 15.4% 

Note: 1) VMT estimates provided are subject to rounding error. 
2) Guest trips were estimated considering the peak room occupancy, number of rooms, and average length of stay 

Finding - The TOM program results in a 15.4 percent VMT reduction, resulting in a less-than-significant VMT 
impact. 

Recommendation - The project should implement the TOM measures identified in this report to reduce its VMT 
by 15.4 percent below unmitigated project conditions. 

Signal Warrant Analysis 

A traffic signal warrant analysis was conducted to determine the potential need for a traffic signal at each 
unsignalized study intersection that is projected to operate at LOSE or F. Chapter 4C of the California Manual on 
Uniform Traffic Control Devices (CA-MUTCO) provides guidance on when a traffic signal should be considered. For 
the purposes of this study, only Warrant 3 (Peak Hour) was considered. 

Warrant 3 is satisfied when an engineering study finds that finds that the criteria in either of the following two 
categories are met: 

A. If all three of the following conditions exist for the same one hour (any four consecutive 15-minute 
periods) of an average day: 

1. The total stopped time delay experienced by the traffic on one minor-street approach (one direction 
only) controlled by a STOP sign equals or exceeds: four vehicle-hours for a one-lane approach; or five 
vehicle-hours for a two-lane approach, and 

2. The volume on the same minor-street approach (one direction only) equals or exceeds 100 vehicles 
per hour for one moving lane of traffic or 150 vehicles per hour for two moving lanes, and 

3. The total entering volume serviced during the hour equals or exceeds 650 vehicles per hour for 
intersections with three approaches or 800 vehicles per hour for intersections with four or more 
approaches. 

B. The plotted point representing the vehicles per hour on the major street (total of both approaches) and 
the corresponding vehicles per hour on the higher-volume minor-street approach (one direction only) 
for one hour (any four consecutive 15-minute periods) of an average day falls above the applicable curve 
in Figure 4(-3 for the existing combination of approach lanes. 

The peak hour warrant would not be satisfied at the intersection of SR-1 /Seymour Street for any of the scenarios 
analyzed in this study. It should be noted that the satisfaction of a traffic signal warrant or warrants does not 
require the installation of a traffic control signal, as other factors (warrants) should also be considered. Warrant 3 
worksheets are included in Appendix 0 . 
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Findings - The intersection of SR-1 /Seymour Street is projected to operate at LOS F during the weekend peak 
hour under Background plus Project conditions, and under Cumulative Conditions with or without project­
generated trips during the weekday p.m. and weekend peak hours. The evaluation confirmed that volumes at the 
intersection of SR-1 /Seymour Street would be insufficient to satisfy Warrant 3 under any of these scenarios. Thus, 
the project would not result in an adverse impact at this intersection. 
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Vehicular Access and Circulation 

Vehicular Access 

Internal Circulation 

On-site circulation was evaluated to determine if the layout would provide adequate circulation for vehicles and 
pedestrians. Based on a review of the site plan (dated January 29, 2019), the internal roadways are expected to 
provide acceptable circulation for motorized vehicles. This site plan also indicates clearly marked paths for 
pedestrians between the building entrances, the parking lot, and sidewalks along South Main Street and Seymour 
Street. 

Site development standards published by the Coastside Fire Protection District stipulate that all new emergency 
access roads shall have 15.5 feet of vertical clearance and an unobstructed minimum width of 20 feet. Where 
hydrants are located, the road shall be a minimum of 26 feet wide for a length of 20 feet on each side of the hydrant 
(40 feet total length). A detailed review of the site plan for compliance with Coastside Fire Protection District 
standards was not conducted as the site plan does not include the level of detail necessary. It is recommended 
that representatives from the Coastside Fire Protection District review the detailed construction plans as they 
become available. 

Site Access 

Vehicle access to the project site would be accomplished via three driveways: two driveways on South Main Street 
and one driveway on Seymour Street. The driveways on South Main Street as proposed would be full-access and 
allow all vehicle movements. The driveway on Seymour Street would be limited to right-turn exit movements 
only. The southernmost driveway on South Main Street is intended as a service access for deliveries and other 
operational needs of the hotel. All hotel guests are expected to use the main (northern) driveway on South Main 
Street as the primary access point for the project. 

Project Driveway Sight Distances 

Sight distances along South Main Street and Seymour Street at each project driveway were evaluated based on 
sight distance criteria contained in the Highway Design Manual published by Caltrans. The recommended sight 
distances for minor street approaches that are either a private road or a driveway are based on stopping sight 
distance associated with the approach travel speeds on the public street. Additionally, the stopping sight distance 
needed for a following driver to stop if there is a vehicle waiting to turn into a side street or driveway is evaluated 
based on the stopping sight distance criterion and the approach speed on the major street. 

Sight distance at each proposed driveway was field measured. Based on a design speed of 25 mph, the minimum 
stopping sight distance needed is 150 feet. 

The distance between SR-1 and the exit only project driveway on Seymour Street is 100 feet, which is less than the 
minimum required sight distance for a 25-mph facility. A driver exiting the project site from the Seymour Street 
driveway would not be able to see an approaching vehicle from northbound SR-1 turning onto eastbound 
Seymour Street. Additionally, due to the position of the driveway relative to SR-1, a driver exiting from the 
Seymour Street driveway would be required to turn and look nearly 180 degrees over their left shoulder to gain 
the line of sight to properly view an inbound northbound right-turning vehicle from SR-1 . The inadequate sight 
distance at the Seymour Street Driveway is considered a significant project impact. 
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The available sight distances at each driveway along South Main Street would exceed 150 feet in both directions, 
which would be adequate for the anticipated travel speeds. To maintain this sight distance, it is noted that any 
vegetation near the project's driveways should be trimmed to an appropriate height of less than three feet and 
trees trimmed so that nothing hangs below a height of seven feet from the surface of the roadway. Additionally, 
it is recommended that on-street parking be restricted for 15 feet on either side of the two project driveways on 
South Main Street. 

Finding - Sight distances at each driveway exit would be hindered by the presence of on-street parking and 
vegetation along South Main Street. The proposed exit only access on Seymour Street would have an inadequate 
sight distance toward SR-1, which is considered a significant project impact. 

Mitigations- To achieve a minimum sight distance of 150 feet at each driveway access point, it is recommended 
that on-street parking be restricted for 15 feet on either side of each driveway. Also, it is recommended that 
vegetation along the project frontage on South Main Street be trimmed. 

To reduce the project safety impact to a less-than-significant level, it is recommended that the Seymour Street 
egress should be removed from the project plans or converted to an emergency-vehicle-only access. Additionally, 
the following optional improvements should be considered as potential site improvements: 

1. Include a gate at the Seymour Street egress to prevent daily use. The gate should be maintained so that 
opening the gate during an emergency evacuation condition is possible. 

2. Modify the site plan to include an additional driveway access on South Main Street at the northern end of the 
parking lot located approximately 260 feet south of the Main Street/Seymour Street intersection. 
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Alternative Modes 

Given the proximity to nearby residences, the historic Main Street shopping district and Poplar Beach relative to 
the hotel site, it is reasonable to assume that some hotel guests and employees would walk, bicycle, and/or use 
transit to reach the hotel. 

Pedestrian Facilities 

Project Site - The project would build new sidewalks on its frontage with Main Street and a new pedestrian 
walking path with benches along SR-1 between Main Street and Seymour Street. The project also includes a 
pedestrian walking path which would be located in between SR-1 and the hotel buildings. The walking path 
would be generally parallel with SR-1 and connect South Main Street with Seymour Street. The addition of the 
proposed sidewalk and walking paths would fill in areas of discontinuous sidewalks and complete walking 
connectivity throughout the immediate neighborhood. 

Finding - Pedestrian facilities serving the project site would be adequate. 

Bicycle Facilities 

The project includes a Class I bike path which would be located between SR-1 and the hotel buildings. The bicycle 
path would be generally parallel with SR-1 and connect South Main Street with Seymour Street. 

Finding - Existing and proposed bicycle facilities and shared use of minor streets would provide adequate access 
for bicyclists. 

Bicycle Storage 

The City of Half Moon Bay Municipal Code 18.36.070 Bicycle Parking states that short-term bicycle parking shall be 
provided to serve guests and other visitors. The number of short-term bicycle parking spaces shall be at a ratio of 
one bicycle parking space per ten off-street parking spaces with a minimum of four bicycle parking spaces per 
establishment. Given the proposed supply of 148 spaces, the project should have at least fifteen bicycle parking 
spaces. 

The project will include bicycle racks located near the main entrance to the hotel lobby as well as bicycle lockers 
on-site with a combined maximum capacity for short-term bicycle parking of approximately 30 bicycles. The hotel 
is also proposing to include a rental or bike check out service providing up to 20 bicycles which would be available 
for use by hotel guests. It is also noteworthy to mention that bicycles can also be rented at Half Moon Bay Bike 
Works which is located approximately 4,800 feet from the project on Kelly Avenue. 

Finding - Bicycle storage facilities will provide storage for more than fifteen bicycles and would therefore satisfy 
City Code requirements. 

Transit 

Existing transit routes were reviewed and found to be adequate to accommodate project-generated transit trips. 
Existing stops are within an acceptable walking distance (one-quarter mile) of the site. 

Finding - Transit facilities serving the project site are adequate. 
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Parking 

The proposed project's off-street parking supply was analyzed to determine whether it would be sufficient to meet 
anticipated parking demand. The project includes 148 parking stalls located in a surface parking lot. These spaces 
are not anticipated to be shared with adjacent land uses. The parking supply was compared to two separate 
resources; the City Municipal Code and published ITE parking demand rates. 

Parking supply requirements are stipulated in the City of Half Moon Bay Municipal Code, Chapter 78.36.040 Off-street 
parking facilities ; for "Hotels, motels and motor lodges". The City requirement states that one space should be 
provided per guest bedroom plus one space per employee. The proposed project is comprised of 129 rooms (with 
one bedroom each) and seventeen employees. The City's parking requirement for this project is 146 spaces. 

Parking demand for the proposed project was estimated using standard rates published by ITE in Parking 
Generation, 5th Edition, 2019. The parking demand of the project was estimated using the published 85 th

-

percentile rates for Hotel (ITE LU #310) in a general suburban setting. 

The project is proposing to provide 148 spaces, which is greater than either the City requirement (146 spaces) or 
the projected parking demand (128 spaces). The proposed parking supply, expected demand, and City parking 
Code requirements are summarized in Table 16. 

Table 16 - Parking Analysis Summary 

Land Use Units Supply 
(spaces) 

ITE Parking Generation City Requirements 

Hotel 

(No.of 
Rooms) 

129 148 

Rate1 Est. Parking 
Demand 

0.99 128 

Rate2 

One space for each guest 
bedroom, plus one space 

per employee. 

Notes: 1 Parking Generation 5th Edition, Institute of Transportation Engineers, 2019 
2 Chapter 18,35,040 Off-street parking facilities, Half Moon Bay Municipal Code 

Spaces 
Required 

146 

Requirements stipulated by the Federal Accessibility Guidelines state that a minimum number of stalls must be 
categorized as accessible stalls for disabled persons. To satisfy this requirement, at least five stalls for disabled 
persons must be provided. The site plan shows six of the 148 spaces designated as accessible spaces. Thus, the 
project would comply with these Federal Accessibility Guidelines. 

Finding - The project would provide an adequate number of parking spaces to accommodate the anticipated 
demand per ITE rates, and to satisfy the City parking Code requirements. Also, the number of accessible stalls 
would satisfy applicable requirements. 
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Conclusions and Recommendations 

Conclusions 

• The proposed project is expected to generate an average of 575 trips per day, including 44 trips during the 
weekday a.m. peak hour, 46 during the p.m. peak hour and 93 during the weekend midday peak hour. 

• All study intersections are expected to continue operating acceptably under all conditions with and without 
the project, except for the signalized intersection at SR-1 /North Main Street and the unsignalized intersection 
at SR-1 /Seymour Street. However, the proposed project would not be considered an adverse impact at each 
of these intersections. 

• The anticipated amount of vehicle traffic passing through the unsignalized intersection of SR-1 /Seymour 
Street during the weekend peak hour under Background plus Project and Cumulative Conditions, would not 
satisfy the peak hour volume warrant indicating potential need for a traffic signal, either with or without the 
proposed project. 

• State Routes 1 and 92 within the study area are anticipated to operate at acceptable levels of service with or 
without the project, under all volume scenarios evaluated. 

• The proposed project would have a less-than-significant transportation impact on vehicle miles traveled with 
the implementation of the recommended Transportation Demand Management Plan. 

• Pedestrian, bicycle, and transit facilities would be adequate to serve the project as proposed. 

• Sight lines at the project driveways along South Main Street are adequate. The proposed exit only driveway 
on Seymour Street would have an inadequate sight distance between the driveway and SR-1. 

• The proposed parking supply of 148 spaces exceeds both the City parking requirements and the estimated 
parking demand based on standard rates. 

Recommendations 

• The project should implement the recommended Transportation Demand Management Plan measures to 
reduce its VMT by more than 15 percent below unmitigated project conditions. 

• To achieve a minimum sight distance of 150 feet at each driveway access point, it is recommended that 
parking be prohibited for 15 feet on either side of each driveway. Further, to maintain adequate sight lines, 
vegetation along the project frontage on South Main Street should be trimmed to ensure that all landscaping 
lies below three feet in height of above seven feet. 

• To improve the site access and reduce the project safety impact to a less-than-significant level, it is 
recommended that the exit only driveway at Seymour Street either be eliminated or converted to an EVA. If 
an additional site access driveway is desired, the site plan should be modified to include another driveway on 
South Main Street at the northern end of the parking lot, approximately 260 feet south of the Main 
Street/Seymour Street intersection. 
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