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.. -
- CALI~RNI~ COASTAL COMMI~N 

CENTRAL COAST DISTRICT vll' 
701 OCEAN STREET, ROOM 310 
SANTA CRUZ, CA 95060 
(408) 426-7390 ATSS: 8-529-2304 

Mr. Rick Angrisani 
TILlSON, BLISS & ASSOCIATES 
525 .r.ti.ddlefield Road 
Suite 110 
M:mlo Park, CA 94025 

• 
August 9, 1983 

I 

I' 
.l' 

/ " 
AMENDMENT; TCf' PERMIT 

' ./·~~ 

Dear Applicant: 

Permit Number 3-82-228 issued to DANPAC INVES'll!JENTS c/o R. Angrisani 

has been amended to include the following change: to allow grading 

· (rerroval & replacement· of fill) , installation of stonn drain improvements 

and associated cliff reconstruction in accordance with the recommendations 

contained in the "Geotechnical ·"Investigation" prepared for the site. 

This amendment was determined by the Executive Director to be immaterial, 

was duly noticed, and no objections were received. 

This amendment will become effective upon return of a signed copy of this 

form to the Distric-t office. Please note that the remaining conditions are 

still in effec·t. 

s:/.r7,~. 
~:fl/.~=~her ~ Executive Director 

I have read and understand the above amendment 

its conditions and the remaining conditions 

______________ ......_ __________________ _ 
Coast 18: 7/81 
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'". ~e of California, Edmund G .• n Jr., Governor • California Coastal Commission 
Central Coast District 

COPY 
Page 1 of_2 __ 

701 Ocean Street, Room 310 
Santa Cruz, California 95060 
(408) 426-7390 

COASTAL DEVELOPMENT PERMIT 

NO. 3-82-228 . 

On December 17, 1982 , the California Coastal Commission ------------------------
granted to DANPAC INVESTMENTS 

-----------------------------------------------------
this permit for the development described below, subject to 
the attached Standard and Special Conditions. 

Construct 19 condaninium units, garages, drivev.1ays, and 
street improvements. 

ISS F ~ CALIFORNIA <XJASTAL <XM!ISSION BY: 

cutive irector 

a~u)c:tAd( V\ . 
EDWARD Y. BROWN, District Director 

ACKNOWLEDGEMENT: 

The undersigned permittee 
and agrees to abide by a.LJLf~~rtS 

PERMITTEE 
· ._, 1:1 l .... l""t-S • r' C .: Al.lli iJi~ t.,;., 

TURNED 1f0 n~E ;~J;,:!l\.N\~~~;~1~\1 CrfH::E 

/::2-...?/-c.fd -tf. 
Date Prepared By 
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Page 2 of 2 ---

COASTAL DEVELOPMENT PERMIT NO. 

3-82-228 
PERJ.'1IT NO. 

1. Notice of Receiot and Ackno.vledae.rnent. The permit is not valid and 
constrt1ction shall not com:nence until a copy of the permit, signed 
by the permittee or aut.J.:lorized agent, ackncwledging receipt of the 
per:mi t and acceptance of the terms and concli tions, is ret1..1I11ed to 
the Commission office. 

2. ExPiration. If construction has not carmenced, the pe:::mit will e.x
pire two years from the date on whic.l-:1 the Cormnission voted on the 
application. Construction shall be pursued in a diligent rr.anner 
and ccrnpleted in a reasonable period of tirre. Application for e.x
tension of t.l-:le permit must be made prior to t.J.:le expiration date. 

3. Canoliance. All construction rrrust occur in strict compliance with the 
proposal as set forth in the application for pe:r:mit, subject to any 
special conditions set forth below. Any deviation from the approved 
plans must be revie:wed and approved by the staff ar.d IT'.3.Y reqci..::::G Com
mission approval. 

4. Interoretation. Any questions of intent or interpretation of any con
dition will be resolved by the Executive Director or the Ccromission. 

5. Insoections. The Canmi.ssion staff shall be allo.ved to inspect the site 
and the development during construction, subject to 24-hour advance 
notice. 

6. Assianment. The penni t may be assigned to any qualified person, provided 
assignee files with the Canmission an affidavit accepting all terms and 
conditions of t.J.:le permit. 

7 • Ta."!T's and Conditions Rlm with the land. These ter:ns and conditions shall 
be per"~tl.lal, and it is the intention of t.~e Corrrn.ission and the p='....rmi t
tee to bind all future owners a.I".d possessors of t.J.:le subject property to 
the tenns and conditions. 

SPECIAL CONDITIONS: 

(see reverse) 

2-20-0221 
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• 
Soecial Conditions 

l. PRIOR 'TO ISSUANCE of the permit, permittee shall sul::mit the following 
for the Executive Director review and approval: 

A. Finil.l site plans and elevations. All structures shall re relow the 
line of sight as viewed fran three feet al::ove Palmetto Avenue. Additional 
grading in accordance with the approved fotm:lation plans, m:i!ifications of 
rooflines and a reduction in building heights are acceptable measures to 
protect the cx::ean views from the street. It shall re the resp::msibility 
of the cermittee to ensure that the entire cx::ean view within the view corridor 
is preserved •. Any modification shall require prior Commission review and 
approval. 

B. Final construction plans including final engineered foundation plans, 
(w::lrking drawings}. The final foundation plans shall re reviewed and approved 
by the Coastal Commission Tecr.nical Services Division in conjunction with 
the California Division of Hines and Geology. 

2. PRIOR 'TO ISSUA.l\lCE of the r:ermit, the Executive Director shall certify in 
writing that the following condition has been satisfied. The pe-rmittee 
shall execute and record a document, in a form and content approved in 
writing by the Executive Director of the Comnission, irrevocably offering 
to dedicate to a public agency or a private asscx::iation .approved by the 
Executive Director, an easement for public access and recreational use along 
the shcreline. Such easement shall exten::l the width of the prcperty · 
parallel to the shoreline frcrn the base of the bluff to the mean high tide 
line. The inland e:-<:tent of the easeF.ent shall re affixed in a meets and 
bounds descnption fran surveyed rronuments. Such easement shall re recorded 
free of prior lines except for tax liens and free of prior encumbrances which 
the Executive Director determines may effect the interest being conveyed. 

Pursuant to Public Resources COde Section 30212, any public agency accepting 
such dedication may limit use of areas and activities consistent with public 
safety. The offer shall run with the lard in favor of the People of the 
State of California binding successors and assigns of the permittee or 
landowner. The offer to dedicate shall be irrevocable for a I;eriod of 21 
years, such J::eriod running frcrn the date of recording. 

3. Permittee shall, by accepting the terms and conditions of the permit, 
agree that issuance of the permit and completion of the authorized'developo
Irent shall not prejudice any subsequent assertation of public rights, e.g. 
prescriptive rights, public trust, etc. 

-.. 
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':1. 

T. e 
t~Rfk2~NeBA~~Afit~TRIE~rssroN 
701 OCEAN STREET, ROOM 310 
SANTA CRUZ, CA 95060 
(408) 426-7390 ATSS: 8-529-2304 

FILED: lQ/1 /82 
49th DAY: 11119./82 180 day· 4/1/83 

STAFF REPORI' :-::"J~l..f:/:-1-:1 5~/~8~2 ____ _ 
HEARING DATE: 12,41.~1/~8::..:·2=------

STAFF: .I S:beel e/deh 
j 

49 DAY WAIVER SIGNED: 11/5/82 

STAFF REPORT: CONSENT CALENl)AR 

PEUJECT DESCRIPTION 

APPLICANT: Danpac Investnents 

PE~ N0:~3~-~8~2-~2~2~8~--------------------------------------

PEUJECT I.DCATION: Palmetto Avenue. north Qf ESJ2lanade. Pacifica. San 
Mateo Co., APN 009-023-030 

PROJECT DESCRIPI'ICN: Construct 19 cQildom.johJID Jmjts, garages, driveways, 
and street improvements. 

Gross: 3.5 acres 
wr AREA: Net : 2. 2 acres ZONING: Multiple Family Residential 

BLOO.COVERAGE:l6,095 sq. ft. PI...AN D'ESIGIATION: Certified LUP: lDw 
Density Resident1al 3 9 du/ac 

PAVEMENT COVERAGE: 14,740 sq. ft. PROJECT DENSITY: 8. 7 du/ac {net) 

LANDSCAPE COVERAGE: 63,255 sq. ft. HEIGHT ABV.FIN.GRADE:---:3::.;:5:.....'----

LOCAL APPROVALS RECEIVED: Permit for Site Develqgnent, Use Permit arrl 
Tentative Map approval. CEO.A - Environmental 

Impact Report - certified 12/7/81. 

PRIOR 'IO ISSUANCE CONDITICNS #1 A & B, #2 

Coast 32: 7/29/81 
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e 
3-82-228 DANPAC INVESTMENTS Page bNo 

STAFF REXX>MMENDATION' 

The reccm:nends that the Comnission adopt the following Resolution: 

Approval with Cond.itions 

The Corrmission hereby grants, subject to the cond.itions below, a :p:mnit for 
the prop::>sed develop:rent on the grounds that the developnent, as cond.itioned 
will be in conformity with the provisions of Chapter 3 of the California 
Coastal Act of 1976, will not prejudice the ability of 
the local goverrm.:mt having jurisdiction over the area to prepare a !.Deal 
Coastal Program conforming to the provisions of Chapter 3 of the Coastal 
Act, is located between the sea and first public road nearest the shoreline 
and is in conformance with the public access and public recreation p::>licies 
of Chapter 3 of the Coastal Act, and will not have any significant adverse 
impacts on the environment within the meaning of the California Environmental 
Quality Act. 

REXX>MMENDED CONDITIONS 

~ial Cond.itions 

1. PRIOR 'IO ISSUANCE of the permit, pennittee shall sul::rirl.t the following 
for the Executive Director review and approval: 

A. Final plans and elevations. All structures shall be below the 
-""-;·-~----line of sight as viewed from three feet al:::ove Pabnetto Avenue. Additional 

J1 ~~r:'J _ 1 grading in accordance with the approved foundation plans, m::xlifications of 
v ~rfJ . f1V roof lines and a reduction in building heights are acceptable measures to 

¥ protect the ocean views from the street. It shall be the resp::>nsibili ty 
':~" of the pennittee to ensure that the entire ocean view within the view corridor 
)1- is preserved. Any modification shall require prior Corrmission review and 

approval. 

B. Final construction plans including final engineered foundation plans, 
(\\Qrking drawings). The final foundation plans shall be reviewed and approved 
by the Coastal Commission Technical Services Division in conjunction with 
the California Division of Mines and Geology. 

2. PRIOR 'IO ISSUANCE of the :p:mnit, the Executive Director shall certify in 
writing that the following condition has been satisfied. The penni ttee 
shall execute and record a document, in a fom and content approved in 
writing by the Executive Director of the Comnission, irrevocably offering 
to dedicate to a public agency or a private association ~ar:proved by the 
Executive Director, an easement for public access and recreational use along 
the shoreline. Such easement shall extend the width of the prq:>erty 
parallel to the shoreline from the base of the bluff to the mean high tide 
line. The inland extent of the easerrent shall be affixed in a meets and. 
bounds description from surveyed rronuments. Such easement shall be recorded 
free of prior lines except for tax liens and free of prior encumbrances which 
the Executive Director determines may effect the interest being conveyed. 

2-20-0221 
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3-82-228 DANPAC INVESTMENTS Page three 

Pursuant to Public Resources Code Section 30212, any public agency accepting 
such dedication may limit use of areas and activities consistent with public 
safety. The offer shall run with the land in favor of the People of the 
State of California binding successors and assigns of the permittee or 
landowner. The offer to dedicate shall be irrevocable for a period of 21 
years, such period running from the date of recording. 

3. Permittee shall, by accepting the tenns and conditions of the permit, 
agree that issuance of the pemit and canpletion of the authorized develop
ment shall not prejudice any subsequent assertation of public rights, e.g. 
prescriptive rights, public trust, etc. 

FINDINGS & DECLARATIONS 

The Comnission finds and declares as follows: 

PROJEC!' 1. The proposed develop:rent consists of the construction of 19 condominium 
DESCRIPTION units, garages driveways and street improva:nents on the west side of 

Palmetto Avenue, north of Esplanade, in the City of Pacifica. The units 
are ~ and three stories clustered into four groups. Forty ... three parking 
spaces are proposed; thri ty-one of those spaces will be covered. Access 

SCENIC 
RESOURCES 
30251 

to the site will be provided by a 20-foot·wide driveway. 

The site is located in the West Esplanade neighborhood of Pacifica, between 
Palmetto Avenue and the ocean. The site is a vacant lot on a bluff above 
the ocean. The site slopes down from the street toward the south and west. 
Vegetation on the site consists of introduced species of ice plant, pan:pas 
grass and Sea-fig, with cypress and pine trees bordering the site to the 
north. The trees will be preserved. 

Surrounding developrent consists high-density residential to the south, 
a single-family residence and to the north, the ocean to the -west andHighway 
1 to the east. 

2. Section 30251 of the Coastal Act requires that the scenic and visual 
qualities of coastal areas be protected and that permitted developnent 
be sited and designed to protect views to and along the ocean. 

The Pacifica Land Use Plan (LUP) policies require that views of the coast 
from public roadways be protected by limiting the height and the mass of 
permitted structures as well as clustering structures to be unobtrusive 
and visually compatible with landforms. 

An ocean view is available fran Palmetto Avenue along rrost of the site; 
fran the soutern end, to the benn at the northern end. (See Exhibits 2, 3 & 4}. 
As proposed the develor:rnent will block the views to the ocean. The applicant 
has submitted a revised site plan which indicates additional grading to 
lowered the height of the structures and has agreed to reduce the three 
story structures in the view corridor to ~ stories and modify rooflines to 
reduce the visual impacts and preserve ocean views. The project can only 

~---·-----------------------
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3-82-228 DANPAC INVES'Jl1ENTS Page four 

be found consistent with Coastal Act and LUP visual resource r:olicies _of 
the views from Palmetto Avenue to the ocean are preserved. 

As conditioned, tO require that the pror:osed developnent be located below the 
line of-sight as viewed along Palmetto Avenue, the project is consistent with 
Section 30251 of the Coastal Act. --

------------------
3. Section 30253 of the Coastal Act states i in part, that new developnent 
shall minimize risks to life and property in areas of high geologic hazard 
and shall rot contribute significantly to erosion or geologic instability. 

An Engineering Geologic Investigation has been· prepared for the site by 
Berlogar, lang & Associates. The rer:ort concludes that it is feasible 
to develop the site as pror:osed providing the reccrcmendations of this 
rer:ort and a soils engineering rer:ort are followed. The geological items 
necesE=itatir.g special consideration are the r:otential for strong gro_und_~:--····------·-·~ 
shaking fran the nearbY San Andreas fault, the ron-eil.gineered fill on 
southwestern r:ortion of the site, the site's coastal r:osi tion and on-
going erosion and the r:ossibility of seismically induced landsliding. The 
geology rer:ort indicates the bluff is undergoing erosion rates of 2 feet 
or :rrore per year. The rer:ort recorrmends a setback 2: 1 (horizontal to 
vertical) slope fran the top of the bluff as shown on the sul:mitted plans. 

The geologic rer:ort is currently being reviewed by the Coastal Comnission 
Technical Services Division and the california Division of Mines and Geology. 
Their comments have not yet been received. It is appropriate to receive 
such comments from the Technical Services Division prior to issuance of 
the -coastal permit to ensure that the intent, of the Coastal Act, geologic 
hazards r:olicies are fulfilled. 

Therefore, the developnent as conditioned to provide for review and approval 
of the final construction/foundation plans, is consistent with Section 
30253 (1) and (2) of the Coastal Act. 

PUBLIC 4.· Coastal Act r:olicy 30211 states in part, develop:nent shall not interfere 
ACCESS with the public's right of access to the sea where acquired through use, and 
30211/30212 Section 30212 requires that public access from the nearest public roadway to 

the shoreline and along the coast shall be provided in new developnent pro
jects. 

Conditions of the City's approval require a public access easement, a lateral 
accessway along the bluff top with vertical access from Palmetto Avenue and 
fencing and signing. No vertical access was required to the beach, which 
lies at the base of the ±80' bluffs on the site because it could rot, be 
safely provided (See Exhibit 5, LUP Access .f-1ap/Policies). Local conditions 
did not address the sandy beach area between the base of the bluff and the 
:rrean high tide line. Coastal Act r:olicies require that new develor:rnent not 
interfere with the public's right access to the sea. It is therefore 
appropriate to require an offer of dedication of an easement for public 
access and recreational use along the shoreline to ensure that the intent 
of the Coastal Act public access r:olicies are fulfilled. 

2-20-0221 
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3-82-228 DANPAC INVES'IMENTS Page five 

As condi tionerl, the prop:>sed. developnent is consistent with Sections 
30211 and 30212 of the Coastal Act. 

5. An Environmental Impact Report for the prop:>sed. developnent -was certified. 
on December 7, 1981. As conditioned. by the City of Pacifica and by this 
approval, no adverse impacts on the environment within the meaning of 
the California Environmental Quality Act are anticipated.. 

The Iand Use Plan (LUP) for the City of Pacifica has been certified. by 
the Ccmnission and has been adopted. by the City. The City has recently 
ass'l.ID'Ied. coastal pennit authority pursuant to the "Hannigan" amendments 
to the Coastal Act. Under the tenns of LUP local coastal pennits, the 
Coastal Carmission retains jurisdiction for projects, like this one, 
that are located. between the first through public road and the sea. (Section 
30600.5 (b)). As conditioned., the prop:>serl developnent is consistent with 
public access and public recreation p:>licies contained. in the LUP and 
Chapter 3 the Coastal Act. 

The LUP designates the site as low density residential, 3-9 du/acre 
because of the erosion and geologicstabilityproblems associated. with 
this area. The prop:>sed. density, 8. 7 du/acre (net) 1 is consistent with 
this designation. 

As condi toned. by the this permit and by the City 1 the prop:> sed. developnent is 
consistent with the p:>licies contained. in Chapter 3 of the Coastal Act 
and with certified LUP p:>licies and will not prejudice the City's implementation 
of the LUP. 
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EXH 181 T·A 

ST.ANJ::llUm a::NDITICNS : 

l. Notice of Receipt and Ac:kncw~t. 1!le pemit is not valid and 
devel.oJ;mant shall not CCIIIll!nC8 tmtil a CO['.Y of the pemit, signed by the 
pemittee or-authorized agent, ac::kncwledg'inq receipt of the pemit and 
ac:cepta.nce of the tenns and c:ocaitials, is :::etuJ::ned to the ccmnission 
office. 

2. Expiratim. If deve"~t has not d:l"telCed, ·the pcmi.t will ~ 
pire two years fran the date on which the carmi ssion voted on the applic
atim. Develq;ment shall be pursued in a diligent manner and ~leted 
in a reasa'lable pericrl of.- time. Applicatia1 for extensial of the permit 
nust be made prior to the expiratim date • 

.. 3. ~ance. All developnent IlllSt occur in strict~ with·.---·~
the p ~ as set fc::rrt:h in the applic:at.ial for per.mi. t, St:bject to any 
speci a J caxlitialS set forth belcw. Aey deviation fran the approved plans 
nust be :reviewed and approved by the staff and ma:y require carmission 
approval. 

4. In:JrEetatial. Aey questiCDS of intent or interpretation of any c:on-
di tial w~ resolved by the Execut.i ve Director or the ccmnissim. 

5. Inspect:i.a:s. The CCII:missia'l staff shall be allCJWed to inspect the 
site and the developrent d:urinq ccnstructia1, subject to 24-hour advance 
notice. 

6. Assi~ .. The pe:cnit may be assigned to any qnaJ i fied persa1, pro
vided ass~gnee files with the ccmnissicn an affidavit accepting all tems 
and ccn:iitions of the permit. 

7. TeJ:ms and COnditions R1m with the !.and. 'lbese teJ:ms and calditions 
shall be perpetual, and it is the mtenti.on of the ccmnission and the per
mittee to bind all future owners and J:X'SSessors of me subject property 
to the teJ:ms and ccn:ii tions. 

-;. 

E.XHIBIT NO. A 

APPLICATION NO. 

~- !)-);).! ';;~ T/ul. , 

Standard Conditions 

-
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. , 2. WEST FAIRMONT FORaNE 

Location: Blu~top west of Palmetto 
north of Dollar Radio 
Station. 

••• ... . . . . . 

Ownership: Private. 

Beach Use: Isolated beach experience, 
jogging, walking, surf fish
ing, swimming. 

Topography, Natural Environment: Exposed 
sandy beach backed by high 
coastal bluffs (about 100 
feet) of unconsolidated 
deposits overlain with 
dune deposits. Vegetative 
habitat Foredune and North 

::.-:. 

Coast Bluff Scrub (human trampling increases erosion). Bluff 
subject to high erosion hazard (average one to three feet per 
year) and landsliding. 

P•Jbl1c Safety: Emergency access difficult, isolated, low to moderate hazard 
to user. 

£t1stino Access: Informal pathway established over the years is very steep and 
difficult; no improvements; primary users are from adjacent 
neighborhood; no signing. Use causing disfiguring erosion, 
users unregulated from scrambling and climbing on adjacent bluff 
area. 

t•'\~ing Parking: Available on street. 

Very low density residential subject to findings of geotechnical 
and biological investigation, hazard setback and requirement for 
providing developed public access. Area not comoetitive with 
other existing and proposed visitor-destination areas. (See 
Land Use Plan, West Fairmont Neighborhood). . . 

. ::1 .;;otOrwiY Access: Palmetto Avenue. 

Local bus service along Palmetto. 

------'~.:~e~~~\: County/inter-City bicycle trail system and City north-south 
~edestrian/bicycle path parallels Palmetto. The County Ridgeline 
.rail also follows this route. 

Recommendations: (1) Beach access should be developed in a combination of 
stairs and trails designed to restrict users to the develop~d 
access, discouraging scrambling on. the moderately sensitive 
bluff-face. Geotechnical and biological studies should precede 
designating the precise access site. Erosion potential should 
be a factor in siting and designing the access. 

(2) Location of the access should be clearly designated by 

EXHIBIT NO. 5 
a sign on Palmetto and designed to reduce or minimize conflict 
between the residents and public using the access. 

LIJP 
({~ Cal;tornia Constat Commission 

(3) The access should be provided by the developer of the 
bluff-top area and should be open to the public but owned and 
maintained by the development. 

(4) Adequate off-street parking should be provided for the 
residents in the new development, so that beach users can 

n- r s ac • 
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CALIFORNIA COASTAL COMMISSION 
CENTRAL COAST AREA 
701 OCEAN STREET. ROOM 310 
SANTA CRUZ. CA 95060 
(408) 426-7390 8-525-4863 

FILED: 
49TH DAY: 
180TH DAY: 
STAFF REPORT: 
HEARING DATE: 
STAFF: 
DOCUMENT NO. : 

08/19/85 
09/27/85 
02/07/86 
08/16/85 
08/29/85 
J. Sheele/cm- (SC) 
0137P 

CONSENT CALENDAR 

STAFF REPORT 

PROJECT INFORMATION 

APPLICANT: Constar. Inc. 

APPLICATION NUMBER: 3-85-156 

PROJECT LOCATION: 200 Palmetto Avenue. City of Pacifica. 
San Mateo County 

PROJECT DESCRIPTION: A 13-unit condominium project. including garages. 
driveways. street improvements. and a land 
division of a 3.46-acre parcel into two lots 
(3.14 and .32 acres) 

ASSESSOR 1 S PARCEL NUMBER(S): 009-023-080 

LOT AREA: Parcel A - 3.16 acres 
Parcel B - 0.32 acres 

BUILDING COVERAGE: 12.420 sq. ft. 

PAVEMENT COVERAGE: 12,020 sq. ft. 

ZONING: Multiple Family Residential 

LCP JURISDICTION: City of Pacifica 

PLAN DESIGNATION: Low Density 
Residential. 3-9 d.u./acre 

LANDSCAPE COVERAGE: 49.300 sq. ft. PROJECT DENSITY: 6 du/acre 

HEIGHT ABV. FIN. GRADE: 35 feet 

LOCAL APPROVALS RECEIVED: Permit for Site Development. Use Permit. 
Tentative Map approval and Building Permits. 
CEQA - Environmental Impact Report -
certified 12/7/81. 

SUBSTANTIVE FILE DOCUMENTS: 3-82-228 Danpac Investments. 
City of Pacifica Land Use Plan 

PTT: None 

2-20-0221 
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3-8S-1S6 CONSTAR. INC. Page 2 

STAFF RECOMMENDATION 

The Staff recommends that the Commission adopt the following 
Resolution: 

Approval with Conditions 

The Commission hereby grants. subject to the conditions below. a 
permit for the proposed development on the grounds that the 
development. as conditioned. will be in conformity with the 
provisions of Chapter 3 of the California Coastal Act of 1976, will 
not prejudice the ability of the local government having 
jurisdiction over the area to prepare a Local Coastal Program 
conforming to the provisions of Chapter 3 of the Coastal Act. is 
located between the sea and first public road nearest the shoreline 
and is in conformance with the public access and public recreation 
policies of Chapter 3 of the Coastal Act. and will not have any 
significant adverse impacts on the environment within the meaning of 
the California Environmental Quality Act. 

RECOMMENDED CONDITIONS 

Standard Conditions 

See Exhibit A. 

Special Conditions 

1. Within 30 days of the approval of this permit. the permittee 
shall submit for the Executive Director's review and approval 
the proposed final map showing the revised vertical public 
access easement along the northern property line from Palmetto 
Avenue connecting to the lateral accessway along the bluff top 
and the vertical accessway back to Palmetto Avenue. The access 
easement shall also include provisions for connections to the 
lateral accessway from the subject property to the south 
adjacent property. 

Approval by the City Planning Department shall accompany the 
submittal. 

2. All structures shall be below the line-of-sight as viewed from 
three feet above Palmetto Avenue as proposed. It shall be the 
responsibility of the permittee to ensure that the entire ocean 
view within the view corridor is preserved. Any modification 
shall require prior Commission review and approval. 

3. Permittee shall. by accepting the terms and conditions of the 
permit. agree that issuance of the permit and completion of the 
authorized development shall not prejudice any subsequent 
assertation of public rights. e.g .• prescriptive rights. public 
trust. etc. 

• 

• 

• 
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3-85-156 CONSTAR, INC. Page 3 

FINDINGS & DECLARATIONS 

Project Description & History 

1. The proposed development consists of the construction of a 
13-unit condominium project. garages. driveways and street 
improvements and the land division of a 3.46 acre parcel into 
two parcels of 3.14 acres (condominium project site) and 
.32-acre (vacant lot). The subject property is located at 200 
Palmetto Avenue in the City of Pacifica. The site is located in 
the West Esplanade neighborhood of Pacifica. between Palmetto 
Avenue and the ocean. The units are two and three stories 
clustered into three groups. Thirty parking spaces are 
proposed; twenty-two of those spaces will be covered. Three 
one-story parking garages are proposed. 

The site is a vacant lot on a bluff above the ocean. The site 
slopes down from the street toward the south and west. 
Vegetation on the site consists of introduced species of ice 
plant. pampas grass and Sea fig. with cypress and pine trees 
bordering the site to the north. The trees will be preserved. 
Surrounding development consists of high-density residential to 
the south. a single-family residence to the north, the ocean to 
the west and Highway 1 to the east. 

A 19-unit condominium project was approved on this site by the 
Commission in December. 1982, (3-82-228 Danpac Investments). 
Conditions of approval were fulfilled and the coastal permit was 
issued. In August. 1983, the permit was amended to allow 
grading, installation of storm drain improvements and associated 
cliff construction in accordance with the recommendations 
contained in the "Geotechnical Investigation" prepared for the 
site. 

The applicant acquired the property upon foreclosure. Local 
approvals were transmitted at that time. but Coastal Commission 
approval was not. Subsequently, the applicant was unable to 
meet the legal requirements for the coastal permit transfer 
process. Thus. the applicant has applied for a new coastal 
permit. 

The project is substantially the same. except for the reduction 
of one six-unit building and associated parking and the proposed 
land division. Construction is underway in accord with the 
previously approved permit. Building locations. (except for the 
deletion of "Building A") and elevations remain unchanged. The 
applicant proposes to subdivide the property and not construct 
"Building A". a three-story. six-unit building. on proposed 
Parcel B •. 32-acre in size. The plan is to sell the parcel to 
the adjacent property owner to the north. 

The public pathway easement is proposed to be relocated to the 
newly created north and northwest boundary lines of Parcel A. 
As conditioned. lateral access is consistent with the previo~s 
project approval, (see finding No. 4, Public Access). 

2-20-0221 
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3-85-156 CONSTAR. INC. Page 4 

Scenic Resources 

2. Section 30251 of the Coastal Act requires that the scenic and 
visual qualities of coastal areas to be protected and that 
permitted development be sited and designed to protect views to 
and along the ocean. 

The Pacifica Land Use Plan (LUP) policies require that views of 
the coast from public roadways be protected by limiting the 
height and the mass of permitted structures as well as 
clustering structures to be unobtrusive and visually compatible 
with landforms. 

An ocean view is available from Palmetto Avenue along most of 
the site: from the southern end. to the berm at the northern 
end. Conditions of the original project approval (Coastal 
Permit 3-82-228) required that all structures be below the 
line-of-sight as viewed from three feet above Palmetto Avenue 
and that it was the responsibility of the permittee to ensure 
that the entire ocean view within the view corridor is 
preserved. The project is under construction in accord with the 
previously approved plans and the applicant•s representative has 
indicated compliance with the conditions to protect the ocean 
view. The project can only be found consistent with Coastal Act 
and LUP visual resource policies if the views from Palmetto 
Avenue to the ocean are preserved. 

As conditioned. to ensure that the entire ocean view within the 
view corridor is preserved. the project is consistent with 
Section 30251 of the Coastal Act and LUP visual resource 
policies. 

Geologic Hazards 

3. Section 30253 of the coastal Act states. in part. that new 
development shall minimize risks to life and property in areas 
of high geologic instability. 

An engineering Geologic Investigation has been prepared for the 
site by Berlogar. Lang & Associates. The report concludes that 
it is feasible to develop the site as proposed providing the 
recommendations of this report and a soils engineering report 
are followed. The geological items necessitating special 
consideration are the potential for strong ground shaking from 
the nearby San Andreas fault. the non-engineered fill on the 
southwestern portion of the site. the site•s coastal position 
and ongoing erosion and the possibility of seismically induced 
landsliding. The geology report indicates the bluff is 
undergoing erosion rates of 2 feet or more per year. The report 
recommends a setback of 2:1 (horizontal to vertical) slope from 
the top of the bluff as shown on the submitted plans. 

• 

• 

• 
2-20-0221 
Exhibit 4 

Page 20 of 35



• 

• 

• 

3-85-156 CONSTAR. INC. Page 5 

Conditions of the original approval required review of the 
geologic report by the Coastal Commission Technical Services 
Division and the California Division of Mines & Geology. This 
review was completed prior to issuance of the original permit. 
In August. 1983. the permit was amended to allow grading 
(removal of replacement of fill). installation of storm drain 
improvements and associated cliff reconstruction in accordance 
with the recommendations contained in the Geologic 
Investigation. The applicant's representative has confirmed 
that these improvements have been installed in accord with the 
Geologic Investigation recommendations. 

Therefore. the development as proposed. is consistent with 
Section 30253(1) and (2) of the Coastal Act. 

Public Access 

4 0 Coastal Act policy 30211 states in part. development shall not 
interfere with the public's right to access to the sea where 
acquired through use. and Section 30212 requires that public 
access from the nearest public roadway to the shoreline and 
along the coast shall be provided in new development projects. 

Conditions of the City•s approval require a 5-foot wide public 
access easement adjacent to the northern property line. 
laterally along the bluff top to the southern property line and 
back to Palmetto Avenue. fencing and signing. This pattern 
creates a loop around the development to discourage public 
encroachment into the residential area. The City also required 
provisions for connection to the lateral access from the subject 
property to the south adjacent property. This easement was 
recorded as part of the original project approval. 

The applicant is proposing to relocate the public access 
easement to the newly created north and northwest boundary lines 
(see Exhibit 2). This change does not affect public access. it 
is only a relocation of the existing easement and is being 
designed to better flow with the topography of the site. The 
plans submitted with the application did not clearly indicate 
the 5-foot lateral trail along the bluff top or the connection 
of the accessway along the southern property line back to 
Palmetto Avenue. It is appropriate to require the precise 
public access easement location on the final map. as required by 
the City•s approval. The easement must provide for a public 
access loop/trail around the proposed development and include 
provisions for connection to the lateral accessway from the 
subject property to the adjacent property to the south. 

No vertical access was required to the beach. which lies at the 
base of the approximately 80 foot bluffs on the site. because it 
could not be safely provided (See Exhibit 4. LUP Access 
Map/Policies). Local conditions did not address the sandy beach 
area between the base of the bluff and the mean high tide line. 

2-20-0221 
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3-85-156 CONSTAR. INC. Page 6 

Coastal Act policies require that new development not interfere 
with the public's right of access to the sea. Conditions of the. 
original project approval required an offer of dedication of an , 
easement for public access and recreational use along the 
shoreline to ensure that the intent of the Coastai Act public 
access policies were fulfilled. The offer of dedication was 
recorded before the original permit was issued. 

As conditioned. to ensure compliance with the City's conditions 
of approval to require a continuous public access easement loop. 
fencing and signing. the proposed development is consistent with 
Sections 30211 and 30212 of the Coastal Act. 

CEQA/LCP 

5. An Environmental Impact Report 
certified on December 7. 1981. 
Pacifica and by this approval. 
environment within the meaning 
Quality Act are anticipated. 

for the proposed development was 
As conditioned by the City of 

no adverse impacts on the 
of the California Environmental 

The Land Use Plan (LUP) for the City of Pacifica has been 
certified by the Commission and has been adopted by the City. 
The City has assumed coastal permit authority pursuant to the 
"Hannigan" amendments to the Coastal Act. Under the terms of 
LUP local coastal permits. the Coastal Commission retains 
jurisdiction for projects. like this one. that are located • 
between the first through public road and the sea. (Section 
30600.5{b). As conditioned. the proposed development is 
consistent with public access and public recreation policies 
contained in the LUP and Chapter 3 of the Coastal Act. 

The LUP designates the site as low density residential. 3-9 
dwelling units per acre because of the erosion and geologic 
stability problems associated with this area. The proposed 
density. 6 dwelling units per acre. is consistent with this 
designation. 

As conditioned by this permit and by the City. the proposed 
development is consistent with the policies contained in Chapter 
3 of the Coastal Act and with certified LUP policies and will 
not prejudice the City's implementation of the LUP. 

• 
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EX H 181 T·A 

RECOMMENDED CCNDITIONS 

STANDARD ~TDITIONS: 

1. Notice of F.eceipt and Acknavledoe..1"l'Ent. The permit is not valid and 
develoonent shall not camence untl.l a copy of the ~ t, signed by the 
permittee or authorized agent, admavledging receipt of the permit and 
acceptance of the tenns and conditions, is returned to the Comnission 
office. 

2. ExPiration. If develoorrent has not camenced, the pennit will ex
pire two years fran the date on which the Carrmission voted on the applic
ation. Ceveloprrent shall be pursued in a diligent manner and completed 
in a reasonable period of tirre. Application for extension of the pennit 
Irn.lSt be made prior to the expiration date. 

3. Ccm:Jliance. All developnent Irn.lSt occur in strict canpliance with 
the proposal as set forth in the application for pennit, subject to any 
special corili tions set forth belav. Any deviation from the approved plans 
Irn.lSt be revie...;ed and approved by the staff and may require Carmission 
approval. 

4. Interoretation. Any questions of intent or interpretation of any con
dition w1ll be resolved by the Executive Director or the Carrmission. 

5. Insnections. The Ccmnission staff shall be allcwed to inspect the 
site and the developrrent during construction, subject to 24-hour advance 
notice. 

6. AssiarJJEnt. The permit may be assigned to any qualified person, pro
vided assignee files with the Commission an affidavit accepting all terms 
and conditions of the permit. 

7. Ter.ns ar.d Conditions Rt.m with t.'le Land. These terms and condi ticns 
shall be pert;et:ual, and it is the intention of the Ccmnission and the per
mittee to bind all future owners and possessors of the subject property 
to the tenns and conditions. 

EXHIBIT NO. A 

APPLICATION NO. 

3'f6'/0b 

Standard Conditions 

JTii'.';\\\ . 
~[~ Caliiornia Const<~l Commission 
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2. WEST FAIRMONT FOR~NE 

---Location: Blu -top west of Palmetto 
north of Dollar Radio 
Station. 

• •• ... . . . . . 

-. 
Ownershio: 

Beach Use: 

Tooograohy, 

Private. 

Isolated beach experience, 
jogging, walking, surf fish
; ng, swimrni ng. 

Natural Environment: Exposed 
sandy beach backed by high 
coastal bluffs (about 100 
feet) of unconsolidated 
deposits overlain with 
dune deposits. Vegetative 
habitat Foredune and North 
Coast Bluff Scrub (human trampling increases erosion). Bluff 
subject to high erosion hazard (average one to three feet per 
year) and landsliding. 

~·~lie-Safety: Emergency access difficult, isolated, low to moderate hazard 
to user. 

£r1~t~no Access: Informal pathway established over the years is very steep and 
difficult; no improvements; primary users are from adjacent 
neighborhood; no signing. Use causing disfiguring erosion, 
users unregulated from scrambling and climbing on adjacent bluff 
area. 

£··~~,"~ Parkina: Available on street . 

Very low density residential subject to findings of geotechnical 
and biological investigation, hazard setback and requirement for 
providing developed public access. Area not comoetitive with 
other existing and oroposed visitor-destination areas. (See 
Land Use Plan, West Fairmont Neighborhood) . 

. ::! - ·~C~~av ~cc:ess: Palmetto Avenue . 

'··. . _.. " ...... 
.. .. "'. local bus service along Palmetto. 

County/inter-City bicycle trail system and City north-south 
~edestrian/bicycle path parallels Palmetto. The County Ridgeline 
Trail also follows this route. . 

i' 

Recommendations: (1) Beach access should be developed in a combination of 
stairs and trails designed to restrict users to the develop~d 
access, discouraging scrambling on_ the moderately sensitive 
bluff-face. Geotechnical and biological studies should precede 

1..._____-----:---1' 
XHIBIT NO. tf 

designating the precise access site. Erosion potential should 
be a factor in siting and designing the access. 

(2) Location of the access should be clearly designated by 
a sign on Palmetto and designed to reduce or minimize conflict 
between the residents and public using the access. 

«~ Californl!l Constal Commiaslon 

(3) The access should be provided by the developer of the_. 
bluff-top area and should be open to the public but owned and 
maintained by the development. 

(4) Adequate off-street parking should be provided for the 
residents in the new development, so that beach users can 
continue to use the on-street spaces. 
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STATE OF CALIFORNIA—NATURAL RESOURCES AGENCY  GAVIN NEWSOM, GOVERNOR 

CALIFORNIA COASTAL COMMISSION 
NORTH CENTRAL COAST DISTRICT OFFICE 
45 FREMONT STREET, SUITE 2000 
SAN FRANCISCO, CA 94105 
PHONE: (415) 904-5260 
FAX: (415) 904-5400 
WEB: WWW.COASTAL.CA.GOV  

 

 

 

 

 

EMERGENCY COASTAL DEVELOPMENT PERMIT 
 

Issue Date:    November 18, 2019 
Emergency Permit No.          G-2-19-0047 

 
APPLICANT:  Schmitz and Associates, Inc. 
 
EMERGENCY LOCATION: 200-224 Palmetto Ave in Pacifica, San Mateo County (APN 115-220-
010)  
  
EMERGENCY WORK:  Construction of a temporary drainage system including installation of an 
exposed 12-inch diameter plastic pipe anchored to the existing catch basins on-site by a 24-inch tall by 
12-inch wide by 5.5-foot long retaining wall, supported by two 18-inch diameter, 12-foot deep piers. 
The pipe will stretch 150 feet across the property, drape over the bluff edge, and extend down to the 
existing revetment at the base of the bluff.  
 

This letter constitutes approval of the emergency work you or your representative has requested to be 
done at the location listed above.  I understand from your information that the existing storm water pipe 
is deteriorated and has failed multiple times, resulting in accelerated bluff erosion at the site. It requires 
urgent replacement to move storm water across the property, and to address erosion which presents a 
safety hazard to residents and beach users. If left unrepaired, storm water may further erode the bluff 
during upcoming winter storms and could cause potential safety hazards to the public using the 
beach/bluff area and or/result in damage to the residential buildings at 200-224 Palmetto Ave in the City 
of Pacifica (APN 115-220-010). As such, immediate action is required to prevent or mitigate loss or 
damage to life, health, property or essential public services pursuant to 14 Cal. Admin. Code Section 
13009.  The Executive Director of the California Coastal Commission hereby finds that:  
 
(a) An emergency exists that requires action more quickly than permitted by the procedures for 

administrative or ordinary coastal development permits (CDPs), and that the development can and 
will be completed within 30 days unless otherwise specified by the terms of this Emergency Permit; 
and 

 
(b) Public comment on the proposed emergency development has been reviewed if time allows. 
 
The emergency work is hereby approved, subject to the conditions listed on the attached pages. 
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Jeannine Manna, North Central Coast District Manager for John Ainsworth, Executive Director 
 
Enclosures: ECDP Acceptance Form; Regular CDP Application Form 
Copies to: City of Pacifica Planning Department 
 
 
CONDITIONS OF APPROVAL: 
 

1. The enclosed ECDP acceptance form must be signed by the ECDP Permittee (i.e. Schmitz and 
Associates, Inc.) and returned to the Coastal Commission's North Central Cost District Office 
within 15 days of the issue date of this permit (by December 3, 2019). This ECDP is not valid 
unless and until the ECDP acceptance form has been received in the North Central Coast District 
Office. 
 

2. Copies of this ECDP shall be maintained in a conspicuous location at the construction job site at 
all times, and such copies shall be available for public review on request. All persons involved 
with the construction shall be briefed on the content and meaning of this ECDP, and the public 
review requirements applicable to it, prior to commencement of construction. 
 

3. A construction coordinator shall be designated to be contacted during construction should 
questions arise regarding the construction (in case of both regular inquiries and emergencies), 
and their contact information (i.e., address, email, phone numbers, etc.) including, at a minimum, 
a telephone number and email address that will be made available 24 hours a day for the duration 
of construction, shall be conspicuously posted at the job site where such contact information is 
readily visible from public viewing areas, along with indication that the construction coordinator 
should be contacted in the case of questions regarding the construction (in case of both regular 
inquiries and emergencies). The construction coordinator shall record the contact information 
(e.g., name, address, email, phone number, etc.) and nature of all complaints received regarding 
the construction, and shall investigate complaints and take remedial action, if necessary, within 
24 hours of receipt of the complaint or inquiry. Within 30 days of completion of construction 
authorized by this ECDP, the Permittee shall submit the record (of complaints/inquiries and 
actions taken in response) to the Executive Director. 
 

4. Only that work specifically described in this ECDP and as more specifically described in the 
Commission's file for the ECDP for the specific property listed above is authorized. The work 
permitted under this ECDP only allows for the minimum necessary to address the emergency 
situation at hand. Any additional work or maintenance to the existing work placed pursuant to 
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this ECDP requires separate authorization from the Executive Director. All emergency 
development shall be limited in scale and scope to that specifically identified in this ECDP. 
 

5. All work shall take place in a time and manner to minimize any potential damages to coastal 
resources, including intertidal species, and to minimize impacts to the beach and public access. 
Construction materials, equipment and/or debris shall not be stored where it will or could 
potentially be subject to wave erosion and dispersion. Construction shall be conducted pursuant 
to rigorous best management practices designed to avoid coastal resource impacts, including at a 
minimum:  

 
a. All construction areas shall be minimized in order to allow public recreational access 

along the beach and to protect coastal resources and public safety to the maximum extent 
feasible. Construction (including but not limited to construction activities, and materials 
and/ or equipment storage) is prohibited outside of the defined construction, staging, and 
storage areas. 
 

b. All work shall take place during daylight hours. Lighting of the beach or intertidal area is 
prohibited. 

 
c. Construction work and equipment operations shall not be conducted seaward of the mean 

high water line unless tidal waters have receded from the authorized work areas.  
 

d. Grading of intertidal areas is prohibited. 
 

e. Any construction materials and equipment delivered to the beach area shall be delivered 
by rubber-tired construction vehicles. When transiting on the beach, all such vehicles 
shall remain as high on the upper beach as possible and avoid contact with ocean waters 
and intertidal areas. 

 
f. Any construction materials and equipment placed on the beach during daylight 

construction hours shall be stored beyond the reach of tidal waters. All construction 
materials and equipment shall be removed in their entirety from the beach area by sunset 
each day that work occurs. 

 
g. All construction activities that might result in discharge of materials, polluted runoff, or 

wastes to the beach or the adjacent marine environment are prohibited. Equipment 
washing, refueling, and/ or servicing shall not take place on the bluffs or beach. Any 
erosion and sediment controls used shall be in place prior to the commencement of 
construction as well as at the end of each work day. 

 
h. The construction site shall maintain good construction site housekeeping controls and 

procedures (e.g., clean up all leaks, drips, and other spills immediately; keep equipment 
covered and out of the rain, including covering exposed piles of soil and wastes; dispose 
of all wastes properly, place trash receptacles on site for that purpose, and cover open 
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trash receptacles during wet weather; remove all construction debris from the beach; 
etc.). 

 
i. All accessways impacted by construction activities shall be restored to their 

preconstruction condition or better within three days of completion of construction. Any 
beach sand in the area that is impacted by construction shall be filtered as necessary to 
remove any construction debris. 

 
j. All contractors shall ensure that work crews are carefully briefed on the importance of 

observing the construction precautions given the sensitive work environment. 
Construction contracts shall contain appropriate penalty provisions sufficient to offset the 
cost of retrieval/cleanup of foreign materials not properly contained and/or remediation to 
ensure compliance with this ECDP otherwise. 

 
k. The Permittee shall notify planning staff of the Coastal Commission's North Central 

Coast District Office immediately upon completion of construction and required 
restoration activities. If planning staff should identify additional reasonable restoration 
measures, such measures shall be implemented immediately. 

 
6. The work authorized by this ECDP must be completed within 30 days of the issue date of this 

ECDP (i.e., by December 18, 2019), and this ECDP shall become null and void at that time 
unless that expiration date is extended by the Executive Director for good cause. 
 

7. The Permittee recognizes that the emergency development authorized by this ECDP is 
considered temporary and shall be removed if it is not authorized by a regular CDP. A regular 
CDP will be subject to all of the provisions of the California Coastal Act, including considering a 
full set of alternatives to address site drainage while minimizing impacts to the beach and bluff, 
and may be denied or conditioned accordingly. Such a follow-up CDP shall also address required 
compliance with previous CDP approvals and shall include a proposal to re-establish lateral 
blufftop public access and restack the revetment on the beach into its approved configuration per 
CDPs 3-82-228, 3-85-156, and 2-10-012-W. In addition, any follow-up regular CDP would 
account for and analyze the impacts of long-term sea level rise.  
 

8. In exercising this ECDP, the Permittee agrees to hold the California Coastal Commission 
harmless from any liabilities for damage to public or private properties or personal injury that 
may result from the project. 

 
9. Within 30 days of completion of construction authorized by this ECDP, the Permittee shall 

submit site plans and cross sections clearly identifying all development completed under this 
emergency authorization (comparing any previously permitted condition to both the emergency 
condition and to the post-work condition), and a narrative description of all emergency 
development activities undertaken pursuant to this emergency authorization. Photos showing the 
project site before the emergency (if available), during emergency project construction activities, 
and after the work authorized by this ECDP is complete shall be provided with the site plans and 
cross sections. 
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10. This ECDP shall not constitute a waiver of any public rights which may exist on the property. 
The Permittee shall not use this ECDP as evidence of a waiver of any public rights which may 
exist on the property. 
 

11. This ECDP does not obviate the need to obtain necessary authorizations and/or permits from 
other agencies, including but not limited to the California Department of Fish & Wildlife, U.S. 
Fish & Wildlife, U.S. Army Corps of Engineers, and the California State Lands Commission. 
 

12. This ECDP only authorizes the temporary emergency development identified herein, although 
the Executive Director may modify and/or extend the authorization to additional and closely 
related temporary emergency development for good cause provided that: such modification/ 
extension is also necessary to temporarily abate the identified emergency; such 
modification/extension is sited and designed in such a way as to protect coastal resources as 
much as possible, including through imposition of additional ECDP conditions if necessary; and 
such modification/extension is subject to all of the terms and conditions of this ECDP, including 
any additional ECDP conditions added by the Executive Director in modifying/extending the 
authorization. 
 

13. Within 90 days of issuance of this ECDP, or as extended by the Executive Director through 
correspondence, for good cause, the Permittee shall either: (a) remove all of the materials placed 
or installed in connection with the emergency development authorized by this ECDP and restore 
all affected areas to their prior condition after consultation with California Coastal Commission 
staff, and consistent with the Coastal Act. In some instances, a CDP may be needed for removal; 
or (b) submit a complete follow-up CDP that satisfies the requirements of Section 13056 of Title 
14 of the California Code of Regulations. If the Executive Director determines that the follow-up 
CDP application is incomplete and requests additional information, the Permittee shall submit 
this additional information by a certain date, as established by the Executive Director. If such a 
follow-up CDP application is withdrawn by the Permittee or is denied by the Commission, or if 
the follow-up CDP application remains incomplete for a period of 120 days after the Executive 
Director informs the applicant that the application is incomplete, the emergency-permitted 
development shall be removed and all affected areas restored to their prior condition, after 
consultation with Coastal Commission staff and consistent with the Coastal Act, within 30 days, 
subject to any regulatory approvals necessary for such removal. In some instances, a CDP may 
be needed for removal. 
 

14. Failure to a) submit a complete follow-up CDP Application that complies with Condition 14 
above; or b) remove the emergency development and restore all affected areas to their prior 
condition after consultation with Coastal Commission staff, and consistent with the Coastal Act 
(if required by this ECDP) by the date specified in this ECDP ; or c) comply with all terms and 
conditions of the required follow-up CDP, including any deadlines identified therein; or d) 
remove the emergency-permitted development and restore all affected areas to their prior 
condition after consultation with Coastal Commission staff and consistent with the Coastal Act 
immediately upon denial of the required follow-up CDP will constitute a knowing and 
intentional violation of the Coastal Act and may result in formal enforcement action by the 
Commission or the Executive Director. This formal action could include a recordation of a 
Notice of Violation on the Permittee's property; the. issuance of a Cease and Desist Order and/or 
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a Restoration Order; the imposition of administrative penalties for violations involving public 
access; and/or a civil lawsuit, which may result in the imposition of monetary penalties, 
including daily penalties of up to $15,000 per violation per day, and other applicable penalties 
and other relief pursuant to Chapter 9 of the Coastal Act. Further, failure to follow all the terms 
and conditions of this ECDP will constitute a knowing and intentional Coastal Act violation. 
 

15. Failure to comply with the conditions of this approval may result in enforcement action under the 
provisions of Chapter 9 of the Coastal Act. 
 

16. The issuance of this ECDP does not constitute admission as to the legality of any development 
undertaken on the subject site without a CDP and shall be without prejudice to the California 
Coastal Commission's ability to pursue any remedy under Chapter 9 of the Coastal Act. 
 

 
As noted in Conditions 7 and 8 above, the emergency development carried out under this ECDP is at the 
Permittee's risk and is considered to be temporary work done in an emergency situation to abate an 
emergency. For the development to be authorized under the Coastal Act and/or if the Permittee wishes 
to expand the scope of work, a regular CDP must be obtained. A regular CDP is subject to all of the 
provisions of the California Coastal Act and may be conditioned or denied accordingly. 
 
If you have any questions about the provisions of this ECDP, please contact the Commission's North 
Central Coast District Office at 45 Fremont Street, Suite 2000, San Francisco, CA 94105, (415) 904-
5260. 
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200-224 PALMETTO AVENUE – EASEMENT MAP
City of Pacifica, San Mateo County 

Original easements – along the shoreline extending width of property parallel to 
shoreline from the base of the bluff to the Mean High Tide Line; and 5-foot wide public 
access trail that provides lateral access adjacent to the northern property line along the 
blufftop to the southern property line. 
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Revised required easements – with approximate location of 5-foot wide public access 
trail shifted inland and around development. 
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Land Valuation 

Address Lot Size (sq. ft.) Sale Price Sale Date Price/Sq. Ft. 
548 Dolphin Dr 4,991 $1,510,000 3/10/2021 $302.54 
109 W Avalon Dr 4,791 $1,080,000 11/3/2020 $225.42 
543 Esplanade Ave 5,009 $1,560,000 10/19/2021 $311.44 
559 Esplanade Ave 4,992 $1,580,000 11/30/2021 $316.51 
315 Esplanade Ave 7,980 $2,100,000 8/11/2021 $263.16 

Average Cost/Square Foot: $283.81 
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