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INTRODUCTION

" Through the Local Coastal Land Use Plan, the City of Pacifica brings
its land use planning into conformance with the California Coastal Act
of 1976. The Local Coastal Land Use Plan will serve as a land use
plan for the City of Pacifica's coastal zone and will be the basis for
the local Coastal Implementation Program. An Implementation Plan,
including a permit dissuing procedure, zoning ordinance revisions and
other implementation programs, will be prepared and submitted to the
Regional and State Coastal Commissions. Upon adoption of the Local
Coastal Land Use and Implementation Plans by the City, and approval
for certification by the State Coastal Commission, the City will
resume permit authority for coastal development. The State Coastal
Commission will establish an appeal zone within the existing
boundaries of the coastal zone; as well as a process for appealing
changes in coastal 1and use designations and implementation programs.
Plan amendment jurisdiction will be retained by the State Coastal
Commission.

The Local Coastal Land Use Plan was developed by the City of Pacifica
with extensive participation by local residents. Preparation of the
local Coastal Program was funded by Federal and State funds,
specifically authorized by the California Coastal Commission to
address the issues and perform the work tasks which were contracted
for 1in the 1issue identification/work program phase of the Local
Coastal Program. 4 v

For practical purposes of easier use and understanding by the public,
the City chose to combine development of the Local Coastal Land Use
Plan with the major five year revisions of the City's General Pian.
It is important to recognize, however, the basic differences in the
two plans. A General Plan, based on State planning law, is a
comprehensive long-term general plan for 1land use and’ phys1ca1
development. The policy framework developed by the community is
equally important as the land use designations which are based on ihe
background studies required for each of the nine mandatory elements
and any optional elements added by the community.

The Local Coastal Land Use Plan is also a comprehensive, long-term
plan for land use and physical development; but unlike a general plan,
its policies must be consistent with and "...... capable of carrying
out the policies of ....the California Act of 1976". (Article 4,
Section 00040 of the California Coastal Commission Local Coastal
" Program Regulations). In local coastal planning, the policies are a °
given framework for the land use. In addition, the Coastal Act
defines the "land use ‘plan" as being "....sufficiently detailed to
indicate the kinds, location, and intensity of land uses, ' the
applicable resource protection, and development policies..." (Coastal
Act policy 30108.5). This is principally because, by 1law, the
subsequent zoning ordinances can only find basis and reason in the
certified Coastal Land Use Plan, and cannot be directly measured
against the Coastal Act policies. ’
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From a practical point of view, the differences between a Local

Coastal Land Use Plan and a General Plan mean the Local Coastal Plan-

is more detailed in 1its proposals and must justify its actions in
terms of the 1976 Coastal Act policies. It is also less flexible than
a General Plan in that its amendment, even after certification,
requires the approval of the State Coastal Commission as well as the
City. Although Pacifica's Local Coastal Land Use Plan and General
Plan will be - integrated, the coastal policies will be clearly
identified in order to facilitate the amendment process should that be
desired in the future.

In addition to the land use designation and policies in the Local
Coastal Land Use Plan, the "sufficient detail" necessary to the plan
will be in the form of specific criteria and performance standards
which will give additional direction to public and private property
owners in the use of their property. An example of such would be with
decailed. geotechnical studies that would indicate the stable,
buildable portions of the site and would establish bluff edge setbacks
and other appropriate siting or design mitigation measures to
accomplish the policies of the plan. These standards are contained in
the Land Use Plan Description and Conclusions sections and will be
referenced in the zoning ordinance to be carried out in the
development: permit process. T

The certified Local Coastal Land Use Plan will include the following
sections:
The local coastal policies; '

The Local Coastal Land Use Plan description by neighborhood;
The portion of the Local Coastal and General P]an Land Use Map

west of Highway 1;
The Access Component;
The Plan Conclusions.

" Other products of the Local Coastal Program will not be adopted or
certified, but will be referenced throughout the Local Coastal Land
Use Plan as the source of the information and analysis to support the
plan's actions and policies. These documents will become part of the
City's approved planning reports, but will not have the official
status of the adopted Local Coastal Land Use Plan or General Plan.

C-2



COASTAL PLANNING PROCESS AND SCOPE OF PLANNING STUDY

Broad-based citizen participation was an integral part of the
development of Pacifica's Local Coastal Land Use Plan. A public
workshop, a series of public forums and joint Planning Commission-City
Council study sessions were held. 1In addition, at least two meetings

were held with each of eleven neighborhood groups. From this

widespread participation evolved the first draft of the Local Coastal
Land Use Plan which was reviewed by the Planning Commission and City
Council. The adopted draft of the Local Coastal Land Use and
Implementation Plan will be submitted to the Central Coastal Commission
for hearings and review and then to the State Coastal Commission for
hearing and adoption. -

When the State Coastal Commission has adopted the lLocal Coastal lLand
Use and Implementation Plan, Pacifica's program will become certified.
This means that Pacifica will assume the responsibility for issuing
coastal permits; now.a responsibility of the Central and State Coastal
Commissions. Any proposed amendments to the certified Plan will have
to be submitted to the State Coastal Commission for approval.

To help achieve broad-based, informed and representative public input
into the preparation of Pacifica's Local Coastal Land Use 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: n

The Coastal Plan Background Report, April 1978;
The Coastal Plan Access Component Report, May 1978;

The Coastal Plan Demonstration Area Report: West Sharp/Park,
September 1978; :

Three Workshop Workbooks, June 1977, November 1977, ane 1978;
Three Workshop Feedback Reports, June 1977, December 1977,
June 1978

These many documents were an essential educational part of the
process. The factual information contained in them was the basis of

the Local Coastal Land Use Plan. The conclusions, in terms of Plan.

designations and working policies, are now preempted by the adopted
Plan documents. However, these reports should be approved by the
Council as- essential data base and background for Pacifica's Local
Coastal Land Use and Implementation Plan.

;



COASTAL‘ ZONE LAND USE PLAN POLICIES

The California Coastal Act of 1976 -dincluded thirty-three . coastal
policies which were intended to form the parameters for planning the
State's Coastal Zone. Unliike 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 Local 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
eloments. 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 P
CN - Conservation Element

0S - Open Space Element

N - Noise Elementl
‘H - Housing Element
¢ - Community Désign Element

HS - Histdric ETement -

CF - Community Facilities Element
LU - Land Use Element

C-4
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COASTAL ACT POLICIES

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

2. Development shall not interfere with the public's right of access
to the sea where acquired <through wuse or Jlegislative
authorization, including, but not limited to, the use of dry sand
and rock coastal beaches to the first Tline 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:

(a) It is inconsistent ‘ﬁith_ public safety, military security
needs, or the protection of fragile coastal resources;

(b) Adequate access exists nearby; or
(c) Agriculture would be adversely affected.

Dedicated accessway shall not be required to be opened toopublic
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 s1ng]e area.
(CN, CF, LU)

5. Lower cost visitor and recreational facilities and housing
opportunities for persons of low and moderate income 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 reguirements of -~ ™
subdivision (c) of Section 65302 of the Government Code. (H, LU)

6. Coastal areas 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)
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10.

11.

12.

- 13.

14.

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)

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

Increased recreational boating use of coastal water shall be

encouraged, in accordance with this division, by developing dry .

storage areas, increasing public launching facilities, providing
additional Dberthing space in existing harbors, limiting
non-water-dependent land uses that congest access corridors and
preclude boating support facilities, providing harbors of refuge,
and by providing for new boating facilities in natural harbors,

new protected water area, and in areas dredged from dry '1and._

(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, recreational,
scientific, and educational purposes. (CN,LU) N

The biological productivity and the quality of coastal: waters,
streams, wetlands, estuaries, and lakes 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 waste
water discharge and entrainment, controlling runoff, preventing
depletion of ground water supplies and substantial‘ interference
with surface water flow, encouraging waste water 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, Qas, “petroleum
products, or hazardous substances shall be provided in relation to
any development of transportation of such materials. Effective
containment and cleanup facilities and procedures shall be
provided for accidental spills that do occur.

(a) The diking, filling, or dredging of open coastal ‘waters,
wetlands, estuaries, and lakes shall be permitted in
accordance with other applicable provisions of this policy,
where there 1is no feasible less environmentally damaging
alternative and where. feasible mitigation measures have been
provided to minimize adverse environmental effects, and shall
be Timited to the following:

.
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15.

(b)

(c)

Facilities serving the commercial fishing and recreational boating

(1) New or expanded port, energy, and coastal-dependent

industrial facilities, including commercial fishing
- facilities. ‘

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

(3) 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 eonjunction with such boating
facilities, a substantial portion of degraded wetland is
restored and maintained as a biologically productive
wetland; provided, however, that in no event shall the
size of the wetland area used for such boating facility,
including berthing space, turning basins, necessary
navigation channels, and any necessary support service
facilities, be greater than 25 percent of the . total
wetland area to be restored.

‘(4) In open coastal waters, other than wet]ands including
streams, estuaries, and lakes, new or expanded boating

facilities. :

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

(6) - Mineral extraction, including sand for nrestoring
beaches, except in env1ronmenta11y sensitive areas.

(7) Restorat1on purposes. : \

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

Dredging and spoils disposal shall be planned and carried out
to avoid significant disruption to marine and wildlife
habitats and water circulation. Dredge spoils sGitable for
beach replenishment should be transported for such purposes
to appropriate beaches, or intc suitable longshore current
systems. '

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 limited to very
minor incidental public facilities, restorative measures and
nature study. (CN, CF, 05, LU)

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 boat1ng facilities shall, where feasible, be
designed and located in such a fashion as not to interfere w1th
the needs of the commercial fish 1ndustry
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16.

17.

18.

19.

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 1in danger from erosion and when designed to
eliminate or mitigate adverse impacts on local shoreline sand
supply. Existing marine structures causing water stagnation
contributing to pollution problems and fish kills should be phased
out or upgraded where feasible. (SS, OF, LU)

Channelizations, dams, or other substantial alterations of rivers
and streams shall incorporate the best mitigation measures
feasible, and be limited to:

(a) Necessary water supply projects;

(b) Flood control 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

(c) 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 land* shall be ma1nta1ned
in agricultural production to assure the protection of the areas'

agricultural economy, and conflicts shall be minimized between
agricultural and urban land uses through following:

(a) By establishing stahle boundaries separating urban and rural

.areas, including, vhere necessary, clearly defined buffer.

areas to minimize conf11cts between agricultural and urban
land uses.

(b) By 11m1t1ng conversions of agricultural lands around the
periphery of urban areas to the lands where the viability of
existing agricultural use is already severely 1limited 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 limit to urban

development.

(c) By developing available lands not suited for agriculture
prior to the conversion of agricuitural lands.

(d) By assuring that public service and fac111ty expansions and
nonagricultural deve]opment do not impair agr1cu1tura1
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20. -
converted to nonagricultural uses unless:

21.

22.

23.

24.

viability, efther 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 lands
shall not diminish the productivity of such prime
agricultural lands. (CN, CF, LU) :

A1l other 1lands suitable for agricultural use shall not be

(a) Continued or renewed agricultural use is not feasible, or

(b) Such conversion would preserve prime agricultural Tland or
concentrate development consistent- with Section 30250. Any
such permitted conversion shall be compatible with continued
agricultural use on surrounding lands. (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 or their division into
units of noncommercial size shall be limited to providing for
necessary timber processing and related facilities. (CN)

Where development would adversely impact archeological 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 in close proximity

to, existing developed areas able to accommodate it or, where such
areas are not able to accommodate it, in other areas with adequate
public services and where it will not have significant adverse
effects, either individually 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 located in-existing developed areas shall be located

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 1landforms, 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 Department of Parks and Recreation and by local



25.

26.

27.

government, shall be subordinate to the character of its sétting.
(CN, 0s, CD, LU)

The Tlocation and amount of new development should maintain and
enhance public access to the coast by:

(a) Facilitating the provision or extension of transit service;

(b) Providing commercial facilities within or adjoining
residential development, or in other areas that will minimize
the use of coastal access roads;

(c) Providing non-automobile circulation within the development;

(d) Providing adequate parking facilities or providing substitute
means of serving the development with public transportation;

(e) Assuring the potential for public transit for high intensity
uses such as high-rise office buildings; and

(f) 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:

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

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

(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

limited 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 Legislation 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
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28

29.

existing or planned public works facilities can accommodate only a

1imited 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, LU)

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.

Coastal-dependent 1industrial 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 1industrial
facilities cannot feasibly be accommodated consistent with other
policies of this policy, they may nonetheless be permitted in
accordance with this section if:

(?) Alternative ‘locations are infeasible or more environmentally
damaging;

.(b) To do otherwise would adversely effect the pubTic welfare;

and

(c) 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 legally permissible,
except where to do so would result in increased tanker operations
and associated onshore development incompatible with the land use
and environmental goals for the area. New tanker terminals
outside of existing terminal area shall be situated as to avoid
risk to environmentally sensitive areas and 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.
{(a) 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 onshore deballesting facilities to receive any
fouled ballast water from tankers where operationally or -
legally required.

(b) Only one liquefied natural gas terminal shall be permitted in
the Coastal Zone until engineering and operational practices
can eliminate any significant risk to life 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
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31.

0i1
“Section 30250, if the following conditions are met:

(a)

v)

(c)

(d)

(e)

(f)

single 1iquefiéd 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 unrelated 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.

and gas development shall be permitted in accordance with

The development is performed safely and consistent with one
geo]og1c cond1t1on of the well site.

New or expanded facilities related to such development are
consolidated to the maximum extent feasible and 1legally
permissible, uniess - 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.

Environmentally safe and feasible sub-sea completions are
used when drilling platforms or islands would substantially
degrade coastal visual qualities wunless use of such
structures will result in substantially less environmental
risks.

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.

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

With respect to new facilities, all oil field brines are
reinjected into oil-producing zones unless the Division of
0i1 and Gas of the Department of Conservation determines to
do so would adversely affect production of the reservoirs and
unless injection 1into 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 locations of new large-scale
fluid extraction on land or near shore before operations
begin and shall continue until surface conditions have
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32.

33.

stabilized, costs of mon1tor1ng and mitigation programs shall
be borne by 11qu1d and gas extraction operators:

(a) New or expanded refineries or petrochemical facilities not
otherwise consistent with the provisions of this policy shall
be permitted if: :

(1) Alternative 1locations 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 1is not located in a highly scenic or
seismically hazardous area, on any of the .Channel
Islands, or within or contiguous to environmenta]]y
sensitive areas; and

(5) The facility 1is sited so as to provide a sufficient
buffer area to m1n1m1ze adverse impacts on surrounding
property.

'(b) In addition to meetfng all applicable air quality standards,

new or expanded refineries or petrochem1ca1 facilities shall

be perm1tted in areas designated as air qua11ty 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 qusality

standards have been established do not increase.

(c) 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
waste waters from in-plant processes where reasonable.

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 have been

determined to be acceptable pursuant to the established

regulations.
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COASTAL LAND USE DESIGNATION DEFINITIONS

The Local Coastal Land Use 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: ' A

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 low 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. (Amended, October
24, 1984, #¥1-84). :

"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. (Amended October 24,
1984, #1-84). '

W

y

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. (Amended October 24, 1984, #1-84). :

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:
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(a) Bonus Program provides for the following maximum increase in
intensity: ' : :
(1) 15% for market-rate rental units,
(2) 25% - 50% for affordable units,
(3) 50% for elderly or handicapped housing units.

(b) The Bonus Prograh is not applicable to the following
geographic areas in the Coastal Zone:

(1) Land designated Open Space Residential,

(2) Land designated Special Area.
(Amended October 24, 1984, #1-84; minor changes approved in November
1986). ‘ ‘

Commercial - indicates the variety of potential commercial uses the
City might attract, including visitor-serving commercial, retail
commercial, office, heavy commercial and light industrial. The type of
commercial 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 1located above the commercial uses.
Intepsity of residential development shall be regulated with a minimum
of 2,000 square feet of lot area per unit. (Amended May 1985).

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
pse should be compatible with the adjacent neighborhoods 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 - sdesignates publicly owned areas, either now developed for
recreation use, or intended for future recreation development.

Greenbelts - designates publicly owned open areas, not intended for
developed public recreation use. Most of these areas are very steep,
geotechnically hazardous, or both. (NOTE: The City of Pacifica
approved an amendment to the greenbelt definition in December 1987,
however, . the amendment has not yet been submitted to the Coastal

Commission for approval). ‘

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 limit development on these ridges as much as possible.
Zoning would require owners to focus development on suitable portiens
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 wunits 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.
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Agriculture - a designation for lands which are under cultivation or -

intensively used for agricultural use.

Proposed Roadways - thé symbol indicates the general location of new
.roadways discussed in the Circulation Element of the General Plan and
.proposed in the land use descr1pt1on

Utilities - a designation 1ndicat1ng the 1location 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 Env1ronmenta1 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 pub11c hearing, such 1and should
be designated protective open space.

Net Deve1opab1e Area - the portion of a site determined by a

“geologist to remain usable throughout the design life of the project

and determined to be adequate to withstand a 100-year hazard event.
(Amended October 24, 1984, #1-84).

Design Life - the time span during which the designer expects. the
development to safely exist, generally 100 years. (Amended October 24,
1984, #1-84). ’

Density Transfer - a program to transfer units from specified “donor"
sites to "receiver" sites identified in the LUP, if in the Coastal
Zone, or other appropriate sites outside the Coastal Zone. Upon
completion of the transfer, "donor" sites shall be designated for Open
Space/Public Access Use. (Amended October 24, 1984, #1-84).
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LOCAL COASTAL LAND USE

Pacifica's Coastal Zone extends from the eastern edge of Highway 1 to
the Pacific Ocean., There are six coastal neighborhoods. Together,
they represent a wide variety of 1land uses, including intensely used
public recreation areas, substantial quantities of low and moderate
income housing, visitor-serving and neighborhoed commercial
development, and highly sensitive wildlife habitats. The. Fairmont
" West, West Edgemar-Pacific Manor and West Sharp Park Neighborhoods are
predominantly low and moderate income residential areas. The Rockaway
Beach Neighborhood is developed with visitor-oriented uses and some
general commercial and residential uses.. "The Headlands-San Pedro Beach
is scenic and undeveloped. Pedro Point-Shelter Cove, the remaining
neighborhood, is a mix of visitor and neighborhood commercial uses and
has a strong residential base. :

Belore. examining the detail of the individual neighborhoods, it is
important to recognize the diverse pattern of . development along the
coast in Pacifica. The varied types of development of each coastal
neighborhood and their geographic relationships are an inherent and
vital part of the character of the City. Thus, the intent of the Local
Coastal Land Use Plan will designate land uses and intensities which
are suitable to the .unique circumstances of each coastal neighborhood,
will adequately meet the needs of the City's residents and visitors,
.and will be consistent with State Coastal Act policies.

3

Though the Coastal Act gives priority to specific land uses of
undeveloped ocean front parcels, the need for additional housing in
Pacifica's Coastal Zone, the potential incompatibility of mixing public
and private uses, and the adequacy of existing and proposed
visitor-serving uses in other parts of the City's coastline indicate
that it may be desirable and consistent with the Act to develop certain

remaining vacant ocean front lots in residential uses. In other areas,.
in-order to reinforce coastal recreation uses and assist the City's-

economic base, it 1is important to set aside land for coastally
dependent and visitor-oriented commercial development. The goal is to
ensure that the Local Coastal Land Use Plan for Pacifica's Coastal Zone
will, as a whole, meet the intent of the Coastal Act while allowing the
various neighborhoods to retain their individual characteristics and
provide for realistic development consistent with existing land use
patterns and geographic constraints of the City.
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FAIRMONT WEST (AmenpeD OcToBER 24, 1984; #1-84)

The Fairmont West Neighborhood is an established residential area
located in the northwestern portion of Pacifica between the Daly City
boundary and the "Dollar Radio" site. Highway One and the Pacific
Ocean form the east and west boundaries of this coastal neighborhood.

The City of Pacifica participated in the Bureau of the Census 1980
Neighborhood Statistics Program. Fairmont West 1is identified as
""Neighborhood 1" and detailed census analysis is available for the
neighborhood. Selected data is described below.

Of the City's population, 2.7% resides in Fairmont West. Ethnic
characteristics can be described as 60% White, 24% Asian, 11%
Hispanic, and 9% Black. Among the 999 persons in the neighborhood,
24.7%, or 247, were under 15 years old and 2.9%, or 29, were 65 years
. and over; 320 children aged 3 and over were enrolled in school with 21
in .nursery school, 194 in kindergarten through 8th grade, and 57 in
high school. '

Household size and marital status are indicators of family life and
changing patterns. 17.6% of the neighborhood households consisted of
one person and 4.5% had 6 or more persons. Nonfamily households
. composed of householders who 1lived alone, or only with unrelated
persons, represented 26.1% of all the households. The neighborhood has
1284 families, of which 87.3% were maintained by a married couple, 10.2%
by a female householder with no husband present, and 2.5% by a male
householder with no wife present. Of the neighborhood's 186 families
with own children under 18 years, 9.1% were one-parent families
maintained by the mother. ’

Thn median household income is $26,500. Households with incomes less
than $7,500 were 6.3% of all households in ‘the neighborhood, while
households with incomes of $25,000 or more constituted 55.1% of the
"household. The poverty threshold for a four-person family was $7,412
in 1979. There was a total of 55 persons below the poverty level in
1979 in the neighborhood, or 5.2% of all persons for whom poverty
status was determined. Of the 14 families below the poverty level .in
the neighborhood, 64% had a female householder with no husband
present. The land here in Fairmont West is almost fully developed with
single-and multi-family units, predominantly with  detached,
single-family dwellings. There are 353 housing units - in the
neighborhood. 78% of the units are owner-occupied, with a median value
of $108,000. The median rent was $433.

Road access, via Palmetto Avenue, to this bluff-top residential
neighborhood is not readily apparent to the casual visitor. Improved
signing will be needed to allow visitor-serving commercial uses that
could be located on the currently developed sites in this neighborhood
to compete with those that now exist or may be developed in the more
visually and physically accessible areas of Pacifica's shoreline.
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Although much of Fairmont West is already developed, five large parcels

of land remain vacant. Three of these are contiguous bluff-top
properties west of Palmetto Avenue, extending from the Daly City
boundary, south to. the "Dollar Radio Station" residence and totaling
approximate]y 28 acres, including bluff-top and beach-front property.
The primary jssues of concern regard1ng these properties are:

1.  The extent of geotechnica1 problems associated with the bluffs
and how these will affect the type, intensity, and density of
their use. ‘ '

2. The value of these lands as open space for preservation of
scenic and on-site natural resources and the methods used for
such protection.

3. The type and location of public access relative to other
nearby accessways and potential on-site development.

GEOLOGY

It islfecognized that the bluff-top and dune area seaward of Palmetto

- Avenue is subject to a high erosion rate. A 1972 study by the U. S.

Arimy” Corps of Engineers estimates the average erosion rate in this area
to be approximately 2 feet per year. The study also recognizes that
the erosion usually occurs on a sporadic basis. Poor drainage,

‘combined with wave undercutting and the nature of the .area's geologic

substructure, have produced both minor and major bluff failures.
Therefore, bluff erosion and bluff stability, in addition to potential
seismic activity, are problems to be addressed through detailed
geotechnical analysis prior to consideration of proposals for bluff-
development. Detailed geotechnical background is .available for the
southern site, -however, further analysis will be necessary for any new
development proposed in the area.

The City'é Seismic Safety and Safety Element requires the bluff setback

to be adequate to accommodate a minimum 100-year event, whether caused
by seismic, geotechnical, or storm conditions. The setback should be

adequate to protect the structure for its design life. The appropriate
setback for each site will be determined -on a case-by-case basis,

‘depending on the site specific circumstances and hazards.

A 3eismic Safety and Safety Element policy prohibits the approval of
new developments which require seawalls as a mitigation measure. The-
policy also states that projects should not be approved which
eventually will need seawalls for the safety of the structures and
residents. :

The vacant land in Fairmont West is located approximately 1/2 mile from

the A1quiSt—Prio1o Study Zone boundary. The purpose of the Study

Zone is to require geology reports for new development which is
proposed in close prox1m1ty to an active fault. The width of the
special study area is 1/2 mile on each side of the fault.

The Seal Cove Fault is considered potentially active and is located
of fshore, approximately five miles from the northern coastline. A
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potentially active fault is one which has not been proved to have moved
within the 1last 11,000 years, but .which has moved. in the last 2-3
million years. A]though the maximum 1ntens1ty of movement on the Seal
Cove Fault is expected to be less than on the San Andreas, a severe

earthquake on either fault would subject the area to violent shaking.

The Seismic Safety and Safety Element suggests that development be
prohibited in bhazardous areas, unless detailed site investigations
indicate that risks can be reduced to an acceptable level. A
short-term action program was adopted to restrict development in.areas
particularly prone to seismic shaking or other hazards. :

Calculation of density based on the "net developable" area is used to
limit the development and density to the area of the site that can
realistically support development. This is necessary because certain
land areas shown on parcel maps for the bluff-top no longer. exist due
to surface erosion and landsliding 1into "the sea. The "net
developable" area may be smaller than would be indicated by an
Assessor's parcel map. The "net developable" area along the bluff top
can be determined by detailed geotechnical studies which would indicate
the stable portions of the site and establish "hazard" setbacks to
protect the structures for their design life, generally assumed to be
100 years. The appropriate land use designation for a site will be
applied only to the established net developab]e area. In the event the

. net developable area for parcels in existence on the date of the

adoption of these amendments is determined to be less than the minimum
area per unit allowed in the designation, one residential unit per
parcel shall be permitted so Tong as the property conforms to all
gentechnical standards and is determ1ned to be developable pursuant to

geotechnical review.

SCENIC RESOURCES

The entire bluff-top area is currently undeveloped and below the grade
of Palmetto Avenue. Southbound passersby are offered an open, highly
scenic view of the entire length of Pacifica's coastline south to Pedro
Point. This is one of the few areas in Pacifica where such views may
be gained by pedestrian, as well as vehicular, traffic. The bluff top,
and indeed much of the Fairmont West neighborhood, is also visible from
Highway. 1, which in this area 1is elevated many feet above the
neighborhood.

This area 1lies 'in an important coastal view corridor. Coastal
resources and their ability to attract visitors play an important role
in Pacifica's economy. Pacifica's attractiveness and potential for

commercial growth is based on its open hills, views and coasts. 1In
addition, residential densities should be lowered as the City
boundaries are approached. Particularly when the City bounds on areas
of important national, scenic or recreational value, densities should
be lowered in order to consolidate urban development and to preserve
City character and scenic resources.

The southern end of the bluff top, next to and north of,'the "Dollar
Radio Station" residence contains one of the few remaining rolling
sandy foredunes in Pacifica. It also contains northern coastal scrub
vegetation. The habitat value of the vegetation and the foredune has
not been established. The area is presently used by local dirt bike
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riders and is disturbed through . their activities and the site's
previous use as a right-of-way for the old Ocean Shore Railroad.

TRAFFIC
Vehicular access to,Fairmont-West is gained in the following ways:
1. Southbound Highway One to Palmetto Avenue.

2. From northbound Highway One to Palmetto Avenue via Oceana
Boulevard and the Manor Drive overpass.

Northbound vehicles exiting the neighborhood and the City use Oceana
Boulevard via Palmetto Avenue and the Manor Drive overpass. Southbound
exiting vehicles use Palmetto Avenue and must pass through its
intersection with Manor Drive. A1l Tocal traffic to and from the
neighborhood and northbound traffic must use the combined intersections
of Palmetto Avenue/Manor Drive/Oceana Boulevard.

Streets within Fairmont West are adequate to accommodate traffic
generated by additional commercial and residential development.
However, ~due to capacity problems of the Palmetto Avenue/Manor
Drive/Oceana Boulevard intersection, any significant increase in the
number of vehicles resulting from intensified commercial or additional
résidential ‘development 4in the vicinity of Manor Drive, or along
Palmetto Avenue, ‘should be accompanied by traffic studies which
anticipate peak hour traffic impacts on the. intersection. .In order to

‘acrommodate and encourage expanded access. opportunities and related

visitor-serving land uses in the neighborhood to the south, residential
development 1in Fairmont West shall not occur without resolution of
traffic impacts which could adversely affect the viability of access
related and visitor-serving commercial development 1in the area.
However, street widening may not be easy to implement because of
elimination of on-street parking and limited right-of-way. Decreasing
densities on residential sites may -alleviate traffic impacts,

‘especially at peak hours, when flow is unstable and queues. develop.

LAND-USE POLICIES

The vacant land west of Palmetto Avenue is designated Low Density
Residential (3-9 dwelling units per acre). . Density is calculated based
on the net developable -area. because of the sensitivity of the site.

Considering the extent of apparent and documented geotechnical hazards

in the area, the uniqueness of the bluff tops with -the City for the
views they offer visitors, as well as their value for passive
recreation and nature study, the density of any proposed development
should be planned at the low end (3 dwelling units per acre) of the Low
Density range. To protect public views and preserve the unique land
form,  the height, design and siting of the structures on this land
should be regulated to minimize impact on the dunes, and maximize views
over and between the buildings to the shoreline and the sea.

Given the development criteria outiined above, Low Density Residential
use of this bluff top is consistent with the following policies of the
Coastal Act: 30212 (Public ‘Access), 30250 (Concentration of .Scenic
Resources), 30251 {(Scenic and Visual Qualities), 30253 (Minimize Risks
to life and Property). Because of the availability of more suitable,
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accessible shoreline sites within the City, which are adequate to
accommodate existing and future coastal dependent and visitor-serving
. commercial development needs, it is not necessary to retain the
bluff-top land in the Fairmont West residential neighborhood for these
purposes. ‘ '

The other vacant land (+5 acres) in this neighborhood is on the east
side of Palmetto Avenue, south of the existing condominiums. This land
is moderately sloping to level, and is partially covered with bluff
scrub vegetation, a portion of which has been disturbed by excessive
foot and. bike traffic, resulting in some erosion. Geologically, the
land is much more stable than the bluff area across Palmetto to the
west, and it is also significantly below the grade of Coast Highway.
Proper drainage improvements and prompt revegetation of exposed areas
.will be necessary should this land be developed in order to prevent
erosion of the neighboring condominiums. Medium Density Residential
use is recommended for this land and will contribute to the medium
price housing stock in the neighborhood. The proposed land use
designation and planning criteria for development of the site are
consistent with Sections 30253(2) (Geologic Stability), and 30250
(Concentrate Development).

The instability of the vacant land west of Palmetto Avenue and its
coastal resource value suggest the potential use of density transfer
techniques to preserve the land as open space. The eastern vacant
land, which s more stable and located adjacent to existing high
density housing, may be suitable for the higher residential densities.
Density could be transferred from the westerly site ©f this or other
identified sites by mutual agreement of the property owners. After the
; density transfer has been completed, bluff-top donor site(s) shall be
designated for Open Space/Public Access use. To encourage this, the
ity should allow the maximum number of units to be transferred. The
maximum number of units allowed on the western site couid be
transferred to the eastern site or another site, assuming zoning
development standards could be met.

A cooperative development agreement between the owner of this property
and the City should be established to. protect the owner's. and the
City's interests during transactions for public or private purchase or
use of lands to the west. The agreement would stipulate that the City
would accept a development proposal, including the transfer of density
and specify the actions of the City, the owner of parcels involved, and
the developer regarding future use and maintenance of lands to remain
undeveloped. The proposed land use designation and planning criteria
for development of the site (see Plan ‘Conclusion) are consistent with
Sections 30253(2) (Geologic Stability), and 30251 (Scenic and Visual
Qualities).

There is a small amount of excess City right-df-way along Westline
Drive and Paimetto Avenue. If site planning studies demonstrate that
the land can support development, some of the land along Westline Drive
could be used as a density transfer receiving site or as a site for
affordable housing. Use of the public right-of-way for such a purpose
would be acceptable, provided that the proposed project served a public
purpose and was in the best interest of the City.
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The remainder of this coastal ne1ghborhood is virtually built-out. The
Tand use designation shown on the maps for this area recognizes and
maintains the existing’ single and multi-family uses.

COASTAL ACCESS

The predominant use of the Tong, private]y owned beach 1n the Fairmont
West neighborhood is walking and fishing. This beach offers a unique,

isolated beach experience minutes from San Francisco. Both the beach
and access have been used by the public for this purpose for many years.

Currently, there 1is. no beach access in this area other thén that
available to persons willing to traverse the steep bluff faces. Narrow

 beaches, inundation at high tide, and high unstable biuffs, all

indicate that the present isolated beach experience shou]d be
maintained. More intense recreational uses should be located in other
areas where access already exists or 1is more feasible and can be
oriented to existing or potential development.

Vertical public access to the beach is not proposed in the Fairmont
West neighborhood because the high cliffs are subject to erosion and
such access would not be consistent with public safety or the
protection of fragile coastal resources (Coastal Act Policy 30212).

Informal trail access over and through the bluff-top properties shall
replace requirements for beach access. The City proposes a north-south
pedestrian path beginning at the Daly City-Pacifica boundary, along
Palmetto Avenue and through bluff-top lands at localions determined
safe by geologic studies: Should these properties become developed,

bluff-top trail access easements should be located on the west side of
the structures within an open space easement.

Hikers will eventually be able to follow this trail from Pacifica
through Daly City to Mussel Rock and eventually link up with the County
Trail System which, upon completion, will connect to the inland
ridgeline trail wh1ch traverses - the .length of Santa Cruz County.
When the City portion of this trail system is complete, it will be
adequately signed to promote its use. Portions .of the trail behind
units should be deve1oped to provide separation between private and
public open space, using fencing, landscaping, and signing. Along with
other improvements to enhance and preserve bluff-top open spaces, the
City shall implement a plan to control surface runoff over the bluffs
from adjacent developed areas in order to m1n1m1ze acce1erated erosion
and bluff sloughage. :

If density transfer techniques are used and bluff-top properties remain
undeveloped, they should become part of a privately held open space
access, and/or conservation easement. Grant funds should be sought for
their improvement for public use. Improvements should be limited to
effective barriers against dirt bike and other off-road vehicle use,
reclamation of disturbed areas with native scrub vegetation, security
precautions, and establishment of informal paths and/or a vista point.
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(Amended June 6, 1994, #1-94)
- WEST EDGEMAR-PACIFIC MANOR, - (AMEnDED OcToBER: 24, 1984, #1-84),

Like 1its neighbor to the north, West Edgemar-Pacific Manor is an
established residential area, extending from the "Dollar Radio" site on
the north to Milagra Creek on the south. Highway One and the Pacific
Ocean mark the east and west boundaries of this neighborhood. Except
for a few bluff-top parcels, land in this neighborhood is almost fully
developed. . ) ’ :

West Edgemar-Pacific Manor is identified as "Neighborhood 3" in the
Census Neighborhood Statistics Program. 3.5% of the City's population
resides in the neighborhood. Ethnic characteristics can be described
as 81% White, 10% Hispanic, 5% Asian, and 5% Black. Among the 1,300
persons in the neighborhood, 11.3%, or 154, were under 15 years old and
7.5%, or 97, were 65 years and over. 381 children aged 3 and over were
enrolled in school. They dncluded 8 in nursery schools, 86 in
kindergarten through eighth grade, and 55 in high school.

Household size and marital status are indicators of family 1life and
changing patterns. 47.6% of the neighborhood households consisted of 1
person and .9 had 6 or more persons. Non-family households composed of
~ householders who lived alone or only with unrelated persons represented
- 60.7% of all the households. The neighborhood has 303 families, of
which 6B.6% were maintained by a married couple, 22.4% by a female
- householder with no husband present, and 8.9% by a male householder
. with no wife present. Of the neighborhood's 141 families with own
. ‘children under 18 years, 48.2% were one-parent families maintained by
the mother. The median household income is $16,088. Households with-
~incomes less than $7,000 were 15.8% of all households in the
“neighborhood, while households with incomes of $25,000 or more
constituted 25% of the households. The poverty threshold for a
four-person family was $7,412 in 1979 in the neighborhood, or 12.9% of
all persons for whom poverty status was determined. Of the 35 families
~'below the poverty level in the neighborhood, 62.9% had a female
 ‘householder with no husband present. : ‘
The land in West Edgemar-Pacific Manor is developed with single and
multi-family units, as well as commercial development. There are 700
‘housing units in the neighborhood, 7% of which are owner occupied and
'93% of which are rental units. The median house value is $76,700 and
the median rent is $324. :

Residents in this area and adjacent neighborhoods are served by an
older neighborhood shopping center located on Palmetto Avenue and side
streets Manor Drive and Aura Vista Drive. The existing commercial area
js physically oriented to Paimetto Avenue and one-half block removed
from the coast. Improvement of the appearance of the shopping center,

the addition of more varied visitor-related uses, and promotion of its

coastal proximity would be most 1ikely to benefit the shopping center.

Bluffs in this area are 60 to 80 feet high and highly erosive. The
predominant use of the beach is walking and fishing. Beach ownership
is about evenly divided between private and public. Like the beach to
the north, this beach offers an isolated beach experience close to San
Francisco, and has been used by the public for this purpose for years.
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GEOLOGY

As with bluff-top lands to the north of the "Dollar Radio Station"
residence, coastal bluffs in this area are subject to a high rate of
wave erosion. This average rate is exceeded during winter storm
conditions when high wave run up and heavy rains are present. During
these periods, sloughage of the face of bluffs occurs typically in
the form of vertical slabs.

The City's Seismic Safety and Safety Element requires the bluff setback
to be adequate to accommodate a minimum 100-year event, whether caused
by seismic, geotechnical, or storm conditions. The setback should be
adequate to protect the structure for its design life. The appropriate
setback for each site will be determined on a case-by-case basis,
depending on the site specific circumstances and hazards.

A Seismic Safety and Safety Element policy prohibits the approval of
projects which require seawalls as a mitigation measure. The policy
also.states that projects should not be approved which eventually will
need seawalls for the safety of the structures and residents.

The vacant land in Pacific Manor/West Edgemar is located approximately.
3/4 mile from the Alquist-Priolo Study Zone boundary. The purpose of
thé Study Zone is to require geology reports for new development. which
_is proposed in close proximity to an active fault. The width of the
special study area is 1/4 mile on each side of the fault

The Seal Cove Fault is considered potentially active and is located off
. shore, approximately five miles from the northern coastline. A
potentially active fault is one which has not been proved to have moved
vwithin the 1last 11,000 years but which has moved in the 1last 2-3
million years. Although the maximum intensity of movement on the Seal
Cove Fault is expected to be less than on the San Andreas, a severe
earthquake on either fault would subject the area to violent shaking.

The Seismic Safety and Safety Element suggests that development be
prohibited in hazardous areas, unless detailed site investigations
indicate that risks can be reduced to an acceptable level. A
short-term action program was adopted to restrict development in areas
particularly prone to seismic shaking or other hazards.

In 1982 and 1983, severe erosion caused Jloss of backyards and
threatened the single-family dwellings on Esplanade. A seawall was
constructed in 1984 to prevent continued erosion and to protect the
homes. Extensive geotechnical information is available for several of
the sites in the area. Wave-induced erosion has, to date, been most
severe for the southernmost sites in the West Manor area. As with all
bluff-top sites, establishment of net developable area must be based on
detailed studies of the geology and hydrology of individual sites g1ven
environmental conditions, inc]ud1ng potential seismic activity.
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Coastal Issues

The major coastal planning issues in this neighborhood are:

1. The effect of geologic conditions on the use -of undeveloped
property along the bluffs.

2. Maintaining the mix of low and moderate-income residential uses.

3. Improving, strengthening and orienting the existing commercial

uses so they are attractive to visitors and continue to meet their
neighborhood function.

4. The extent and nature of public access improvements and the
City's role in developing new and maintaining existing public
- access and parking facilities. '

Land Use Policies

Most of the West Edgemar-Pacific Manor neighborhood is developed and the
land use designations reflect the existing uses. Currently, only two parcels
located on the west side of Esplanade, between Aura Vista and Manor Drive,
remain vacant. A protective sand fence now blocks the view from the public
roadway. The undeveloped area totals approximately 3.5 acres.

The vacant area is suitable for Medium Density Residential development
consistent with .existing and adjacent uses and with ‘the character of the
neighborhood. Medium density development will serve as a transition befween
the -surrounding high density and commercial development. The density
calculations. shall -be based on the net developable area, exclusive of the area
deemed appropriate for bluff setback. The setback shall be sufficient to protect
- the developed portion of the site -assuming -erosion resulting form a 100-year
recurrent seismic or storm event (see Seismic Safety and Safety Element).
Development on the northern property shall be designed to provide view
corridors over at least one-third of the site from the intersection of Aura Vista
~and along Esplanade Avenue; views form the southern property shall be
protected to the maximum extent feasible. The size of the parcel, setback
requirements, net developable area, and view corridor requirement all contribute
to decreasing the potential density of the site.
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City and Coastal Commission approvals for conversion or new construction on
other northern properties in this neighborhood contain conditions which require
installation and/or dedication of bluff-top pathways west of the developed areas.
Such trails are used to increase recreational opportunities where few exist and
to mitigate the partial loss of acean views from the street. In the case of the one
acre northern bluff-to site, adequate public access exists or is proposed nearby
and, because the site is located at the end of one of the main cross streets in
Pacific Manor, structures should be sited and designed to provide unobstructed
views over one-third of the site. The majority of ocean views shall be preserved
from Aura Vista at the intersection of Esplanade Avenue. o replace
requirements for on-site provision for public access, the developer should be
required to pay an in-lieu fee to contribute to the cost of construction of access
on the adjacent south parcel or elsewhere in the City (see access
recommendation #4).

As with all bluff-top properties, detailed geologic studies shall be performed and
cross sections prepared to determine the developable area of the site. The
remaining land shall then be placed in an open space easement to prohibit
future development.

Given the criteria listed above, Medium Density Residential use of this biuff-top
land is consistent with the following policies of the Coastal Act: 30212 (Public
Access), 30250 (Concentration of Development), and 30253 (Geologic
Stability). Because of the availability of more visible shoreline sites within the
City which are adequate to accommodate future coastal-dependent and visitor-
serving commercial needs, and the desire to protect and conserve the mixed
income .opportunities of the older residential neighborhoods expressed in the
Housing Element, it is not necessary to retain all of the bluff-top
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Jand in the West Edgemar Pac1f1c Manor residential area for these
purposes.

Two sites in the neighborhood are presently committed for development.
Both projects will likely be complete by the Winter of 1984. The first
of these is immediately south of the "Dollar Radio Station". A portion

.of this property consists of a former sanitary land fi11. The site has

been regraded for residential development and a rock rip-rap seawall
installed at the toe of the bluff below the fill portion of the site.

The wall will protect facilities proposed to be dedicated for public
access and buildings both on-site and to the south. Maintenance of the
rip-rap wall is essential to protect the on-site drainage system.
Should the wall need to be extended, either north or south, to prevent
wave undercutting the bluff toe and ultimately undermining the wall in
its present location, extensions shall be designed concurrent with
bluff-top drainage improvements and in a manner which minimizes the

need for future extensions to maintain the existing wall.

The other property committed for development is the largest, currently
vacant ‘bluff-top property, located north of the auto wrecking yard and
south of existing residences along Esplanade Avenue. This +11 acre
site’ has been approved for development of a full-service recreational
vehicle park. Protective setbacks will protect improvements during the
park's economic 1life; in this case, because of the minimal level of
site work required for installation of utilities, paving and drainage,
the estimated economic 1life is quite low, approximately 15 years.

Public beach access and'parkwng should be maintained on-site by the

' deve1oper until such facilities have been accepted for dedication by a,

public agency. Conditions of project approval require the owner to -
maintain the bluff-top path and stairway, if necessary, at the expense
of RV spaces.

Access improvements to the beach shall serve the dual function of
providing permanent beach access and access to the beaches for seawall

repair. and beach maintenance. Therefore, the access which is
constructed shall be sufficient in width and design to provide
pedestrian and vehicle access. Should the access become damaged

through such-usage,. it shall be repaired by the owner.

The site should continue to be used for visitor-serving commercial
uses, including visitor accommodations. Appropriate uses can serve to
encourage further visitor-related coastal development on Palmetto
Avenue and in the Pacific Manor Shopping Center and in the Esplanade
area. Future development should continue to provide public off-street
parking (20 spaces) and public views across the site to the ocean
should be protected.

Given the criteria listed above, the visitor-oriented commercial use

" proposed for this site is consistent with the following policies of the

Coastal Act: 30213 (Lower Cost Visitor and Recreation. Facilities),
30253 (Geologic Stability), 30222 (Priority of Coastal Development),
30221 (Reserve Coastal Areas), 30255 (Coastal Dependent Development),
30210 (Maximize Public Access), 30211 (Public Access), and 30250
(Concentration of Development). :
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Geologic stability and coastal erosion are critical problems along
portions. of the West . Edgemar-Pacific Manor Neighborhood bluff-top
developed before 1970. Should it become necessary in the future to
remove some of this’ development, a protective open space district
should be applied. Under this district, public access or view points
should be  permitted 1if geotechnical studies show they can be

accomplished without aggravating the existing stability problems. The -

criteria indicated are consistent with Coastal Act policies 30212 (New
Development Shall Provide Public Access) and 30253 (Geologic Stability).

The portion of this coastal neighborhood west of Palmetto is developed
in residential and commercial uses. The residential portion north of
Manor Drive is developed in high density residential uses; south of
Manor Tlow density residential uses predominate. The Tland use
designations for these residential areas recognize and propose to
maintain the existing character. (See General Plan Housing Element).
Criteria for infilling 1in the existing residential areas. should
include: 1) design and scale compatible with the surroundings; 2)
protection of the economic mix or housing opportunities; 3) assurance
of geologic stability; and 4) minimal tree removal and replacement
plantings as necessary. (Amended October 24, 1984, #1-84).

As previously noted, the Pacific Manor Shopping Center has been allowed
to decline in appearance and has a limited coastal orientation. To
continue tp provide neighborhood and visitor-serving commercial
facilities, this commercial area should be encouraged to reorganize and
revitalize. The existing visitor-serving activities could be expanded
by placing more emphasis in theme and appearance on the area's coastal
proximity. Commercial development on Esplanade may help promote the
existing area's commercial coastal orientation. Physical design ties
to the developed beach accesses, such as signs and boardwalks, should
also reinforce this relationship. Improved landscaping and a uniform
sign program would increase the center's appearance considerably.
Methods to implement improvements include formation of an economic
development corporation and use of Community Development Block Grant
and/or Coastal Conservancy funds. '

These proposals are consistent with Coastal Act Policy 30213 (Protect
Lower Cost Visitor Facilities) and 30250 (Concentration of Development).

SEAWALLS

As stated previously, two seawalls have been constructed in the West
Edgemar-Pacific Manor neighborhood. In September 1983, the City

"Council passed Resolution No. 68-83 endorsing a Master Plan for seawall

construction between the southern end of Shoreview Avenue and the area
south of the Manor Drive/Esplanade intersection 1in the West
Edgemar-Pacific Manor neighborhood. Seawalls have been constructed at
both ends of the area in need of protection. The resolution recognizes
the need for integrated shoreline protection for the endangered areas.

In the future, property owners may want to construct protective
structures which are more resistant to wave action. Should property
owners desire a more substantive seawall, the cumulative effect on
beach sand replenishment should be determined. Because beaches in this
area are extremely narrow and exist only during low tide, seawall
structures should be designed to minimize beach scour in the area as
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much as possible. Preferred structures would be those which provide
the maximum amount of effective protection with a minimum reduction in
beach sand. The preferred structure to achieve this result will likely
be rock rip-rap rather than a concrete wall. Seawalls shall not extend
beyond the mean high tide line.

COASTAL ACCESS -

Three beach access points are existing or proposed to be developed and
maintained in this area. The first is an existing wooden stairway down
the face of the bluffs near the Points West Apartments. This structure
is located within an easement for public access. However, the stairway
jtself 1is currently privately maintained. The approach to the stairs
from Esplanade is connected to a private bluff-top trail behind that
portion of Points West Apartments along Palmetto Avenue. Conditions of
approval for the condominium conversion required dedication and
maintenance of the stairway and the bluff-top path by the Homeowner's
Association, in addition to dedication of the beach. Documents have
been recorded irrevocably offering to dedicate the easements ‘to a
public agency. The bluff-top trail connects to a trajl located behind
the adjacent condominium project.

In the past, the apartment management has been diligent in ensuring
that the turf area of this bluff top has been well irrigated. This has
resulted in an attractive, well landscaped area which is routinely used
by the public for active and passive recreation. However, irrigation
of the bluff has resuited in sloughage of the bluff face along the
path and adjacent. to the stairs. As a result, in 1980, the City
~ installed rock rip-rap next to the stairs in order -to protect the
City's drain outfall.
¥

Improvements within the open space area and the stairs have also been
subjected to repeated vandalism. The beach below the access is often
strewn with 1litter, debris and broken glass. This vandalism is
encouraged by the lack of vandal-resistant construction, Jow. beach
usage by the general public and the isolated nature of the stairway and
the beach.  Vandal-resistant improvements and routine maintenance
should be encouraged to assure the safety and attractiveness of this
" access and the beach. On-street parking is currently adegquate along
Palmetto and Esplanade Avenues for the current level of beach use.

The second beach access is proposed to be developed at Manor Drive and
Esplanade Avenue. This property should be acquired and maintained by a
public agency, if possible, in conjunction with the adjacent City-owned
beach to the west. The stairway access shall not be constructed
without attendant off-street parking. If publicly funded, at least 40
spaces should be provided; if privately funded, 20 public parking
spaces should be developed.

Sufficient land is available for the City or another public agency to
lease back a portion of this property for development of a small
restaurant or concession. Parking for this use should be shared with
the access parking. Prior to:- committing itself to acquiring this
property, the City should prepare an economic feasibility study for a
variety of types of revenue-producing amenities at this location.
Revenues should be sufficient to fund all, or a major portion of,
maintenance costs associated with the parking area and stairway.
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The RV Park will also- pfovide -access opportunities when completed,
including parking, a bluff-top trail and stairs to the beach.

The City also has the opportunity to develop a system of biuff-top
trails in the neighborhood extending from the Daly City boundary to the

- Points West stairway. The trail would begin at the view point at the
north City boundary, traverse portions of the bluff tops to a point
north of the "Dollar Radio Station" residence, proceed around this
property along Palmetto Avenue a short distance, 1loop behind
condominium units adjacent and south of the residence and continue west
of the Points West Apartments to Esplanade Avenue and the stairway.
Except for the coastal neighborhood north of this area, easements have
been offered for dedication to the City to complete the trail
connections. Most of the improvements are, or will, soon be in place.
This will perhaps be the only area in the City where this type of
coastal bluff trail is desirable or possible. Improved trails in this
neighborhood will form a promenade connected to beach ‘access and
unimproved trails within the bluff area to the north. This will
provide a variety of access facilities unique in Pacifica and capable -
of serving diverse coastal recreation needs.

These access proposals are consistent with the following Coastal Act
Policies: 30210 (Maximize Public Access), 30212 (New Development Shall
Provide Public Access), 30212.5  (Distribute Public Facilities) and
30211 (Public Access).

Vehicular access is via an off-ramp at Monterey from Highway One. e
Highway One access to the south is gained within the neighborhood at

. Milagra Creek; northbound traffic must cross the freeway to gain

- access. The elevated highway provides a panoramic coastal view which
yshould be considered in future development.’ Internal vehicular
circulation is adequate to support present and proposed development. 0
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WEST SHARP PARK

West Sharp Park 1is an established low and moderate income residential
neighborhood. Single-family and multiple-family dwelling units are
intermixed and heavy commercial uses are at the north end of the
neighborhood on Palmetto. Retail commercial uses are scattered among
the homes and apartments along Palmetto from Paloma to Clarendon.
Francisco Boulevard, adjacent to the depressed section of Highway 1, is
also occupied by a mixture of commercial, public and semi-public uses
and dwellings. The school playground at the north end of the
neighborhood and a tot lot at the south provide the only neighborhood
public recreation facilities. The Municipal Fishing Pier and beaches
also provide neighborhood recreation shared with visitors. The only
developed section of the City's north-south pedestrian-bicycle pathway
extends along the west side of Beach Boulevard.

The northern portion of the beach frontage is in private ownership; the
beach frontage adjacent to the Ocean Park Manor Subdivision is owned by
the, City; and the remainder 1is Sharp Park State Beach which is
designated by the State Department of Fish and Game as a fishing access
point. The primary beach use is surf and pier fishing. Other uses
include walking and surfing. The value as a fishing access is the
unobstructed access to the beach for three miles north and south. The

bluffs to the north are totally developed, steep and unstable, making.

. beach access almost impossible. The bluffs decline to about 15 feet at
‘the north end ‘of Sharp Park.  Access is possible but difficult and
isubstantially .increases erosion of the bluff face. South of the
fishing pier the bluffs are only about six feet high, making access
easy. Although declared a fishing access point, the State has provided
no facilities for fishermen. Fifty-eight spaces for visitor parking
are now provided on-street on Beach Boulevard; considerable ijllegal
bluff-top parking also occurs, substantially increasing erosion. The
illegal parking indicates the lack of suitable parking. Since the
parking area is usually vacant when the bluff area is being illegally
used, it indicates that the .available parking is not meeting the
particular needs of the visitors. - (See LCP Background Report,
Parking). ' o o A ‘

Sharp Park houses many public facilities. The neighborhood contains
the County's Branch Library, the Youth Service Bureau, the Pacifica
Resources Center, City Hall, the Police Station, the City Council

Chambers, the Emergency Operations Center, the City's Wastewater

Treatment Plant, the sanitation company's garage, and the North Coast
County Water District's Headquarters.

Because of its importance to Pacifica's coastal image, its unique
social mix and the residents' active concern with coastal issues, West
Sharp Park was designated a Demonstration Planning Area. As a result,
the issues of this area were examined in greater detail than in other
coastal neighborhoods. (See Demonstration Area Plan Report). The
primary coastal issues in West Sharp Park include:
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1. Protect and continue the Tow and moderate income housmg
which provides the unique character and soc1a1 mix of the
neighborhood;

2. The level of beach access and appropriate numbers of parklng
spaces effectively located to reduce the existing serious
resident-visitor parking conflict. Key to this issue are
creative solutions which do not result in vholesale paving or
removal of existing homes;

3., Sufficient new commercial activities attractive to fishermen

- and other visitors to provide support for the area while

continuing the essential- neighborhood commercial activities
which need to be close at hand in a lower income area; and

4. The future of the area as a government operations center.

Discussion of existing and proposed land uses for this neighborhood is
divided into: the northern commercial area north of Sharp Park School
and Ocean Park Manor Subdivision; Ocean Park Manor Subdivision and
Sharp Park School; Sharp Park School and Ocean Park Manor Subdivision
south to the north side of Montecito; and south side of Montecito to
Sharp Park Municipal Golf Course.

- NORTHERN COMMERCIAL AREA (Amended #1-86).

©

LThe bluff- top port1on ‘of the northern commercial area is one of the few

remaining areas available for service commercial uses. Existing

. development 1in the area includes 1ight industrial and auto-related

uses. In order to be consistent with the existing development pattern
and meet an 1mportant community need service commercial uses are
appropriate for this area.

New uses in the area should include such things as warehouse and
storage facilities, welding and machine shops, auto-related uses and
other 1light 1ndustr1a1 uses. Visitor-serving uses are also appropriate
for.the area and can complement the nearby RV park. Uses, such as a

restaurant, sports shop, small grocery store, or RV-related uses,

should be encouraged Compatibility between service commercial and
visitor- serving ‘commercial uses can be ensured through site specific
review.

High rates of . coastal erosion and geologic stability problems
associated with this bluff top indicate that no new development should
occur without geotechnical studies adequate to determine the "net
developable" area. Within this developable area, setbacks should be

established to protect new structures from loss during their design

life, generally assumed to be 100 years. The area determined to be too
hazardous to develop should be zoned open space to protect it from
future development. Beach access and view points will be allowed in
this district if geotechnical studies indicate their safety. Beach
access will be provided at the RV park and additional access is not
needed in this area. Instead, the cost of developing access should be
used to provide additional visitor parking available to users of the
developed access at the north bank of Milagra Creek. (See West Edgemar-
Pacific Manor Neighborhood Description).



This area is highly visible from both Highway 1 and the closest public

street,: Palmetto. Future development should be based on consideration

of the view of the ,site from the roadway, the need to establish and
protect view corridors to the ocean, and the need for landscaping as
sites are developing. : :

Between the established commercial area and the Ocean Park Manor
Subdivision is an existing mobile home park with a designation of
medium density residential. The mobile home park- should be preserved
as an important source of low and moderate income housing.

‘The development pattern of the east side of Palmetto in the northern

area also has heavy commercial, storage and auto-related use. The
commercial uses are interspersed with homes. This area, as with the
coastline, 1is highly visible from the highway and is important in
establishing the visual image of Pacifica for southbound visitors. In
order to maximize its good highway access, reinforce its coastal views,
promote service commercial activities, and meet an important community
need, this entire area on the.east side of Palmetto should be developed
in service commercial uses. As with the bluff-top portion of the area
to the west, visitor-serving commercial uses which are compatible with
existing development are appropriate. The visual impact of development
in-this area should be a prime consideration in its approval.

. Attention -should be given to upgrading of the streetscape on both

-

sides of Palmetto Avenue in the northern commercial area. Such
upgrading should include the planting of appropriate street trees and
other Tlandscaping as an accompaniment to the development of new uses
and the expansion and remodeling of existing uses in the area.

With the criteria above, proposed use of this area would be consistent
with the following policies of the Coastal Act: 30255
(Coastal-Dependent Development), 30251 (Scenic Resources), 30250
(Concentration of Development), 30212 (New Development Shall Provide
Public -Access), and 30210 (Maximize Public Access). Lack of fiscal
resources will require that the City rely on private developers to
undertake the vitalization and reuse of this area.

SHARP PARK SCHOOL AND OCEAN PARK MANOR SUBDIVISION

The Ocean Park Manor Subdivision of detached moderate and middle-income
single-family homes dominates the coastal bluff top. High rates of
erosion, averaging one to three feet per year, and provision of public
access are serious coastal problems 1in this area. (See LCP

Background Report, Geology and Access Component Report, Environment).

For public safety and to protect the existing bluff area from use which
would further aggravate erosion by disturbing bluff vegetative habitat
(See” LCP Access Component Report, Environment), 1t {s proposed to
keep the beach access easement in this area unimproved until its use
will have no negative effect on existing development. Since developed
public beach accesses are provided * 2,300 feet to the north at
Milagra Creek and + 1,000 feet to the south at Beach Boulevard and
Paloma, the public will not be denied access to the beach. A
protective open space zone should be applied to this area, should
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existing residential uses no longer be present, in order that the
remaining land will be protected from future development.  This
protective zoning would allow development to the beach of a public
access on the City's easement, or elsewhere, if geotechnical studies
indicate that it is feasible and safe to do so. Future use should also
re-establish coastal views from Shoreview, the adjacent public street.

The criteria applied to the development of beach access in this
developed residential area is consistent with the following Coastal Act
policies: 30210 (Maximize Public Access), 30212.5 (Distribute Public
Facilities), 30253 (Geologic Stability), and 30251 (Scenic Resources).

East of Palmetto in this area is Sharp Park School. Because it
provides the only developed playground area in the neighborhood, its
continued availability to neighborhood residents is important. Decline
in elementary school enrollments provides an incentive for some school
facilities to be temporarily or permanently discontinued. Should Sharp
Park School become one of the school facilities to be discontinued,
public use of the playground should be retained.

SHARP PARK SCHOOL - OCEAN PARK MANOR SUBDIVISION
SOUTH TO THE NORTH SIDE OF MONTECITO (Amended #1-86 and #1-88).

The pattern of development in this area is fairly well established with
commercial uses tending to concentrate along Palmetto and Francisco.
Various densities of residential uses lie between these areas to the
beach frontage. Bluff erosion, which could affect shoreline

accessibility, and steep bluffs limiting public beach access are the ~

primary coastal problems in this area. Structures are mainly on the
east side of Beach Boulevard. However, wave erosion compounded by
drainage from the inland area, human scrambling and® illegal bluff-top
parking, have aggravated bluff erosion along this part of the beach to
the point where Beach Boulevard and the parallel pedestrian-bicycle
pathway are increasingly subject to damage. 1In the case of the street,
it is badly in need of repair. (See LCP Access Component Report,
Enyironment; 1CP Background Report, Geology; Demonstration Area Plan,
Public Works and Implementation).  To contro)l -erosion and ensure
continuation of the public roadway and coastal access and views it
provides, the City should seek funds from the Coastal Conservancy and
other public agencies to plan and develop needed improvements.

To provide needed pub'h'c 'access down the steep bluffs and reduce

erosion by controlling access, a developed beach access is proposed °

opposite Paloma on Beach Boulevard. To protect the appearance and
. continued availability of the existing Jlow and moderate income
residential uses, the few vacant lots fronting on the east side of
Beach Boulevard, and in the area east to Palmetto, should in-fill with
residential ~uses similar to existing adjacent uses. The need for
~public beach parking at the north end of Beach Boulevard is
recognized. This parking need should be considered along with future
development in close proximity to the north end of Beach Boulevard.
Proposals for intensification and vitalization of the best Tlocated
commercial areas, to provide additional visitor-serving activities,
meets coastal requirements without increasing pressure on this low and
moderate income area. (See West Sharp Park Neighborhood Land Use Map).
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The criteria given above for development for the area from the
shoreline west to the properties fronting on Palmetto are consistent
with the following Coastal Act policies: 30210 (Maximize Public
Access), 30212.5 (Distribute Public Facilities), 30213 (Low and
Moderate Income "Housing), 30212 (Reserve Coastal Areas), 30250
(Concentration of Development), 30251 (Scenic Resources), 30252
(Parking), and 30253 (Geologic Stability).

The existing commercial uses fronting on Palmetto are the results of
strip-development dating back to when Palmetto was the Coast Highway.
Commercial uses 1in the neighborhood can be strengthened by
consolidation to stimulate foot traffic and visitor-serving uses, and
by encouraging neighborhood convenience services to meet the needs of
fishermen, other coastal visitors and local residents. It is proposed
to confine the visitor-serving, neighbcrhood retail commercial uses to
the frontage of Francisco and Palmetto from Paloma to Brighton. - Within
this area, to stimulate foot traffic and encourage low and moderate
income housing, the frontage along Palmetto should be mixed with
commercial and high density residential uses.

To intensify visitor-serving uses and attractions and provide for beach/
commercial parking, the remainder of the Palmetto frontage in this area
is proposed for retail and service uses, emphasizing those oriented to
the beach visitor. Commercial activity should encourage beach-oriented
uses, such as carry-out food, sports shops, places to browse, bait
shops, etc. The appearance of commercial uses at Santa Rosa and
Palmetto are particularly important since this is the main access to
the Municipal Fishing Pier, one block west. (See Plan Conclusion).
The appearance of the fishing pier should also be visually ephanced to
attract visitors in the commercial area.

Integral to the successful implementation of a vibrant commercial
Palmetto strip is the creation of a visually attractive streetscape.
~ New development and renovations should include street +trees and

interesting landscape designs as part of the site plan.: A more

ambitious street plan, possibly to include diagonal parking, may
provide room for dinnovative landscaping and sidewalk.’plans while
creating additional parking for area businesses. Innovative resolution
.of the parking issue will continue to be a pressing concern to ensure
that the increase in commercial activity on Palmetto does not result in
"overflow" congestion into the adjacent residential: neighborhood.
Consolidation of these plans may best be accomplished within the
- context of a Specific Plan targeted specifically for Palmetto Avenue
and key connecting roadways, such as Clarendon and Santa Rosa.

Visitor-supporting commercial = uses should be encouraged on the

Francisco Boulevard frontage between Paloma and Montecito. Such use .._ .

recognizes existing uses and the value of proximity of the area to
Highway 1. Additional visitor-related uses will fortify uses along
Palmetto one block to the west and will entice those passing by to the
coast. '

The existing City Hall is located on Santa Maria Avenue. Existing
facilities are inadequate but fiscal constraints delay relocation. :

To be compatible- with the low and moderate income hoﬁsing and the
unique beach community character, existing residential areas between
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thn designated commercial

residential

densities

Neighborhood Land Use Map).
existing residential areas should include:

1.

,.wN

Design and scale compatible with surrounding development.

Protection of the economic mix of housing opportunities.

deveiopment should

compatible

with those

Assurance of geologic stability, and

Minimal tree removal and replacement plantings as needed.

be in-filled at
existing.
Criteria for in-fil1l development within

(See

Special attention ‘should be given to the design character of the old

bungalow style of housing;
incorporation of small porches,
trim, planter boxes,

small -one-story structures,

: Structures in
areas should be limited to two stories to preserve intimacy and the
appropriate scale of development.

Given the criteria discussed above for each type of land use,

proposals
30213 (Low and Moderate Income Housing),

are consistent with the following Coastal

vood siding,
and the intimate detai]ing of window
fencing and landscaping.

these

these

Act po11c1es
30222 (Priority of Coastal

Development), 30250 (Concentration of Development), and 30252 (Parking).

SOUTH SIDE OF MONTECITO, SOUTH TO SHARP PARK MUNICIPAL GOLF COURSE.

South of Montecito the predominant land use is Tow and moderate income
Four public facilities dom1nate the area:

residential.

the City's’

~ Wastewater Treatment Plant, the scavenger company's garage, the County

Branch Library and the headquarters of ‘the North Coast County Water .
The residential character of the area is well established,
but vacant land and the City's Wastewater Treatment Plant mark the
Although 58 on-street park1ng spaces are provided, the

District.

beach frontage.

bluff-top area west of Beach Boulevard

parking.

is.. 11legally. used for beach

To protect the view from the public roadway, promote public

beach access, ‘
development in low intensity recreational uses is recommended for the
+1-1/2° acre

the sea,

housing within the ne1ghborhood at the time of deve1opment

permitted

and control

, bluff-top area.
development is not successful,

bluff

However,

erosion, public

if  public

acquisition

_‘purchase

and

and

then low intensity visitor-serving uses
which provide their own- off-street parking, do not obstruct views of
and provide for retention of existing low and moderate income

‘The on-street parking area should be retained along Beach Bou1evard

shall be __

between the Wastewater Treatment Plant and the existing residential

units at Clarendon.

should be in-filled with medium density residential :uses.

site development should provide adequate parking for

The area on the east side .of Beach Boulevard

Residential

itself,

and

include 30 public beach parking spaces to reduce the obvious park1ng
problems in the area.

.

To protect the existing lTow and moderate income residéhtia] units»and

promote

their

continuation,

the

remaining
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neighborhood is proposed for residential uses compatible with adjacent
existing residential development. (See West Sharp Park Land Use Map).

To protect the residential character of the area, the City's Wastewater
Treatment Plant and the scavenger company's garage, should be
discouraged from expanding their sites.

The undeveloped bluff areas are not a problem in this area. However,
inland portions of the Coastal Zone contain steep land. This land
should be developed only after geotechnical studies which indicate that
~ the intended development is consistent with public safety.

The criteria for development proposed here are consistent with the
following policies of the Coastal Act: 30211 (Public Access), 30212.5
(Distribute Parking), 30213 (Low and Moderate Income Housing), 30221
(Reserve Coastal Areas), 30250 (Concentration of Development), 30251
(Scenic Resources), 30252 (Non-Automobile Transit), ~ 30253 (Geologic
Stability), and 30254 (Public Works Facilities).

COASTAL ACCESS

As indicated earlier, coastal access is uninterrupted in West Sharp
Park, from Palmetto south although 15 foot biuffs at the north end of
this public beach, 1nt1m‘1date many users. For reasons cited in the
preceding descr1pt1on access, although close at hand, is not proposed
within the northern portion of the neighborhood where the bluff- -tops
are fully developed and very subject to erosion. To protect the
public's safety, control erosion, and facilitate and focus public beach
access, developed beach access, including signing on local acgess roads
and at access, locations, is proposed at three Tlocations: Beach
Boulevard and Santa Maria Beach Boulevard just south of the City's
wastevater Treatment Plant, and Beach Boulevard at Clarendon. Parking
is a critical problem for visitors to this area. These beach accesses
should be supported by. adequate parking. On the east side of Beach
Boulevard, opposite the access area adjacent to:the sewer ‘treatment
plant, there should be 30 public parking spaces and ex1st1ng on-street
parking should be retained ‘

Additional short-term beach parking needs total 35 spaces This
parking should be combined with the commercial parking along Palmetto
Avenue, one block east of the beach. This combined parking should be

carefully ,signed and denoted by boardwalks, Tlandscaping, etc., to tie .

" into the beach activities. (See Demonstration Area Plan, Parking,
-Implementation and Design Criteria; LCP Access Component Report and
Local Coastal Land Use Access Component)

Trail access is provided by the City's north-south pedestrian-bicycle
pathway (see Neighborhood Plan Map) which will, when :compieted, 1link
the entire City through the Coastal Zone. Inland connections from th{is
pathway exist at the Paloma and Sharp Park Road freeway overpasses.
These inland links provide access to the inland historical sites, San

Mateo County 'ridgeline .parks and the pedestrian/equestrian

Ridgeline Trail. (See Circulation Element of the General Plan).

As described in each sub-area discussion above, parking is a critical
neighborhood problem, particularly in the southern half of West Sharp
Park where beach and visitor parking demands overlap with the needs of
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older residential. areas built prior to modern off-street park1ng
requirements. A concerted effort to reduce bluff erosion by removing
illegal bluff-top parking will further compound the parking probiem.
Overall, in planning the entire Coastal Zone, more parking is proposed,
part1cu1ar1y that which is suitable for surf fishermen. - An important
consideration is to distribute along the coast the demand for beach
overlook parking. (see Coastal Access Report, Parking). The parking
areas outside the West Sharp Park Neighborhood suitable for beach
overlook parking include a 40-space (if publicly owned, otherwise 20
space) lot on Esplanade and 20 spaces at the south bank of Milagra
Creek, to be supplemented by parking at the commercial area (See West
Edgemar-Pacific Manor Neighborhood Description).

Within West Sharp Park additional spaces have been proposed with
attention to distribution: 30 spaces at the south end of the State
Beach; 15 improved spaces at the west end of Clarendon; 35 spaces
within a parking district along Palmetto when the district is created;
and a number of spaces in the commercial area on the north bank of
Milagra Creek. It 15 also proposed that creative solutions, such as
cooperative block public parking areas in residential locations, shared
residential-commercial-visitor Tlots,  etc., be created for the
residential uses to alleviate the dependence of residents on the
available on-street parking. This will reduce the potential peak use
parking conflicts. Beach parking lots within residential areas of West
Sharp Park shall be designed and landscaped to minimize impact of this
use on adjacent residential uses. To protect residential neighbors,

off-street beach parking lots along the beach frontage should be closed ‘

for night-time parking. (See Demonstration Area Plan, Parking and
Implementation). To ‘conserve and promote ithe low and moderate income
housing in West Sharp Park, protect the appearance -and :existing
character of the existing ne1ghborhood and ..encourage a balanced
community, visitor public parking needs were based on average in-season
beach use estimates. Neighborhood residents should recognize the fact
that this .assumption means that on peak days thére will still be a
conflict between beach»users and residents. However, the, split beach
season, limited number of in-season holidays and weekends which are
peak days, -and the average frequency in a season -of bass runs
coinciding with the other beach users peak days, seems such that it is
worth the occasfional inconvenience to protect other neighborhood assets
from being removed for ‘more parking lots.

'Veh1cular access to the west‘Sharp Park Neighborhood is from Highway 1

(the Coast Highway). =~ The Jocal collector -streets are Paloma,
Clarendon, Palmetto, Francisco .and Beach Boulevard. These roads are

cons1dered adequate to handle the additional traffic which will result

from proposed development. ~Creative design along Palmetto, which is
oversized because of its past role as the Coast Highway, cou]d improve
the commercial image of the area and encourage pedestrian flow without
reducing the efficiency of the roadway as a local collector.

Local streets serving the residential area are, because of their narrow
width, constricted by towering Monterey Cypress, designated alternately
one-way. This circulation pattern will adequately meet the access
needs of local residents and visitors.
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SHARP PARK MUNICIPAL GOLF COURSE - WEST FAIRHAY PARK -
MORI POINT - ROCKAWAY BEACH

One of the most varjed in Pacifica, this neighborhood extends from the
north edge of Sharp Park Municipal Golf Course to the south edge of
Rockaway Beach where it meets the steep slopes of the Headlands.
Within this area is the largest undeveloped area in the Coastal Zone,
Mori * Point, 1including Rockaway Quarry, and the most 1{intensively
developed visitor-destination area, Rockaway Beach. Single-family
residential uses mark West Fairway Park, between the golf course and
the open slopes of Mori Point. Sharp Park Municipal Golf Course, owned
and operated by the City .and County of San Francisco, provides
residents and passersby with views of a well-manicured foreground and
the ocean beyond. Laguna Salada and its marsh, located on the western
side of the golf course, provide an important habitat area for the San
Francisco garter snake.

Mori Poiint, which dominates the coastal landscape in this neighborhood,
is covered with moderately sensitive coastal vegetation. This area was
jdentified in the California Coastal Plan as an "immediate acquisition
point”.

Informal beach access to the privately owned beaches of this
neighborhood exist at several points: on Clarendon in West Sharp Park,
on the top of Mori Point, at the mouth of Calera Creek, and at the
south end of Rockaway Beach. Developed beach access is located only at
the west end of Rockaway Beach' Avenue, across an existing seawall.

North of Mori Point, the primary beach wuse is surf-fishing.

~Rock-fishing and T1imited tide-pooling occur along the coastline off
Mori Point. Rockaway Beach is popular for surfing, sunbathing,
walking, picnicking and surf-fishing. ‘

. ‘The 'public road access ‘is Highway 1. Just south of the golf course,
Highway 1 changes from a freeway to a four-lane arterial. CalTrans
recognizes that, at peak .commute hours, this portion of the highway is
at -tapacity. <Fortunately, :peak beach-use periods in Pacifica rarely
coincide with commuter peaks. Therefore, the h1ghway is almost never
at capacity now for coastal visitors.

Primary coastal Jssues of concern in this neighborhood are:

1. The identification and protection of the highly sensitive San
Francisco garter snake habitat, the coastal vegetative
habitat, which is very sensitive to human trampling, and the
inter-tidal zone. Each of these environments presents its
own planning and management problems which will be discussed
with each affected land use;

2. The future use of the Mori Point area, including the
prominentridgeline, and the +90 acres of the quarry site;

3. Associated with the future use of the quarry is the potent1a1
of a marina in Pacifica;
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4... The future role of low. and moderate income housing also. is an
issue in both the residential portion of this neighborhood
and in the future uses of the Rockaway Beach commercial area;

5. The issue of roadway access, both north and south and east
‘and west, is important to the future of this neighborhood and
will be discussed in relation to coastal access. The
neighborhood has been divided into the following sub-areas:

SHARP PARK MUNICIPAL GOLF COURSE

A deed restriction ensures continued public ownership of the highly
scenic golf course, designed and built under the direction of John
McLaren. The golf .course and entire Sharp Park area, including the
portion to the east, drains into what remains of the old Laguna Salada,
now a freshwater marsh. A 50 foot berm protects the golf course and
marsh from intrusion of salt water and humans, and ensures perpetuation
of thHe freshwater marsh habitat which supports one of the largest known
San Francisco garter snake habitats. This is also one of the few snake
hab1tats Tocated on public property. The San Francisco garter snake is
on” Federal and State Endangered Species lists. Its protection is the
_responsibi]lity of the California Department of Fish and Game.

Thé outlet of the marsh is on the south end of the golf course and is
currently crossed by surf fishermen wishing to use the adjacent beach

: frontage. In the past, the City and County of San Francisco regularly

dredged the marsh to maintain its depth to protect the golf course from
+flooding. Since about 1940 this practice has been discontinued on a
regular” basis and the marsh has been silting. Poorly timed dredging
could be hazardous to the garter snake. E

Because of the sensitivity of the habitat, the need for dredging and
berm protection, and the need to protect. the snake population, the
California Department of Fish and Game should undertake ‘management of

"the garter snake habitat. Alterations in the operations of the golf

course should be consistent with the requirements of the Department of
Fish and Game. The criteria identified for the protection of the
garter snake and its:habitat and the continuation of the golf course
use are consistent with the following policies of the Coastal Act:
30210 (Maximum Public Access), 30221 (Reserve Coastal Areas), 30231
(Habitats), 30233 (Dredging), 30240 (Sensitive Habitats), and 30251
(Scenic Resources). e : ‘

WEST FAIRWAY PARK AND THE NORTH SLOPES OF MDRI POINT (NOTE: The
City of Pacifica approved amendments to the narrative regarding Mori
Point in July 1988, however, the LUP amendments have not yet been
submitted to the Coastal Commission for approval).

West Fairway Park 1is almost fully developed with Tow and moderate
income homes. A few duplexes front Bradford Way on the east side, the
remainder of the existing units are detached single-family. Vacant

- property includes the west end of Fairway Park and the vacant slopes of

Mori Point, to and including the ridgeline. These areas are served
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by Mori Point Road, an unimproved private road, primarily used by surf
fishermen. The view is outstanding from the west end of this site.
Beach parking on the west end of Mori Point Road and grazing on the
north slopes of Mori Point has damaged the coastal vegetative habitat
and led to serious erosion of the thin soils. The erosion has

" contributed to silting of Laguna Salada marsh. Beach access is gained

across the outlet .of the marsh. Human abuse which has increased
erosion, the problems associated with beach access crossing a sensitive
habitat area, the views at the west end of the site, and the proximity
of the existing residential area have resulted in des1gnat1ng this area
a Special Area. This designation means that any development of this
area should be planned as a unit, considering the geotechnical, slope
and environmental limitations of the site as well as to preserve the
scenic qualities of the natural landform. Appropriate land uses in
this Special Area include visitor-serving commercial uses, such as an
inn and/or restaurant on the highly scenic west end, neighborhood
commercial on the east end and medium density residential clustered off
the steeper slopes in between. The residential development should be
compatible (but not necessarily didentical) 1in scale with nearby
existing homes. The proposed neighborhood commercial uses should be
small scale and limited to those needed to serve the neighborhood. The
visitor-serving uses proposed on the . west end of the site should be
designed to be subordinate to the Jlandform and not sited on a
ridgeline. No development should occur on s10pes in .excess of 35
percent or on the prominent r1dge11ne A minimum of 30 percent of
the total developable area should be in commercial uses, unless it is
determined through geotechnical and environmental studies that the west
portion of the site is 'mot suitable for development. In that case,
vless than 30 percent of the developable-area may be in commercial
uses. Beach access and beach parking are not appropriate because of
the potential impacts on the adjacent habitat -of the San Francisco =
garter snake. ‘ : R R

Because portions of this site may include primary or secondary habitat
of the San Francisco garter snake, extensive . biological and
geotechnical study should precede any development. in this area.
Development should be permitted only if it can be demonstrated that
impacts from the -use and .access road on the adJacent San Francisco
garter snake habitat can be adequately mitigated. Proposed mitigation

for  impacts on the San Francisco garter snake habitat should be

reviewed and approved by the Department of Fish and Game before
approval of a project.

These proposed land uses are consistent with the following Coastal Act

policies: 30211 (Public Access), 30212 (New Development Shall Provide

Public Access), 302212.5 :(Distribute Parking), 30221 (Reserve Coastal
Areas Unless Provided Elsewhere), 30231 (Habitat Protection), 30240
(Sensitive Habitat), 306250 (Concentration of Development), 30251
(Scenic Resources), 30252 (Parking), 30253 (Geologic Stab111ty), and

‘30254 (Public Works Facilities).
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The Mori Point area consists of the prominent, highly visible steep
slopes, the ridgeline and the quarry. The Conservation Element of
the 1978 General: Plan recommends that, because it s a locally
important source of construction aggregate, the quarrying operation:be
continued until it is no longer economically feasible. Mori Point is
an important, highly visible coastal Tlandmark. The steep slopes,
covered with coastal vegetation, have only a think layer of soil -and
are subject to serious erosion. Emergency access to this area is
difficult. Because of these problems, the steep slopes and ridgelines
have been designated Open Space Residential and Prominent Ridgeline.
These designations will preclude any development unless it 1is shown
that the public's safety can be assured, no geotechnical problems will
result, and there is no other place on the site to develop.

‘A few rock fishermen gain access to the beach by climbing down from the

top of Mori Point. The Special Area designation will not preclude this
informal use, but because of the risk involved, the use is not proposed
to be expanded, nor the access improved.

Thé quarry at the inner area of Mori Point is about 120 acres. About
90 acres are less than 35 percent slope and about 20 acres are in the

Calera Creek flood plain. The quarry is one of the few remaining large

vacant sites suitable for commercial development in “the Coastal Zone
an