SHARP PARK SPECIFIC PLAN

Figure 4-10: Existing Parking, Weekend Midday OCCUPANCY .....ccvecvevieeeecreeeeieneeeereeeeve e nenens 4-26
Figure 5-1: Wayfinding Signage and Gat@WayS ..ottt 5-7
Figure 5-2: Ground Level ReSIAENTIal .......c.ccuiouiieieieeeeeeee ettt 5-12
Figure 5-3: Ground LeVel COMMEICIAL .....c.ocviiieeeeeeeeeeeeetete ettt a e s be e b ereenes 5-13
Figure 5-4: Ground Floor Retail TranSPArENCY ... eceieieireresesieete ettt eseseens 5-13
Figure 5-5: ArChiteCtural FEATUIES ...ttt ettt et sr e n et 5-15
Figure 5-6: Corner Building ENTFANCES ......oouveiieeeeeeeeeeeeetete ettt ettt a e s be e 5-17
FIGUIE B-7: SIFEET WIS ...ttt ettt ettt se s e st e s s asaenaenneneeneas 5-18
FIGUIE 5-8: COQSTAl VIBWS ...ttt ettt ettt ettt b e st et e se s e e essesaeseesensans 5-21
Figure 5-9: Upper STOry STEPDACKS ...ttt sttt aesbeenae st 5-23
FIQUIre 5-10: REAr STEPDACKS ....i ottt sttt et se st a e e ae e neenees 5-23
Figure 6-1: Emergency and Community FACIliti€S......ccieeeeeiieieieieeceeeeeeee e 6-3
FIGUIE 7-1: SENSITIVE SPECIES ..ottt ettt a et e s re et e s ba et e beesnenaesseenean 7-3
Figure 7-2: SENSITIVE HAaDITATS......ceeieieeeeee ettt ens 7-4
Figure 7-3: SEISMIC HAZAIA ZONES ...ttt ettt sttt s be s e be s saeseenes 7-6
FIGUIE 7-4: SIOPE FAIHUI ...ttt ettt ettt te e te s et e st e s et e e reesbesbeessansessaensenseanean 7-7
Figure 7-5: MapPed LANASIHUES ...ttt ettt s s ss e s eneens 7-8
FIGUIE 7-6: DEDIIS FIOWS ...ttt ettt ettt b e s e ba s e s enaeseeneens 7-9
Figure 7-7: Hazardous Material SITES ...ttt 7-1
FIGUIE 7-8: AN QUAITY .cvieeieeieeeeeeee ettt ettt ettt s e se s s e sessensesseneeseenaesensensans 7-13
Figure 7-9: EXiSting NOISE CONTOUIS ......cocuietieieieieetete ettt ae st be s e s eseeseesessans 7-14
Figure 7-10: FULUre NOISE CONTOUIS ......oviiiieeeeeeeteeeeetete ettt ettt et e s be e e beennenes 7-15
Figure 7-11: Coastal ProteCtion STrUCTUIES.......co oottt 720
Figure 7-12: Hydrology and FIOOAING .....cceiieiieieiieeeeeeteeeetee ettt ettt be e nes 7-21
Figure 7-13: Coastal Vulnerability ZoONe Map ..ottt sttt a e nenens 7-24



Figure 2-1: Sharp Park Specific Plan Area Context
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Figure 2-2: Sharp Park Specific Plan Area
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PAST PLANNING EFFORTS

Many years ago, the 10-block stretch of Palmetto
Avenue between Clarendon and Paloma avenues
was identified in the 1980 Pacifica General Plan as
the future site of a ‘Main Street’ for Pacifica. To sup-
port this vision, the City developed the Palmetto
Streetscape Project in 2014 to make the area more
pedestrian and bicycle friendly as well as support
business success. Palmetto Avenue went through
significant improvements in 2018, including the addi-
tion of dedicated bike lanes, bulbouts, streetlamps,
plantings, sidewalks, and new striping. While new
improvements, utility undergrounding, and other
improvements have vastly improved the streetscape,
the constrained public right-of-way required balanc-
ing tradeoffs, and street trees and public seating are
limited. While most buildings on Palmetto Avenue
front the street, empty lots and blank walls repre-
sent opportunities for infill mixed-use buildings that
bring additional commerce and enhance the street
character.

SHARP PARK SPECIFIC PLAN

In February 2020, the Sharp Park Specific Plan Area
was designated a Priority Development Area (PDA)
by the Metropolitan Transportation Commission
(MTC) and the Association of Bay Area Governments
(ABAG) due to its potential to support new housing
and employment near transit. PDAs are an integral
part of Plan Bay Area 2040 (preparation of Plan Bay
Area 2050 is underway as of 2021), the regional sus-
tainable growth strategy that coordinates housing
plans, open space conservation efforts, economic
development strategies, and transportation invest-
ments. With the collaboration of local governments
throughout the Bay Area, MTC/ABAG estimates that
about 80 percent of the region’s future housing needs
can be met within PDAs. This designation qualifies the
City to receive potential future additional grants for
specific projects and public improvements consistent
with the Specific Plan.
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2.2 PLANNING PROCESS AND COMMUNITY ENGAGEMENT

Community engagement was integral to the devel-
opment of the Sharp Park Specific Plan. More than
simply hosting or attending a meeting, the process
involved proactively initiating conversations, main-
taining ongoing dialogue, collaboration, and the
creation of new relationships with community mem-
bers with the goal of reaching a place where deci-
sion-making and processes are shared by staff and
community stakeholders.

A designated website, www.planpacifica.org, was
maintained to provide the community with updates,
resources, and information. The website also served
as a platform for administering surveys and other
data-gathering tools. At each phase of the work,
a variety of different methods was used to provide
opportunities for discussion and meaningful input
and build community ownership of the Specific Plan.
These methods are described below.

Visioning and Background Studies (Summer-
Winter 2019). The planning team engaged with
the community, property owners, and other stake-
holders to develop a cohesive vision for the Sharp
Park area, while concurrently analyzing existing
conditions to identify key issues and opportuni-
ties that the Specific Plan should address. Com-
munity engagement methods included a series of
stakeholder interviews; five neighborhood meet-
ings where community members discussed their
vision, thoughts, and ideas for the Sharp Park
Specific Plan Area; and an online survey with
close to 125 respondents. Key project documents
informing the Sharp Park Specific Plan included
the Existing Conditions Report and Market
Demand Study.

Concepts (Winter 2019-Fall 2020). Based on com-
munity vision and input, staff developed various
land use concepts which represented options
for achieving community-identified goals for the
Sharp Park Specific Plan Area. These concepts
were intended to serve as the building blocks for
more focused policies to be developed later in the
process. At the Sharp Park concepts workshop,
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over 100 community members received an over-
view of key concepts and strategies to achieve
a vision of a more vibrant, well-connected, and
appealing Sharp Park and indicated their concept
preferences. Animated walkthroughs showed
existing and future possibilities side-by-side, and
shared on YouTube, and viewed several thou-
sand times. This was followed by an accompa-
nying concepts survey to quantify some of the
topics with less consensus, which received over
300 responses. Other community engagement
methods included a community learning ses-
sion and example visualizations of three mixed
use, higher-density sites along Palmetto Avenue.
These comments were taken to City Council and
informed development requirements and design
guidelines in Chapter 4 of the Specific Plan.

Draft Plan Preparation and Environmental
Review (Fall 2020-Winter 2021). Based on these
approved concepts, the draft Specific Plan was
then prepared, focusing on land use, mobility,
design and development standards, infrastruc-
ture and public services, environmental hazards,
and implementation measures. The Specific Plan
was developed to be consistent with the Pacifica
General Plan 2040 and was evaluated concur-
rently in a program EIR.

PLAN
= PACIFICA

WHAT COULD THE FUTURE OF SHARP PARK
LOOK LIKE?

nnnnnnnnnnnn
...............

www.planpacifica.org



REGULATORY CONTEXT

SPECIFIC PLAN PREPARATION

California Government Code (Section 65450 et seq.)
states that planning agencies may prepare specific
plans for the systematic implementation of the gen-
eral plan for all or part of the area covered by the
general plan. “A specific plan shall include a text and
a diagram or diagrams which specify all of the follow-
ing in detail:

The distribution, location, and extent of the uses
of land, including open space, within the area
covered by the plan.

The proposed distribution, location, and extent
and intensity of major components of public and
private transportation, sewage, water, drainage,
solid waste disposal, energy, and other essential
facilities proposed to be located within the area
covered by the plan and needed to support the
land uses described in the plan.

Standards and criteria by which development
will proceed, and standards for the conservation,
development, and utilization of natural resources,
where applicable.

A program of implementation measures includ-
ing regulations, programs, public works projects,
and financing measures necessary to carry out
paragraphs (1), (2), and (3)” (Government Code §
65451(a)).

The specific plan must also include a statement of
the relationship of the specific plan to the general
plan. (Government Code § 65451(b)).

The Sharp Park Specific Plan is consistent with these
requirements of State law.

LEGAL CONTEXT AND RELATIONSHIP
TO OTHER PLANS

Several existing plans and regulations establish
development directives relevant to the Sharp Park
Specific Plan Area. The Pacifica General Plan 2040
was adopted in July 2022, an updated Local Coastal
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Land Use Plan is in the process of being reviewed
by the California Coastal Commission, and the Bike
and Pedestrian Master Plan was adopted in February
2020. The Zoning Ordinance will need to be updated
to reflect the General Plan. The Sharp Park Specific
Plan will function in the context of these plans, as fur-
ther outlined below.

PACIFICA GENERAL
PLAN

A General Plan is a long-
range planning document
that acts as the foundation
upon which all land use
decisions are made, based
on expressed community
values. The Pacifica Gen-
eral Plan 2040 is made up
of a collection of “elements,” or chap-

ters, that regulate different aspects of Pacifica’s built
and natural environments. Its purpose is to establish
a long-range vision for the community and to plan
for important community issues, such as new growth,
housing needs, public services, and environmental
protection. It also expresses broad community values
and goals, gives a picture of how the community
should look in the future, and outlines steps to get
there.

Pacific

Oceay

The General Plan 2040 describes how the Sharp
Park Specific Plan will transform West Sharp Park
into the City’s civic and cultural core, with higher-in-
tensity mixed-use buildings along the Highway 1and
Palmetto Avenue corridors, including at the Eureka
Square site. Policies in the General Plan 2040 sup-
port a vision of Palmetto Avenue as a pedestrian-ori-
ented main street with retail, restaurants, and ser-
vices as well as multi-family housing and mixed-use
development to foster a character that will attract res-
idents and tourists. Policies for Francisco Boulevard
create a core of higher-intensity uses to support retail
and restaurants along Palmetto Avenue by bringing
more residents and workers and enhancing visibility
from Highway 1.
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While the Pacifica General Plan 2040 addresses
issues relevant to the entire city, the Sharp Park
Specific Plan addresses development of a more nar-
rowly defined area. It acts as a tool for the targeted
implementation of broader General Plan policies and
includes a high level of specificity. The Sharp Park
Specific Plan has been drafted in a manner to ensure
consistency with the long-range vision and imple-
mentation plan set forth in Pacifica General Plan
2040.

PACIFICA ZONING ORDINANCE

Zoning is the primary tool governing land use and is
meant to shape the form and character of develop-
ment to reflect General Plan 2040 goals and other
official policies. Zoning ordinances provide standards
for development, including height restrictions, set-
backs, parking regulations, allowed uses, and sig-
nage requirements, among others. These standards
set the pattern and character of development in the
city. The City’s Zoning ordinances are found in Title 9
of the City of Pacifica Municipal Code, which is often
referred to as the City’s Zoning Code. The Specific
Plan proposes two new mixed use classifications to
create areas where housing and active commercial
uses may be integrated within the Sharp Park Spe-
cific Plan Area. The Zoning Code will be amended in
the future to reflect the new designations to ensure
consistency and facilitate implementation.

ENVIRONMENTAL IMPACT REPORT

The City has certified an environmental impact
report (EIR) that evaluated environmental impacts of
both the General Plan and Sharp Park Specific Plan
in order to inform the community and decision-mak-
ers on the environmental implications of the plans,
as well as potential alternative. While some impacts
are unavoidable, both plans contain policies that help
to reduce significant environmental impacts where
possible.
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LOCAL COASTAL
PROGRAM

City of Pacifica

LLO(c’aJ Coastal
and Us;

Fobria

A Local Coastal Program, or

LCP, consists of a land use

plan and implementing pro-

grams such as zoning and f
subdivision ordinances. o
All of Pacifica west of and
including State Route 1is
part of the State-defined
Coastal Zone, and subject to the reg-

ulatory requirements of the California Coastal Act
of 1976. This includes a majority of the Sharp Park
Specific Plan Area. A small area east of State Route
1in central Pacifica, known as Shelldance Nursery, is
also located within the Coastal Zone. The Coastal Act
sets forth guiding policies for the California Coastal
Commission and local governments to follow when
establishing land use and development regulations
for the coast.

LCPs must account for land use issues that are local
in scope, as well as coastal resource issues that have
regional or statewide relevance. There are two com-
ponents of the LCP, the Land Use Plan and the Imple-
mentation Program. The Local Coastal Land Use Plan
(LCLUP) specifies the kinds, locations, and intensities
of land uses; the applicable resource protection and
development policies; and where necessary, a listing
of implementing actions. The Implementation Pro-
gram consists of zoning ordinances, zoning district
maps, and other legal instruments to implement the
Land Use Plan. The current planning process does
not include the development of an Implementation
Program. The LCLUP must address public access,
to ensure that development of coastal access and
support facilities by various public agencies and
private actors is coordinated. After adoption by the
local governing body (in Pacifica’s case, City Council)
the LCP is submitted to the Coastal Commission for
review for consistency with the Coastal Act policies,
which cover six areas: public access, recreation, the
marine environment, land resources, development,
and industry. The policies articulate requirements for
public access and for protection of marine resources



and environmentally sensitive habitat areas. They lay
out priorities for concentrating development in urban-
ized areas, preserving agriculture and open space,
protecting fishing and coastal-dependent industry,
promoting recreational use of the coast, and giving
priority to visitor-serving commercial uses over gen-
eral commercial or residential development. The
Coastal Commission must certify the elements of an
LCP before they may take effect.

In Pacifica, the existing LCLUP is both a standalone
document and a part of the General Plan. The LCLUP
is being updated in tandem with the Pacifica Gen-
eral Plan 2040. A draft of the updated LCLUP was
approved by the City Council for forwarding to
Coastal Commission for its review in February 2020.
The City sent the Certification Draft LCLUP to the
Coastal Commission on June 12, 2020. The certifica-
tion process may take up to a year or longer. A subse-
quent LCP amendment will be necessary to make the
LCLUP consistent with the Sharp Park Specific Plan.
Policies in the LCLUP are incorporated into the Sharp
Park Specific Plan by reference.

BICYCLE AND
PEDESTRIAN
MASTER PLAN

The 2000 Pacifica Bicycle
Plan proposed improve-
ments to the City’s primary
north-south route, includ-
ing upgrades from Class Il
to Class Il facilities along
segments of Palmetto
Avenue, Francisco Boulevard, and Highway 1.

As of 2018, Class Il bike lanes have been completed
on the southern portion of Palmetto Avenue in the
West Sharp Park neighborhood. Additional informa-
tion about bike and pedestrian ways can be found in
Chapter 4: Mobility and Parking.

Bicycle & Pedestrian Master plan

February 2020

A new comprehensive Bicycle and Pedestrian Master
Plan for the City of Pacifica was adopted in February
2020. It establishes a long-term vision for improv-
ing walking and bicycling on city streets as well as

SHARP PARK SPECIFIC PLAN

on trail and beach access in Pacifica through policy,
program, and project recommendations. Recommen-
dations for future bike and pedestrian enhancement
within the Sharp Park Specific Plan Area include
better connections on Paloma Avenue to Oceana
High School, bike connections down Oceana Bou-
levard, bike and pedestrian enhancements along
Clarendon Road, and improved coastal access along
the Coastal Trail and Beach Boulevard. The Sharp
Park Specific Plan incorporates all Master Plan rec-
ommendations for the Sharp Park Specific Plan Area
and makes some additional pedestrian infrastructure
improvements outlined in Chapter 4. The Master Plan
should be updated for consistency with Sharp Park
Specific Plan recommendations and will remain the
guiding document for bicycle and pedestrian network
improvements.

2.3 PLAN ORGANIZATION

The following chapters of this document present
guiding goals and accompanying policies; design
standards and guidelines; and recommendations for
implementation:

Chapter 1: Sharp Park Past, Present, and Future.
Provides background and history of the Sharp
Park Specific Plan Area, as well as the purpose,
vision and guiding principles of the Sharp Park
Specific Plan.

Chapter 2: Context, Process, and Plan Organi-
zation. Provides location and context, informa-
tion regarding the planning process and com-
munity engagement, relationship to other plans,
and the contents of the Sharp Park Specific Plan
document.

Chapter 3: Vibrant Sharp Park - Land Use. Pres-
ents key features of the Sharp Park Specific Plan
Area, including existing land use, land use frame-
work and designations, opportunity sites where
significant change may be expected to occur,
development potential, and affordable housing
strategies.

CONTEXT, PROCESS, AND PLAN ORGANIZATION | 2-9
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— Chapter 4: Accessible Sharp Park - Mobility
and Parking. Addresses the Sharp Park Area’s
roadway network and circulation, pedestrian and
bicycle connectivity, transit and transportation
demand management measures, and parking
management strategies.

— Chapter 5: Attractive Sharp Park - Urban Design
and Public Space. Provides guidance for the
development of the built environment in the
Sharp Park Specific Plan Area, including street-
scape improvements and the public realm, civic
spaces, policies regarding coastal view preser-
vation, compatibility with existing development,
as well as detailed development standards and
criteria by which development will proceed.

— Chapter 6: Livable Sharp Park - Public Facili-
ties and Infrastructure. Addresses public ser-
vices and infrastructure needed to ensure public
health and safety in the Sharp Park Specific Plan
Area, including schools, library services and rec-
reational facilities. Strategies related to main-
tenance of public infrastructure such as water,
stormwater, sewer, solid waste disposal, and
energy are also described.

— Chapter 7: Resilient Sharp Park - Environmental
and Coastal Resilience. Identifies and addresses
key environmental issues that will potentially
have an impact on the design and location of
new development, including noise and hazardous
materials, air and water quality, flooding, geology
and seismicity, and conservation and protection
of biological and natural resources within the
Sharp Park Specific Plan Area. Strategies related
to coastal resilience are also described.

— Chapter 8: Attainable Sharp Park — Implementa-
tion. Outlines measures for consistency with the
General Plan and Municipal Code and provides
an infrastructure cost assessment, preliminary
financing strategies for infrastructure and public
improvements, and a phased implementation
program for the Sharp Park Specific Plan.
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3 Vibrant Sharp Park:
Land Use

The Sharp Park of the future is a place full of vibrancy
and life, where visitors, residents, and workers create
a vital and balanced ecosystem of residences, busi-
nesses, amenities, and well-loved places. The Sharp
Park Specific Plan envisions a harmonious mixed-use
coastal hub for Pacifica, oriented along a pedestrian-
oriented central “spine” along Palmetto Avenue.
To promote this vision, a land use framework and

designations shape the use and feel of Sharp Park’s
north-south corridors while preserving the charm of
its existing smaller scale residential neighborhoods.
This chapter also describes development potential
and includes policies to support new, diverse hous-
ing opportunities and continued economic vitality in
the neighborhood.
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31 EXISTING LAND USE

The Sharp Park of today presents a solid foundation
for vibrancy-enhancing changes. This section pro-
vides a context for the Sharp Park Specific Plan with
a summary of the existing land uses within the Sharp
Park Specific Plan Area.

EXISTING LAND USE PATTERN

The 104-acre Sharp Park Specific Plan Area is
comprised of a mix of land uses, with a majority
of commercial, mixed-use, and office uses located
along Sharp Park’s two main corridors, Francisco
Boulevard and Palmetto Avenue. The blocks front-
ing Palmetto Avenue are considered Sharp Park’s
main commercial core and contain a variety of small
restaurants and cafes, bookstores, personal ser-
vices, antique shops, and other uses. Eureka Square,
a large auto-oriented shopping center to the east of
Highway 1, contains a mix of retail and small offices.

A variety of public and community facilities are
located throughout Sharp Park, including Pacifica
City Hall, the decommissioned wastewater treatment
plant (currently serving as the City Council Cham-
bers), the Sharp Park Library, the Pacifica Resource
Center (PRC), and the Little Brown Church/Pacifica
Coastside Museum. Two public schools, Oceana
High School and the Ingrid B. Lacy Middle School,
and one private school at Good Shepherd Catholic
Church, are located just outside of the Sharp Park
Specific Plan Area to the north and attract families
attending swim meets and other school and sport-
ing events to the Sharp Park Specific Plan Area. The

Figure 3-1: Existing Land Use Distribution
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410-acre Sharp Park Golf Course, owned by the City
and County of San Francisco, borders the Sharp Park
Specific Plan Area to the south. Although the small
Palmetto Park is the only public park space within
the Sharp Park Specific Plan Area, the Pacifica Pier
and beach are close by.

Residential uses make up the majority of the Sharp
Park Specific Plan Area (see Table 3-1). Seaside
bungalows and smaller scale single-family homes
are found on most of the east-west streets to the
east of Palmetto Avenue. To the west of Palmetto,
multi-family and single-family homes are mixed
along the neighborhood blocks and Beach Boule-
vard. Single-family and multi-family residential uses
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