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A postcard from Pacifica



Hi all!

In late last night, 
up early this 
morningé 



Grabbed some coffee 
at this bakery

right on Palmetto



Then hit  
the beach 
for a little 
stroll



Weõre staying 
at a great B & B  
overlooking the ocean



(andéyeséthe fog)



Iõm really impressed 
with how lively the main 

street has become





Some of whom 
seem more 
interested in 
playing outside 
than reading 
inside



Grandparents like it too.
(We met dad there.)



Mom and dadõs place is 
just around the corner.

But youõd never know it. Feels 
like a million miles away. 



Dad read Sarah to sleepé



Which allowed     us to enjoy an afternoon drink  



Iõll be back in touch when I get another chance!
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Beach Boulevard: Principles

Strengthen 
the 

Connection 
to the 

Waterfront

Revitalize 
the 

Palmetto 
Ave. Main 

Street 

Reinforce 
the Sense 
of Place

Add people 
places and 

public 
spaces

Expect 
High 

Quality 
Design 
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Beach Boulevard: Principles

Emphasize 
Environmentally 

Responsible 
Design

Create 
Small 

Wonders

Recognize 
the Value 

of 
Flexibility

Attract 
Locals and 

Tourists 

Balance 
Optimism 

and 
Realism



Presentation Overview
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Presentation Overview

Å A postcard from Pacifica

Å Recommended site plan 

and strategy 

Å Economic context

Å Fiscal impacts

Å Looking ahead 



Whole brain 

approach



Site Plans 
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Palmetto Avenue

Å Integrate with planned 

Palmetto improvements

Å Delay adjacent build out 

pending developer selection

Å Connect across Palmetto 
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Pacific Avenue

Å Pedestrian-

oriented street

Å Paving, 

landscaping 

show ped

priority 

Å Vehicles travel 

slow
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Plazas/Active Corners

Å Public art

Å Seating

Å Unique place 

making elements
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Design Inspiration: Local Cues

An urban village é a unique beachfront community
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Stakeholder Interviews: Key Takeaways

Å Preserve and enhance history

Å Revitalize Palmetto

Å Connect to Hilton Way site

ÅMust benefit the City 

fiscally (tax revenue) and 

economically (local businesses)

ÅMaintain the 

neighborhood scale  

ÅMake it somewhere special 



Library
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Pacifica Library

ñThe library is an anchor store that 

wonôt go out of business no matter 

how bad the economy gets. 

In fact, the worse it gets, the more 

traffic we see.ò 

James LaRue, 

Douglas County Libraries, CO
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Pacifica Library

Å 25 to 50 percent of library users 

combine library visits with nearby 

shopping.  

Å On average, library visitors spend 

$25 more at stops on the way to 

or from the library that they would 

not have otherwise spent.

Å Young people continue to use 

libraries.

Å Attendance jumps of 100% 

possible with new facility.

Source: Urban Libraries Council, Denver, Seattle, 

Pennsylvania, and Wisconsin Library Systems.
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The Libraryôs Role

Community 

Gathering Places
Town Hall Community 

Meeting Facilities 
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Pacifica Library

Å Mutually beneficial, 

not mutually dependent

Å 35,000+ sf on two floors

Å Multipurpose meeting rooms

Å Small retail space at NE corner

Å Parking below, surface, 

and on-street



Waterfront Restaurant and Retail 



Waterfront Restaurant and Retail 
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Restaurant: Real Estate Fundamentals

Å Special View or Attraction

Å Proximity to Other Retailers 

and Restaurants

Å Good Visibility

Å Good Accessibility

Å Unlike retail, great food, 

ambiance, and service can 

overcome a marginal location

Å Parking 
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Restaurants: Leakage

Pacifica Retail Leakage, 2009

Demand Supply

Food and Drink
Source: Pacifica General Plan, Retail Market Assessment.

$0

$40M

$80M
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Restaurants: Place Making
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Retailôs Role

Å In mixed-use, retail is a 

small part of the overall 

investment.

Å Retail builds sense of 

place, personality, & street 

scene.

Å Illusion is often sufficient 

(liner stores).
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Retail Quality, not Quantity

Coffee shop

2,500 square feet

Big box

80,000+ square feet
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Retail

Å Approximately 2,000 square feet

Å Potential tenants: 

Deli, art gallery, coffee shop, 

gift shop

ÅOther elements will generate the 

bulk of foot trafficðlibrary, 

restaurant, hotel.
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Nearby Retail

ÁHistoric ñmain streetò scale 

and character

ÁNumerous vacant and 

underutilized properties
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Retail Strategies

Å District-wide marketing

Å Emphasize the unique, 

local, and historic

Å Façade Improvement 

Grants/Loans

Å Tenant and improve existing 

spaces are tenants

Å Continue to emphasize festivals

Å Encourage business association 

Å Streetscape improvements

Å Signage, flower 

Palmetto retail.


