










































































































































































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  

TH 10b  Staff: D. Lilly-SD 

 Filed:   May 24, 2007  
 49th Day: July 12, 2007 
 180th Day: November 20, 2007 

 Staff Report: May 24, 2007 
 Hearing Date: June 13-15, 2007 
 

AMENDMENT REQUEST 
STAFF REPORT AND PRELIMINARY RECOMMENDATION

 

Application No.: 6-04-140-A1 
 
Applicant: City of Coronado    Agent: Gary Orsa 
 
Original  Demolition of an existing 30-foot high, 534 sq.ft. lifeguard tower and 
Description: construction of a new 35-foot high, 1,050 sq.ft. lifeguard tower/station in 

the same location on Central Beach, and construction of a new 790 sq.ft. 
restroom facility on sandy beach at North Beach.  The lifeguard station 
includes construction of a seawall west of the structure. 

  
Proposed  Revise Special Conditions #2 and #4 to allow staging and storage of  
Amendment: construction equipment and materials during the summer season 

(Memorial Day through Labor Day). 
 
Site: Central Beach and North Beach, Coronado, San Diego County.   
 
Substantive File Documents: Certified City of Coronado LCP 
             
 
STAFF NOTES: 
 
Summary of Staff’s Preliminary Recommendation:  Staff is recommending approval of 
the proposed amendment.  Initially, the City had planned to have the project completed 
prior to the summer season.  However, due to several unforeseen circumstances, the 
project has suffered a series of delays, resulting in the need to work on the project (and 
store equipment on the beach) into the summer.  While staging and storage of equipment 
on the beach during the summer season can potentially impact the ability of the public to 
use the beach, in the case of the proposed project, allowing the equipment to stay on the 
beach will allow the City to complete construction of the lifeguard tower and public 
restroom—valuable public recreational amenities—as soon as possible.  The beach at 
Coronado is very wide and broad, and the limited amount of area that will have to be 
closed to the public for the temporary equipment storage will not have a significant 
adverse impact on public access or recreation. 
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I. PRELIMINARY STAFF RECOMMENDATION: 
 
The staff recommends the Commission adopt the following resolution: 
 
 MOTION: I move that the Commission approve the proposed amendment to 

Coastal Development Permit No. 6-04-140 pursuant to the staff 
recommendation. 

 
STAFF RECOMMENDATION OF APPROVAL: 
 
Staff recommends a YES vote.  Passage of this motion will result in approval of the 
amendment as conditioned and adoption of the following resolution and findings.  The 
motion passes only by affirmative vote of a majority of the Commissioners present. 
 
RESOLUTION TO APPROVE A PERMIT AMENDMENT: 
 
The Commission hereby approves the coastal development permit amendment on the 
ground that the development as amended and subject to conditions, will be in conformity 
with the policies of Chapter 3 of the Coastal Act.  Approval of the permit 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 amended development on the environment, or 2) 
there are no feasible mitigation measures or alternatives that would substantially lessen 
any significant adverse impacts of the amended development on the environment. 
 
II. Special Conditions. 
 
 The following Special Conditions Nos. 2 and 4 for Coastal Development Permit 6-
04-140-A1 shall replace Special Conditions Nos. 2 and 4 of Coastal Development Permit 
No. 6-04-140 in their entirety (see Exhibit #3 for the complete condition language).  
 
 2. Protection of Water Quality - During Construction.  PRIOR TO ISSUANCE 
OF THE COASTAL DEVELOPMENT PERMIT, the applicant shall submit for the 
review and approval of the Executive Director, a Construction Best Management 
Practices Plan for the project site, prepared by a licensed professional, and shall 
incorporate erosion, sediment, and chemical control Best Management Practices (BMPs) 
designed to minimize to the maximum extent practicable the adverse impacts associated 
with construction to receiving waters. The applicant shall implement the approved 
Construction Best Management Practices Plan on the project sites prior to and concurrent 
with the project staging, demolition and construction operations. The BMPs shall be 
maintained throughout the development process. 

 A. Said plan shall include the following requirements: 

[…] 
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(iii) No overnight storage of equipment or materials shall occur in public parking 
spaces; however, necessary building materials and supplies can be stored in 
secured areas at the construction sites on the beach, using the minimum area 
necessary. 

[…] 

 4.  Storage and Staging Areas/Access Corridors.  PRIOR TO THE ISSUANCE OF 
THE COASTAL DEVELOPMENT PERMIT, the applicant shall submit to the 
Executive Director for review and written approval, final plans indicating the location of 
access corridors to the construction site and staging areas.  The final plans shall indicate 
that: 
 
 a)  No overnight storage of equipment or materials shall occur in public parking 

spaces; however, necessary equipment, building materials and supplies can be 
stored in secured areas at the construction sites on the beach, using the minimum 
area necessary.  

 
 […] 
 
III. Findings and Declarations. 
 
 The Commission finds and declares as follows: 
 
 1. Project History/Amendment Description.  In July 2005, the Commission 
approved of demolition and replacement of the City of Coronado’s old lifeguard 
tower/station, and construction of a new restroom facility.  The new 1,189 sq.ft. tower 
will consist of a main tower approximately 35 feet high at roof top, with an 
approximately 6-foot high antenna, and a 17-foot high secondary building, also with an 
antenna, attached to the landward side of the proposed tower.  The tower will be located 
in essentially the same location as the old tower, on Central Beach seaward of the 
intersection of Ocean Boulevard and Isabella Street, approximately 280 feet seaward of 
the existing rock revetment along Ocean Boulevard.  A 1,323 sq.ft. concrete apron will 
surround the building.  A new, partially buried seawall would be located on the seaward 
side of the apron.  The seawall will extend approximately 36 inches above the proposed 
concrete apron.   
 
The permit was approved with special conditions that included the following: 
 

 2. Protection of Water Quality - During Construction. PRIOR TO 
ISSUANCE OF THE COASTAL DEVELOPMENT PERMIT, the applicant 
shall submit for the review and approval of the Executive Director, a Construction 
Best Management Practices Plan for the project site, prepared by a licensed 
professional, and shall incorporate erosion, sediment, and chemical control Best 
Management Practices (BMPs) designed to minimize to the maximum extent 
practicable the adverse impacts associated with construction to receiving waters. The 
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applicant shall implement the approved Construction Best Management Practices 
Plan on the project sites prior to and concurrent with the project staging, demolition 
and construction operations. The BMPs shall be maintained throughout the 
development process. 

 A. Said plan shall include the following requirements: 

(i) No construction materials, debris, or waste shall be placed or stored in a 
manner where it may be subject to wave, wind, rain, or tidal erosion and 
dispersion. 

 […] 
 

(iii) No overnight storage of mechanized equipment is allowed on the beach 
during the summer season (Memorial Day through Labor Day weekend of 
any year). 

 4.  Storage and Staging Areas/Access Corridors.  PRIOR TO THE ISSUANCE 
OF THE COASTAL DEVELOPMENT PERMIT, the applicant shall submit to 
the Executive Director for review and written approval, final plans indicating the 
location of access corridors to the construction site and staging areas.  The final 
plans shall indicate that: 
 
 a)  No overnight storage of equipment or materials shall occur on sandy beach 

during the summer season (Memorial Day weekend and Labor Day of any 
year), or public parking spaces.  

  
Since the permit was approved, construction has begun on both the lifeguard tower and 
the restroom.  However, construction delays have pushed the completion date 
approximately two months later than originally anticipated.  Therefore, the proposed 
amendment would allow overnight storage of equipment and/or materials on the beach 
during the summer season. 
 
The City of Coronado has a fully certified Local Coastal Program (LCP) and issues its 
own coastal development permits.  However, Central Beach is operated by the City of 
Coronado under a lease from the State Lands Commission (Lease #PRC 3691.1).  
Because the site is located on State tidelands, the site is under the Commission's original 
jurisdiction and has been designated as such on the City of Coronado's Post-Certification 
and Appeals Map.  Therefore, Chapter 3 of the Coastal Act is the standard of review.   
 
 2.  Public Access/Recreation.  The following sections of the Coastal Act are 
applicable to the proposed project and state, in part: 
 

Section 30210   
 

In carrying out the requirements of Section 4 of Article X of the California 
Constitution, maximum access, which shall be conspicuously posted, and 
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recreational opportunities shall be provided for all the people consistent with the 
public safety needs and the need to protect public rights, rights of private property 
owners, and natural resources from overuse. 

 
Section 30211   

 
Development shall not interfere with the public’s right of access to the sea where 
acquired through use or legislative authorization, including but not limited to the use 
of dry sand and rocky coastal beaches to the first line of terrestrial vegetation. 

 
Section 30604 (c) of the Coastal Act requires that in order to issue a coastal development 
permit for any development between the sea and the nearest public road paralleling the 
sea, the Commission must specifically find that the permitted development is in 
conformity with the public access and recreation policies of Chapter 3 of the Coastal Act.  
In this case, as conditioned, such a finding can be made. 
 
The beach is a heavily utilized recreational amenity, and construction activities on the 
beach during the busy summer months, when beach attendance is at its greatest demand, 
can significantly impact public access.  Thus, the Commission frequently limits 
construction and staging and storage activities from occurring on the beach during the 
summer.  In the case of the proposed project, the City had determined that the majority of 
construction would be completed outside the summer season, however, given the 
expected length of construction, some work, mostly on the interior of the building, was 
expected to be required during the summer.  Because of the public recreational benefits 
of the proposed project, Special Condition #4 of the original permit allows work to take 
place during the summer, but not during the peak use periods of weekends and holidays. 
 
With regard to storage of equipment, because some of the work involves installing pile 
foundations using large, slow-moving equipment that is difficult to reposition, the City 
requested that on occasion, equipment be allowed to remain on the beach overnight.   
Thus, Special Conditions #2 and #4 of the original permit allow equipment to remain on 
the beach overnight, except during the summer season, when the potential for impacts to 
recreation are highest. 
 
Since the permit was approved, construction has begun on both the lifeguard tower and 
the restroom.  However, the City has indicated that delays involving both the lifeguard 
tower and the restroom will push their completion date beyond Memorial Day.  Delays in 
receiving building materials, plan changes, including a redesigned pile footprint for the 
lifeguard tower (that did not involve any above ground changes), and mechanical 
equipment failures have resulted in installation falling approximately two months behind 
schedule.  As a result, there will be several construction tasks which will require that 
mechanical equipment on the beach after Memorial Day.  These include construction of 
the third floor of the tower.  This is a concrete floor with some masonry and steel framing 
for the walls.  Due to the inability to drive concrete trucks across the beach, pumping 
trucks will be staged on Ocean Boulevard and a hose routed to the tower.  In addition, a 
crane will be positioned inside the construction enclosure.  The existing construction 
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fencing will remain in place until the exterior scaffolding is removed and the building can 
be secured.  Additional work will also be required at the restroom. 
 
Currently the two construction sites maintain a security fence around their perimeters.  
Within that fence the contractor is storing masonry block and reinforcing for the tower.  
As the construction develops, there will be additional materials such as metal studs, 
drywall, doors, cabinets, windows, stairs and finish materials stored inside or outside 
depending on the availability of space and the sequence of work.    Machinery anticipated 
on the beach will include forklifts to bring supplies from the street and a crane to life the 
structural steel components to the roof.  The construction trailer located adjacent to the 
new restroom would remain for the duration of the construction.  Thus, the City has 
requested that this material and equipment be allowed to remain on the beach throughout 
the summer, if necessary. 
 
Although allowing staging and storage of equipment on the beach during the summer 
season can potentially impact the ability of the public to use the beach, in the case of the 
proposed project, allowing the equipment to stay on the beach will allow the City to 
complete construction of the lifeguard tower and public restroom as soon as possible.  
These structures are valuable public recreational amenities.  Even if construction were 
halted during the summer to avoid the need to store equipment on the beach, the partially 
constructed tower would still have to be fenced off and secured.  The beach at Coronado 
is very wide and broad, and the limited amount of area that will have to be closed to the 
public for temporary equipment storage will not have a significant adverse impact on 
public access or recreation, and it will allow the lifeguard tower to become operable 
during the peak beach use season. 
 
Therefore, Special Conditions #2 and #4 and have been revised to allow that this material 
and equipment be allowed to remain on the beach through the summer season.  As 
currently required, the equipment must be stored and kept in such a manner to reduce 
public access impacts and prevent any impacts to water quality.  The proposed 
amendment does not affect any other prior conditions of approval of the permit 6-04-140, 
which will remain in full force and effect. 
 
 3. Local Coastal Planning.  The City of Coronado has a certified LCP and has 
assumed permit-issuing authority for the majority of the City, all of which is in the 
coastal zone.  The site of the subject proposal, however, is located in an area that is 
subject to the Commission’s original permit jurisdiction because it is located on public 
trust lands.  Thus, Chapter 3 of the Coastal Act is the standard of review.  The subject site 
is designated “beach” in Coronado’s certified LCP.  As discussed above and as 
conditioned, the proposed work on the lifeguard tower and restroom can be found 
consistent with this designation.  Therefore, the Commission finds the proposed 
development will not prejudice the ability of the City of Coronado to continue 
implementation of its certified LCP. 
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 4.  Consistency with the California Environmental Quality Act (CEQA).
Section 13096 of the Commission's Code of Regulations requires Commission approval 
of Coastal Development Permits to be supported by a finding showing the permit, as 
conditioned, to be consistent with any applicable requirements of the California 
Environmental Quality Act (CEQA).  Section 21080.5(d)(2)(A) of CEQA prohibits a 
proposed development from being approved if there are feasible alternatives or feasible 
mitigation measures available which would substantially lessen any significant adverse 
effect which the activity may have on the environment. 
 
As previously discussed, the proposed project will not cause significant adverse impacts 
to the environment.  The City of Coronado approved a negative declaration for the 
project on September 7, 2004.  The project, as conditioned, is consistent with the public 
access and recreation policies of the Coastal Act.  As conditioned, there are no feasible 
alternatives or mitigation measures available which would substantially lessen any 
significant adverse impact which the activity might have on the environment.  Therefore, 
the Commission finds that the proposed project, as conditioned, is the least 
environmentally damaging feasible alternative and is consistent with the requirements of 
the Coastal Act to conform to CEQA. 
 
 
 
(G:\San Diego\Reports\Amendments\2000s\6-04-140-A1 Coronado Lifeguard stfrpt.doc) 
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