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DATE: November 21, 2025

TO: Responsible and Trustee Agencies
Interested Parties and Organizations

FROM: ‘Amelia Kolokihakaufisi, Senior Planner
Community Development Department
City of Pacifica
SUBJECT: NOTICE OF PREPARATION OF AN ENVIRONMENTAL IMPACT REPORT

FOR THE PROPOSED SEA COVE MULTIFAMILY RESIDENTIAL PROJECT
REVIEW PERIOD: November 21, 2025, to December 22, 2025

The City of Pacifica (“City”) is the lead agency for the preparation of an Environmental Impact Report (EIR)
for the proposed Sea Cove Multifamily Residential Project (proposed project). In compliance with the
California Environmental Quality Act (CEQA), the City has determined that the proposed project requires
preparation of an EIR and is publishing this Notice of Preparation (NOP) to inform all responsible and
trustee agencies that an EIR will be prepared (CEQA Guidelines Section 15082). The purpose of the NOP
is to provide agencies with sufficient information describing both the proposed project and the potential
environmental effects to enable the agencies to make a meaningful response as to the scope and content
of the information to be included in the EIR. The City is also soliciting comments on the scope of the EIR
from the general public.

PROJECT LOCATION AND SETTING

The 9.1-acre project site is located at 4625 Coast Highway along State Route (SR) 1 in the City of Pacifica,
California (see Figure 1). The site is identified by Assessor's Parcel Number (APN) 022-150-440, is
designated Visitor Serving Commercial in the City of Pacifica 2040 General Plan, and is zoned
Neighborhood Commercial (C-1). Portions of the project site located along the southern and western
boundaries are situated within the City’s Hillside Preservation District (HPD). It should be noted that the
project site is located entirely outside of the California Coastal Commission’s Coastal Zone.

The developed project site currently contains an inoperative Sea Bowl bowling alley (originally built in 1959),
an associated parking lot in the northern portion of the site, and a vegetated hillside in the southern portion.
The project site contains 41 trees, the majority of which are located on the hillside and within the
southernmost corner of the site. An unpaved trail leading to a deteriorated roadway wraps around the
bowling alley parking lot and continues through the southern portion of the site. Rockaway Beach and
Aramai Point, both recognized scenic overlooks, are located across SR 1 to the north and northwest of the
site, respectively. Undeveloped land is located to the north, across Sea Bowl Lane; to the east, across
Fassler Avenue; and to the south, across Roberts Road.

Surrounding existing land uses include a brewery and associated parking lot immediately west of the project
site; single-family residences to the northeast, across Fassler Avenue; and townhouses to the southwest
on the hillside.



PROJECT DESCRIPTION

The proposed project would include the demolition of the existing bowling alley, removal of up to 41 existing
trees, and the subdivision of the 9.1-acre site into 34 lots, 25 of which would be residential lots ranging from
2,555 square feet (sf) to 19,278 sf. The project site would be developed with a total of 113 residential units,
including 91 units and 22 accessory dwelling units (ADUs) affordable for lower-income households. The
proposed application requests approval of a Tentative Subdivision Map, Site Development Permit, and Tree
Removal Permit. The applicant has invoked the “Builder's Remedy” provisions of the Housing Accountability
Act (HAA) pursuant to State law. The aforementioned project components are discussed in further detail
below.

Tentative Subdivision Map

The proposed project approvals include a Tentative Subdivision Map (see Figure 2) to facilitate the
subdivision of the project site into 34 new lots on the site (see Figure 3). Lots 1 through 15 would be located
on the northern portion of the site and Lots 16 through 25 would be located on the hillside within the southern
portion of the site. The remaining nine lots, Lots A through I, would be reserved for roadways, open space,
and stormwater control areas throughout the site.

The project site would be developed with a total of 113 residential units comprised of the following: 81 units
within 15, three-story single-family attached townhome buildings; 10 units within five, two-story duet style
buildings; and 22 attached ADUs. The ADUs affordable for lower-income households would be located
within the first floor of buildings located on Lots 12 through 15 along the existing hillside. The project would
also include approximately 177,000 sf of open space within Lots A through E and |, as well as a retaining
wall ranging up to 60 feet in height along the hillside and additional eight- and 10-foot walls in the
northeastern portion of the site.

Parking, Access, and Circulation

The proposed project would include 244 parking spaces divided between 174 resident parking spaces
within covered garages, 20 surface parking spaces for guests (comprised of 10 standard spaces, six
compact spaces, one ADA van accessible space, and three electric vehicle charging space), and 50 parking
spaces on Lot E for common use (comprised of 17 standard spaces, 27 compact spaces, four parallel
spaces, and two ADA accessible spaces). The site also includes approximately 50 parking spaces available
for the brewery’s use.

Primary access to the project site would be provided from Sea Bowl Lane. The driveway entrance would
be provided within the northeastern portion of the site, between Lots 2 and 3, and would provide access to
Lots 1 through 15 by way of Sea Cove Street and the proposed internal roadway network (see Figure 3).
Lots 16 through 25 would be accessed through a new roadway (labeled as Solara Street on Figure 3) from
Roberts Road.

Utilities

Water service for the proposed project would be provided by the North Coast County Water District
(NCCWD) through connections to the existing water mains located within Fassler Avenue and Roberts
Road (see Figure 4). An eight-inch water line would be routed north through Sea Bowl Lane and extended
into the project site within the internal roadways.

Electricity services would be provided by Pacific Gas & Electric (PG&E). The proposed project would
connect to the existing utility easements and overhead electric lines located on-site and in the general
vicinity. Pursuant to Pacifica Municipal Code (PMC) Section 8-1.08, utility lines adjacent to SR 1 would be
undergrounded.

The City would provide sewer service for the proposed project. Each building would be served by an eight-
inch sanitary sewer line to connect to the proposed residential units (see Figure 4). The proposed sewer
lines within the internal roadways would convey flows from the northern portion of the site to an existing



eight-inch line within Lot E and from the southern portion of the site to an existing four-inch line within
Roberts Road. Collected wastewater would ultimately to be routed to the City of Pacifica’s wastewater
treatment plant.

New 12- and 24-inch storm drain pipes would collect the runoff from impervious areas such as hardscape,
parking areas, and driveways, within the project site. The proposed storm drains would collect runoff from
three drainage management areas (DMAs) comprised of Lots 1 and 2, Lots 3 through 15, and Lots 17
through 25 (see Figure 5). Runoff flowing through the storm drains would empty into the proposed modular
below grade Silva Cell units within Lots A and E along Sea Bowl Lane, as well as the bioretention area
within Lot D in the southern portion of the site. Silva Cells are an underground stormwater treatment device
that removes pollutants and provides underground bioretention. The bioretention area in the southern
portion of the project site would discharge treated stormwater into new 12-inch storm drainage pipes, which
would convey flows northward. All treated stormwater would be discharged into the City’s stormwater
system through connection to an existing 30-inch storm drain line at the northernmost corner of the project
site.

Site Development Permit
A Site Development Permit has been requested to allow the proposed residential development pursuant to
PMC Title 9, Chapter 4, Article 32, Section 9-4.3201. It should be noted that pursuant to PMC Title 4,

Chapter 12, a future Tree Removal Permit would be required for the removal of any on-site trees.

PROBABLE ENVIRONMENTAL EFFECTS AND SCOPE OF THE EIR

The City anticipates that the EIR will contain the following chapters in accordance with Appendix G of the
CEQA Guidelines, and will include identification of the thresholds of significance, identification of project-
level and cumulative impacts, and identification of mitigation measures and monitoring strategies, as
required to reduce or offset potential environmental impacts. The City anticipated that all other impacts
listed in Appendix G will not be found to be significant, as described in more detail below:

Aesthetics;

Air Quality and Greenhouse Gas Emissions (including Energy);
Biological Resources;

Cultural Resources/Tribal Cultural Resources;
Geology and Soils (including Mineral Resources);
Hazards and Hazardous Materials;

Hydrology and Water Quality;

Land Use and Planning/Population and Housing;
Noise;

Public Services and Recreation;

Transportation;

Utilities/Service Systems; and

Wildfire.

In addition to the foregoing chapters, the EIR will contain all required information as outlined in CEQA
Guidelines Sections 15120 to 15132, including chapters that discuss Effects Not Found to be Significant,
Statutorily Required Sections, and Alternatives to the Proposed Project. The EIR will incorporate by
reference the City of Pacifica 2040 General Plan EIR. In addition to this NOP, project-specific technical
studies and technical study peer reviews are being prepared by various technical sub-consultants. An Initial
Study will not be prepared for the proposed project, as the EIR will address all CEQA-required
environmental topics identified in the CEQA Guidelines.

The following summarizes the anticipated analyses that will be included in the EIR.
Aesthetics: The Aesthetics chapter of the EIR will summarize the existing regional and project area

aesthetics and visual setting. The chapter will describe project-specific aesthetics issues regarding project
development such as potential impacts to scenic vistas, trees, scenic highways, existing visual character



or quality of the project area, as well as light and glare. The chapter will include analysis of the existing
setting, identification of the thresholds of significance, identification of impacts, and the development of
mitigation measures and monitoring strategies as needed. The analysis would rely in part on photo
simulations prepared for the proposed project.

Air Quality and Greenhouse Gas Emissions (including Energy): The Air Quality and Greenhouse Gas (GHG)
Emissions (including Energy) chapter will include analysis for the proposed project performed using the
California Emissions Estimator Model (CalEEMOD) software program according to the Bay Area Air District's
(BAAD) CEQA Guidelines. The analysis will include potential effects regarding on-site equipment operation
and trucking of fill material to the project site. Vehicle trip generation and vehicle miles traveled (VMT) data
from the project-specific Transportation Study will be used as model input data. The Air Quality and GHG
Emissions (including Energy) chapter will include the following sections:

Air Quality: The air quality impact analysis will include a quantitative assessment of short-term (i.e.,
reclamation) and long-term (i.e., operational) increases of criteria air pollutant emissions of primary
concern (i.e., ROG, NOx, and PM+1o) for the proposed project. The significance of air quality impacts
will be determined in comparison to the BAAD’s recommended thresholds of significance.
Mitigation measures will be incorporated to reduce any identified significant air quality impacts, and
anticipated reductions in emissions associated with proposed mitigation measures will be
quantified. The chapter will address toxic air contaminant (TAC) emissions utilizing the California
Air Resource Board’s (CARB) Air Quality and Land Use Handbook: A Community Health
Perspective.

The TAC analysis will incorporate the results of a Health Risk Assessment (HRA) conducted for
the proposed project. The analysis for the HRA includes both acute and chronic health hazards,
carcinogenic and non-carcinogenic, due to exposure of sensitive receptors to TACs. The analysis
for the HRA will only focus on construction emissions produced from the use of heavy construction
equipment and TAC exposure of nearby sensitive receptors, as the project proposes residential
uses which generally do not generate substantial TACs at operation. The estimation of health risks
impacts will be conducted using the guidelines identified in the California Office of Environmental
Health Hazard Assessment (OEHHA) Guidance Manual for Preparation of Health Risk
Assessments, as well as in accordance with BAAD guidance.

GHG Emissions: The GHG impact analysis will utilize CalEEMod using project land use and trip
generation rates to produce an estimate of annual GHG emissions associated with construction
and generation of the proposed project. The chapter will include a discussion of the proposed
project in comparison to BAAD’s thresholds.

Pursuant to the new BAAD thresholds of significance for GHG emissions, new land use
development projects need to implement specific design elements (i.e., no natural gas, electric
vehicle charging, reduce vehicle miles traveled [VMT] by 15 percent) or show consistency with a
local GHG reduction strategy in order to do its “fair share” of implementing the goal of carbon
neutrality by 2045. If the project can implement the specific design elements, it can reasonably be
determined that the proposed project will not make a cumulatively considerable contribution to
global climate change. Mitigation measures will be identified, as appropriate, using BAAD to identify
feasible mitigations for GHG emissions.

Energy: The energy impact analysis will discuss whether the proposed project could result in a
potentially significant environmental impact due to wasteful, inefficient, or unnecessary
consumption of energy resources, during project construction or operation. The discussion will also
evaluate whether the project would conflict with or obstruct a State or local plan for renewable
energy.

Biological Resources: The Biological Resources chapter will include potential effects to plant communities,
wildlife, and wetlands, including adverse effects on rare, endangered, candidate, sensitive, and special-
status species from the activities of the proposed project. The analysis in the chapter will be based on a
peer-reviewed Preliminary Arborist Report and Biological Resources Report prepared specifically for the



proposed project. Mitigation measures for all identified impacts will be developed consistent with applicable
laws and regulations.

Cultural Resources/Tribal Cultural Resources: The Cultural Resources/Tribal Cultural Resources chapter
will describe the potential effects to historical and archaeological resources from buildout of the proposed
project. Analysis in the chapter will be based on a Cultural Resources Study prepared for the proposed
project, which will include the results of a records search. The chapter will also describe the potential effects
to on-site tribal cultural resources from buildout of the proposed project. The City will conduct Native
American tribal consultation pursuant to Assembly Bill (AB) 52. Any input from tribes will be incorporated
into the Cultural Resources/Tribal Cultural Resources chapter. Feasible and appropriate mitigation
measures to avoid or reduce adverse impacts will be identified, as needed.

Geology and Soils (including Mineral Resources): The Geology and Soils (including Mineral Resources)
chapter of the EIR will summarize the setting and describe the potential effects from soil erosion,
earthquakes, liquefaction, and expansive/unstable soils. This chapter will also identify any paleontological
resources or unique geological features within the project area. The chapter will be based on a site-specific,
peer-reviewed Preliminary Geotechnical Report and Geotechnical Addendum prepared for the project. The
chapter will consider all applicable geotechnical studies as they relate to the proposed project and will
include recommendation of mitigation measures to address geotechnical hazards.

The mineral resources analysis will evaluate whether the project would result in the loss of availability of a
known mineral resource that would be a value to the region and residents of the State, and/or result in the
loss of availability of a locally important mineral resource recovery site delineated on a local general plan,
specific plan, or other land use plan. The project site is located within a Surface Mining and Reclamation
Act (SMARA) study area recorded by the California Geological Survey (CGS).

Hazards and Hazardous Materials: The Hazards and Hazardous Materials chapter of the EIR will
summarize the setting and describe any potential for existing or possible hazardous materials within the
project area, including, but not limited to, overhead/underground utility lines, soil, or groundwater
contamination. The chapter will also assess the potential for the proposed project to create a significant
hazard to the public or environment through the routine transport, use, or disposal of hazardous materials.

The chapter will primarily be based on a site-specific, peer-reviewed, Phase | Environmental Site
Assessment. Feasible and appropriate mitigation measures will be identified to avoid or reduce adverse
impacts, as needed.

Hydrology and Water Quality: The Hydrology and Water Quality chapter will summarize the setting and
identify potential impacts on storm water drainage, flooding, groundwater, and water quality. The chapter
will primarily be based on a Drainage Report prepared for the project. Feasible and appropriate mitigation
measures will be identified to avoid or reduce adverse impacts, as needed.

Land Use and Planning/Population and Housing: The Land Use and Planning/Population and Housing
chapter will evaluate the consistency of the proposed project with City of Pacifica 2040 General Plan
policies and zoning regulations adopted for the purpose of avoiding or mitigating an environmental impact,
pursuant to Appendix G of CEQA Guidelines. The chapter will also identify land use impacts and note any
inconsistencies or incompatibilities with adopted plans and policies created by the approval of the proposed
project.

The Population and Housing analysis will discuss if the proposed project would directly or indirectly induce
substantial unplanned population growth or if the project would result in the displacement of substantial
numbers of existing people or housing, using information from the City of Pacifica 2040 General Plan and
the associated EIR.

Noise: The Noise chapter of the EIR will be based on a project-specific peer-reviewed Noise Study. The
chapter will include an assessment of potential impacts upon nearby sensitive receptors from construction
and operational noise. The chapter will compare predicted noise levels to the City of Pacifica 2040 General



Plan Noise Element and Noise Ordinance standards to determine the significance of impacts, and will
include appropriate and practical recommendations for noise control.

Public Services and Recreation: The Public Services and Recreation chapter will evaluate whether the
proposed project could increase demands upon local service providers (e.g., fire, police, schools) and/or
recreational facilities. In accordance with Appendix G, the focus of the analysis will be on whether the
project’'s demand would require physical alteration of, or need for new governmental and/or recreational
facilities, in order to maintain acceptable service ratios, response times, or other performance objectives,
the construction of which could cause significant environmental impacts.

Transportation: The Transportation chapter will include an assessment of potential impacts related to
vehicle miles traveled (VMT), pedestrian, bicycle, transit facilities, and safety associated with the proposed
project. Appropriate and practical recommendations for transportation, which are aimed at reducing any
identified potential impacts to a level of insignificance, will be included in the chapter. The analysis and
discussion will be based on a peer-reviewed, project-specific Trip Generation Study, as well as a CEQA-
level Traffic Study to evaluate whether the proposed project would result in adequate or inadequate
emergency access. Mitigation measures required to reduce project impacts to a less-than-significant level,
or to meet Caltrans or City standards, would be identified within the chapter.

Utilities and Service Systems: The Utilities and Service Systems chapter of the EIR will evaluate the
project’s increase in water supply demand and wastewater generation, and whether the existing water and
sewer infrastructure systems can accommodate project demands, or whether upgrades to the systems
would be required. The Utilities and Service Systems chapter will also estimate the amount of solid waste
generated by the project and the receiving landfill's capacity to accommodate the increase in solid waste.
Wildfire: The Wildfire chapter of the EIR will address question “g” in Section IX, Hazards, related to wildland
fires, as well as the questions in Section XX, Wildfire, of Appendix G of the CEQA Guidelines. Specifically,
the proposed project will be evaluated to determine if the project would substantially impair an adopted
emergency response plan or emergency evacuation plan. In addition, the chapter will consider whether the
proposed project would exacerbate fire risk, as well as whether the project would expose people or
structures to significant post-fire risks, including downslope or downstream flooding or landslides. Mapping
prepared by the California Department of Forestry and Fire Protection (CAL FIRE) regarding fire hazard
severity zones will be reviewed, and if necessary, the analysis will include consultation with CAL FIRE.

Effects Not Found to be Significant: This chapter will include abbreviated discussion of impacts determined
not to be significant and, thus, not warranting detailed analysis in a separate chapter of the EIR, which are
anticipated to include but not necessarily be limited to: Agricultural Resources and Forestry Resources.

Statutorily Required Sections: Pursuant to CEQA Guidelines, the Statutorily Required Sections chapter of
the EIR will address the potential for growth-inducing impacts of the proposed project, focusing on whether
removal of any impediments to growth would occur with the project. The chapter will summarize significant
and unavoidable and significant irreversible impacts, to the extent that such impacts are identified in the
EIR analysis. The chapter will also summarize the cumulative impact analyses, which will be provided in
each technical chapter of the EIR.

Alternatives to the Proposed Project: In accordance with Section 15126.6(a) of the CEQA Guidelines, the
Alternatives chapter will evaluate a reasonable range of alternatives, including the No Project Alternative.
The Alternatives chapter will describe the alternatives and identify the environmentally superior alternative.
The alternatives will be analyzed at a level of detail less than that of the proposed project, which is
permissible under CEQA; however, the analyses will include sufficient detail to allow a meaningful
comparison of the impacts. The Alternatives chapter will include a qualitative-level analysis of all impacts
for the alternatives. The Alternatives chapter will also include a section of alternatives considered but
dismissed.



SUBMITTING COMMENTS

To ensure that the full range of issues related to the proposed project are addressed and all significant
issues are identified, written comments are invited from all interested parties on the scope and content of
the EIR, including project alternatives. Written comments should be directed to the name and address
below:

Regular Mail:

City of Pacifica

Attn: ‘Amelia Kolokihakaufisi, Community
Development Dept.

170 Santa Maria Avenue

Pacifica, CA 94044

Email (preferred):
‘Amelia Kolokihakaufisi
akoloki@ci.pacifica.ca.us

Written comments are due to the City of Pacifica at the email or location addressed above by 5:00
p-m. on December 22, 2025.

SCOPING MEETING

In addition to the opportunity to submit written comments, a public NOP scoping meeting will be held to
inform interested parties about the proposed project, and to provide agencies and the public an opportunity
to provide comments on the scope and content of the EIR. The scoping meeting will be conducted as a
teleconference meeting (no physical location), as set forth below.

EIR Scoping Meeting on the Sea Cove Multifamily Residential Project
Thursday | December 11, 2025 | 6:00 p.m.
Zoom: https://us02web.zoom.us/j/85104687539
Phone: 1(669)444-9171 | Webinar ID: 851 0468 7539




Figure 1
Project Site Boundaries
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Figure 2
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. IT IS THE INTENT OF THE DEVELOPER TO DEVELOP THIS SITE IN UNITS.

Toll Brothers

6800 Koll Center Parkway, Suite 320

Pleasanton, CA 94566 | 925.249-6000 4
architects
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Figure 3
Proposed Plot Plan
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Figure 4
Proposed Utility Plan
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Figure 5
Preliminary Grading and Drainage Plan
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