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NOTICE OF PREPARATION 
 

DATE:   June 22, 2012 

TO:    All Recipients on the Attached Distribution List 

LEAD AGENCY:  City of Pacifica 

CONTACT: Lee Diaz, Associate Planner 
City of Pacifica 
Planning Department 
1800 Francisco Boulevard 
Pacifica, CA  94044 

SUBJECT:   Notice of Preparation of an Environmental Impact Report  

PROJECT TITLE: Redevelopment of the Beach Boulevard Property 

PROJECT APPLICANT: City of Pacifica 

 

 

In implementing its duties under Section 15021 of the California Environmental Quality Act 
(CEQA) Guidelines, the City of Pacifica Resource Management Agency (City of Pacifica) 
serving as Lead Agency, intends to prepare an Environmental Impact Report (EIR) for the 
Redevelopment of the Beach Boulevard Property (hereinafter “proposed project”) located 
at located at 2212 Beach Boulevard in the City of Pacifica. In accordance with Section 
15082 of the CEQA Guidelines, the City of Pacifica has prepared this Notice of 
Preparation (NOP) to provide responsible and trustee agencies with sufficient information 
describing the proposed project and its potential environmental effects. 

As specified by the CEQA Guidelines, the NOP will be circulated for a 30-day review 
period from June 26, 2012 to July 26, 2012.  The City of Pacifica welcomes responsible and 
trustee agency input during this review, specifically input is requested as the scope and 
content of environmental information that is germane to your agency’s statutory 
responsibilities in connection with the proposed project. In the event that no response or 
request for additional time is received by the end of the review period, the City of Pacifica 
may presume that your agency has no comment.  Comments may be submitted by July 26, 
2012 at 5:00 PM via email to:  diazl@ci.pacifica.ca.us, or by mail to: 

Lee Diaz, Associate Planner 

City of Pacifica 

Planning Department 

1800 Francisco Boulevard 

Pacifica, CA  94044 
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Regional Location 

The proposed project is located in the Sharp Park neighborhood of Pacifica.  The site is 
bounded by Montecito Avenue to the north, Palmetto Avenue to the east, Birch Avenue 
to the south, and Beach Boulevard frontage to the west (see Figure 2-1:  Regional Location 
and Figure 2-2:  Aerial of Existing Project Site).  Currently, site access and parking is 
provided from Beach Boulevard on the west and Montecito Avenue from the north.  A 
gated entry is also located from the west off Palmetto Avenue. 

The site is the former location of Sharp Park Waste Water Treatment Plant (SPWWTP).  
When the Calera Creek Water Recycling Plant was completed in 2000, the SPWWTP was 
demolished.  A majority of the site has been cleared, but there are four buildings that 
remain on the site.  All of the buildings are proposed to be removed with the exception of 
the City of Pacifica pump station (approximately 8,100 sf) located along the northern edge 
of the property. 

Figure 2-1:  Regional Location 

 
Source:  Microsoft Bing Maps and RBF Consulting, 2012. 
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Figure 2-2:  Aerial of Existing Project Site 

 
Source:  Leland Consulting Group, 2012. 
 

Project Description 

Proposed Land Uses 

The City of Pacifica is proposing the redevelopment of a 3.5 acre, publicly-owned property 
located at 2212 Beach Boulevard in the City of Pacifica.  The proposed project is 
comprised of a mix of complementary uses that meet the project objectives identified 
above and was approved by the Pacifica City Council in October 2011 as part of the Beach 
Boulevard Property Redevelopment Strategy.  Land uses include a new library, a boutique 
hotel, a restaurant, housing, and parking, each of which are described below and in Table 2-
1:  Proposed Land Uses.  Figure 2-3:  Conceptual Land Use Plan provides and illustration of 
the proposed project. 
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Figure 2-3:  Conceptual Land Use Plan 

 
Source:  Leland Consulting Group, 2012. 
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Table 2-1:  Proposed Land Uses 

Land Use Square Feet /Units 

Maximum 

Building Height 

Maximum 

Residential 84 units 4 stories 

Library 1 36,500 sf  3 stories 

Boutique Hotel 75 rooms 3 stories 

Restaurant 4,500 sf 2 stories (may be integrated 
into 3-story hotel) 

Notes: 
1.  Includes 500 to 2,000 sf of retail uses within the Library building. 
 

Pacifica Library 

The City currently has two libraries: one at Hilton Way, directly across the street from the 
subject site, and another approximately four miles south on Sanchez Way in the Linda Mar 
neighborhood. 

The City, in coordination with San Mateo County Library, conducted a Pacifica Library 
Needs Assessment in 2011 (Anderson Brulé Architects, 2011). Based on comparisons with 
library districts of comparable size and location, the consultant team and citizens concluded 
that the current library was severely undersized and offered an inadequate array of services.  

The new library will be approximately 36,500 square-feet on two floors.  It will include 
space for reading and studying, community meeting rooms, internet access, books, and 
other resources.  A large meeting room (3,000 square feet) will also double as the City 
Council Chambers.  Approximately 500 square-feet of retail may be included within the 
library building and will likely be located at the corner of Montecito and Palmetto Avenues.  
The building height is estimated to be approximately 35’.  One level of below grade parking 
is planned as a part of the library building.  The remainder of the required parking will be 
surface parking behind the building. 

Residential 

Up to 84 housing units are proposed for the project site.  The housing will be attached 
units that will range in size and scale from two-story townhomes to three or four story 
podium style units over parking.  Full floor building heights will not exceed 45 feet, though 
view towers, or smaller projections may exceed this height in order to add architectural 
interest to the buildings. 

Boutique Hotel 

A boutique hotel of between 35 and 75 rooms is proposed along the western edge of the 
project site, adjacent to Beach Boulevard.  A boutique hotel is a small hotel with a unique 
niche or stylish theme to help differentiate it from the competition and make it a unique 
destination.  The location of the project site on the waterfront, near the Pacifica Pier, Beach 
Boulevard Pedestrian Promenade and Palmetto Avenue create a unique site that is well 
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suited to this type of use.  The building will be two or three stories, and up to 45 feet in 
height. 

Waterfront Restaurant 

A full service restaurant of up to 4,500 square feet is proposed along the southwestern 
edge of the project site, adjacent to Beach Boulevard.  The restaurant will be either a 
standalone one-to-two story building, approximately 35 feet in height, or be integrated into 
the boutique hotel structure. 

City of Pacifica Pump Station 

The existing pump station located adjacent to Montecito Avenue will remain on site and 
continue to operate as a pump station. 

Circulation 

At present, there is no vehicular circulation through the site.  The project would add 
several multimodal roadways through the site, all of which will be designed to enhance 
pedestrians’ walking experience, while encouraging automobiles to travel slowly through 
pavement design and in some cases relatively narrow lane widths.  

The proposed project will create Pacific Avenue, a east-west multimodal link from Palmetto 
Avenue to the Beach Boulevard.  While this roadway will be accessible by vehicles, it will 
function as a linear public plaza and include special pavement treatments, narrow 
intersections, street trees, special lighting and pedestrian amenities such as benches, trash 
receptacles, etc.  The design will purposefully constrict vehicles (e.g. curbing, street trees, 
etc.) requiring them to move slowly and thereby ensure safe use by pedestrian and 
bicyclists. 

The proposed project will add two north-south alleyways through the site from Montecito 
Avenue to Birch Lane.  The westerly alley will be one-way north while the easterly alley will 
be one-way south.  These two alleys will provide access to the interior of the project site. 

As part of the proposed project, the westerly property line along Beach Boulevard will be 
reconfigured to allow more efficient use of the space and improve circulation and parking 
along Beach Boulevard. 

Access 

The California Coastal Act emphasizes enhancing public access to the coast.  This will be 
achieved at the site through building Pacific Avenue, a new multimodal and pedestrian 
friendly street, improving the streetscape and parking on Montecito Avenue, and by 
providing bicycle parking on the project site. 

Transit service along Palmetto Avenue is provided by the SamTrans #112 bus.  Additional 
bus lines in the immediate area (within 0.3 miles of the project site) include SamTrans 
route #s 110 and 140.  Additionally, SamTrans #118 is a high frequency commuter bus 
that connects to the regional BART system. 
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Parking 

Public Parking 

The general public currently uses parking on and adjacent to the site to access the Pacifica 
Promenade, beach and pier, Palmetto Avenue merchants, and other destinations. Table 2-
2:  Public Parking, below shows the public parking that is available now and following 
redevelopment of the site. 

The Beach Boulevard parking lot currently has 54 spaces.  Of these, 20 are associated with 
on-site use of the Administration Building (city offices and Council Chambers), however 
these spaces are often used by the public, particularly when there is no City Council 
meeting. As part of the proposed project, this parking will be relocated to the western 
edge of Beach Boulevard in order to allow site redevelopment. In addition, parking on 
Montecito Avenue will be reconfigured from parallel to angled parking, netting an additional 
seven spaces on the block between Beach Boulevard and Palmetto Avenue. Following 
redevelopment, there will be a net addition of four public spaces. 

Table 2-2:  Public Parking 

Public Roadway Existing Spaces Future Spaces 

Beach Boulevard Parking Area 1  34 31 

Montecito 13 20 

Total 47 51 
Notes: 
(1)  Total parking is 54 spaces, 20 of which are appropriated to on-site uses and are also used for public parking. 
Source:  City of Pacifica, 2012. 
 

On-site Project Parking 

Parking requirements are regulated by the City of Pacific Municipal Code (Section 9-
4.2818).  These regulations prescribe parking for each respective land use, as shown below 
in Table 2-3:  Parking Demand & Supply Analysis for Proposed Project.  Special 
consideration for mixed-use developments (as is proposed), is allowed under these 
regulations 

Given the fact that the proposed project is a mixed-use development and located within a 
walkable, relatively urban environment, parking standards for shared-use development were 
utilized.  Because the City does not have a specific shared-use parking standard for mixed-
use residential and retail development, parking standards for “suburban center/town 
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centers”, were used based standards endorsed by the Metropolitan Transportation 
Commission (MTC 2007). 1 

Table 2-3:  Parking Demand & Supply Analysis for Proposed Project 

   Spaces Provided   

Land Use Size 
Parking 

Standard by Use Shared 
Spaces 

Provided 
Net 

Difference 

Library 1 36,500 sf 2/1,000 sf 2 73 73 77 4 

Hotel 75 1/room 3 75 

198 198 -- Restaurant 4,500 4/1,000 sf 4 18 

Housing 84 units 1.25/unit 4 105 
Notes: 
(1)  Includes café and meeting space / Council Chambers. 
(2)  Per Sec. 9-4.2818 of the Pacific Municipal Code with 20 % discount for shared use and patrons arriving via walking, bike, and bus. 
(3)  Per Sec. 9-4.2818 of the Pacific Municipal Code. 
(4)  MTC 2007, page 47 for shared-use parking standards for Small Towns. 
 
As shown in Figure 2-4:  Parking Plan, on-site parking for the project site will be 
accommodated by both below-grade and surface parking.  Parking for each use will be 
dedicated to that use, though there will be some shared parking, particularly between the 
boutique hotel and restaurant. 

Library parking (77 spaces) will be shared with events taking place in the multipurpose 
room (e.g. City Council meetings, community functions, etc.), typically during the evenings.  
Because the peak library use occurs from noon to 6:00 p.m., and most council meetings 
and other community events will occur in the evenings, the library and multipurpose room 
will be a shared parking facility. 

Parking for housing will include 106 below-grade spaces and 18 surface spaces. Parking for 
the boutique hotel will be a combination of five surface spaces and ~50 below-grade 
spaces.  19 surface spaces will be allocated for the restaurant.  

The number of spaces represent the maximum to be provided; if less of a given land use is 
built (i.e. fewer housing units than the maximum possible on the site), then fewer parking 
spaces would be constructed. It should be noted that the final parking plan may vary 
depending on the ultimate development program and densities developed on the site. 

Some parking will be located along interior access alleys; however, no parking will be 
provided along Pacific Avenue in order to enhance this street’s pedestrian-oriented nature. 

                                            

1  Reforming Parking Policies to Support Smart Growth – Toolbox/Handbook:  Parking Best Practices & Strategies for Supporting Transit Oriented 
Development in the San Francisco Bay Area, prepared by the Metropolitan Transportation Commission in coordination with the 
Association of Bay Area Governments and the Bay Area Air Quality Management District per , June 2007, page 47. 
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Figure 2-4:  Parking Plan  

 
Source:  Leland Consulting Group, 2012.
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Infrastructure Improvements 

As shown in Figure 2-5:  Existing Utilities and Services, existing infrastructure including 
water, sewer and storm drainage facilities are readily accessible to the project site.  A 27-
inch sewer line extends west on Montecito Avenue and into the pump station.  A six-inch 
sewer line also extends along Birch Lane.  The eight-inch sewer line that extends along the 
Pacific Avenue right-of-way and a portion of Palmetto Avenue would likely be removed as 
part of project construction. 

As part of final grading and site plan, surface water will flow east to west across the site and 
be intercepted by a 21-inch storm drain that extends via a pipeline into the Pacific Ocean.  
Prior to discharge into the storm drain, all surface water will be detained and treated 
consistent with local and state water quality requirements. 

Water service and other utility services including gas, electricity, cable, etc. is readily 
accessible from the existing adjacent public roadways. 
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Figure 2-5:  Existing Utilities and Services 

 
Source:  City of Pacifica, 2006. 
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Development Process 

Development of the library will be managed directly by the City of Pacifica and San Mateo 
County.  For the remaining portions of the site, the city expects to enter into a negotiated 
sale (public-private partnership) with one or more private developers, who will then build 
the residential and commercial (hotel and restaurant) portions of the project per a 
development and disposition agreement (DDA) or other binding agreement.  Based on 
market conditions and preferences of the private developer, the ultimate development 
program may be less for any particular land use.  Therefore, for this EIR, the land uses 
identified represent an estimate of the future uses and a maximum envelope that future 
development will not exceed, and will likely be less than the building program described 
herein. 

Project Approvals 

Because this project is within the Coastal Zone of Pacifica, the project requires city 
approval of a Coastal Development Permit.  The project will also require a General Plan 
Amendment, a Zoning Change and a Site Development Permit by the City of Pacific. 

Potential Environmental Effects 

Each of the following environmental topic areas in the EIR will thoroughly discuss the 
existing conditions for each environmental issue and identify short-term and long-term 
environmental impacts associated with the project, and their levels of significance.  
Mitigation measures will be identified to reduce any potentially significant or significant 
impacts. 

• Aesthetics    • Hydrology and Water Quality 
• Air Quality & Green House Gases • Land Use Planning  
• Biological Resources   • Noise 
• Cultural Resources   • Population and Housing 
• Geology and Soils   • Public Services, Utilities &Recreation 
• Hazards and Hazardous Materials • Traffic and Transportation 
 
 
The level of analysis for these subject areas may be refined or additional subject areas may 
be analyzed based on responses to this NOP and/or any refinements to the proposed 
project that may occur subsequent to the publication of this NOP.  The analysis will utilize 
project-specific technical reports and the analysis within the City of Pacifica General Plan and 
EIR. 















STATE OF CALIFORNIA—NATURAL RESOURCES AGENCY EDMUND G. BROWN, JR., GOVERNOR 

CALIFORNIA COASTAL COMMISSION  
NORTH CENTRAL COAST DISTRICT OFFICE                                                                                                                                                                                                
45 FREMONT ST, SUITE 2000 
SAN FRANCISCO, CA 94105-2219 
VOICE (415) 904-5260 
FAX (415) 904-5400 
TDD (415) 597-5885 
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September 7th 2012 

 
 
Lee Diaz, Associate Planner 
City of Pacifica, City Hall  
170 Santa Maria Avenue 
Pacifica CA 94044 
 
 

RE: Notice of Preparation of Environmental Impact Report for the Proposed 
Redevelopment Project at 2212 Beach Boulevard by City of Pacifica 

 
Dear Mr. Diaz: 

  
Thank you for your recent submittal regarding the Notice of Preparation of an Environmental 
Impact report for the redevelopment of the Beach Boulevard property in Pacifica. The City of 
Pacifica is proposing the redevelopment of a 3.5 acre, publicly-owned property located at 2212 
Beach Boulevard in Pacifica. The proposed project is comprised of a mix of complementary uses 
including a new library, a boutique hotel, a restaurant, housing, and parking. While the 
Commission is supportive of visitor-serving commercial development and public access 
improvements and certain components of the proposed project meet these criteria, after our 
initial review of this proposal we are providing the following comments regarding issues raised 
by this proposed development that need to be addressed in the EIR. 
 
Please note this project raises issues and concerns related to Coastal Act policies with regards to 
shoreline armoring (30235), geologic stability (30253), public access (30210-30214), scenic 
resources (30251), and concentration of development (30250). 
 
Hazards 
The project is located on the bluff adjacent to the ocean. The Coastal Act requires new structures 
to be set back adequately for the lifetime of the structure (usually 100 years) without the need for 
shoreline armoring. Similarly the City’s LCP refers to the design life as the time span during 
which the designer expects the development to safely exist to be generally 100 years. The 
development setback needs to take into account the impacts of sea level rise and winter storm 
events, as well as erosion rates and site stability. 
 
In order to address potential hazards and geologic risks, the EIR should include a thorough 
geotechnical analysis conducted for the project site to include an assessment of the potential risk 
of landslides and shoreline erosion. This information is necessary to determine the required 
development setback that will ensure that the proposed development will be safe over the 
lifetime of the structures, without shoreline armoring. Please note that a current erosion rate 
study for this area is necessary and that the stability evaluation needs to be conservative as 
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Pacifica has a history of high erosion rates in some areas and stability has been overestimated in 
the past.  
 
The EIR should also evaluate the project using the most current data related to sea level rise to 
ensure all development is setback adequately for the life of the structures without a seawall. 
Please contact the Coastal Commission’s Senior Engineer, Lesley Ewing at (415) 904-5260 or 
Lesley.Ewing@coastal.ca.gov for the most current information regarding projected sea level rise. 
 
Visual resources 
The proposed project site is located in a visually sensitive area along the shoreline, i.e. it is 
visible from Highway 1 and the beach.  
 
Coastal Act section 30251 requires that new development be sited and designed to protect views 
to and along the ocean and scenic coastal areas. New development must also be visually 
compatible with the character of surrounding areas. Consistent with this policy, the Pacifica LCP 
contains comparable standards to protect visual resources. 
 

New development within the viewshed shall not destruct the views to the sea form public 
roads, trails and vista points. Methods of achieving this could include height limitations 
which keep structures below the sight line, clustering structures to protect view corridors, 
careful placement of landscaping…use of natural-appearing materials and colors on new 
buildings…(C-101). 

 
Views of the coast and coastal panorama from public roadways shall be protected by 
limiting the height and mass of permitted structures as well as clustering structures to be 
unobtrusive and visually compatible with landforms (C-101). 

 
9-4.4408 Coastal View Corridors 
(a) (1) Protect public views toward and along the ocean and scenic areas; 
     (2) Provide visual compatibility with the surrounding character 

 
The proposed project has the potential to impact coastal views due to its size and location. The 
EIR should evaluate the visual and aesthetic impacts of the proposed project and include 
appropriate mitigations designed to avoid or minimize any adverse impacts to public scenic 
coastal views to the maximum extent feasible. In addition, after reviewing the submitted plans, 
we are concerned that the height, scale, massing and lack of articulation in the proposed 
buildings will have a significant detrimental impact on public views, and that the project will 
substantially alter the defining visual character of the surrounding area. The EIR should include 
an evaluation of multiple reduced project alternatives, including at least one alternative that is of 
size and scope to meet existing LCP height requirements, as well as alternatives that include 
additional articulation to make the proposed project appear less massive.  
 
Public Access 
Coastal Act Section 30212 requires that new development between the first public road and the 
sea provide a public access component. The EIR should include an analysis of public access 
options, including lateral access along the bluff top, and vertical access to the beach. 



City of Pacifica (Beach Blvd) 
Page 3 of 3 
 
 
Thank you for the opportunity to comment on the NOP. Please feel free to contact me at (831) 
427-4863 or by email at karen.geisler@coastal.ca.gov if you wish to discuss these matters 
further. With the clarifications described herein, we expect that the EIR document will provide a 
sufficient level of detail to allow for a careful analysis of the project for Coastal Act policy 
conformance issues. We look forward to reviewing the EIR and will provide additional 
comments at that time. 

Sincerely, 

Karen J. Geisler 
Coastal Program Analyst 
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