
STATE  OF  CALIFORNIA -- THE  RESOURCES  AGENCY  ARNOLD SCHWARZENEGGER,  Governor 

CALIFORNIA  COASTAL  COMMISSION 
SAN DIEGO AREA 
7575 METROPOLITAN DRIVE, SUITE 103 
SAN  DIEGO,  CA    92108-4421   
(619)  767-2370 

 

W25d 
        February 17, 2010 
 
 
  
 
TO: COMMISSIONERS AND INTERESTED PERSONS 
 
FROM: SHERILYN SARB, DEPUTY DIRECTOR, SAN DIEGO COAST DISTRICT 
 DEBORAH LEE, DISTRICT MANAGER, SAN DIEGO COAST DISTRICT 
 GARY CANNON, COASTAL PROGRAM ANALYST, SAN DIEGO COAST 

DISTRICT 
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SYNOPSIS
 
SUMMARY OF AMENDMENT REQUEST  
 
Staff is recommending approval, as submitted, of the proposed revisions to the City’s 
LCP Land Use Plan and the Encinitas Ranch Specific Plan which serves as both land 
use plan and implementation plan in the certified LCP.  The amendment would allow 
an increase in the overall maximum commercial floor area permitted within the 
Regional Commercial Center from 695,000 sq. ft. to 750,000 sq. ft.  The Regional 
Commercial Center is within the Green Valley Planning Area segment of the Encinitas 
Ranch Specific Plan.  Up to 15,000 sq. ft. of the proposed 750,000 sq. ft. maximum is 
set aside for community-oriented use, such as a community theater.  The Regional 
Commercial Center is located approximately 3 miles inland of the shoreline near the 
1000 block of El Camino Real and the 1500 block of Leucadia Blvd. 
 
On December 7, 2009, the City of Encinitas Local Coastal Program Amendment 
(LCPA) No. 1-09 was filed and deemed complete. A one-year time extension was 
granted on February 11, 2010.  As such, the last date for Commission action on this 
item is March 7, 2011. 
.    
SUMMARY OF STAFF RECOMMENDATION 
 
The appropriate resolutions and motions begin on Page 4 and are continued on Page 5.  
The findings for approval of the Land Use Plan Amendment and Implementation Plan 
Amendment as submitted begin on Page 5.  
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BACKGROUND 
 
On November 17, 1994, the Commission approved, with suggested modifications, the 
City of Encinitas Local Coastal Program (both land use plan and implementing 
ordinances).  The City accepted the suggested modifications and, on May 15, 1995, 
began issuing coastal development permits for those areas of the City within the 
Coastal Zone.  
 
On August 9, 1995, the Commission approved City of Encinitas LCPA 1-95-A, 
adopting the Encinitas Ranch Specific Plan.  The Encinitas Ranch Specific Plan covers 
an approximately 850 acre area located within the north central portion of the City of 
Encinitas that was not a part of the City of Encinitas when the City’s LCP was initially 
certified by the Commission.  The approved specific plan contained two land use 
alternatives for the area it covers, either of which could have been implemented for the 
area.  Both land use plan alternatives (A and B) included residential, commercial, and 
mixed-use development as well as open space, recreational areas/trails and agricultural 
uses.  The major difference between the two alternatives is the location of the existing 
Paul Ecke Ranch and agricultural operations.  LUP Alternative A proposes moving the 
ranch and greenhouses to another portion of the plan area.  LUP Alternative B has 
subsequently been implemented which involves the retention of Paul Ecke Ranch and 
the agricultural operations. 
 
The specific plan is divided into eight separate “Planning Areas”, which were the same 
for both land use alternatives.  As part of the specific plan, the Commission approved, 
among other things, a phasing plan for build-out of the specific plan areas to assure 
adequate public facilities and infrastructure were developed and constructed as needed 
so as to not adversely impact surrounding areas and roadways.  In addition, the 
Commission also adopted pedestrian/bicycle trail alignments and development 
standards for such, as well as requirements for timing of trail construction.  While the 
Encinitas Ranch Specific Plan contains both land use plan policies and implementing 
ordinances, it acts in conjunction with the City’s overall LCP, with the policies and 
ordinances of the LCP that are not specifically addressed in the Specific Plan, also 
serving as the standard of review.   
 
ADDITIONAL INFORMATION 
 
Further information on the Encinitas LCP Amendment 1-09 may be obtained from 
Gary Cannon, Coastal Planner, at (619) 767-2370. 
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PART I. OVERVIEW
 
 A. LCP HISTORY
 
On November 17, 1994, the Commission approved, with suggested modifications, the 
City of Encinitas Local Coastal Program (both land use plan and implementing 
ordinances).  The City accepted the suggested modifications and, on May 15, 1995, 
began issuing coastal development permits for those areas of the City within the 
Coastal Zone.  On August 9, 1995, the Commission approved City of Encinitas LCPA 
1-95-A, adopting the Encinitas Ranch Specific Plan.  On June 10, 2004, the 
Commission approved City of Encinitas LCPA #1-04 to allow an increase in the overall 
maximum commercial floor area permitted within the Regional Commercial Center of 
the Encinitas Ranch Specific Plan area from 650,000 sq. ft. to 695,000 sq. ft. to include 
up to 15,000 sq. ft. for a community-oriented use.  The subject amendment request is to 
allow for an increase of up to 750,000 sq. ft. to include up to 15,000 sq. ft. for a 
community-oriented use such as a community theater. 
 
 B. STANDARD OF REVIEW
 
The standard of review for land use plans, or their amendments, is found in Section 
30512 of the Coastal Act.  This section requires the Commission to certify an LUP or 
LUP amendment if it finds that it meets the requirements of Chapter 3 of the Coastal 
Act.  Specifically, it states: 
 
 Section 30512
 

(c)  The Commission shall certify a land use plan, or any amendments 
thereto, if it finds that a land use plan meets the requirements of, and is in 
conformity with, the policies of Chapter 3 (commencing with Section 30200).  
Except as provided in paragraph (1) of subdivision (a), a decision to certify shall 
require a majority vote of the appointed membership of the Commission. 

 
Pursuant to Section 30513 of the Coastal Act, the Commission may only reject zoning 
ordinances or other implementing actions, as well as their amendments (pursuant to 
section 30514(b)), on the grounds that they do not conform with, or are inadequate to 
carry out, the provisions of the certified land use plan.  The Commission shall take 
action by a majority vote of the Commissioners present. 
 
In those cases when a local government approves implementing ordinances in 
association with a land use plan amendment and both are submitted to the Commission 
for certification as part of one LCP amendment, pursuant to Section 13542(c) of the 
Commission’s regulations, the standard of review of the implementing actions shall be 
the land use plan most recently certified by the Commission.  Thus, if the land use plan 
is conditionally certified subject to local government acceptance of the suggested 
modifications, the standard of review shall be the conditionally certified land use plan.   
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 C. PUBLIC PARTICIPATION 
 
The City has held Planning Commission and City Council meetings with regard to the 
subject amendment request.  All of those local hearings were duly noticed to the public.  
Notice of the subject amendment has been distributed to all known interested parties. 
 
 
PART II. LOCAL COASTAL PROGRAM SUBMITTAL - RESOLUTIONS
 
Following a public hearing, staff recommends the Commission adopt the following 
resolutions and findings.  The appropriate motion to introduce the resolution and a staff 
recommendation are provided just prior to each resolution. 
 
I. MOTION: I move that the Commission certify the Land Use Plan 

Amendment #1-09 for the City of Encinitas as submitted. 
 
 
STAFF RECOMMENDATION TO CERTIFY: 
 
Staff recommends a YES vote.  Passage of this motion will result in certification of the 
land use plan amendment as submitted and adoption of the following resolution and 
findings.  The motion to certify as submitted passes only upon an affirmative vote of a 
majority of the appointed Commissioners. 
 
RESOLUTION TO CERTIFY LAND USE PLAN AMENDMENT AS 
SUBMITTED: 
 
The Commission hereby certifies the Land Use Plan Amendment #1-09 for the City of 
Encinitas as submitted and adopts the findings set forth below on grounds that the land 
use plan, as amended, 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 
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 and mitigation measures that would substantially lessen any 
significant adverse impacts on the environment that will result from certification of the 
land use plan. 
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II. MOTION: I move that the Commission reject the Implementation 

Program Amendment #1-09 for the City of Encinitas as 
submitted. 

 
 
STAFF RECOMMENDATION OF CERTIFICATION AS SUBMITTED: 
 
Staff recommends a NO vote.  Failure of this motion will result in certification of the 
Implementation Program Amendment as submitted and the adoption of the following 
resolution and findings.  The motion passes only by an affirmative vote of a majority of 
the Commissioners present. 
 
RESOLUTION TO CERTIFY IMPLEMENTATION PROGRAM AS 
SUBMITTED: 
 
The Commission hereby certifies the Implementation Program Amendment for the City 
of Encinitas as submitted and adopts the findings set forth below on grounds that the 
Implementation Program Amendment will meet the requirements of and be in 
conformity with the policies of the certified Land Use Plan (LUP) and certification of 
the Implementation Program Amendment will meet the requirements of 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 Implementation Program Amendment on the environment, or 2) there are 
no further feasible alternatives or mitigation measures that would substantially lessen 
any significant adverse impacts on the environment that will result from certification of 
the Implementation Program Amendment. 
 
PART III. FINDINGS FOR APPROVAL OF THE LAND USE PLAN AND 

IMPLEMENTATION PLAN AMENDMENT, AS SUBMITTED
 
 A.  AMENDMENT DESCRIPTION.  The proposed LCP amendment 
involves increasing the overall maximum commercial floor area permitted within the 
Regional Commercial Center of the Encinitas Ranch Specific Plan to 750,000 sq. ft.  
The amendment involves revising a land use distribution table in the certified LCP land 
use plan (LUP) to reflect an increase of 55,000 sq. ft. for the Regional Commercial 
Center within the Encinitas Ranch Specific Plan.  In addition, the Encinitas Ranch 
Specific Plan, which contains both land use plan policies and implementing ordinances, 
is proposed to be revised to increase the maximum amount of floor area permissible 
within the Regional Commercial Center from 680,000 sq. ft. to 750,000 sq. ft.  The 
amendment also includes a requirement that any future expansion of the center in 
excess of 708,500 sq. ft. will require a parking management plan to assure alternative 
parking measures in the event the Specific Plan parking ratios are exceeded.  The 
current Specific Plan authorizes the Community Development Director to authorize an 
adjustment to the Specific Plan parking standards pursuant to such a parking 
management plan.  In addition, in response to public requests, the proposed amendment 
includes a provision to require a Pedestrian Walkability Plan/Study for the Regional 
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Commercial Center be performed if the amount of constructed floor area exceeds 
695,000 sq. ft.  The concern involves the need to provide safe and pedestrian-friendly 
access throughout the Regional Center.   The findings for approval of the land use plan 
and implementation plan changes have been combined because the changes to both 
portions of the LCP are the same.    
 
The primary Coastal Act and LCP issue relating to the subject amendment request 
involves potential adverse impacts from increased traffic.  While the Regional 
Commercial Center is located approximately three miles inland of the shoreline and, 
therefore, does not raise direct coastal shoreline access concerns, the Center is situated 
along El Camino Real and Leucadia Blvd, both of which are major coastal access 
corridors.  In addition, the Center is located adjacent to a wetlands and open space area 
that contains environmentally sensitive habitat area in the form of riparian vegetation.  
A small tributary channel containing the riparian vegetation runs adjacent to the Center, 
parallel to El Camino Real and feeds north into Encinitas Creek and, ultimately, to 
Batiquitos Lagoon.  The primary concern raised by the proposed amendment is whether 
El Camino Real will be required to be widened in the future in the direction of the 
wetlands as a result of increased traffic impacts associated with the proposed LCP 
amendment request.  
 
 B. CONFORMITY WITH CHAPTER 3 OF THE COASTAL ACT AND 
THE CERTIFIED LAND USE PLAN.   
 
 COASTAL ACT POLICIES 
 
 Section 30231. 
 

 The biological productivity and the quality of coastal waters, streams, 
wetlands, estuaries, and lakes appropriate to maintain optimum populations of 
marine organisms and for the protection of human health shall be maintained and, 
where feasible, restored through, among other means, minimizing adverse effects 
of waste water discharges and entrainment, controlling runoff, preventing 
depletion of ground water supplies and substantial interference with surface water 
flow, encouraging waste water reclamation, maintaining natural vegetation buffer 
areas that protect riparian habitats, and minimizing alteration of natural streams. 
 
Section 30240. 
 
  (b) Development in areas adjacent to environmentally sensitive habitat areas 
and parks and recreation areas shall be sited and designed to prevent impacts 
which would significantly degrade those areas, and shall be compatible with the 
continuance of those habitat and recreation areas. 
 
Section 30250. 
 
 (a)  New residential, commercial, or industrial development, except as 
otherwise provided in this division, shall be located within, contiguous with, or in 
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close proximity to, existing developed areas able to accommodate it or, where such 
areas are not able to accommodate it, in other areas with adequate public services 
and where it will not have significant adverse effects, either individually or 
cumulatively, on coastal resources.  [. . .] 
 
Section 30252. 
 
 The location and amount of new development should maintain and enhance 
public access to the coast by (1) facilitating the provision or extension of transit 
service, (2) providing commercial facilities within or adjoining residential 
development or in other areas that will minimize the use of coastal access roads, 
(3) providing nonautomobile circulation within the development, (4) providing 
adequate parking facilities or providing substitute means of serving the 
development with public transportation, (5) assuring the potential for public transit 
for high intensity uses such as high-rise office buildings, [ . . .] 

 
LAND USE PLAN POLICIES: 
 

Land Use Element: 
 

POLICY 2.7:  Implement mechanisms to ensure the preservation of 
significant environmental areas of the City. These mechanisms might 
include establishing development standards encouraging developers to 
maximize open space, transfers of development rights (TDR's), land 
banking, purchase, etc.   
 
POLICY 8.6: Significant natural features shall be preserved and 
incorporated into all development.  Such features may include bluffs, 
rock outcroppings, natural drainage courses, wetland and riparian areas, 
steep topography, trees, and views.   

 
RESOURCE MANAGEMENT ELEMENT: 
 

GOAL 3:  The City will make every effort possible to preserve 
significant mature trees, vegetation and wildlife habitat within the 
Planning Area.   
 
POLICY 9.9:  The City shall develop and implement a program to 
preserve natural drainage courses and their associated vegetation.   
 
GOAL 10:  The City will preserve the integrity, function, productivity, 
and long term viability of environmentally sensitive habitats throughout 
the City, including kelp-beds, ocean recreational areas, coastal water, 
beaches, lagoons and their up-lands, riparian areas, coastal strand areas, 
coastal sage scrub and coastal mixed chaparral habitats.   
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A riparian wetlands/open space area is located along the eastern edge of the Regional 
Commercial Center site and lies between the Regional Commercial Center and the west 
side of El Camino Real, a major north/south traffic corridor for the City of Encinitas.  
One concern is whether increased traffic from an enlarged Regional Commercial Center 
may generate demands to widen El Camino Real toward the wetlands and open space 
area.  Based on the traffic analysis performed for the subject LCPA, the increased 
traffic associated with an additional 55,000 sq. ft. of commercial floor area for the 
Regional Commercial Center will not result in future demand to widen El Camino Real 
toward the wetlands or open space areas.  In addition, the additional traffic would not 
be expected to adversely affect public mobility or coastal access. 
 
The original traffic analysis performed to support the Encinitas Ranch Specific Plan as 
approved by the Commission in 1994, estimated total Average Daily Traffic to be 
68,037 ADT following implementation of the most intense land use scenario 
(Alternative A).  Subsequently, a less intense development scenario was implemented 
(Alternative B).  In addition, in 1997, the Encinitas Ranch Specific Plan was amended 
to modify Alternative B, resulting in even less intense land uses.   An updated analysis 
(“Traffic Study by Austin-Foust Associates, Inc.”, dated January 21, 2009), identifies 
that trip generation of implemented land uses at full build-out, along with an estimated 
increase to accommodate the proposed increase of 55,000 sq. ft. of commercial use, 
will result in approximately 63,984 ADT.  This still represents a trip generation 
reduction of 4,053 ADT from what was anticipated by the certified LCP (68,037 
ADTs).  The traffic study not only evaluated land use at full build-out for the entire 
Encinitas Ranch Specific Plan area but also took into consideration surrounding 
development outside of the planning area.  Specifically, the traffic study evaluated the 
City of Carlsbad’s “Green Valley” commercial and residential development located 
immediately north of the proposed commercial development site.  The “Green Valley” 
development in Carlsbad was also included in the original traffic studies performed for 
the certified Encinitas Ranch Specific Plan.   
 
The updated traffic study identifies that the proposed increase of maximum floor area 
of the Regional Commercial Center will not adversely affect traffic along El Camino 
Real at the intersections adjacent to the Center.  Because the proposed buildout scenario 
for the Encinitas Ranch Specific Plan (as amended by the subject request) will be 
approximately 4,053 ADTs less than that assumed by the original Encinitas Ranch 
Specific Plan buildout, the traffic study indicates the Level of Service at each of the 
intersections adjacent to the project would continue to operate at an acceptable Level of 
Service.  This evaluation included consideration of full build-out of the northern “Green 
Valley” commercial and residential development located in the City of Carlsbad. 
Therefore, since traffic along El Camino Real adjacent to an existing wetlands and open 
space area will not increase beyond originally adopted levels as a result of the proposed 
LCP amendment, approval of the LCP amendment will not result in future demand to 
widen El Camino Real toward the wetlands or open space area. 
 
It should be noted that although the subject LCP amendment request could result in the 
construction of up to 55,000 additional sq. ft. of commercial structures adjacent to an 
existing open space area that includes wetlands, the location of any new structures 
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would occur within an existing parking lot of the existing shopping center.  The 
existing shopping center was developed consistent with the coastal resource protection 
policies of the LCP, which included the creation of the open space easements and 
wetland buffers.  Approval of the subject LCP amendment would not allow the 
additional commercial development to be located any closer to the adjacent habitat 
areas than the current approved development footprint.  Also, it should be noted that 
any future commercial structure(s) must also meet existing resource protection and 
development standards contained in the certified LCP.  No changes to other existing 
development or use standards are proposed herein.  Therefore, since the proposed LCP 
amendment will not adversely affect the nearby habitat, or coastal access opportunities, 
the increase in the maximum commercial floor area of the Regional Commercial Center 
within the Encinitas Specific Plan is consistent with Sections 30231, 30240, 30250 and 
30252 of the Coastal Act and the resource protection policies of the certified Encinitas 
Land Use Plan.   
   
PART IV. 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.  The 
Commission's LCP review and approval program has been found by the Resources 
Agency to be functionally equivalent to the EIR process.   
 
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 LCP, or LCP, as 
amended, does conform with CEQA provisions, including the requirement in CEQA 
section 21080.5(d)(2)(A) that the amended LCP 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).  In this 
particular case, none of the proposed amendments are expected to have a significant 
adverse environmental impact, and they are being approved as submitted.  Therefore, 
the Commission finds the subject LCP land use and implementation plans, as amended, 
conform with CEQA provisions. 
 
 
 
(G:\San Diego\Reports\LCPs\Encinitas\ENC LCPA 1-09 Reg Center.doc) 
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