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INTRODUCTION

The 1980 General Plan for the City of .Pacifica represents a major review of
planning options for the City. 1In developing this plan, the nine mandatory
elements were considered, including: land use, circulation, scenic
highways, housing, noise, conservation, open space, seismic safety and
safety. In addition, community facilities, history and community design
also were considered. The Policy Plan contains the recommendations of each
element. The Land Use Plan represents the conclusion of the interaction
among these element studies. Findings of each element are included in the
Plan document so that persons using the Plan  are aware of the major
influences of each of these subject areas.

The General Plan program in Pacifica also included preparation of a Local
Coastal Land Use and Implementation Plan (LCP). Conclusions of the Coastal
Land Use Plan are included in the General Plan Report as proposed land use
for the area west of Highway 1, which has been designated by State law as
the Coastal Zone. These land use descriptions are more detailed and
oriented specifically to Coastal Act policies. Consistent with the intent
of the 1976 Coastal Act, planning in the Coastal Zone includes more detailed
recommendations than are required of general plans.

Requirements of the Coastal Act, including procedures for implementation,
amendment and action, make it advisable to present the Coastal Plan in a
separate report which will be certified by the State Coastal Commission as
Pacifica's Coastal Plan. 1In terms of State Planning Law, the Coastal Plan
may be considered a Special Area Plan as provided in Section 65450 of the
State Government Code. The recommendations of the Coastal Land Use Plan are
consistent with those of the 1980 General Plan and for this reason, the land
use portion of the Coastal Land Use Plan 1is included for purposes of
environmental impact review.



PLANNING PROCESS AND SCOPE OF PLANNING STUDY

Citizen participation was an integral part of the development of the 1980
Pacifica General Plan. Three public workshops, a series of public forums
and joint Planning Commission-City Council study sessions were held. In
addition, at least two meetings were held with each of eleven neighborhood
groups. From this widespread participation evolved the first draft of the
Plan which was reviewed by the Planning Commission and City Council.

To help achieve broad-based, informed and representative public input into
the formulation of Pacifica's 1980 General Plan, a great deal of information
.was accumulated, organized, analyzed and presented to City officials and the
general public. This information was contained in the following documents:

The General Plan Background Report, September 1977,
The -Coastal Plan Background Report, April 1978,
The Coastal Plan Access Component, May 1978,
The Coastal Plan Demonstration Area Plan: West Sharp Park,
September 1978,
The General Plan Elements:
Circulation, July 1978,
Scenic Highways, February 1978,
Community Facilities, February 1978,
Noise, March 1978, .
Housing, March 1978,
Conservation, March 1978,
Historic, April 1978,
Open Space, March 1978,
Community Design, March 1978,
Three Workshop Workbooks, June 1977, November 1977, June 1978,
Three Workshop Feedback Reports, June 1977, December 1977, June 1978.

These documents were an essential part of the process. The factual
information contained in them was the basis of the Plan. The conclusions,
in terms of Plan designations, working policies, and objectives, will be
pre~-empted by the adopted Plan documents. However, these reports should be
approved by the Council as an essential part of the data base and background
for Pacifica's 1980 General and Coastal Plans.



PLANNING AREA

Pacifica 1is Tlocated on the Pacific coast side of the San Francisco
Peninsula, three miles south of San Francisco in San Mateo County. The City
is framed by the ridges of the Coast Range on the east and the Pacific Ocean
on the west. The City is an attractive combination of secluded valleys and
open hillsides set against a coastline of Tong beaches and rugged headlands.

Originally visited by the Portola expedition in 1769, the area remained
primarily agricultural until after the San Francisco earthquake in 1906.
Land speculators, stimulated by the construction of the Oceanshore Railroad,
subdivided and developed a series of small coastside communities. Several
of these communities and the nearby post-war housing tracts formed the
community incorporated in 1957 as the City of Pacifica. The Sixties saw
rapid residential development which began to wane in the Seventies.

Regional access is via Highway 1 which, in turn, connects to Interstate
Highways 280, 101, 80 and 17 and State Route 35. Through the northern half
of the City, Highway 1 is a four-lane freeway. South of Sharp Park Road,
the highway becomes a four-lane arterial with unregulated access, climbing
south of the City across Devil's Slide to the unincorporated villages of
Montara and Moss Beach. Residents of these communities must go either south
to Half Moon Bay, or north through Pacifica to cross the coastal ridge to
San Francisco or the northern Peninsula.

Nearly 90 percent of the City's residents drive to work and over half work
in San Francisco with another third working in San Mateo County. Pacifica
is basically a bedroom community, but it also is attractive as a close-in
recreation area. Fishing and the beach are the primary recreation
attractions. On peak beach days (about ten spring and fall holidays and
weekend days), the area is crowded, but use during the rest of the season is
moderate. During the foggy summer months and during the winter, beach use
by outsiders, except for pier fishing, falls off almost entirely.

Neighborhood 1integrity has special significance in Pacifica. Although
recognizing their interdependence, each of the original community desires to
protect those characteristics which make them unique. The -Neighborhood Map
shows the rather large number of ne1ghborhoods in the City and also denctes
the Coastal Zone.

In 1976, 37,300 people lived within the 12.2 square miles of Pacifica. As
with most communities, the Seventies have shown a decline in the birth rate,
the population has become older, the number of children declined by 34
percent, and the number of residents of working age increased. Between 1970
and 1976, the household size decreased from 3.56 to 3.06. The aging of the
population and decline in birth rate account for some of this decline, but
in Pacifica's case, the shift in new construction from single-family to
multiple-family units, which traditionally house smaller households, is also
an important factor. In 1970, 87 percent of the City's housing stock was
single-family; by 1976 this had declined to 79 percent. The majority of the
apartments and multiple unit structures were located in the Sharp Park and
Edgemar neighborhoods.



As would be expected in a predominantly single-family community, 72 percent
of the households own their housing units. In 1976, about a third of the
City's housing units were over 20 years old, and in the neighborhoods of
Vallemar and Pedro Point, over half the housing was older than 20 years.

Pacificans tend to think of themselves as transient. Available data
indicates that in 1976, 42 percent of the households had lived in the City
more than five years. The greatest turnover occurred in those areas with
the most rental units. The average tenure among renters appears to be one
to three years and among homeowners, five to eight years.

Housing condition data is inadequate for most areas except West Sharp Park
where a detailed housing survey was undertaken as a part of coastal
planning. The 1970 Census data indicates that Edgemar, Sharp Park, Vallemar
and Pedro Point have about ten percent of their housing stock needing
attention. In West Sharp Park, 29.6 percent of the housing stock is
classified as deteriorating. This coastal community, as well as East Sharp
Park, have been designated target areas for the City's Community Development
Act Housing Assistance Projects.

Future population size will be determined by the number of housing units
available and the size of the households occupying them. With most of the
easily-developable 1land having been wused, most of what vremains are
individual Tots, steep slopes and ridgelines. The General Plan is directed
at the future use of these areas. -

A conservative1 estimate indicates a household size of 2.88 by 1980, 2.80
in 1985, 2.77 in 1990, 2.76 in 1995 and beyond. The impact of this decline
is striking when one considers that the 12,480 housing units in the City
which housed 37,300 persons in 1975 will house only 32,800 in 1995. The new
units added to achieve the residential development shown in the Plan will
not have nearly the long-term population impact foreseen in 1969. The 2,520
to 4,520 additional residential units anticipated in the 1980 General Plan
will result in a holding capacity of 41,300 to 46,800. This population
could be achieved as early as 2000.

1. Based on a trend Tine or linear extension into the future of the recent
population growth pattern.
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POPULATION AMD HOUSEHOLD ESTIMATES

1960 - 2000
: Population
Year Population Households per Household
1960 21,440 , 5,520 3.88
1961 22,900 5,880
1962 24,590 6,320
1963 26,540 6,820
1964 29,020 7,480
1965 31,440 8,160 3.85
1966 . 32,780 8,620
1967 34,130 9,030
1968 35,400 9,510
1969 35,790 9,710
1970 36,020 9,890 3.64
1975 37,300 12,480 3.15
1980 38,000-39,000 13,200-13,500 2.88
1990 39,500-42,500 14,300-15,300 ' 2.77
2000 41,300-46,800 15,000-17,000 - 2.75

Source: John Cone.
Ironside and Associates, 1977.
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RELATIONSHIP WITH OTHER AGENCIES

Pacifica interacts with a number of other agencies on a regular basis. This
section reviews the influence of those agencies on the City and the
relationship of the General Plan to those agencies.

Daly City

Daly City is Pacifica's municipal neighbor to the north. Most of the area
adjacent to the shared City boundary 1is developed compatibly with
single-family land uses. In a major earthquake along the San Andreas Fault,
the Tocal streets connecting these two cities, Palmetto and Westline, would
become the only evacuation route for residents of the coastal neighborhoods
of Daly City.

The two cities are working on an Automatic Response Agreement between their
Fire Departments. This arrangement would allow Pacifica's Fairmont Station
to respond directly to fires in the Westlake Palisades-Terraces Neighborhood
of Daly City and Daly City personnel to respond directly to fires in
Pacifica's Westview and Pacific Highlands areas. Implementation of an
Automatic Response Agreement requires action by both City Councils.

The two cities share detention facilities located in Daly City's Civic
Center. The future of this arrangement is dependent upon the adopted
1978-79 budgets of both cities. Should this shared facility be closed, both
jurisdictions would use the North County detention facilities in South San
Francisco. ’ '

Daly City has a surface drainage line which parallels Westline Drive and
surfaces in Pacifica on 1its way to the ocean. This 1line ijs owned and
maintained by Daly City.

City of South San Francisco

Pacifica's impact on South San Francisco is primarily from traffic. Sharp
Park Road, the major east-west roadway in Pacifica, connects to Skyline
Boulevard opposite Westborough Boulevard, a major east-west connector in
South San Francisco. Besides being a major arterial, Westborough connects
to Highway 280, offering Pacificans access to the south Peninsula.

Vacant land in South San Francisco along Westborough Boulevard, between
Skyline and 280, is zoned for commercial and multiple-family residential
use. Recently, the area has experienced substantial new development which,
when completed, will have a significant impact on the volume of traffic on
the roadway. Planning in South San Francisco should consider the amount of
through traffic. CalTrans is currently evaluating non-freeway alternatives
to the Route 380 freeway. Improvement of Sharp Park Road is one of the
alternatives under review. After the road is improved, the volume of
through traffic is 1likely to increase.

_6_



City of San Bruno

San Bruno and Pacifica share a boundary along Sharp Park Road and at Skyline
Boulevard. The City and County of San Francisco watershed and jail property
intervenes between the two jurisdictions just west of Sweeney Ridge. The
only existing road to the ridge, Sneath Lane, comes through San Bruno and
the watershed property.

Three potential points of interaction exist between Pacifica and San Bruno.
One is along Sharp Park Road, another 1is access to Sweeney Ridge and the
third is the definition of the Sphere of Influence of each jurisdiction.

A portion of the Sharp Park Road frontage in San Bruno is being developed
with single-family homes. This development is designed to discourage
through traffic from the adjacent undeveloped area in Pacifica. As a
result, when the Pacifica property is developed, its access may have to come
from Skyline Boulevard. Because CalTrans owns all access rights to Route 35
in this area, developing access to Skyline from Pacifica property in this
area would require approval from the California Transportation Commission.

Because of adjacent single-family residential development, San Bruno would
not 1ike to see Sneath Lane become an east-west arterial for Pacifica. San
Bruno has reservations about development of Sweeney Ridge. ~

Pacifica and San Bruno are waiting for the San Mateo County Local Formation

Agency . (LAFC0) to propose the appropriate division of the unincorporated
area. (See section on LAFCO).

City and County of San Francisco

The City and County of San Francisco's watershed for Crystal Springs
Reservoir, the terminus of the Hetch-Hetchy system, extends into Pacifica

along the eastern slope of Sweeney Ridge. The San Francisco Water
Department is deeply interested in proposals for the future use of the ridge
because of potential drainage problems 1in the watershed. The Water

Department would prefer Tow density residential development, carefully
designed.-to protect the watershed. The Water Department indicated that if
the area were developed as the proposed park, extensive policing would be
required and they have no funds for additional policing. Substantially
increased fire hazard and maintenance needs would also be a concern. In the
past, they have experienced fires from adjacent residential areas in other
parts of the watershed; however, because of early detection by people Tiving
in the area, these fires have been more limited than in areas adjacent to
parks. Representatives of the Water Department expressed interest in
possible acquisition of the valley at the south end of Sweeney Ridge as this
area drains directly into the watershed.

The watershed11and west of the lake is operated by the U. S. Department of
the Interior. Even the City and County of San Francisco must appeal to

1 The result of an agreement made by the City and County of San
Francisco at the time the 280 Highway right-of-way was being discussed.

_7...



the Department of the Interior for operational and management changes. For
this reason, it is unlikely that any substantial change in the future use of
this area will occur.

The City and County of San Francisco also owns and operates the Sharp Park
Golf Course and Park within the City of Pacifica. This 420 acre park
includes two areas of important wildlife habitat. Since the existing public
recreation use of the entire area is established by a deed restriction, the
future use of the area is secure. However, recent budget problems in the
City and County of San Francisco have resulted in the City re-evaluating its
golf course. One alternative being considered is having a concessionaire
operate the City's golf courses.

Continued public use of the area ensures the basic land use. However,
failure to irrigate the golf course or changes in use of fertilizers and
pesticides would seriously affect the San Francisco garter snake habitat in
Laguna Salada. Since this is determined to be the largest or second largest
known garter snake habitat, the future use of the area should consider this
rare and endangered species. The State Department of Fish and Game is
interested 1in participating in measures to protect the snake. Pacifica
(through coastal permit authority), San Francisco and the Department of Fish
and Game should work together to consider the effects of changes in
.recreational uses 1in the golf course area and management of the Tagoon
itself.

San Mateo County

Pacifica shares its southern boundary with lands under San Mateo County's
Jjurisdiction. The small communities in this area are located on a coastal
plain separated from Pacifica by Montara and Pedro Point Ridges. The future
use on the north face of Montara Ridge, the impact of future development in
the area between Half Moon Bay and Pacifica, the Tevel of use on Highway 1
south of Pacifica, and the proposed bypass of Devil's Slide will have the
greatest impact on Pacifica. The proposed San Mateo County Ridgeline Trail
along Pacifica's coastal ridge will connect eventually to Big Basin State
Park, expanding the recreation resources available for City residents and
visitors.

Much of the north face of Montara Ridge is occupied by the San Pedro Valley
County Park now being developed. Nearly one-half of this park, including
its auto access off Rosita Road, is in Pacifica. It is anticipated that
one-quarter of its users will walk to the park, primarily from the Ridgeline
Trail which begins at the northern Daly City limit, parallels Skyline Road
to Mussel Rock, and then follows Pacifica City streets to Milagra Ridge.
The trail connects Milagra Ridge County Park, the Portola Discovery Site and
the San Pedro Valley County Park.

Except for the Ridgeline Trail and parks, most of the County area which may
affect Pacifica is in the Coastal Zone and thus subject to special coastal
planning. Since this planning is now underway, it 1is important to
anticipate areas where conflict might exist. Although the capacity of the
four-lane arterial portion of Highway 1 in Pacifica is now limited during
commute hours, the future service levels of the road depends upon the level

- 8-



of development south of the Cityl permitted by the County.

The ability of Highway 1 to carry beach users through Pacifica to their
destinations south of the City has been determined by MIC to be adequate to
1990, assuming existing Tlevels of beach parking. However, the State
Department of Parks and Recreation recently revised its policy for beach
access and parking in San Mateo County, advocating expanding beach access
and parking at the beaches between Half Moon Bay and Pacifica. This policy
could have a substantial effect on the recreatioaa] use and capacity of
Highway 1 through Pacifica, since the MIC/ABAG™ Study concludes that
available parking is the primary factor determining the level of beach use
in San Mateo County.

Conflict over the proper alignment of the Devil's Slide bypass south of
Montara Ridge has resulted in a delay in construction of this roadway. It
now looks as if construction is at least a decade in the future unless the
existing roadway fails altogether, and can no longer be repaired. When the
new road is developed, CalTrans will convey the existing right-of-way to the
County which proposes to use it as a trail between Pacifica and Montara.

1 Consideration of the expansion of the capacity of this highway has been
deferred by the Metropolitan Transportation Commission until after 1990.
See MTC/ABAG San Mateo County Coastal Corridor Study, 1975.

2 MIC/ABAG San Mateo County Coastal Corridor Study, 1975.

- O-



Local Agency Formation Commission (LAFCO)

Pacifica's Sphere of Influence has not been formally defined by LAFCO. A
recent LAFCO study suggested that the southern boundary of Pacifica's Sphere
of Influence runs roughly along the Montara and Pedro Point Ridgelines. The
study also suggested that Shamrock Ranch be included in Pacifica's Urban
Service Area. Since the Sphere of Influence designation is intended to be
applied to areas expected to be urbanized, LAFCO does not feel that any of
the San Francisco Watershed should be included in either Pacifica's or San
Bruno's Sphere of Influence.

The San Francisco jail property, located in the disputed area between San
Bruno and Pacifica, remains a bone of contention. LAFCO has not acted on
this property because San Francisco currently is not considering terminating
the Jjail use although relocation has been considered in recent years.
Resolution of the Sphere question on the Jjail property could have a
substantial impact on the future east-west access issue in Pacifica since
this site is located in a valley east of Sweeney Ridge and along a logical
route for an east-west road.

California Coastal Commission

The California Coastal Commission, through its regional body, the Central
Coastal Commission, has the authority to approve or disapprove building
permits issued by the City for the area west of Highway 1. The State
Coastal Commission provides funds to develop a Tlocal coastal plan and

appropriate implementation measures. When both plan and implementing
measures are certified by the Coastal Commission, the City will take over
responsibility for issuing permits within the Coastal Zone. Within the

Coastal Appeal Zone, citizens or developers will be able to appeal City
permit decisions to the State Coastal Commission. The land use portion of
the General Plan is the same as Pacifica's Coastal Plan.

Other Agencies

Because of its Bay Area and coastal location, Pacifica's actions are subject
to review by a number of State, Regional and even Federal agencies. These
agencies are generally regulatory and their impact is on City actions.
These agencies are not directly impacted by the City's planning. Their
activities have been summarized in the General Plan and Local Coastal Plan
Background Reports.

— 10_
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GOALS, POLICIES AND ACTION PROGRAMS

The goals, policies and action programs provide the framework of the
Pacifica General Plan. These statements gquide the City toward the
implementation of the Tland uses designated on the Plan Map and in the
day-to-day decision facing City officials. They are statements of desire
which are intended to be pursued within the Timits of the fiscal constraints
of the City.

The Goals Statement provides the broad parameters for future physical
development in Pacifica. A policy is a specific statement aimed at
achieving a goal. Policies are designed to guide City action in specific
areas, such as environmental protection, and are used at all levels of
government in response to identified issues. It is impossible to anticipate
total need for policies since issues change; old ones are resolved and new
ones emerge. Policies should be reviewed periodically and revised as
necessary to respond to the current range of issues. Action programs are
specific programs related to carrying out the policies. :

This section contains a goals statement and the policies and action programs
related to each of the Plan elements. Additional information about each
element may be found in the General Plan Element Summaries, a part of the

1980 General Plan. Because the elements of a general plan are all
inter-related, a policy or action program may apply to more than one
element. To clearly show which elements are affected, abbreviations of

elements follow each policy and action program indicating its relationship
to the various elements.

KEY TO ABBREVIATIONS OF ELEMENT TITLES

C - Circulation Element

s - Seismic Safety and Safety Element
SH - Scenic Highways Element

CN - Conservation Element

0s - Open Space

N - Noise Element

H - Housing Element

cb - Community Design Element

HS =~ Historic Element

CF - Community Facilities Element
v - Land Use Element

CcT - Coastal Element

¥

- Dependent upon availability of funds
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GOAL STATEMENT

The goal of the planning in Pacifica is to provide a rational guide to
public decision-making and private development which will conserve the
unique qualities of Pacifica as a coastal community while making the City
the best possible place in which to live, work and play. To achieve this
end, the City will strive to provide a decent home and satisfying
environment for each resident, the optimum mix of community services, a
clear understanding of the rights and responsibilities of ownership and the
maximum - protection of the public's health and safety within the financial
limitations of the City and its taxpayers.

Its coastal location and natural environment are superb assets. The City's
goal includes conserving the natural environment, keeping noise to
acceptable levels, protecting residents from natural hazards, protecting the
visual quality of the City, and conserving the sense of openness which is an
essential quality of the City.

Fundamental to the City's character are the traditional neighborhoods. It
is a goal of the City to protect the social mix, variety and fundamental
character which now exist in each of these neighborhoods by providing for
necessary community services and facilities, and for the safety and welfare
of all residents equally, but with a sensitivity for the individual
neighborhood.

- 12..



CIRCULATION ELEMENT

Policies
1. Encourage development of a more efficient and safe east-west Tateral
road. (SS)
2. Encourage residents to use Samlrans.
3. Encourage off-street parking of oversized vehicles and provide
convenient parking areas for such vehicles. (LU)
4. Provide access which is safe and consistent with the Tevel of
development. (SS) (LU)
5. The City shall place a priority on parking enforcement and signing of
public visitor parking areas.
6. Encourage alternatives to motor vehicle transportation. (CF)
7. Encourage SamTrans and other public transportation to provide improved
transit and street maintenance of their routes. (CF)
8. Encourage CalTrans to provide a safe alternative to the Devil's Slide
route. (LU)
9. Develop safe and efficient bicycle, hiking, equestrian and pedestrian
access within Pacifica and to Tocal points of interest. (HS) (LU)

*10. Provide recreational access in keeping with the recreational area's
natural environment and the quality of the recreational experience
offered. (0S) :

11. Safety shall be a primary objective in street planning and traffic
regulations. (SS) (LU)

12. Employ individualized street improvement standards without violating
the safety or character of the existing neighborhood. (SS) (CD) (LU)

13. Maintain and upgrade local streets. (SS)

14. Ensure adequate off-street parking in all development. (LU)

15. Promote orderly growth in land uses and circulation. (LU)

Action Programs

Short Term

Encourage CalTrans to make operational and 'sdafety improvements on Sharp
Park Road as soon as possible. (SS)

Safety and operational improvement plans should dinclude either
improving the San Pedro Avenue-Highway 1 access or realignment of the
Linda Mar intersection to include access to Pedro Point.

Encourage subsidized regional bus service to beaches in Pacifica and
elsewhere along the San Mateo Coast.

Encourage funding agencies, such as MIC, to provide bus shelters along
Pacifica's north-south pedestrian/bicycle routes for inter-modal use.
Seek financial assistance to. rebuild streets damaged by intensive mass
transit use. : ' .

Complete the City's proposed north-south pedestrian/bicyclie access.
Seek out participation in this program from MIC and San Mateo County,
as well as appropriate Federal and State programs.

Encourage CalTrans to provide a separated pedestrian/bicycle pathway
along Highway 1 from Sharp Park Golf Course to the southern City
boundary. (0S)
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*10.
*11.
*12.
13.
14.

*15.
*16.
17.
18.
*19.
20.
21.

%2,
%3,
4,

Encourage CalTrans to include in plans for Sharp Park Road a separated
pedestrian/bicycle facility. (0S)

Encourage the Chamber of Commerce or other local group to publish a
trail system and beach access map.

Develop parking at City recreation facilities where safe access and
adequate operation and maintenance can be provided. (CF)

Develop a directional signing program for recreational access points
and commuter parking. (LU)

Seek funding from the State Department of Fish and Game for fishermen
access parking. (CT)

Require reverse frontage and/or limited access in future development
along arterial streets. (LU)

Encourage CalTrans to make necessary intersection studies and
improvements to increase safe travel along H1ghway 1, south of Sharp
Park Golf Course.

Improve intersection, mid-block sightline and other physical problems
in areas where accident rates are high. (5S) (CF)

Revise the City Zoning Ordinance to require a Use Permit for
development on lots with unimproved streets. (LU)

Require developers to incorporate emergency access needs as necessary
in their developments. (SS) (CF)

Require that all new streets be developed to modern neighborhood
standards as part of development.

Encourage CalTrans to develop its properties on Linda Mar Boulevard and
Crespi Drive for free commuter-beach parking.

A Citywide program should be undertaken for post1ng and enforcing
parking time limits in areas heavily used by recreationists.

A Citywide program for signing public visitor-serving parking should be
undertaken. .

Long Term

Request MIC to re-evaluate the impact of recreation traffic on Highway
1 resulting from planning which concentrates beach recreation
activities on North San Mateo Coast beaches between Pacifica and Half
Moon Bay. Determine the phasing of beach facility development, and
project 1in-season daily use and peak day use. Determine 1if the
capacity of the four-lane portion of Highway 1 in Pacifica will be
exceeded before MIC is ready to reconsider 1its current planning
decision in 1990. (LU)

Develop a system of internal pedestrian/bicycle pathways connecting all
neighborhoods to the City's north-south pathway.

Use Community Redevelopment Act powers to replat and provide public

improvements in previously poorly subdivided areas. (LU)

Undertake a neighborhood-by-neighborhood study of parking to determine
the off-street parking necessary to protect the safety and character of
the area. (SS) (CD)

SAFETY AMD SEISMIC SAFETY ELEMENT - See new Element for amended policies

and programs.
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SCENIC HIGHWAYS ELEMENT

Policies

1.
2.

Encourage the designation and protection of scenic corridors which are
essential Tinks in the State and County highway systems. (CD)

Encourage the designation and protection of scenic corridors which
provide access to locations of significant scenic quality, recreation,
historic and cultural importance in Pacifica. (CD)

Ensure that proposed roads or modification to existing roads which
traverse ridgelines and other scenic areas are reviewed for their
potential as official scenic highways or local scenic routes. (C) (CD)
Encourage appropriate multiple recreational and transportation uses
along scenic highways and routes other than auto. (C) (0S) (CD)

Action Programs

*1.

*2.

*1.

*2.

*3.

x4,

*5.
*6.

Short Term
The City should establish a review procedure for all proposed roads or
modification to existing roads which traverse scenic areas. Where
"possible, the physical form of structures, grading and alignment should
be integrated into the natural setting. Views to and from ridges
should be protected. (CD) (LU)
Promote hiking, riding, and biking trails a]ong roadway with State,
County, or local scenic highway/route designation. (C)

Long Term
The City should work with the State and County to develop acceptable
scenic corridor plans for the Cabrillo (Coast) Highway (Route 1), Sharp
Park Road, Skyline Boulevard (State Route 35) and Fassler from Coast
Highway to Skyline.
The City should work closely with citizens to establish a Loca] Scenic
Route, such as the Linda Mar Boulevard - Oddstad Boulevard - Terra Nova
Bou]evard - Fassler Avenue route described in the Scenic Highways
Element.
A program should be developed to enhance the visual quality of the
scenic corridor by establishing landscaped screens for unsightly areas
within the corridors, but outside the public rights-of-way and
undergrounding utility lines. (CD) (CF)
Scenic easements should be obtained wherever necessary to protect views
and vista points along scenic roads.
Pacifica should develop a program for defining permanent scenic
corridors.
Scenic turnouts, rest stops, picnic areas, access to parks, beaches and
other recreat1on areas should be prov1ded in appropriate 1ocat1ons and
properly signed. (CD)
Where possible, when Jlocating or relocating overhead uti]ity Tines

within scenic corridors, 1lines should be placed underground or located
so they do not break the viewline of a roadway vista, i.e., utility
poles and lines should be located opposite the view side of the road
and should not zigzag above the roadway. To keep the visual impact of
utilities to a minimum, poles and other structures should be finished
to blend with the surrounding environment. (CD) (LU)
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CONSERVATION ELEMENT

Policies
1. Conserve trees and encourage native forestation. (0S) (CD)
2. Require the protection and conservation of indigenous rare and

endangered species. (LU)

Protect significant trees of neighborhood or area importance and

encourage planting of appropriate trees and vegetation. (CD) (LU)

Protect and conserve the coastal environment, sand dunes, habitats,

unique and endangered species and other natural resources and features

which contribute to the coastal character. (0S) (CD)

5. Local year-round creeks and their riparian habitats shall be
protected. (CF) (LU)

6. Develop policies and ordinances directed to energy conservation. (CD)

7. Promote the conservation of all water, soil, wildlife, vegetation,
energy, minerals and other natural resources. (0S)

S~ W

Action Programs
- Short Term

*1. Seek outside assistance to study and correct the infiltration problem
: in the Linda Mar sewage collection system. (CD)

*2. Develop requlations which will protect watershed areas and control
erosion. (0S)

*3. Cooperate with the City and County of San Francisco in protecting the
San Andreas Lake watershed. (0S) (LU)

4. Request the Regional Air Quality Control Office to establish a simple
~ method of regularly monitoring air quality in Pacifica.

*5. Evaluate the volunteer recycling program. Work with the volunteers to
expand this effort communitywide. (CF)

*6. Amend the Uniform Building Code to include appropriate energy-sav1ng
building requirements.

*7. Continue the life-cost cycle method of determining what equ1pment to
purchase for City operation. (CF)

*8. Develop a tree planting plan and a practical tree ordinance which
preserves the forested character of the neighborhoods now planted,
identifies moderate height species, and encourages forestation.
Provide City assistance where possible.

- Long Term

*1. Identify and meet, to the extent possible, the community indoor
recreation needs. (CF)

*2. Evaluate the overall energy-saving effectiveness of the existing City

: programs, particularly those identified in the Conservation Element.
Decrease energy consumption where possible.

*3. Review the Subdivision Ordinance to consider modification of street
standards and require as many lots as possible to have direct
north-south orientations.

*4_  Study the problems and costs of using solar heating in Pacifica and
develop incentives to encourage its use.

*5. Encourage citizen input into City decisions affecting consumption and
conservation.
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OPEN SPACE ELEMENT

Policies

1.

Retain open space which preserves natural resources, protects visual
amenities, prevents inappropriate development, provides for the managed
use of resources, and protects the public health and safety. (SS) (CN)
(0S) (CD) (LU)

Provide outdoor recreation in local parks, open space, and school
playgrounds in keeping with the need, scale and character of the City
and of each neighborhood. (CF) (LU)

Encourage development plans which protect or provide generous open
space appropriately landscaped. Balance open space, development and
public safety, particularly in the hillside areas. (SS) (CD) (LU)
Promote communitywide 1inks to open space and recreation facilities
which do not abuse the open space resource or threaten public safety.
(C) (ss) (cp) (LU)

Seek financial assistance to acquire land for permanent open space
within financial constraints of the City. (CF) (LU)

Where open space is a condition of development, the City should require
that it be clearly designated as permanent open space.

Action Programs

*1.

*2.

x4,
x5,

*6.

*8.

Short Term

Where natural environment would benefit, develop controlled points of
public access to various open spaces, beaches, hillsides, and
ridgelines. (CT) (LU) (CN)

The City should continue to seek funding for the acquisition. of all
beach frontage within the City. In the interim, regulations should be
developed to assure that suitable public access is provided by all who
own and develop in the coastal area. (LU) (CT)

Views of open space are as 1important as access to open space.
Viewsheds should be identified (See Community Design Element, Scenic
Highways Element) and protected. (SH) (CD)

Establish priorities for developing new recreation facilities, focusing
on the specific needs of each neighborhood. (CF)

Local business and neighborhood associations should be encouraged to
provide Tlandscaping. Native vegetation which requires Tlittle
maintenance, 1little water, makes good wildlife habitat, and is fire
resistant should be emphasized.

City ordinances should restrict off-road vehicles to designated areas
and prohibit and severely penalize their use elsewhere. (CF)
Development regulations should encourage density-open space trade offs,
such as clustering development, transferring development rights from
sen;itive to less sensitive land, and dedication of open space. (LU)
(CN

Work out an agreement and program with the school district to ensure
that neighborhood recreation facilities Tlocated on school grounds
continue to be available, or are suitably relocated should the
educational use of the school be discontinued. (CF) (LU)

Investigate use of utility rights-of-way and easements for trails for
hiking and riding. (LU) (CN) (CT)
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*1.

*2.

*3.

long Term

Areas of particular concern are the steep, barren hillsides remaining
after the rapid residential development of the native vegetation which
offers wildlife cover. The City should develop a program of providing
plants to individuals or groups who have an interest in planting such
areas. (LU)

Develop and implement revegetation and reforestation programs on the
City's greenbelts to reduce erosion potential and enhance the visual
quality of these areas for adjacent neighborhoods. Local volunteer or
community service organizations might assist the City with this
program. (CN) (SH) '

Promote bicycle-pedestrian trails as 1links between open spaces. Each
valley neighborhood should be connected to the Tlinking trail system to
make open space and recreation facilities available to all. (C) (CF)

NOISE ELEMENT

Policies

1.
2.

Work with other agencies, airports and jurisdictions to reduce noise
levels in Pacifica created by their operations. (CN)

Establish and enforce noise emission standards for Pacifica which are
consistent with the residential character of the City and
environmental, health and safety needs of the residents. (SS) (CN)

Action Programs

*2.

*4.

*6.

Short Term

Encourage SamTrans to try and reduce noise generated by its rolling
stock. Bus stops should be 1located 150 feet or more beyond noise
sensitive locations, such as schools, convalescent homes, etc. (LU) (C)
City should encourage the airport to cooperate in requiring stricter
noise mitigation 1in aircraft, and discourage use of equipment or
measures which would 1increase the noise levels from flights over
Pacifica. (CF) ' _

Encourage CalTrans to build noise barriers along Highway 1 and Route 35
(Skyline Boulevard) in Pacifica in locations where excessive noise
Tevels affect noise sensitive ‘land uses. (LU) (CN)

Develop noise criteria for new equipment purchased by .the City.
Criteria should also be established to be used in determining when
equipment needs replacement. (CF)

The noise impact on land uses should be considered when development
plans are reviewed and approved. Where existing ambient noise Tlevels
are high, or where the proposed use will create additional noise, the
builder should be required to mitigate the noise. (LU)

To reduce noise levels and promote health and safety, truck traffic
should be kept off local and collector residential streets. The City
should designate truck routes for internal service and for through
traffic. Permits should be required for use of streets other than
those designated. (C) (SS)
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- lLong Term

*1. One City department should be assigned to coordinate and oversee an

overall noise control effort throughout the City. Departments involved
. in noise control wou]d be Engineering, Planning, Police and Building.
(CF)

*2. Establish a Noise Abatement Unit made up of members of the police and
other departments to enforce the noise regulations of the Motor Vehicle
Code and C1ty Noise Ordinance. (CF)

*3. Adopt a noise ordinance which would establish acceptable commun1ty
noise Tlevels and provide authority for issuing permits to temporary
activities which would exceed these established levels. This ordinance
should include items, such as vrequired setbacks in noisy areas,
defining truck routes, criteria for requiring structural noise buffers,
and noise criteria for City vehicles. (C) (CN) (LU) (CF)

*4, A City staff person should be trained to periodically survey the noise
environment of the City, particularly in noise sensitive areas, where
noise is a cause of public nuisance, or complaint, or where noise
levels violate the established standards for the City. This staff
person should keep abreast of effective noise abatement techniques and
changes in the State noise control guidelines. (SS)

*5. Adopt an insulation ordinance which would require builders 1in noise
sensitive areas of the City to adequately 1nsu1ate their buildings to
reduce noise to acceptable levels. {(CN) _—

*6. Local building regulations should provide for " noise-generating
appliances serving apartment buildings to be Tlocated or adequately
insulated to protect residents from the noise. (LU) (CN)

HOUSING ELEMENT - See new goals and policies in Housing Element,
adopted January 1987.

HISTORIC PRESERVATION ELEMENT

Policies

1. Conserve historic and cultural sites and structures which define the
past and present character of Pacifica. (CD) (LU)

2. Consider creative alternatives, which may include uses other than the
original use, to protect and preserve historic sites and structures.
(LU) (CT)

3. Public awareness and education programs shall be considered essential
for historic conservation.

4. Encourage all public agencies to continue and increase their support
for Tlocal historic sites of County, State and National significance in
Pacifica.

Action Programs
= Short Term

*1. City Council should adopt a Historic Preservation Ordinance and appoint
a Pacifica Historic Sites Advisory Committee for its implementation.
(CN) (CT) |

*2. The City should publish the results of the preliminary survey and
developmental history to promote a sense of community identity and
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*3.

*4.

pride and to promote citizen involvement in historic preservation in
Pacifica.

The Pacifica Historic Sites Advisory Committee should be encouraged to
conduct a demonstration program (such. as acquiring, restoring, and
establishing a historic site for public use, etc.). (CD)

Continue to public and/or conduct historic tours, public education
programs, and develop more special events for recreating and
commemorating past events. (CF)

- Long Term

*1.

*2.

*3.

To ensure adequate protection and/or as a requirement to obtain funding
for preservation, a detailed comprehensive survey should be conducted
for specific historic or cultural sites and structures. (CN)

The City should examine 1its development policies and regulations to
ensure that the use and development of nearby property will not have an
adverse effect on a historic site or structures.

The Pacifica Historic Sites Advisory Committee should develop criteria
for reviewing use or reuse of historic sites and structures.

COMMUNITY DESIGN ELEMENT

Policies

1. Preserve the unique qualities of the City's neighborhoods. (LU) (CT)
(SH)

2. Encourage the upgrading and maintenance of existing neighborhoods.
(LU) (CT)

3. Protect the City's irreplaceable scenic and visual amenities. (LU) (CT)

4. Establish development standards that would keep open the steep slopes

‘ and visually prominent ridgelines. (LU) (CT) (SH)

5. Require underground utilities in all new development. (F) (SH)

6. Establish design review standards to be employed early in the planning
process. (LU)

7. When determining level of development, the City shall consider views of

the ridgelines from the Bay side of the Peninsula, as well as from the
Pacifica side. (LU)

Action Programs

- Short Term
1. Designate formal planning districts within the City and design
criteria which will preserve the character of each. (LU) (HS)
2. Promote the preservation of open space and natural landforms which
define the City's residential and commercial areas. (0S) (LU) (CN)

*3. Develop special standards and review procedures for all areas of the
City which present unique design problems. (CN) (CT) ‘

*4. Establish planning and design criteria for use in conjunction with
existing building codes to ensure the compatibility of new multi-family
residential, commercial, and planned unit development. (LU) (CT)

*5. Encourage commercial vitalization in older, but potentially viable,
commercial districts. (LU) (CT) ,

*6. Coordinate with CalTrans in an effort to ensure that future changes to

the Coast Highway will also upgrade the appearance of the right-of-way.
(C) (SH) (CN) (CT)
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*7.
*8.

Develop standards for the location and size of local commercial signing
and outdoor advertising structures. (CT)

Review existing hillside building regulations and review procedures to
ensure the appropriateness of the planning criteria and regulatory
procedures. (CT) (LU)

COMMUNITY FACILITIES ELEMENT

Policies

1. Maintain and improve the present level of City services.

2. Provide recreational activities and facilities consistent with user
financial and environmental constraints. (LU) (CN)

3. Encourage San Mateo County and other agencies to expand, upgrade, and
evaluate the quality of the services they provide in Pacifica,

- particularly public transportation. (C) (CT)
4. Meet basic social needs of City residents, such as transportation,

housing, health, information and referral services, and safety,
consistent with financial constraints. (C) (SS) (H)

Action Programs

- Short Term

*]1. Maintain a file of estimated wastewater generated so decision-makers
are aware of the impacts on the treatment plant. Publish the estimates
in the treatment plant's annual report. (CN)

2. Support the North Coast County Water District in its efforts to provide
adequate emergency water storage in Pacifica.

3. Continue to seek cost effective ways to prov1de least cost garbage
collection and disposal. (CN)"

*4. Review the criteria and priorities for underground wiring in Pacifica
to ensure that they support current planning; review at least every
five years. (CN) (SH)

*5. Be sure all companies providing utilities in Pacifica have reviewed
their plans for re-establishing service in the event of a major seismic
event within the City. (SS)

*6. Deve]op a corporation yard which meets criteria for economic operation
and is large enough to meet the future storage and service needs of the
City. (SS)

7. Encourage the San Francisco Water Department to anticipate the need for
expanding the Hetch Hetchy System before water becomes a critical
regional problem. (CN) :

8. Encourage the school districts to find alternative uses for unused
facilities which are compatible with existing neighborhoods, continue
neighborhood accessibility to recreation facilities located on school
grounds, and maintain at TJeast 1its current Tlevel of staffing,
programming and cooperation with the City. Future expansion of
services to meet changing needs should also be encouraged. (LU)

*9. Encourage Seton Medical Center (formerly Mary's Help Hospital) in its
efforts to provide an outpatient clinic in Pacifica. Promulgate
services through the City's information and referral service.. (SS)

*10. Continue to support the Youth Service Bureau in their work; and assist
them where possible in seeking funding.

*]11. Continue to support the varied activities of the Parks, Beach and

Recreation Department. Periodically review their activities to ensure
that programs are meeting public needs. (CN)
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*12.

13,

Use available Federal HCDA and other funding to maintain and enhance
community services, particularly Oddstad Senior Center and the Pomo
Park Neighborhood facility. All other City facilities and structures
should be evaluated to schedule rehabilitation and other developmental
needs; and funding programs identified to assist the City in meeting
these needs within the appropriate time frame. (CN)

Require all new development to be connected to the City's sewer system.
(CN) (LY)

- Long Term

*1.

%2,
3.
4.

Develop a new Civic Center location which meets the site requirements
of the Civic Center Study and allows adequate space for future
expansion. (LU) T

Develop plans and find a suitable location for adequate space for the
Police Department. (LU)

Encourage the U.S. Postal Service to maintain its current Tlevel of
service and expand it wherever possible. (LU)

Encourage San Mateo County to continue to provide subsidized paramedic
service to Pacifica residents. (SS)

LAND USE ELEMENT

Policies

1. The Pacifica General Plan Map and “text shall establish a land use
classification for the entire City and its Sphere of Influence.

2. The Zoning Ordinance shall apply Zoned District status to all Tland
within the City consistent with the General Plan policies.

3. The City shall continue broad-based citizen participation in the

' planning process. (CF) (CT)

4. Continue to cooperate with other public agencies and utilities in
applying compatible uses for their lands, rights-of-way and easements.
(CF)

5. Ridgelines designated as visually prominent shall be protected from
residential and commercial development. (C) (0S) (CD)

6. Local access roads and trails may be allowed on visually prominent
ridgelines provided they follow contours, minimize grading, and are
unobtrusive in their design. (C) (0S) (CD)

7. Development shall maximize beach and open space access and be oriented
as much as possible to the carrying capacity of each particular coastal
environment in use, design, and intensity. (CD) (CT)

8. Land use and development shall protect and enhance the individual

character of each neighborhood. (CD)

Action Programs

- Short Term

1.

Encourage continuation of the quarry operation as long as it is
economically feasible, but ensure the site will be properly graded for
future use. (CN) (CT)
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COASTAL ZONE LAND USE PLAN POLICIES

The California Coastal Act of 1976 included 35 coastal policies which were
intended to form the parameters for planning the State's Coastal Zone.
Unlike the General Plan where the policies evolved from the public input
(primarily workshops) and then formed the basis for land use decisions, in
coastal planning the policies are given. These policies are used to justify
the various proposed land uses (See Llocal Coastal Land Use Plan

Description). The coastal policies are included here. ’

It is important to note that these policies are binding on the coastal
portion of Pacifica's Plan; and can be amended only with the State Coastal
Commission's approval. However, although they supplement the mandatory
elements of the General Plan, the policies are not binding on the portion of
the City outside the 1979 Coastal Zone (the area east of Highway 1).

Most of the coastal policies are applicable to particular General Plan
elements. Where appropriate, references to the elements are noted. Listed
below is a key to the symbols used.

SYMBOLS

C - Circulation Element

SS - Seismic Safety and Safety Element
SH - Scenic Highways Element

CN - Conservation Element

0S - Open Space Element

N - Noise Element

H - Housing Element

CD - Community Design Element

HS ~ Historic Element

CF - Community Facilities Element
LU - Land Use Element
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Coastal Act Policies

1. Maximum access shall be conspicuously posted and recreational
opportunities shall be provided for all people consistent with public
safety needs and the need to protect public rights, rights of property
owners, and natural resource areas from overuse. (C) (SS) (CN) (0OS)

2. Development shall not interfere with the public’s right of access to
the sea where acquired through use of legislative authorization,
including, but not Tlimited to, the use of dry sand and rocky coastal
beaches to the first line of terrestrial vegetation. (LU)

3. Public access from the nearest public roadway to the shoreline and
- along the coast shall be provided in new development projects except
where (1) it 1is inconsistent with public safety, military security
needs, or the protection of fragile coastal resources; (2) adequate
access exists nearby, or; (3) agriculture would be adversely
affected. Dedicated accessways shall not be required to be opened to
public use until a public agency or private association agrees to
accept responsibility for maintenance and 1iability of the accessway.

(ss) (LU) :

4. Wherever appropriate and feasible, public facilities, including parking
areas or facilities, shall be distributed throughout an area so as to
mitigate against the impacts, social and otherwise, of overcrowding or
overuse by the public of any single area. (CN) (CF) (LU)

5. Lower cost visitor and recreational facilities and housing
opportunities for persons of 1low and moderate 1income shall be
protected, encouraged, and where feasible, provided. Developments

providing public recreational opportunities are preferred. New housing
in the Coastal Zone shall be developed in conformity with the
standards, policies, and goals of the local housing elements adopted in
accordance with the requirements of Subdivision (c) of Section 65302 of
the Government Code. (H) (LU)

6. Coastal afeas suited for water-oriented recreational activities that
cannot readily be provided at inland water areas shall be protected for
such uses. -

7. Oceanfront land suitable for recreational use shall be protected for

recreational use and development unless present and foreseeable future
demand for public or commercial recreational activities that could be
accommodated on the property is already adequately provided for in the
area. (LU)

8. The use of private lands suitable for visitor-serving commercial
recreational facilities designed to enhance public opportunities for
coastal recreation shall ‘have priority over private residential,
general industrial, or general commercial development, but not over
agriculture or coastal-dependent industry. (H) (LU)
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10.

11.

12.

13.

14.

Upland areas necessary to support coastal recreational uses shall be
reserved for such uses, where feasible. (LU)

Increased recreational boating use of coastal waters shall be
encouraged, in accordance with this subdivision, by developing dry
storage areas, increasing public Taunching facilities, providing
additional berthing space 1in existing harbors, Timiting non-water-
dependent Tand uses that congest access corridors and preclude boating
support facilities in natural harbors, new protected water area, and in
areas dredged from dry land. (CF) (LU)

Marine resources shall be maintained, enhanced, and where feasible,
restored. Special protection shall be given to areas and species of
special biological or economic significance. Uses of the marine
environment shall be carried out in a manner that will sustain the
biological productivity of coastal waters and that will maintain
healthy populations of all species of marine organisms adequate for
long-term commercial, vrecreational, scientific, and educational
purposes. ‘

The biological productivity and the quality of coastal waters, streams,
wetlands, estuaries, and Tlakes appropriate to maintain optimum
populations of marine organisms and for the protection of human health
shall be maintained and, where feasible, restored through, among other
means,. minimizing adverse effects of wastewater discharge and
entrainment, controlling runoff, preventing depletion of ground water
supplies and substantial interference with surface waterflow,
encouraging wastewater reclamation, maintaining natural vegetation
buffer areas that protect riparian habitats, and minimizing alteration
of natural streams. (CN) (CF) (LU)

Protection against the spillage of crude oil, gas, petroleum products,
or hazardous substances shall be provided 1in vrelation to any
development of transportation of such materials. Effective containment
and cleanup facilities and procedures shall be provided for accidental
spills that do occur.

The diking, filling or dredging of open coastal waters, wetlands,
estuaries, and Tlakes shall be permitted in accordance with other
applicable provisions of this policy, where there is no feasible, Tless
environmentally damaging, alternative and where feasible mitigation
measures have been provided to minimize adverse environmental effects,
and shall be Timited to the following:

(a) New or expanded port, energy and coastal-dependent industrial
facilities, including commercial fishing facilities.

(b) Maintaining existing, or restoring previously dredged, depths in
existing navigational channels, turning basins, vessel berthing
and mooring areas, and boat launching ramps.

(c) In wetland areas only, entrance channels for new or expanded
boating facilities; and in a degraded wetland, identified by the
Department of Fish and Game for boating facilities if, in
conjunction with such boating facilities, a substantial portion of
degraded wetland 1is restored and maintained as a biologically
productive wetland; provided, however, that in no event shall the
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15.

16.

17.

size of the wetland area be used for such boating facility,
including berthing space, turning basins, necessary navigational
channels, and any necessary support service facilities, be greater
than 25 percent of the total wetland area to be restored.

(d) In open coastal waters, other than wetlands, including streams,
estuaries and lakes, new or expanded boating facilities.

(e) Incidental public services purposes, including, but not Timited
to, burying cables and pipes or inspection of piers and
maintenance of existing intake and outfall lines.

(f) Mineral extraction, including sand for restoring beaches, except
in environmentally sensitive areas.

(g) Restoration purposes.

(h) Nature study, aquaculture, or similar  resource-dependent
activities.

(1) Dredging and spoils disposal shall be planned and carried out
to avoid . significant disruption to marine and wildlife
habitats and water circulation. Dredge spoils suitable for
beach replenishment should be transported for such purposes
to appropriate beaches, or into suitable Tlongshore current
systems.

(2) In addition to the other provisions of this section, diking,
filling, or dredging in existing estuaries and wetlands shall
maintain or enhance the functional capacity of the wetland or
-estuary. Any alteration of coastal wetlands identified by
the Department of Fish and Game shall be Tlimited to very
minor incidental public facilities, restorative measures and
nature study. (CN) (CF) (0S) (LU)

Facilities serving the commercial fishing and recreational boating
industries shall be protected and, where feasible, upgraded. Existing
commercial fishing and recreational boating harbor space shall not be
reduced unless the demand for those facilities. no longer exists or
adequate substitute space has been provided. . Proposed recreational
boating facilities shall, where feasible, be designed and located in
such a fashion as not to interfere with the needs of the commercial
fish industry. .

Revetments, breakwaters, groins, harbor channels, seawalls, cliff
retaining walls, and other such construction that alters natural
shoreline processes shall be permitted when required to serve
coastal-dependent uses or to protect existing structures or public
beaches in danger from erosion and when designed to eliminate or
mitigate adverse impacts on Tlocal shoreline sand supply. Existing
marine structures causing water stagnation contributing to pollution
problems and fishkills should be phased out or upgraded where
feasible. (8S) (CF) (LU)

Channelizations, dams, or other substantial alterations of rivers and

streams shall incorporate the best mitigation measures feasible, and be

limited to: (1) necessary water supply projects; (2) flood control
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18.

19.

20.

21.

projects where no other method for protecting existing structures in
the flood plain is feasible and where such protection is necessary for
public safety or to protect existing development, or; (3)
developments where the primary function is the improvement of fish and
wildlife habitat. (SS) (CN) (N) (CF) (LU)

Environmentally sensitive habitat areas shall be protected against any
significant disruption of habitat values, and only uses dependent on
such resources shall be allowed within such areas. Development in
areas adjacent to environmentally sensitive habitat areas and parks and
recreation areas shall be sited and designed to prevent impacts which
would significantly degrade: such areas and shall be compatible with the
continuance of such habitat areas. (CN) (0S) (CD) (LU)

The maximum amount of prime agricultural Tland shall be maintained in
agricultural production to assure the protection of the areas'
agricultural economy, and conflicts shall be minimized between
agricultural and urban land uses through the following:

(a) By establishing stable boundaries separating urban and rural
areas, including, where necessary, clearly defined buffer areas to
minimize conflicts between agricultural and urban land uses.

(b) By limiting conversions of agricultural lands around the periphery
of urban areas to the Tland where .the viability of existing
agricultural use is already severely limited by conflicts with
urban uses and where the conversion of the lands would complete a
logical and viable neighborhood and contribute to the
establishment of a stable 1imit to urban development.

(c) By deve]op1ng available lands not su1ted for agr1cu1ture prior to
the conversion of agricultural lands.

(d) By assuring that public service and facility expansions and
non-agricultural development do not impair agricultural viability,
either through increased assessment costs or degraded air and
water quality.

(e) By assuring that all divisions of prime agricultural lands and all
development adjacent to prime agricultural Tlands shall not
diminish the productivity of such prime agricultural Tlands. (CN)
(CF) (Lu)

A11 other Tands suitable for agricultural use shall not be converted to
non-agricultural use unless: (1) continued or renewed agricu]tura1
use is not feasible, or; (2) such conversion would preserve prime
agricultural Jand or concentrate development consistent with Policy
23. Any such permitted conversion shall be compatible w1th continued
agricultural use on surrounding 1ands (LU)

The Tong-term productivity of soils and timberlands shall be protected,
and conversions of coastal commercial timberlands in units of
commercial size to other uses of their division into units of
noncommercial size shall be Timited to providing for necessary timber
processing and related facilities. (CN)
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22.

23.

24.

25.

26.

Where development  would adversely impact archaeological or
paleontological resources as identified by the State Historic
Preservation Officer, reasonable mitigation measures shall be
required. (0S) (HS)

New development, except as otherwise provided in this policy, shall be
located within, contiguous with, or 1in close proximity to, existing
developed areas able to accommodate it, in other areas with adequate
public services and where it will not have significant adverse effects,
either 1individually or cumulatively, on coastal resources. In
addition, land divisions, other than leases for agricultural uses,
outside existing developed areas shall be permitted only where 50
percent of the usable parcels in the area have been developed and the
created parcels would be no smaller than the average size. of
surrounding parcels. Where feasible, new hazardous industrial
development shall be Tlocated away from existing developed areas.
Visitor-serving facilities that cannot feasibly be Tlocated in existing
developed areas shall be Tocated in existing isolated developments or
at selected points of attraction for visitors. (LU)

The scenic and visual qualities of coastal areas shall be considered
and protected as a resource of public importance. Permitted
development shall be sited and designed to protect views to, and along,
the ocean and scenic coastal areas, to minimize the alteration of
natural landforms, to be visually compatible with the character of
surrounding areas, and where feasible, to restore and enhance visual
quality in visually degraded areas. New development in highly scenic
areas, such as those designated in the California Coastline
Preservation and Recreation Plan, prepared by the California Department
of Parks and Recreation and by local government, shall be subordinate
to the character of its setting. (CN) (0S) (CD) (LU)

The Tocation and amount of new development should maintain and enhance
public access to the coast by: (1) facilitating the provision or
extension of transit services; (2) ©providing commercial facilities
within or adjoining residential development, or in other areas that
will minimize the use of coastal access Troads; (3) providing
non-automobile circulation within the development; - (4) providing
adequate parking facilities or providing substitute means of serving
the development with public transportation; (5) assuring the
potential for public transit for high intensity uses, such as high-rise
of fice buildings, and by; (6) assuring that the recreational needs of
new residents will not overload nearby coastal recreation areas by
correlating the amount of development with local park acquisition and
development plans with the provision of on-site recreational facilities
to serve the new development. (C) (LU)

New development shall:

(a) Minimize risks to 1ife and property in areas of high geologic,
flood and fire hazard. '

(b) Assure stability and structural integrity, and neither create nor
contribute  significantly to erosion geologic instability, or
destruction of the site or surrounding areas or in any way require
the construction of protective devices that would substantially
alter natural landforms along bluffs and cliffs.
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27.

28.

29.

30.

(c) Be consistent with requirements imposed by an air pollution
control district or the State Air Resources Control Board as to
- each particular development.

(d) Minimize energy consumption and vehicle miles traveled.

(e) Where appropriate, protect special communities and neighborhoods
which, because of their unique characteristics, are popular
visitor destination points for recreational uses. (C) (SS)
(CN) (CD) (LU) '

New or expanded public works facilities shall be designed and Timited
to accommodate needs generated by development or uses permitted
consistent with the provisions of this policy; provided, however, that
it is the intent of the Legislature that State Highway Route 1 in rural
areas of the Coastal Zone remain a scenic two-lane road. Special
districts shall not be formed or expanded except where assessment for,
and provision of, the service would not induce new development
inconsistent with this policy. Where existing or planned public works
facilities can accommodate only a limited amount of new development,
services to coastal-dependent land use, essential public services and
basic industries vital to the economic health of the region, State or
Nation, public recreation, commercial recreation, and visitor-serving
land uses shall not be precluded by other development. (C) (SH)
(CF) (L)

Coastal-dependent developments shall have priority over other
developments on or near the shoreline. Except as provided elsewhere in
this policy, coastal-dependent developments shall not be sited in a
wetland. (LU)

Coastal-dependent industrial facilities shall be encouraged to locate
or expand within existing sites and shall be permitted reasonable
long-term growth where consistent with this policy. However, where new
or expanded coastal-dependent industrial facilities cannot feasibly be
accommodated consistent with other policies of this policy, they may
nonetheless be permitted in accordance with this section if:

(1) alternative locations are infeasible or more environmentally
damaging; (2) to do otherwise would adversely affect the public
welfare, and; " (3) adverse environmental effects are mitigated to the
maximum extent feasible. (LU) '

Multi-company use of existing and new tanker facilities shall be
encouraged to the maximum extent feasible and Tlegally permissible,
except where to do so would result in increased tanker operations and
associated on-shore development incompatible with the 1land use and
environmental goals for the area. New tanker terminals outside of
existing terminal areas shall be situated as to avoid risk to

-environmentally sensitive areas and shall use a monobuoy system, unless

an alternative type of system can be shown to be environmentally
preferable for a specific site. Tanker facilities shall be designed
to: (1) minimize the total volume of oil spilled; (2) minimize the
risk of collision from movement of other vessels; (3) have ready
access to the most effective feasible containment and recovery
equipment for oil spills, and; (4) have on-shore deballasting
facilities to receive any fouled ballast water from tankers where
operationally or legally required.
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Only - one 1liquefied natural gas terminal shall be permitted in the
Coastal Zone until engineering and operational practices can eliminate
any significant risk to 1life due to accident or until guaranteed
supplies of liquefied natural gas and distribution system dependence on
liquefied natural gas are substantial enough that an interruption of
service from a single 1liquefied natural gas facility would cause
substantial public harm. Until the risks inherent in liquefied natural
gas terminal operations can be sufficiently identified and overcome,
and such terminals are found to be consistent with the health and
safety of nearby human populations, terminals shall be built only at
sites remote from human population concentrations. Other unregulated
development in the vicinity of a liquefied natural gas terminal site
which is remote from human population concentrations shall be
prohibited. At such time as liquefied natural gas marine terminal
operations are found consistent with public safety, terminal sites only
in developed or industrialized port areas may be approved.

0i1 and gas development shall be permitted in accordance with Policy
29, if the following conditions are met:

(a) The development 1is performed safely and is consistent with the
geologic conditions of the well site.

(b) New or expanded  facilities relation to such development are
consolidated to - the maximum extent feasible and Tlegally
permissible, unless consolidation will have adverse environmental
consequences and will not significantly reduce the number of
producing wells, support facilities, or sites required to produce
the reservoir economically and with minimal environmental impacts.

(c) Environmentally safe and feasible sub-sea completions are used

when drilling platforms or 1islands would substantially degrade
coastal visual qualities unless use of such structures will result
in substantially less environmental risks.

(d) Platforms or islands will not be sited where a substantial hazard
to vessel traffic might result from the facility or related
operations, determined in consultation with the United States
Coast Guard and the Army Corps of Engineers.

(e) Such development will not cause or contribute to subsidence
hazards unless it 1is determined that adequate measures will be
undertaken to prevent damage from such subsidence.

(f) With respect to new facilities, all oil field brines are
reinjected into oil producing zones unless the Division of 0il and
Gas of the Department of Conservation determines to do so would
adversely affect production of the reservoirs and unless injection
into other subsurface zones will reduce environmental risks.
Exceptions to reinjections will be granted consistent with the
Ocean Waters Discharge Plan of the State Water Resources Control
Board and where adequate provision is made for the elimination of
petroleum odors and water quality problems. Where appropriate,
monitoring programs to record land surface and near shore ocean
floor movements shall be initiated in lTocations of new large-scale
fluid extraction on land or near shore before operations begin and
shall continue until surface conditions have stabilized. Costs of
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33.

34,

35.

monitoring and mitigation programs shall be borne by the liquid
and gas extraction operators. :

New or expanded refineries or petrochemical facilities not otherwise
consistent with the provisions of this policy shall be permitted if:
(1) alternative locations are not-feasible or are more environmentally
damaging; (2) adverse environmental effects are mitigated to the
maximum extent feasible; (3) it is found that not permitting such
development would adversely affect the public welfare; (4) the
facility is not located in a highly scenic or seismically hazardous
area, on any of the Channel Islands, or within or contiguous to
environmentally sensitive areas, and; (5) the facility is sited so as
to provide a sufficient buffer area to minimize adverse impacts on
surrounding property.

In addition to meeting all applicable air quality standards, new or
expanded refineries or petrochemical facilities shall be permitted in
areas designated as air quality maintenance areas by the State Air
Resources Board and in areas where coastal resources would be adversely
affected only if the negative impacts of the project upon air quality
are offset by reductions in gaseous emissions in the area by the users
of fuels, or in the case of an expansion of an existing site, total
site emission levels, and site levels for each emission type for which
national or State ambient air quality standards have been established,
do not increase.

New or expanded refineries or petrochemical facilities shall minimize
the need for once-through cooling by using air cooling to the maximum
extent feasible and by using treated wastewaters from implant processes
where feasible. :

New or expanded thermal electric generating plants may be constructed
in the Coastal Zone if the proposed coastal site has been determined by
the State Energy Resources Conservation and Development Commission to
have greater relative merit pursuant to the established standard than
available alternative sites and related facilities for an applicant's
service area which has been determined to be acceptable pursuant to the
established regulations.
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GENERAL PLAN 1 AND USE DEFINITIONS

The Local (Coastal) Land Use (LUP) Map shows the general location of the
public and private land uses proposed for the future in Pacifica. The Map
is not detailed or specific. The intent is to show the predominant use
intended for an area. The Map illustrates the thrust of development
expected within the City in the next 20 years. The categories of uses shown
on the Map are described below:

Open Space Residential - Indicates residential, agriculture, and

recreation uses are allowed if consistent with objectives stated within
the General Plan for specific sites. In the Coastal Zone, only
residential and very Tlow intensity, non-structural recreational uses
are allowed if consistent with objectives stated in the LUP for
specific sites. Residential development densities are designated at an
average density of more than five acres for each residential unit. The
exact site area per unit will be determined by the existing conditions
on the site, such as slope, geology, soils, access, availability of
utilities, availability of adequate sewage and highway capacity, public
safety, visibility, and environmental sensitivity.

Very Low Density Residential - Indicates residential development -which
averages one-half to five acres per dwelling unit. The number of units
per site will be determined by the physical conditions of the site,
including slope, geology, soils, access, availability of utilities,
availability of adequate sewage and highway capacity, public safety,
visibility, and environmental sensitivity.

Low Density Residential - Indicates an average of 3 to 9 dwelling units
.to the acre. The specific density and type of units will be determined
by site conditions, including slope, geology, soils, access,
availability of utilities, public safety, visibility, and environmental
sensitivity.

Medium Density Residential - Indicates an average of 10 to 15 dwelling
units per acre. Site conditions will determine specific density and
.building type. Site conditions include slope, geology, soils, access,
- availability of utilities, public safety, visibility, and environmental
sensitivity.

High-Density Residential - Designates an average of 16 to 21 dwelling
units to the acre. The precise density, distribution and type of unit
will be determined by physical constraints, including slope, geology,
soils, availability of utilities, availability of adequate sewage and
highway capacity, public safety, visibility, and environmental
sensitivity.

Density Bonus - A program which allows projects providing rental units and
affordable housing to exceed the maximum density designation of a site
in accordance with the following standards:

1. The following maximum increase in density is permitted:

(a) 15 percent for market rate rental units;
(b) 25-50 percent for affordable units;
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(c) 50 percent for elderly or handicapped units.

2. The bonus program is not applicable to the following geographic
areas in the Coastal Zone:

(a) Land designated Open Space Residential;
(b) Land designated Special Area.

Commercial - Indicates the variety of potential commercial uses the City
might attract, including visitor-serving commercial, retail commercial,
office, heavy commercial and light dindustrial. The type of commercial
use recommended for a site is stated in the General Plan Land Use
Description. Mixed residential and commercial uses are allowed when
the dwelling units are located above the commercial uses. Intensity of
residential development shall be regulated with a minimum of 2,000 sq.
ft. of lot area per unit.

Beach and Commuter Parking - Designated areas where the priority use is
public parking. Underlying zoning of these areas will be consistent
with adjacent land uses. Prijority will be placed on the City seeking
funding to implement use.

Public and Semi-Public - Indicates uses such as public or private schools,

or privately-operated services. In the case of public schools shown on
the Map, should the existing use be discontinued, the proposed use
should be compatible with the adjacent neighborhood residents and the
existing playground facilities should remain available to neighborhood
residents. Should the School District decide to discontinue
educational use and sell the property, the land use of the site will be
the designation consistent and compatible with the adjacent existing
uses, and provision should be made to continue to make available a
suitable neighborhood playground area as a part of the future use and
development .

Parks - Designates publicly-owned areas, either now deVe]oped for
recreation use or intended for future recreation development.

Greenbelts - Publicly-owned or privately-owned open areas not intended
for development. These areas may include:

1. Land which is physically unsuitable for development due to
geotechnical hazards, excessive steepness, or other environmental

constraints.

2. - Areas to remain undeveloped as a result of density transfer or
trade off.

3. Areas covered by open space, recreational, or scenic easements.

4. Open areas providing a physical and visual buffer between.
developed or open areas.

5. Open space required as mitigation for environmental impacts. .

-‘Prominent Ridgelines - A designation assigned to the most scenic of the
City's ridges in order to protect their visual importance. The intent
is to Timit development on these ridges as much as possible. Zoning
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would require owners to focus development on suitable portions of their
property off the ridges. Where there is no suitable property off the
ridge itself, then carefully designed and regulated development could
be permitted on the ridge. Such ridgeline development would be
required to use creative grading and structural design to make the
resulting residential units as inconspicuous as possible to those
viewing them from a distance. Roadways would be permitted on prominent
ridgelines provided they are graded into the contours of the hillside.

Agriculture - A designation for Tlands which are under cultivation or
intensively used for agricultural use.

Proposed Roadways - The symbo1 indicates the general location of new
roadways discussed in the Circulation Element of the General Plan and
proposed in the Tand use description.

Utilities - A designation indicating the Tocation of the existing public
utilities, such as water tanks, serving the City.

Special Area - An area, as described in the text, within which special
physical or economic problems exist and for which more than one use
would be acceptable, based on the land use designation in the Plan
description and the findings of the Environmental Impact Report, site
plan, and other required evaluation.

Neighborhood Boundary - Boundaries as shown on neighborhood maps and as
described in the Plan text were based on 1970 Census Tract boundaries
to simplify future data correlation and applicability. In some cases,
these boundaries are not consistent with commonly recognized
neighborhood boundaries. '

Hazardous/Protective Open Space - Land determined by geotechnical study or
by previous ground failure to be unsuitable for structural development,
and therefore a threat to the public health, safety and welfare. After
appropriate study and public hearing, such land should be designated
protective open space.

Net Developable Area - The portion of a site determined by a geologist to
remain usable throughout the design Tife of the project and determined
to be adequate to withstand a 100-year hazard event.

Design Life - The time span during which the designer expects the
development to safely exist, generally 100 years.

Transfer -of Development Rights - A program which allows the residential
density permitted on a site (sender site) to be transferred to a
different site (receiver site).. Upon completion of the transfer, all
development rights on the sender site are retired.
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LAND USE ELEMENT: DESCRIPTION BY NEIGHBORHOGD

Transfer of Development Rights - The policies of the Land Use, Housing,
and Open Space Elements of this General Plan call for the establishment of a
Transfer of Development Rights Program which will help implement those
elements.

The purpose of the Transfer of Development Rights Program is to provide a
mechanism to relocate potential development from areas where environmental
or Tand use fimpacts could be severe to other areas more appropriate for
development, to preserve significant open space resource areas within the
City, to encourage protection of natural, scenic, recreational and
agricultural values of open space lands, and to control development and
minimize damage in potentially hazardous and flood prone areas by the
transfer of rights to development from properties in such areas to qualified
properties in other parts of the City, while still granting appropriate
residential development rights to each property.

Such a program is consistent with the purposes of this Land Use Element and
furthers the goals of the Housing, Land Use, Open Space and Recreation, and
Seismic Safety and Safety Elements of this General Plan.

A "receiver" site developed ‘under an approved Transfer of Development Rights
Program may exceed the maximum density established herein if the excess
density is a result of units transferred from a "sender" site so that there
is no net increase in overall density. Except for the quarry, no property
within the Coastal Zone designated Special Area or Open Space Residential
may be a receiver site. The quarry may be approved as a receiver site due
to jts already disturbed condition. Such prohibition shall not prohibit
intra-site transfers within such areas.

INLAND AREAS

Inland Areas include the established neighborhoods and vacant lands between
Highway 1 and Skyline Boulevard. These neighborhoods include: Fairmont,
Westview-Pacific Highlands, East Edgemar-Pacific Manor, East Sharp Park,
East Faijrway Park-Vallemar-Rockaway Beach, West Linda Mar, Linda Mar and
Park Pacifica.

FAIRMONT

Much of the Fairmont neighborhood is hilly and was developed during the.
post-war building boom. - Two City-owned greenbelts protect the steeper
slopes adjacent to Highway 1. Fairmont Elementary School and Fairmont Park
and Community Center provide community focal points and developed play
areas. The San Andreas Fault and its study zone cross the midsection of
this neighborhood.

The predominant land use is single-family residential; however, north of
Hickey Boulevard multiple-family wunits have been developed and a
neighborhood shopping center is on the northwest corner of Skyiine and
Hickey Boulevards. This center 1is patronized by Pacifica and Daly City
residents. Improved maintenance of the center would greatly add to its
appeal and value as a neighborhood shopping center.
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The pattern of development and automobile circulation in the Fairmont
neighborhood is well developed and adequate to meet the needs of the minor
infilling which will occur.

WESTVIEW-PACIFIC HIGHLANDS

This large, predominantly single-family neighborhood is served by two
elementary schools, San Andreas and Westview. Imperial Park and Horizon
Garden provide open space. The San Andreas Fault crosses the northern half
of the neighborhood. Water tanks located on the hill above Imperial Drive
are a potential hazard to the homes below should they rupture during an
earthquake.

Except for a large multiple-family development on the south side of Hickey
at Skyline, the dominant Tland use is single-family residential. Low density
residential use is designated for the vacant site at the southernmost tip of
the neighborhood near Skyline and Sharp Park Road. Part of this
southernmost site contains a superficial landslide which indicates the need
for sensitive design and proper engineering for the proposed development and
access. The corner of Skyline and Sharp Park Road should be developed in
high density residential uses.

A gently sloping area off Miller Avenue is suitable for Tlow density
residential development. Because of its orientation, the residential area
off Miller should be included in the adjacent East Edgemar-Pacific Manor
neighborhood. The existing neighborhood boundary line is based on the 1970
Census Tract boundary. For current data analysis reasons, it is valuable to
keep the area in the Westview-Pacific Highlands neighborhood. This should
be re-evaluated when the boundaries are drawn for the subsequent Censuses.
Detailed geologic and soils evaluation should also be required for this site.

On the southwestern boundary of the neighborhood, defined by Milagra Ridge
County Park, the large vacant area 1is designated Open Space Residential.
While this land is generally quite steep, detailed evaluation of soils,
geology, slope and access could identify some buildable locations.

A large steep area along Monterey Road and Norfolk Place, between Norfolk
and the rear of the single-family lots on Heathcliff, has been planned and
zoned, for Tow density residential development. Each site proposed for
devefopment should have a thorough geotechnical investigation. In
recognition of the high visibility of the area, innovative design solutions
should be proposed which minimize height, building mass, and retaining walls
to the extent feasible. Buildings should be separated wherever possible in
order to break up building mass, and adequate and appropriate landscaping
should be used to soften the appearance of buildings.

A variety of types of housing are appropriate for the area, including
apartments, condominiums, or other types of clustered housing. Provision of
usable open space for play areas for children should be included in project
design as much as possible. One major vacant parcel exists in this
neighborhood, the Fairmont III School site. The site should be reserved for
medium density residential Tand use with access Timited to Skyline Boulevard.

The existing pattern of arterial and collector streets is well established
in this neighborhood. Capacities are adequate to handle the proposed
development which would essentially build-out this area. Access for
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developments on the site at the southern tip should be carefully reviewed
with a view to possible access to Skyline Boulevard.

EAST EDGEMAR-PACIFIC MANOR

The East Edgemar-Pacific Manor neighborhood was once a part of the coastal
neighborhoods to the west, but construction of Highway 1 as a freeway cut
this area off from its coastal orientation. Housing on the steeper slopes,
however, commands spectacular ocean views.

This neighborhood, one of the original beach communities, is one of the
oldest in the City. The neighborhood is served by Pacific Manor Elementary
School and its playground, as well as a small City park on the edge of the
undeveloped Edgemar School site. The predominant Tland use 1in this
neighborhood is low density single-family residential. Marginal commercial
development, mixed with poorly maintained residential units and vacant Tots,
exists along the Monterey frontage, between Waterford and Winwood, and along
the Waterford frontage to Clifton. This area would better support the
neighborhood character 1if it were encouraged to shift into well-designed
high density residential development.

The Edgemar School site, declared surplus by the School District, should be
developed in low density residential use. The site, bounded by Winwood and
Waterford, is at the bottom of a bowl, and highly visible. Therefore,
development should be designed with this location in mind. The City park
should be continued as a neighborhood facility.

The East Edgemar-Pacific Manor neighborhood has good northbound access to
Highway 1. Residents going south must cross the freeway into the West Sharp
Park Neighborhood. Existing internal circulation is adequate to handle
proposed development.

EAST SHARP PARK

Like 1its neighbor to the north, East Sharp Park was originally a beach
development severed from its coastal orientation by the improvement of
Highway 1 to a freeway. Although the basic character of this neighborhood
is established, there are parcels which could have a significant impact on
the City when developed. :

East Sharp Park is served by Oceana High School and its extensive playing
fields, and Milagra Ridge County Park, currently proposed to remain
relatively undeveloped, but an important 1ink in the ridgeline equestrian/

pedestrian trail system. Pomo Park and the Pomo Park Quonset provide a
developed play area for neighborhood children and a City-owned community
center, recently used for a nursery school and adult education. Eureka
Square serves as a neighborhood shopping center, as well as attracting
customers from other neighborhoods. Because it is transitional, the
frontage along Oceana Boulevard 1in this neighborhood 1is particularly
important. At the north end, between Paloma and Carmel, the frontage should
be commercial. From there, medium density residential uses should extend
along the frontage south to Eureka Square Shopping Center. South of the
shopping center to Clarendon, the frontage should be developed in medium
density residential uses. Project design should be planned to be compatible
with the adjacent Low Density Residential area, 1including form, bulk,
materials, and access to sunlight. No more than two stories of height
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should be allowed to ensure compatibility with the adjacent one-story
neighborhood.

Several major vacant parcels are included within the boundaries of this.
neighborhood. Two of these parcels are immediately adjacent to the existing
residential -neighborhood, on the lower undeveloped slopes of Milagra Ridge
and Gypsy Hill. One of these areas is at the back of the valley; the other
is located south of Moana Way and east of Eastlake Avenue. Both are the
remains of old subdivisions, and should be replatted based on geotechnical
considerations, emergency equipment access and other public safety
considerations. Although Tow density residential use 1is proposed,
consistent with existing development, the specific density should be
determined by studies describing the condition of the land and public safety.

Milagra Ridge is the dominant 1land form near the north end of the:
neighborhood. A portion of this ridge was graded when it was used as a
coast artillery site, and later as a Nike missile base. The bulk of the
property was turned over to San Mateo County for a park and has since been
transferred to the National Park Service. However, the highly visible
western portion of the ridge is in private ownership. A mixture of uses is
recommended.

The front few acres, easily accessible from Oceana Boulevard, could be
developed with commercial uses which should tie in, 1if possible, with the
adjacent commercially designated area. The entire Oceana frontage in this
section of East Sharp Park, between Milagra Drive and Oceana High School, is
designated Commercial.  Included in the Commercial area 1is a triangular
parcel which has access from San Diego Court. Development of each parcel
should be compatible with other proposed commercial development. Design
should blend in with existing topography to the maximum extent feasible.
The visual characteristics of the property are categorized in the Community
Design Element as 1including ridgeline and hillside Tland forms which are
prominently viewed from the highway. Guidelines for development of hillside
property stress consideration of the effect of development on visually
significant slopes, open space, topography, and existing vegetation.

The ridgeline is highly visible and is one of the first views of Pacifica
seen by motorists travelling south on Highway 1. The site is a 1ink between
the Pacific Oceana and coastal trails and major open space properties to the’
east. CT

The General Plan contains numerous goals and policies intended to control
development on hillsides and ridgelines in order to protect the visual
resources of the City to promote geotechnically stable development, and
ensure appropriate scale and density of development on hillsides. These
policies 1include protection of natural Tland forms which define areas,
especially ridgelines, and fitting development to the topography and
building on the less prominent portions of ridgelines.

To respond to the goals and policies contained in the Seismic and Safety,
Community Design and Open Space Elements, and to the sensitivity of the
site, Milagra Ridge should be planned as a unit. In this way, the City can
comprehensively review access, landscaping, development Tlocation, height,
and design. Phasing of development and infrastructure can then also be
appropriately planned. The coverage controls contained in the Hillside
Preservation District overlay zone provide additional regulations to address
the sensitivity of the site and the above goals.
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The Milagra Ridge site is geographically divided into three areas and could
be developed with a wmixture of uses provided that development proposals
conform to the City's policies and goals. The front plateau is designated
"Commercial”. The area has already been graded and, thus, commercial
development could easily be accommodated. The property has outstanding
ocean views and a variety of commercial uses would be appropriate,
including, but not 1limited to, an inn, restaurant, recreational use,
research and development, office, or convalescent hospital. '

The middle slopes and the northern extension of the property, above Conchita
Court, are designated Very Low Density Residential. The increased slope and
visibility of these portions of the site require that project design be
planned to minimize grading and be as visually unobtrusive as possible with
single-family detached homes as the preferred housing type. Development in
this area must be carefully designed to avoid impacts on the Mission Blue
Butterfly habitat. Consideration should also be given to possible impacts
on the San Bruno ET1fin Butterfly.

Project design should minimize the mass of any proposed buildings through
ample landscaping, provision of an adequate setback from the plateau edge,
and appropriate roof height and design. Building design should conform to
the topography of the site and suggest the original ridgeline. In addition,
development design should de-emphasize the 1linear aspect of the site by
avoiding a linear building layout. Because of the high visibility of the
‘'site, conformance with the above-cited goals and policies is essential to
ensure appropriate development of the site. Development should be
concentrated on the front plateau with density decreasing on the middle
slopes to provide a smooth transition into the greenbelt designated upper
slopes and the GGNRA beyond, and to avoid an adverse impact on the Mission
Blue Butterfly habitat.

Between the areas where development is proposed and the western Timit of the
area owned by the County is the most visible portion on the lower ridge.
Where necessary, this area should be revegetated as a required off-site
improvement and left undeveloped. This open area should be considered for
dedication to the GGNRA. Milagra Ridge is suitable for dinclusion within
GGNRA boundaries and the National Park Service should be encouraged to
consider acquisition of the ridge if feasible. .

The County Ridgeline .Tfail traverses this area. The trail should be
incorporated into the design of future development. :

At the south end of East Sharp Park is Gypsy Hill. A few single-family
homes on large Tots now dot this area.

This steep hill is one of the prominent features of the City. Its visual
characteristics are categorized in the Community Design Element as including
ridgeline and hillside 1land forms which are prominently viewed from the
highway. The potentially significant effect of hillside development is
pointed out, as is the importance of developing guidelines to protect
visually significant slopes, open space, and natural grade. It is stated
that development be directed toward less prominent portions of property and
that significant slopes and ridgelines be preserved as much as possible.
The policies encourage minimization of grading and fitting development to
the topography to lessen the impact of hillside development on the terrain.

- 39_



v

In response to the topography and the visual importance of the property,
Gypsy Hill is divided into three land use categories. The eastern Tot, with
direct access to Sharp Park Road is designated Commercial. The Commercial
designation recognizes the value of the view from the property as an
jncentive for visitor-serving development. A variety of commercial uses are
appropriate, including, but not Timited to, hotel and/or conference center,
research and development, offices, or convalescent hospital. ATl commercial
uses should be integrated. The proposed land use intensity and design
should be appropriate for the site, given the property's high visibility and
slope. Careful design is critical to achieve consistency with applicable
goals and policies of the Community Design, Seismic and Safety, and Open
Space Elements. To that end, design components, such as height, roof
treatment, landscaping, exterior materials, and building arrangement should
further General Plan goals and integrate development into the hillside as
much as possible. Due to potential traffic impacts, through traffic from
Sharp Park Road to the East Sharp Park area should not be permitted.

The upper and middle slopes west of the commercial area are the most
visually prominent portion of the property and are, therefore, designated
Open Space Residential. The density limitations buffer and offset the more
intense land use permitted on the adjacent commercial property, as well as
furthering the policies described above. A minimum Tot size of more than
five acres is permitted. Density should not be transferred from the Tower
area to the upper slopes. The existing underlying subdivision pattern does
not correspond . to the topography or to the Open Space Residential
designation and the property should be resubdivided prior to development.
Design and circulation should be planned to be responsive to the special
characteristics of the property. Access shall be planned to Sharp Park
Road, with no through access to the East Sharp Park area.

The lower portion of Gypsy Hill could blend into the developed area of East
Sharp Park. Access should be planned to Clarendon Road and other East Sharp
Park streets. The area 1is designated Low Density Residential, however,
projects should be planned toward the low end of the range to be compatible
with surrounding development and to minimize the effect on traffic,
drainage, and grading.

Gypsy Hill is also regulated by the Hillside Preservation District (HPD)
coverage limitations and processing requirements. Given the difference
between the commercial and residential development concepts, it may be
advantageous to both the City and the property owner to plan development for
the two types of land uses separately. However, each phase of development
must recognize potential future land uses, especially in regard to access
and circulation.

The East Sharp Park neighborhood gains access to Highway 1 from Oceana
Boulevard on the south end of the neighborhood at Sharp Park Road and on the
north through the East Edgemar-Pacific Manor Neighborhood. Paloma Avenue
provides access across Highway 1 to West Sharp Park and the coastal area
north of Mori Point. Sharp Park Road, which forms the southern boundary of
this neighborhood, is the major east-west connection in the City, and the
first east-west connection north of Route 92 in Half Moon Bay. This heavily
travelled road is considered to be very dangerous by residents. In their
1975 Coastal Corridor Study, the Metropolitan Transportation Commission
(MTC). and the Association of Bay Area Governments (ABAG) proposed
operational and safety improvements be made to the Sharp Park Road. This
project was 1included in MIC's six-year capital 1improvements program.
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CalTrans is evaluating improvement alternatives. Two of these alternatives include: either
widening the existing roadway to four lanes with a center divider, or using the existing
roadway and adding two lanes on the north side of Gypsy Hill. The latter alternative would
complicate access to the future residential development on Gypsy Hill, as well as create a
difficult intersection at the west end of the roadway. A pedestrian-bicycle trail should be
included in the safety and operational improvements.

Although many streets are substandard, local access within the East Sharp Park residential
neighborhood is adequate for public safety and lends a desirable rustic character to the
neighborhood. For this reason, the existing local road standards should be continued in this
area as long as the neighborhood residents are satisfied.

EAST FAIRWAY PARK-VALLEMAR-ROCKAWAY

Despite the diversity in topography, the residential character of the East Fairway Park,
Vallemar and Rockaway Valley communities is very similar - low density single-family uses
are predominant. Sharp Park and Sharp Park Gold Course, owned and operated by the
City and County of San Francisco, provide residents of this neighborhood, and of the entire
City, with access to golf and views of wide, well-maintained open spaces. The East Fairway
Park subdivision is served by ball diamonds and developed on an unused school site;
Vallemar is served by Vallemar School and its playground; and Rockaway h no developed
recreation area. The School District's administrative offices are also located in Vallemar.
The highly visible and undeveloped east-west lateral ridges currently provide residents of
this neighborhood access for hiking, exploring and horseback riding. Owners of these areas
have now limited access and the adjacent City and County of San Francisco Watershed
issues permits to equestrians.

Each of these communities is almost fully developed, with only a few difficult to develop
sites left vacant. A vacant site off Sharp Park Road and the future use of the highly visible
Sharp Park Road frontage and the east-west ridges which bracket the existing communities
are major issues. Steep slopes and unstable ground compound the future development in
this entire neighborhood.

. At the north end of this neighborhood, at the southwest corner of Sharp Park Road and
College Drive, is a large site once used as a quarry, consequently, it was altered from its
natural state. Appropriate uses for this site would include a mix of medium density
residential, low density residential and church uses. Medium density residential uses may
be developed on up to two-thirds of the westerly developable area of the site, and low
density residential uses may be developed on the easterly one-third of the developed area
of the site, if deemed appropriate and compatible with the neighborhood.

Development should be located far enough away from the edge of the slope to reduce
visual impact. Development plans should also include easement provisions for the future

County-wide Ridge Trail. Location of the trail easement should be coordinated with San
Mateo County Ridge Trail Committee and the Golden Gate National Recreation Area.

(Last Amended: GPA-75-00)
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The south side of Sharp Park Road should be designated Open Space
Residential. Between the quarry and Sharp Park is an area in private
ownership now used as a rifle range and farm. The future use of this area
is important because of its potential impact on the City and County of 3San
Francisco's Sharp Park and on the views from Sharp Park Road. = The frontage
on Sharp Park Road is proposed for open space residential uses. The area
now being farmed is proposed for agricultural uses.

A major vacant parcel is in East Fairway Park, on the east side of existing
development on the Tower slopes of the ridge dividing the area from
Vallemar. Potential geotechnical problems, slope, visibility, a Timited
amount of flat area, and the provisions of the Hillside Preservation
District overlay zone restrict the development potential of this parcel.
Very Tow density residential development would be compatible with the
neighborhood and consistent with the constraints of the property. Because
the property serves as a highly visible transition area between existing
development and the Golden Gate National Recreation Area, development should
be clustered on the Tower, flatter areas with density decreasing as the
sTope 1increases and moves farther from existing development. The upper
sTopes should remain undeveloped in order to maintain the continuity of the
slope and open space. Access could be at Ridgeway Drive and the ball
diamonds should remain to serve the recreation needs of this area and the
community.

Only three areas with slopes less than 35 percent remain in Vallemar. One
of these is at the front of the valley on the north side, above Vallemar
School. Problems of access, slope, visibility, and the limitations of the
Hillside Preservation District overlay zone indicate that development in the
lower quarter of the Very Low Density Residential range is most
appropriate. The transitional nature of the area requires that development
be concentrated in the lower, flatter areas of the site with density
decreasing as the slope increases. Development must be sensitive to
potential physical and visual impacts, and must be carefully designed to
avoid over-impacting neighborhood streets.

At the back of Vallemar are two fingers of the valley which still contain
some developable Tland less than 35 percent slope. Because they are a part
of the very steep unstable and highly visible face of the coastal ridge,
these sites have been included in the coastal ridges Special Area
designation on the Land Use Map. For a detailed discussion of their use see
Park Pacifica Neighborhood description section on Coastal Ridge Special Area.

At the front of Vallemar is an open green area now occupied by a motel

composed of a number of small cottages. This area is partially in the
Calera Creek flood plain. A popular stopping place in the 1920s, this site
should” continue in its highway oriented commercial use. Appearance and

recognition of the flood plain should be considered in any future reuse of
the site. ' :

There 1is vacant land in the southwest portion of Vallemar on Franz Court.
The property contains a limited amount of flat area and it is backed by
steep slopes. Visibility from Highway 1 should be considered during project
review. Parking is limited on the cul-de-sac. Due to these constraints,
future projects should only be submitted at the Very Low Density Residential
range. :



On the east side of Highway 1, between the Vallemar and Rockaway Valleys,
there is a flat parcel backed by a steeper slope with highway frontage. The
future widening of Highway 1 in this area may have some impact on the amount
of Tland available for development. A frontage road between Rockaway and
Vallemar is planned, however, the timing for the anticipated improvements is
not certain. Retail commercial uses are suggested for the flat highway
frontage if enough remains, and low density residential use for the moderate
slopes behind. In order to minimize grading and the use of retaining walls,
and because of geotechnical safety, access, and visibility concerns,
development should be confined to the lower area of the site, leaving the
prominent ridge and steep slopes open. Problems of access and geotechnical
conditions, along with the constraints of the Hillside Preservation
District, indicate that development should be within the lowest quarter of
the Low Density Residential range. Design should be a prime consideration
since this location will be highly visible from Highway 1 and the future
proposed visitor-oriented commercial development at the quarry. A GGNRA
access trail should be incorporated into the design of future development.

On both the north and south sides of the Rockaway Valley are undeveloped
areas under 35 percent slope. In some cases, they were previously

subdivided, based on standards no longer acceptable. Because of soils and

geologic problems, visual impacts, as well as public safety hazards, such as
limited emergency access and high potential for grass fires, very low
density residential development is recommended for these remaining hillside
areas. Again, the sizes of lots or number of units should be determined on
a site-by-site basis.

At the end of Rockaway is a box canyon which is part of a Tlarger,
topographically complex parcel in single ownership. This parcel should be
considered as a unijt for -development purposes. Access via Fassler Avenue or
Estella Drive 1is discouraged due to potential traffic impacts on Fassler
Avenue and the extensive cut and fill required. Access will, therefore, be
Timited to Rockaway Beach Avenue. Due to the narrowness of the street and
potential traffic impacts, the box canyon area is best suited for Very Low
Density Residential development. Development of the entire parcel will also
be limited by Hillside Preservation District zoning and the potential for
visual, geotechnical, and hydrological impacts. In order to minimize these
potential impacts, development should be concentrated in the flat areas to
the maximum extent possible. As called for in the Open Space and Recreation
Element of the General Plan, a park designed to meet the needs of the
Rockaway Beach neighborhood should be established on the flat area at the
front of the box canyon area to serve as a buffer between new development
and the existing neighborhood. 1In addition, a secondary access to Sweeney
Ridge should be provided at the end of Fassler Avenue. The access should
incTude a trail head and signage. An appropriate location for parking
should be determined after receiving input from the Golden Gate National
Recreation Area. Public purchase of the entire parcel for inclusion in the
Golden Gate National Recreation Area 1is encouraged by the National Park
Service.

Between the Rockaway Beach neighborhood and the box canyon is Jjust over an
acre of relatively flat vacant land. This area is designated Low Density
Residential and should be developed with single-family detached dwellings
which are consistent with the developing pattern of the neighborhood.

Much of the acreage of the Rockaway area includes steep, unbuildable slopes

of the coastal ridges. However, there are Tlocations where slope, soil
Y



conditions, geology and access makes possible a house or a small cluster of
houses unobtrusively placed on the hillside, or in a hidden valley. Because
this area requires special treatment and necessarily very low residential
densities, if they are possible at all, it has been designated Open Space
Residential on the Land Use Map. The minimum Tot size here would have to be
more than five acres and, given the constraints of the difficult terrain,
may be substantially more.

The most scenic of the City's east-west ridges are also located in this
neighborhood. - Because of their visual importance to the City, these ridges
have been specially designated "Prominent Ridgelines". The intention of
this designation is to 1imit development on these ridges as much as
possible. Owners are encourages to focus development on suitable portions
of their property off these ridges.

The north side of Fassler Ridge, including the vacant 1land fronting on
Fassler Avenue, is also within this neighborhood. This long, narrow area
should be carefully developed with low densi