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SYNOPSIS 
 
The City of Pacifica proposes to amend Figure 7 of the Roc
which is part of the City’s Land Use Plan (LUP), to allow of
above the ground floor.  Staff recommends that the Com
Amendment as submitted and approve it if modified as
Coastal Act requirements.  The amendment was intende
development at 270 Rockaway Beach Avenue but as subm
entire Visitor Commercial land use designation within the S
blanket change to the Rockaway Beach Specific Plan has n
the City with respect to potential impacts to priority visitor-s
access.  However, if the effect of the amendment is limited
Rockaway, it can be found consistent with the Coastal.   
 
Staff Note: City of Pacifica LCP Amendment No. 1-08 was 
December 5, 2008.  Pursuant to Coastal Act Section 30517
February 5, 2009 to extend the 90-day time limit to act on t
of one year, from March 5, 2009 to March 5, 2010.   
 
_______________________________________________
 
 
1. STANDARD OF REVIEW 
 
The standard of review for proposed amendments to the C
(LUP) is the Chapter 3 policies of the Coastal Act.   
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2. STAFF RECOMMENDATION 
 
Staff recommends that the Commission, after public hearing, approve the proposed 
amendment with suggested modification.  The Commission needs to make two motions 
in order to act on this recommendation.  
 
I. Denial as Submitted 
 

MOTION:  I move that the Commission certify Land Use Plan Amendment 
No. 1-08 as submitted by the City of Pacifica. 

 
 
STAFF RECOMMENDATION TO DENY: 
 
Staff recommends a NO vote.  Following the staff recommendation will result in denial 
of the amendment as submitted and adoption of the following resolution and findings.  
The motion passes only by an affirmative vote of a majority of the appointed 
Commissioners. 
 
RESOLUTION TO DENY: 
 
The Commission hereby denies certification of the Land Use Plan Amendment No. 1-08 
as submitted by the City of Pacifica and adopts the findings set forth below on the 
grounds that the amendment does not conform with the policies of Chapter 3 of the 
Coastal Act.  Certification of the Land Use Plan amendment would not comply with the 
California Environmental Quality Act because there are feasible alternatives or 
mitigation measures which could substantially lessen any significant adverse impact 
which the Land Use Plan Amendment may have on the environment. 
 
 
II. Approval with Suggested Modifications 
 
 MOTION: I move that the Commission certify Land Use Plan Amendment 
 No. 1-08 for the City of Pacifica if it is modified as suggested in this staff 
 report. 
 
STAFF RECOMMENDATION TO CERTIFY WITH SUGGESTED MODIFICATION: 
 
Staff recommends a YES vote.  Passage of the motion will result in the certification of 
the land use plan amendment with suggested modification and adoption of the following 
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resolution and findings.  The motion to certify with suggested modifications passes only 
upon an affirmative vote of the majority of the appointed Commissioners. 
 
RESOLUTION TO CERTIFY WITH SUGGESTED MODIFICATION: 
 
The Commission hereby certifies the Land Use Plan Amendment No. 1-08 for the City 
of Pacifica if modified as suggested and adopts the findings set forth below on the 
grounds that the Land Use Plan amendment with suggested modification will meet the 
requirements of and be in conformity with the policies of Chapter 3 of the Coastal Act.  
Certification of the Land Use Plan amendment if modified as suggested complies with 
the California Environmental Quality Act because either 1) feasible mitigation measures 
and/or alternatives have been incorporated to substantially lessen any significant 
adverse effects of the plan on the environment, or 2) there are no further feasible 
alternatives or mitigation measures that would substantially lessen any significant 
adverse impacts which the Land Use Plan Amendment may have on the environment. 
 
III. Suggested Modification 
 
The Commission hereby suggests the following modification to the proposed Land Use 
Plan amendment, which is necessary to make the requisite Land Use Plan consistency 
findings.  If the City of Pacifica, by formal resolution of the Board of Supervisors, 
accepts the suggested modification within six months of Commission action (i.e., by 
March 12, 2009) the corresponding amendment will become effective upon Commission 
concurrence with the Executive Director’s finding that this acceptance has been 
properly accomplished.  The City’s proposed language is denoted in underline.  Where 
applicable, text in bold double underline format denotes text to be added.  
 
1.  Modify Amended Rockaway Beach Specific Plan, Figure 7, Land Use 
Boundaries and Parking Locations, page 13, as follows:  
 

“Allowable uses would include restaurants, motels, hotels, lodging houses and 
specialty shops associated with these uses, and office uses located entirely 
above the ground floor for the property at 270 Rockaway Beach Avenue.”  

 
 
FINDINGS AND DECLARATIONS 
 
The Commission hereby finds and declares: 
 
LCP Amendment Description 
The City of Pacifica is requesting an amendment to the Rockaway Beach Specific Plan, 
Figure 7, Land Use Boundaries and Parking Locations, page 13, to allow office uses 
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located entirely above the ground floor.  (Exhibit 1)  Specifically, in the section called 
“Description of Uses”, under “Visitor Commercial” the revised sentence would read, 
“Allowable uses would include restaurants, motels, hotels, lodging houses and specialty 
shops associated with these uses, and office uses located entirely above the 
ground floor.”  [Emphasis added.]   
 
Background 
The Rockaway Beach Specific Plan was adopted in 1986 as part of the Land Use Plan.  
The Coastal Commission certified the City's Local Coastal Program (LCP) in 1993.  The 
intent of specific plans is to serve as a bridge between the policies of an LCP and 
individual development proposals.  The City’s goal for the Rockaway Beach Specific 
Plan is “to stimulate and attract quality private investment in this area thereby improving 
the City’s economic health and tax base while strengthening the overall image and 
attractiveness of the area.”   
 
The City of Pacifica’s City Council passed Resolution No. 62-2008, submitting the LCP 
amendment to the Commission, on November 10, 2008.  As required, the resolution 
states that the City intends to carry out the LCP amendment in a manner fully in 
conformity with the provisions of the Coastal Act and LUP.  The City submitted the 
proposed LCP amendment to the Commission on November 13, 2008.   
 
LUP Policies  
As noted above, to approve the Local Coastal Program amendment, the Commission 
must find that the LCP, as amended, is consistent with the Coastal Act.  Relevant 
polices include the following: 
 
Section 30210  Access; recreational opportunities; posting  
 
In carrying out the requirement of Section 4 of Article X of the California Constitution, 
maximum access, which 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 private property owners, and natural resource areas from 
overuse.   
 
Section 30222  Private lands; priority of development purposes  
 
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.  
 
Discussion and Analysis 
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The City’s amendment adds one sentence to the Rockaway Beach Specific Plan Figure 
7, Land Use Boundaries and Parking Locations, Visitor Commercial uses:  “…and office 
uses located entirely above the ground floor.”  The other allowable uses include 
restaurants, motels, hotels, lodging houses and associated specialty shops.  The 
amendment would not change the area’s zoning, which would remain C-1/CZ – 
Neighborhood Commercial/Coastal Zone, and permits retail and office uses.  It would 
add offices as an above-ground use to the Visitor Commercial section of the Rockaway 
Beach Specific Plan area.   
 
While the amendment was intended to apply solely to the property at 270 Rockaway 
Beach Avenue, as submitted, it would apply to all property with a Visitor Commercial 
designation within the Specific Plan area.  Allowing offices uses as an above-ground 
use throughout all property designated Visitor Commercial in the Specific Plan Area 
would have the effect of encouraging commercial office development, a non-priority use, 
in a Visitor Commercial area which would potentially have a significant adverse 
cumulative impact on both public access and public parking.   
 
The applicant who is the subject of the proposed amendment commissioned a Traffic 
Impact Analysis to assess the impact of the proposed 270 Rockaway Beach Avenue 
development on traffic patterns and parking in the immediate area.  This analysis was 
peer reviewed and subsequently revised.  It concluded that the additional traffic and 
parking demand generated by the development would not have a significant adverse 
impact on area traffic.  However, the study did not look at the effect of adding 
commercial uses throughout the entire Visitor Commercial section of the Specific Plan 
area and the attendant additional traffic and parking impact.  Rockaway Beach is a 
significant public access point and protecting both traffic capacity and public parking for 
public access purposes is important.  Although there is significant public parking in the 
area, the City did not analyze the impact of adding office space, which has significant 
parking demand requirements, as an allowable use throughout the Specific Plan area. 
The proposed LUP amendment could be particularly problematic if other properties 
were developed without assessing the impact of the commercial development on public 
access and visitor serving uses.  Therefore, the amendment as submitted is not 
consistent with Coastal Act public access policies and section 30222, which prioritizes 
visitor-serving uses over general commercial development. 
 
However, the Commission can approve the amendment if suggested Modification No. 1, 
which would limit the scope of the amendment to the specific property at 270 Rockaway 
Beach Avenue (APNs 002-024-230 and 002-024-240), is adopted.  As discussed below, 
application of the proposed specific changes only at the 270 Rockaway Beach Avenue 
development site would not conflict with the Coastal Act. 
 
By limiting application of the proposed LUP amendment to 270 Rockaway Beach 
Avenue, the proposed LUP amendment would comprise infill development in a 

California Coastal Commission 
 



City of Pacifica 
Local Coastal Program Amendment 1-08 

Page 6 
  

 
 
 
 

Redevelopment Area and would replace an existing, long-vacant restaurant.  In 
conjunction with the traffic analysis conducted for the 270 Rockaway Beach Avenue site 
and the limited scope of infill development that can occur at this site, commercial 
development of the 270 Rockaway Beach Avenue site must occur pursuant to a coastal 
development permit approved consistent with all applicable policies of the certified LCP, 
thereby ensuring that the approved development would avoid potential significant 
adverse individual and cumulative impacts to coastal resources.  
 
With regard to visual resources, the City’s maximum building height is 35 feet and this 
would not change under the proposed amendment.  In addition, view corridors in the 
area are already interrupted by the existing Pacifica Motor Inn motel and the Holiday Inn 
Express motel, which abut the site and both of which are higher than 35 feet pursuant to 
approved variances.  Coastal views from Highway 1 would not be blocked.   
 
As modified, the Commission finds that the proposed LCP Amendment No. 1-08 is 
consistent with the public access and visitor serving policies of the Coastal Act. 
 
Consistency with the California Environmental Quality Act (CEQA)
 
Section 21080.9 of the California Public Resources Code – within the California 
Environmental Quality Act (CEQA) – exempts local government from the requirement of 
preparing an environmental impact report (EIR) in connection with its activities and 
approvals necessary for the preparation and adoption of a local coastal program.  
Instead, the CEQA responsibilities are assigned to the Coastal Commission and the 
Commission's LCP review and approval program has been found by the Resources 
Agency to be functionally equivalent to the EIR process.  Thus, under CEQA Section 
21080.5, the Commission is relieved of the responsibility to prepare an EIR for each 
LCP.  
 
Nevertheless, the Commission is required, in approving an LCP submittal, or, as in this 
case, an LCP amendment submittal, to find that the approval of the proposed IP, as 
amended, does conform with CEQA provisions, including the requirement in CEQA 
section 21080.5(d)(2)(A) that the amended IP will not be approved or adopted as 
proposed if there are feasible alternative or feasible mitigation measures available 
which would substantially lessen any significant adverse impact which the activity may 
have on the environment.  14 C.C.R. §§ 13542(a), 13540(f), and 13555(b).  
 
This staff report has discussed the relevant coastal resource issues with the proposal.  
All public comments received to date have been addressed in the findings above.  The 
above findings regarding consistency of the proposed Land Use plan amendment with 
the Coastal Act are incorporated herein in their entirety by reference.  
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As such, there are neither additional feasible alternatives nor feasible mitigation 
measures available which would substantially lessen any significant adverse 
environmental effects which approval of the amendment would have on the environment 
within the meaning of CEQA.  Thus the proposed amendment will not result in any 
significant environmental effects for which feasible mitigation measures have not been 
employed consistent with CEQA Section 21080.5(d)(2)(A).  
 
Exhibits: 
 
Exhibit 1 – Revised Rockaway Beach Specific Plan, Figure 7, Land Use Boundaries and 
Parking Locations, page 13.  
 
Exhibit 2 – City of Pacifica Resolution No. 62-2008   
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