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An Introduction to Resist Density 

Resist Density is a 501(c)(3) non-profit organization  www.resistdensity.org 
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Resist Density started as a grassroots organization in February 2016, triggered by MidPen's 
plans for a multi-unit housing development in Moss Beach. In July 2016, Resist Density 
incorporated as a tax exempt, non-profit organization and created a powerful movement 
on the Coastside.  

 
 
Mission: Resist Density advocates for the conservation of coastal land and sensible  
development within the fixed infrastructure constraints and geographic isolation of  
the Unincorporated San Mateo County Midcoast. We work to inform our community  
of the cumulative impact of building developments, mobilize the community to take  
action, and express concerns to decision makers. 

 
Vision: Resist Density’s vision is the preservation of coastal open spaces, retention of the  
Midcoast's semi-rural community character and assurance of coastal access and safety  
on HWY 1 for residents and visitors 

History and Mission of Resist Density 
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Goals: 
   • Stop MidPen’s multi-unit housing development at 1 Sierra (across from Pt. Montara 

Lighthouse) on the Moss Beach/Montara border, given the fixed infrastructure we have. 
Advocate for the preservation of this land as open space for public use as it has been 
for decades. 

 
   • Grow awareness of the unsustainability of the Local Coastal Program’s (LCP) allowance 

for 40 new units/year given the fixed infrastructure of the Midcoast, and how this will 
increase traffic congestion, road dangers, and environmental damage. 

    
   • Promote alternatives to mitigate traffic related problems and maintain coastal access 

for residents and visitors. 
 
   • Create awareness of the cumulative effects on traffic and the environment of all the 

developments on the Unincorporated San Mateo County Midcoast. Examples of 
development projects include the approved Big Wave Office Park (adjacent to HMB 
airport), MidPen's proposed 71-unit housing complex in Moss Beach, annual infill of new 
housing units, new second unit housing additions, and two new hotels in Montara. 

 

   • Support responsible development within our fixed infrastructure that maintains 
accessibility, safety, and the character of our community. 

 
  

History and Mission of Resist Density (Continued) 



MidPen multi-unit housing development 

The “Big Picture” View  
Two yet-to-be-realized large scale developments located just a few miles from each other 

access chokepoint 

To El Granada 



• MidPen Housing is in the process of purchasing an 
11 acre undeveloped property on the border of 
Moss Beach and Montara, across Highway 1 from 
Point Montara Lighthouse, proposing to build a 
multi-unit housing development.  
 
• This land has been owned by California School 
Employees Association (CSEA) since 1969, and has 
been open space parkland for public use for 
generations. During World War II, it was a top-secret 
Navy artillery training center. 
 
• The property is ill-suited for a large cluster of 
housing units. It is located at a dangerous blind 
curve on Highway 1, isolated from any community-
oriented services, lacking infrastructure, adequate 
transit and walkability.  

• This development would increase the population 
of Moss Beach by approximately 10% and worsen 
traffic problems, road safety, and environmental 
conditions. 
 

MidPen Multi-Unit Housing Development  Proposal in Process 

“there could hardly be a much 
worse location…” 
 
The Sierra Club Loma Prieta chapter 
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In 1986, the property was re-zoned as Planned Unit Development 
(PUD) #124, including a provision for 21% of units to be affordable 
housing.  This zoning was consistent with a vision for a densely-
populated Midcoast with a significant expansion of infrastructure, 
including plans for a multi-lane bypass around Devil’s Slide and 
thousands of new homes and businesses. 
 
Two major subsequent events have permanently prevented the 
realization of this vision, rendering the 1986 zoning change as 
unnecessary and inappropriate: 
 
• In 1996, a county-wide initiative replaced plans for a multi-lane 
bypass with a much smaller two-lane tunnel, which was opened for 
service 3 years ago.  
 
• From 2001 to 2003, POST purchased Rancho Corral de Tierra, 
thereby removing 4,262 acres previously slotted for housing and 
urban development and permanently preserving the land as open 
space. 
 
In 2012, the LCP underwent a major revision, accounting for these 
constraints.  However, the 1986 zoning was not changed and is still 
included in the current LCP.  Considering our permanently-
constrained infrastructure and the lack of adequate public 
services, the proposed location for a multi-unit housing complex is 
clearly inappropriate. 
 

MidPen Multi-Unit Housing Development Proposal in Process 

Location and zoning concerns 
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The San Mateo County Transportation Plan 2040 states (pages 27 and 30):  

"The San Mateo County has established an urban / rural boundary in the 
Coastal zone with the goal of channeling growth into defined urban areas 
while restricting growth in rural areas. In addition, increased densities can only 
be considered if there is adequate highway capacity, as well as other 
services that accommodate increased activity."  
 
     And 
 
"Promote higher density residential, employment, and mixed‐use 
development near transit stations and along major bus transit corridors 
throughout the County to create pre‐conditions for improved  linkages 
between  land  use  and  transportation alternatives  to  the  single  occupant 
automobile.” 

MidPen Multi-Unit Housing Development Proposal in Process 

Location and zoning concerns 

Source:  
San Mateo County Transportation Plan, 2016 
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Big Wave - Key Stats 
 
•  Total of 8 buildings, including 5 large office buildings  
•  5 office buildings alone are equivalent to the size of approximately 1.5 Walmarts 
• Wellness Center and housing for 50 developmentally disabled adults and 20 caretakers 
•  Large boat storage facility 
•  Parking lots for approx 500 cars 
• An estimated 1500 daily car trips in and out of the Big Wave development* 
 

Source:  
* Hexagon Traffic Study, August 28, 2014 

The Big Wave Project  Approved by the Board of Supervisors in 2015 

 



Big Wave – Propane Storage Hazard 
 
A large propane storage facility exists between the Big Wave Office Park and Pillar Ridge Mobile 

Home Park (200 plus units with approx 1000 residents). Many complaints have been filed over 
the years due to odors released by the de-valving of hundreds of tanks rotated in and out of 
the lot. The Wellness Center is to be located next to this chemical waste yard. Concerns 
expressed to the County have gone unanswered. 

 
HUD charts show a catastrophic accident would result in a fire 250’ in width and height. Any 

building within 180’ would be combustible and any person within 900’ could sustain major 
burns.** 

Source:  
** Explosive Hazard Recommendations by Robert Shaw, Consulting Environmental Planner, June 2004 

The Big Wave Project  Approved by the Board of Supervisors in 2015 

 

10 



The Big Wave Project  Approved by the Board of Supervisors in 2015 

• Scientists consider Half Moon Bay one 
of the top five most vulnerable points in 
CA for a tsunami.* 
 
• A devastating earthquake off the south 
coast of Alaska would send a 
shockwave of water toward the San 
Francisco Bay Area that drives the ocean 
up about 30 feet on San Mateo County 
shores. Pillar Point Harbor, Princeton and 
the southern reaches of the airport would 
be under water. 

Sources:  
* Rick Wilson, California Geological Survey Senior 
Engineering Geologist 
- New tsunami maps reflect impact to Coastside, HMB 
Review, Jan 6, 2010 
- Tsunami inundation map, Montara Mountain 
Quadrangle, June 15, 2009 

Mobile Home Park            Propane Storage Facility                   Big Wave Park 

High Risk Tsunami Zone  
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Current Traffic Situation  
Without the Big Wave or MidPen Developments in Moss Beach 

Big Wave 

MidPen 
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Connect the Coastside  – An Incomplete Study  

Source: Connect the Coastside  March 10, 2016 

• Constrained and unconstrained build out 
conditions, including detailed planning 
assumptions, were not specified in the report and 
seem to be contained in multiple reports. A glossary 
of terms is missing.  
 
• The study fails to model a complex Coastside 
traffic system and looks only at point problems / 
solutions, not cumulative effects. What is the impact 
of 1, 2 or 5 additional traffic lights and x number of 
pedestrian crossings? 
 
• No answers are given about current and future 
travel times from A to B (i.e. Montara to HMB) and 
the cumulative impact of large developments on 
the coast.  
 
• The report does not specify large- scale 
developments in the report. Is Big Wave included? 
HMB is planning or already started building 
additional large developments that will further 
constrain our infrastructure.  
  
• The Moss Beach MidPen multi-unit housing 
development in one centralized location has a very 
different impact compared to an annual infill of 40 
homes spread across the Midcoast. 
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Connect the Coastside – An Incomplete Study 

* Source: Connect the Coastside  March 10, 2016 

The majority of intersections and 
road segments along the Coastside 
are projected to become 
unacceptable by 2040 under build 
out conditions according to the 
Connect the Coastside study* 

• The study suggests 5 additional 
traffic lights and 14 pedestrians 
crossings at street level (not over / 
under pass) between the Tunnel and 
HMB area.  
 
• The MCC is suggesting to consider 
roundabouts instead of traffic lights 
(i.e. at the intersection of Cypress 
Ave / Highway 1) to maintain traffic 
flow.  

Big Wave 

MidPen 
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No traffic study has considered the cumulative effects of all proposed 
Coastside developments. 
 
The combination of Big Wave and the MidPen development will gridlock the section of 
Highway 1 between Montara and El Granada.  

• The Connect the Coastside study outlines 2 traffic lights on Highway 1 in Moss Beach on 
Cypress Ave and California Street in addition to a number of cross walks at street level.  
 
• The MidPen development will likely result in another traffic light on Carlos Street (3rd light in 
Moss Beach alone) to channel a couple of hundred daily car trips in and out of the MidPen 
development.  
 
• MidPen indicates in its most recent community outreach that the development will "only" 
increase traffic by 5%.  
 
• According to the Hexagon Study, Big Wave will add approx 1500 daily car trips in and out of 
Princeton and / or Airport Blvd leading into Cypress Ave in Moss Beach on Highway 1.   
 
• Back roads in Montara and Moss Beach will be overcrowded with cars as impatient 
residents, commuters and tourists try to bypass the gridlock on Highway 1.  

Sources:  
Connect the Coastside  March 10, 2016* 
Hexagon Traffic Study, August 28, 2014** 
 

Connect the Coastside Study – An Incomplete Study 
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•  The Connect the Coastside report from March 10, 2016 does not include the above 
section from the Preliminary Connect the Coastside Report of 2014, nor does it provide 
updated data. 

 
•  Complete or partial road closures and reported accidents including fatalities seem to 

have significantly increased over the years. Additional developments will further worsen 
the situation without infrastructure adjustments. 

 
 

Connect the Coastside Study – An Incomplete Study 



Dangers of Parallel Roads 

• Daily commuters and a forecasted 2 
million Coastside visitors per year will be 
directed by their smart phone apps (i.e. 
Waze), to reroute through neighborhoods to 
get around the traffic jams on Highway 1.   
 
•  Back roads like 2nd Street, 3rd Street, 
Sunshine Valley Road and Etheldore Street 
will be used to bypass the Montara / Moss 
Beach gridlock on Highway 1 that will be 
created by Big Wave and the MidPen 
development. 
  
•  Many kids walk and bike to Farallone View 
School and local residents will have to share 
the back roads (most of the streets do not 
have sidewalks) with impatient drivers 
creating significant safety concerns.  

Exit Highway 1 

Re-enter Highway 1 

FV Elementary School 

Residential areas in Moss Beach and Montara will be flooded by traffic diverting to parallel 
roads to avoid congestion on Highway 1 
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Safety concerns for our children and residents 
 
Neighbors have already started sharing their concerns regarding parallel roads on 
the Coastside Nextdoor website: 
 
"We live on 3rd and Farallone. We can always tell when traffic is backed up late 
afternoons on weekends for traffic going North. Without fail, a stream of cars fly down 
Farallone to 2nd Street to avoid the backup on Highway One. We look out the front 
window and sure enough, backed up traffic thru Montara. They go past so fast, looks 
like mostly tourists". 
 
"I've also seen cars going 50+ MPH on Carlos St. in Moss Beach during busy weekends. 
That's a very narrow road and super dangerous if going fast. I've had cars whiz by 
while I'm biking there with my kids". 
 

Dangers of Parallel Roads 
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Recent Examples - Coastside Traffic Delays 

January 9, 2017: A landslide in Pacifica turned the Coastside into gridlock for most of the day. 

Accessibility for medical emergencies and first responders is already constrained and will be further 
reduced by large- scale developments without making adjustments to the existing infrastructure. 
 
Evacuation routes in case of major disasters (i.e. Earthquake, Tsunami, Fire) won’t be accessible for 
Coastside residents and would strand the whole community and tourists. 

February 2, 2017: A fallen tree on 92 wreaked havoc on coastside roads for several hours. 



Large scale developments at different planning / approval stages will significantly 
worsen the traffic and infrastructure situation on the Coast and Highway 1.   
 
Montara: 
- 2 Hotels in Montara (31 plus 13 units) 
 
Moss Beach: 
- Big Wave - Total of 8 buildings incl a Large Office Park (the 5 office buildings alone equate the size 
of 1.5 Walmarts) plus housing, boat storage, parking for approx 500 cars  
 - MidPen - Multi-unit housing development across from the Montara Lighthouse  
 
El Granada: 
- Multi unit complex(s) including 3-story “Mavericks” apartment building with 12 units 
 
Half Moon Bay: 
- Pacific Ridge - Residential development next to HMB High School with 63 homes  
- Best Western Hotel – 46 Rooms  
- Hyatt Hotel - 148 Rooms with Conference Center plus 2,700 SF retail building and 195 parking spots  
- Hundred plus units high density housing  
 
Plus the annual infill of homes and second units according to the LCP and a forecasted 2 million 
visitors to the Coastside per year. 

Large Scale Developments on the Coast 

20 



Coastside Residents are Concerned about Disaster Preparedness in the 
Context of  Development Plans and Infrastructure Constraints 
 

Disaster Preparedness Planning 

Proposed scorecard from the U.N. outlining key components of a disaster plan may serve as a 
template for the Coastside. 
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Environmental Concerns (continued) 



Environmental Concerns (continued) 
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History and Environmental Hazards  

Buildings constructed during this era typically utilized both asbestos and lead materials, which 
have since been deemed hazardous for human health. Additionally, dumping, burying, and 
burning of fuels, solvents, and other wastes was standard Department of Defense procedure 
in this era.   
 
It is possible that contaminants such as asbestos, lead, arsenic, mercury, dioxin, and PCBs are 
still present on the site. 

•  The 1 Sierra property in Moss Beach 
was home to a top-secret Navy anti-
aircraft training facility during WWII. 

•  The Navy trained over 320,000 men 
to use anti-aircraft weapons at this 
facility from 1942 - 1945.  
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Health effects of lead exposure include developmental disabilities, causing the CDC to 
conclude that “No safe blood level in children has been identified.”1  Asbestos is known to 
cause lung cancer and mesothelioma.2  Adverse health effects of arsenic, mercury, dioxins 
and PCBs are also well documented.3 

An informed environmental assessment must include the above assumptions and any others 
indicated via a thorough review of specific military records and any other records relevant to 
the environmental history of the site.  Any suggested remedial action should be approved and 
monitored by the relevant responsible environmental agency to assure that environmental 
and human health is protected. 

 
Source: 
1: http://www.cdc.gov/nceh/lead/ 
2: http://www.cdc.gov/niosh/topics/asbestos/  
3.  https://www.niehs.nih.gov/ health/topics/agents/index.cfm 

Any activities that disrupt the soils on the 1 
Sierra site (excavation, clearing and 
grubbing, grading, etc.) are likely to create 
exposure pathways to residual 
contaminants. Additionally, such activities 
may release potential toxins into the air and 
cause run-off of potential toxins into the 
adjacent Montara Creek and subsequently 
into the federally-protected Fitzgerald 
Marine Reserve. 

History and Environmental Hazards  
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Support our Efforts!   https://www.resistdensity.org/donate 
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Appendices 
 
 
• Code Complaint filed 12/16 
 
• List of Source Information and Articles 
 
• 1960s Artist Conception of Coastside with Montara Bypass 
 
• Public Fliers 
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Key Links and Source Info 

www.resistdensity.org 
 
Tsunami inundation map, Montara Mountain Quadrangle, 
June 15, 2009 
http://www.conservation.ca.gov/cgs/geologic_hazards/
Tsunami/Inundation_Maps/SanMateo/Documents/
Tsunami_Inundation_MontaraMountain_Quad_SanMateo.pd
f 
 
San Mateo County Transportation Plan 2040, 2016 
http://ccag.ca.gov/wp-content/uploads/2016/09/San 
Mateo-CTP-Draft-9-9-2016v2.pdf 
 
Big Wave Business Park sales brochures, June 2016 
http://static1.1.sqspcdn.com/static/f/
1461275/27235911/1473447975347/2016-06-Windward-BW-
brochure.pdf?token=RIH7SlzOIbSWYw69aUfmbzinwd8%3D 
 
Big Wave Hexagon Traffic Study, August 28, 2014 
http://static1.1.sqspcdn.com/static/f/
1461275/26982206/1461110311890/2014-08-28-BW-Trans-
Impact.pdf?token=UqVMZPHkJ5pD%2Fluq2doNFx97Wng%3D 
 
Connect the Coastside, March 10, 2016 
http://static1.1.sqspcdn.com/static/f/
1461275/26915995/1458085414277/2016-03-10-CTMP-draft-
report.pdf?token=07Z2p19kvz%2FNBGlapoMa7Nd1hiM%3D 
 
 
 
 

Steve Blank, lecturer, Haas School of Business and ex 
Coastal Commissioner perspective on the Big Wave Project 
http://blogs.berkeley.edu/2014/06/17/hostages-strapped-to-
the-tank-coastal-commission-stories-lesson-2 
 
 
Environmental Sources 
http://www.californiaherps.com/frogs/pages/r.draytonii.html 
 
https://www.epa.gov/sites/production/files/2013-08/
documents/sf-garter-snake.pdf 
 
Significant Tree Ordinance, San Mateo County 
 
http://www.cdc.gov/nceh/lead/ 
 
http://www.cdc.gov/niosh/topics/asbestos/ 
 
https://www.niehs.nih.gov/health/topics/agents/index.cfm 
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1960s Artist Conception of Coastside with Montara Bypass  

 

This image is an artist's rendering 
of the 1960's vision for the 
Unincorporated San Mateo 
County Midcoast.  
Thankfully this vision was not 
realized due to the hard work of 
folks from our community in past 
years, and the natural beauty 
and semi-rural character of this 
area was conserved.  
 
However, our community needs 
to remain engaged to defend 
the accessibility for residents 
and tourists and to conserve 
open spaces for generations to 
come! 



What happens in Moss Beach 
Affects YOU!

(yes, really!)

MidPen’s proposed 
large-scale housing 
development on 
11-acre historic 
parkland. Hundreds of 
more cars spilling onto 
HWY 1 at a dangerous 
blind curve across from 
the Lighthouse.

%LJ�:DYH�2IÀFH�3DUN�,PSDFW
Projected 1500 car trips per 
day on narrow neighborhood 
roads. Big Wave is already 
approved.

Proposed Vallemar Bluffs 
Housing project on rare 
coastal prairie habitat.

Point 
Montara 
Lighthouse

��WUDIÀF�VLJQDOV in Moss Beach 
proposed by Connect the 
Coastside. Studies show 
WUDIÀF�OLJKWV�IXUWKHU�VORZ�WKH�
ÁRZ�RI�WUDIÀF�

ResistDensity.Org

Keep the 
Midcoast 

accessible!
There is only one HWY 1 - We have no alternate routes on the coast!
Moss Beach / Montara is a key corridor for visitors and residents of the coast. 
7UDIÀF�LV�DOUHDG\�EDG�DQG�WKH�RQVODXJKW�RI�ODUJH�VFDOH�GHYHORSPHQW�SURMHFWV�
like Big Wave (already approved) and MidPen’s development (proposed), plus 
LQÀOO�FRQVWUXFWLRQ�SURMHFWV�XQGHUZD\��ZLOO�RYHUZKHOP�RXU�OLPLWHG�LQIUDVWUXFWXUH�
DQG�FRPSRXQG�H[LVWLQJ�WUDIÀF�SUREOHPV�IRU�DOO�RI�XV�

MidPen Housing is seeking to purchase 11 acres of undeveloped land in Moss 
%HDFK��,W�LV�KRPH�WR�PDQ\�VSHFLHV�RI�SODQWV�DQG�DQLPDOV�DQG�LV�WKH�VLWH�RI�
D�KLVWRULF�::,,�PLOLWDU\�WUDLQLQJ�IDFLOLW\��:H�XUJH�WKDW�WKLV�SDUFHO�EH�UH]RQHG�
as public parkland, as it has been de facto for decades, and rejoined with 
the Montara Lighthouse as it was over a century ago, sharing a rich history, 
SDUWLFXODUO\�GXULQJ�::,,��

Public Fliers 
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ResistDensity.org

7UDIÀF�
&RDVWDO�WUDIÀF�LV�JHWWLQJ�ZRUVH��

There is only one road in, through, and out.
We do not have alternate routes.

2XU�LQIUDVWUXFWXUH�FDQQRW�KDQGOH�PRUH�PDMRU�GHYHORSPHQW�

There are no alternate routes to handle 
LQFUHDVHG�WUDIÀF�FRQJHVWLRQ�RQ�WKH�FRDVW�

.HHS�WKH�FRDVW�DFFHVVLEOH�

Sensible planning and 
protection for the Midcoast

Public Fliers 


