













































































Half Moon Bay Hyatt Place Project
Draft EIR 4.1 Aesthetics

Hyatt Place Half Moon Bay Project

Existing View

View With Project

T (|7 g
e

Visual Simulation — Viewpoint 3 [as 4.1-8

Source: SquareOne, 2019.

4.1-27 July 2022



Half Moon Bay Hyatt Place Project
4.1 Aesthetics Draft EIR

Hyatt Place Half Moon Bay Project

Existing View

b a0 02T
WS =S

View With Project

Visual Simulation — Viewpoint 4 ksl 4.1-9

Source: SquareOne, 2019 and FastCast, 2020.

July 2022 4.1-28



Half Moon Bay Hyatt Place Project

Draft EIR

4.1 Aesthetics

Aes c) Would the project substantially degrade the existing visual
character or quality of public views of the site and its surroundings?
(Public views are those that are experienced from publicly accessible
vantage point). If the project is in an urbanized area, would the project
conflict with applicable zoning and other regulations governing scenic
quality?

Visibility of the project site is high given that public views are available from
almost any direction and are only impeded from the north by the James Ford
Auto dealership. As shown in Figure 4.1-6 through Figure 4.1-9, the project
site and its general surroundings are relatively undeveloped and contribute to
the open space in southern Half Moon Bay. Public viewers generally include
motorists traveling along SR-1 and Main Street, daytime recreationalists
along the Naomi Patridge Trail to the west, and residents or visitors from the
residential homes and commercial building east of the project site. The
Wavecrest area west of the project side is characterized by land in
agricultural use. In addition, the southern end of the project site includes a
new monument sign and landscaping as part of a signalization project to
identify the southern entrance to Main Street and the City from SR-1, which is
shown in Figure 4.1-7. The monument sign and accompanying landscaping
would create a foreground and visual transition to views of the proposed hotel
structures from northbound SR-1.

Construction

Less than Significant. Construction activities would temporarily degrade the
existing visual quality of the site and its surroundings from publicly accessible
viewpoints. Because there are no existing structures located on the project
site, no demolition would be necessary to begin construction of the project.
However, site-wide preparations such as clearing, grubbing, earthworks,
utility installation, and street paving would interrupt the existing visual quality
of the project site. In addition, temporary structures, material storage areas,
and debris piles could be located within the project site during various stages
of demolition and construction. Tree removal throughout the project site
during the initial construction phase would transform the visual quality of
public views of the portions of the project site proposed for development. The
existing Monterey cypress tree would be preserved, along with most of the
bottlebrush trees. Based on preliminary plans, it's estimated that four
bottlebrush trees would be removed to allow for new vehicular access to the
site. Consistent with the project’s landscape plan and tree replacement
strategy, six strawberry trees and 10 New Zealand Christmas trees would be
added along the Main Street entrance of the site during the construction
phase. A mix of ornamental grass and shrubs would also be added as
landscaping throughout the site.
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For the purposes of this draft EIR, project construction is assumed to occur
over an 18-month period. Construction activities including site preparation,
grading and excavation, and utility trenching, would occur over 35 days.
Construction of the building exterior and interior are estimated to take 335
and 175 days respectively. Finally, paving would occur over approximately 20
days.

Given the temporary nature of construction activities, project construction
would not substantially degrade the area’s existing visual character nor would
it interfere with quality of public views of the project site.

Impact AES-3. The project would substantially degrade the existing
visual character or quality of public views of the site and its
surroundings.

Operation

Significant. Project design was developed with the intention of reflecting the
visual character and visual quality of the project site’s surroundings as well as
maintaining the quality of public views to preserve the heritage and character
of the city. Buildout of the project would result in permanent changes to the
existing visual quality of public views to the project site. Each viewpoint
discussed below identifies public views of the project site and its
surroundings that have the potential to be impacted by the project.

Viewpoint 1

Viewpoint 1 represents public view from across Main Street at the residential
developments located northeast of the project site. As shown in Figure 4.1-6,
the hotel would be visible through the existing bottlebrush trees which border
the project site’s eastern perimeter. The building would nearly eliminate
public views of the agricultural lands in the Wavecrest area from Main Street.
Based on preliminary plans, it's estimated that four bottlebrush trees would
be removed along Main Street to allow for new vehicular access to the site.
Six strawberry trees and ten New Zealand Christmas trees would be added
along the Main Street entrance of the site, consistent with the project’s
landscape plan and tree replacement strategy.

Viewpoint 2

Viewpoint 2 shows the project site from SR-1, south of Higgins Canyon Road.
Figure 4.1-7 depicts the project site as it would appear during the operation
phase. Consistent with zoning at the project site, the project site would be set
back from SR-1 and would preserve the open space at the southern end of
the site of the City’s southern gateway to Downtown. As shown in Figure 4.1-
7, the existing “Half Moon” sculpture has been replaced with new signage
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and landscaping as part of the recently constructed signalization project. Also
depicted is the filtered public views of the ridgeline visible above the hotel and
the trees that would be preserved with project implementation.

Viewpoint 3

Viewpoint 3 shows the project site from SR-1, south of Higgins Canyon Road.
Figure 4.1-8 depicts the project site as it would appear during the operation
phase. Viewpoint 3 represents the public view while traveling on SR-1. As
shown in Figure 4.1-8, the building massing and rooflines substantially
interfere with the long-range view of the hillsides and ridgelines available from
SR-1.

Viewpoint 4

Viewpoint 4 shows the project site from the bicycle path across SR-1, facing
east towards the project site. The wetlands along SR-1 would be preserved
and restored with adherence to LCLUP policy and native plantings would be
included as part the landscape plan. Implementation of the project’s
landscape plan would enhance the scenic quality of the project site,
consistent with Section 18.37.050 of the Half Moon Bay Zoning Ordinance.
However, as shown in Figure 4.1-9, the building massing and rooflines
substantially interfere with the public long-range view of the hillsides and
ridgelines available from the Naomi Patridge Trail.

As described above, implementation of the project would substantially
degrade the quality of public views of the project site and the surrounding
area, specifically the long-range views of the ridgelines available from
Viewpoints 3 and 4; while the change in visual character of the adjacent
neighborhood is reflected in Viewpoint 1. Changes to the project site would
be consistent with the developed nature of Downtown, although the buildings
are significantly larger and present longer facades than existing development
patterns throughout Downtown and in the immediate neighborhood. To
address this, the project would incorporate high quality design elements,
landscaping, and screening techniques. However, the visual quality of the
project site as seen from public viewpoints is conservatively considered to be
adversely affected by the project. The findings above are based on special
circumstances related to both the site, including its location, shape, visibility,
and gateway location; and the proposed development, including its relatively
long facades and larger building forms than typically found in the city.

While screening techniques could be included in the project, they would not
address interruption of long-range public views and changes of the visual
quality of the site and surrounding areas from the permanent change
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associated with this scale of development. Therefore, this impact is
conservatively found to be significant and unavoidable.

Aes d) Would the project create a new source of substantial light or
glare which would adversely affect day or nighttime views in the area?

Impact AES-4. The project create a new source of substantial light or
glare which would adversely affect day or nighttime views in the area.

Construction

Less Than Significant with Standard Condition. During construction,
temporary lighting may be needed in work areas and staging areas during
evening hours, particularly if construction activities take place during the
winter months when there are fewer hours of daylight (especially after
daylight savings time ends) during the allowable construction hours until 6:00
p.m. as regulated by the noise ordinance. At the time of the winter solstice,
the sun sets at approximately 4:30 p.m. in Half Moon Bay creating hours of
darkness for about 3 months before 6:00 p.m. Construction lighting is often
quite bright in comparison to other exterior lighting. This impact has the
potential to result in a new, temporary source of light and glare which could
affect surrounding users such as drivers on adjacent roadways and
residences viewing the site across Main Street. The following standard
condition would reduce impacts associated with construction-period light
pollution and glare.

Standard Condition AES-1: Appropriate light and glare screening
measures, including the use of downward cast lighting, shall be used in
construction, staging, and laydown areas. In addition, winter construction
times where lighting would be required, shall cease at 5:00 pm from
November 1 through January 31 and nighttime construction shall be
prohibited.

Significance with Standard Condition. With implementation of the required
Standard Condition AES-1, this impact during construction would remain
less than significant.

Operation

Less Than Significant with Mitigation. The project would add a hotel with
129 guest rooms to a predominately vacant site adjacent to SR-1, single
family homes, and commercial buildings. Daytime glare would occur when
sunlight reflects off rooftops, windows, and other surfaces of the proposed
structures. Nighttime light would be produced from interior room lighting,
exterior lights and vehicles traveling to, from, and within the project site.
Therefore, the project may increase the amount of daytime glare and
nighttime light in the vicinity.
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Although the project has high visibility at public viewpoints, mature
bottlebrush trees that line the project site’s eastern perimeter would partially
obstruct light and glare introduced at the site from residences and
commercial businesses. With respect to daytime glare, the proposed glazing
has a low reflectivity rating. Isolated, temporary glare may also occur from on-
site vehicles and parked vehicles, but such glare would be transient,
depending upon the time of day and location of the vehicle.

With respect to new sources of automobile lights, the project would not
substantially contribute to trip generation in the surrounding project area, as
established in Section 4.15, Transportation and Traffic. Light from
headlights would represent a minor contribution to existing nighttime lighting
in the surrounding area and would be consistent with existing light sources
on SR-1 and Main Street. However, based on the character of the existing
site (an open, unlit field) coupled with the general darkness of the southern
end of the City, the presence of illuminated rooms and other hotel features
including exterior pathway lighting and parking lot lights, the project would
introduce a significant new source of nighttime glare. This can be seen in the
comparison shown in Figure 4.1-10.
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Hyatt Place Half Moon Bay Project
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Nighttime Visual Simulation — Viewpoint 4 ks 4.1-10

Source: FastCast, 2020.
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4.1.5

Development of a hotel in a currently undeveloped area would increase
lighting above existing levels. Implementation of Mitigation Measure AES-2
would minimize this impact.

Mitigation Measure AES-2: A lighting plan for any proposed exterior
lighting must be submitted to the City of Half Moon Bay for review and
approval.

Exterior lighting must be directed downward and away from adjacent
properties and public/private right-of-way to prevent glare or excessive
light spillover. Lighting bulbs must be limited to low intensity lights,
including lighting for identification purposes. Landscaping lights must be
limited to ground-level for walking/safety purposes.

Significance after Mitigation. Mitigation Measure AES-2 would reduce
lighting impacts associated with the operation of the project to a less-than-
significant level.

CUMULATIVE IMPACTS

The recent, current, and foreseeable future projects listed in outlined in
Chapter 4.0, Setting, Impacts, and Mitigation Measures could
cumulatively impact the Half Moon Bay’s scenic quality in the following ways:

= | oss of visual resources within a state scenic highway

= Loss of scenic vistas, such as hillsides, open space, and coastal
viewsheds

= |nconsistency with Half Moon Bay’s visual character

= Degradation of the visual quality of public views of the site and its
surroundings

As discussed in this section, project design is consistent with requirements of
developments within 200 yards of a scenic highway. Consideration was given
to building massing, materials, site planning, and setbacks to avoid and
minimize adverse impacts when viewed from public areas. This includes
minimizing effects on hillside and ridgeline views, scenic corridors and
surrounding areas. As a result, the project would cumulatively contribute to
the degradation of established viewsheds, or other scenic vistas especially
the long range views of hillsides and ridgelines in Half Moon Bay. The project,
along with several of the recent, current, and foreseeable future projects, are
located on land designated for planned development.

Development on these parcels is consistent with the build out of the general
plan. The project is located in a developed area, bounded by SR-1 and Main
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4.1.6

Street. Benefits of the project include proximity to other major commercial
developments and the downtown district. Some architectural elements of the
structures (e.g., the wood-like cladding, barn-form roofs, and the
“greenhouse” approach to the swimming pool/ness building) aim to reflect
historic Half Moon Bay. The proposed project also incorporates extensive
open space, providing a buffer and transition zone between less intensive
land uses and densely developed commercial districts.

Project design was developed with the intention of reflecting components of
the visual character and visual quality of the project site’s surroundings in
order to preserve the heritage and character of the city. The majority of
existing visual resources would not be affected by project implementation.
Resources such as trees and landscaping would be replaced and enhanced
upon project completion.

Notwithstanding the design and setbacks required of the project, it would still
contribute to a cumulative impact on aesthetics and visual resources due to
the permanence of the site aesthetics and the obstruction of hillsides and
ridgelines from SR-1.
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