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AMENDMENT REQUEST 
STAFF REPORT AND PRELIMINARY RECOMMENDATION 

 

Application No.: 6-05-40-A2 
 
Applicant: City of Solana Beach      Agent: Dan Goldberg 
 
Original   
Description: Demolition of 60 parking spaces within an existing 93-space public beach 

asphalt parking lot (Fletcher Cove Beach Park) and replacement with a 
grass and/or sand covered park and the request for after-the-fact approval 
of an unpermitted 74-space parking lot at 140 S. Sierra Avenue. 

 
Proposed   
Amendment:   To amend Special Condition #10 to conditionally place time restrictions 

on the parking spaces at the Distillery Parking Lot for a one year time 
period.  The request will place a four hour time limit on 74 spaces and a 
two hour limit on eight spaces. 

 
Site: 140 S. Sierra Avenue,  Solana Beach, San Diego County. 
 
Substantive File Documents:  San Diego County Local Coastal Plan, San Dieguito Land 

Use Plan (1980); Fletcher Cove Master Plan/June 1992; Fletcher Cove 
Master Plan/June 2001; “Fletcher Cove Parking Study” by Katz, Okitsu & 
Associates dated April 12, 2005, Fletcher Cove Parking Demand Study 
dated August 26, 2008 by RBF Consulting, Fletcher Cove Parking 
Demand Study dated October, 20, 2011 by RBF Consulting, Letter from 
City of Solana Beach dated December 20, 2011.  

             
 
STAFF NOTES: 
 
Summary of Staff’s Preliminary Recommendation:  Staff is recommending approval of 
the proposed amendment request with conditions.  The subject parking lot is located 
across the street and east of the Fletcher Cove Beach parking lot and recreation park in 
the City of Solana Beach.  The Distillery Lot was considered to be an adjacent public 
parking reservoir for the parking spaces lost through the Fletcher Cove park 
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redevelopment project (6-05-040).  However, the City of Solana Beach is raising 
concerns that use of the Distillery Lot by public beach goers is adversely affected by the 
long-term use of the subject lot by nearby business employees.  The primary coastal issue 
raised by the subject amendment request involves public beach access and the availability 
of public parking in this area of Solana Beach.  The project as designed could potentially 
result in increased public access and recreation opportunities as well as improved 
distribution of available public parking opportunities.  However, as there have been no 
comprehensive long-term parking studies conducted for the Distillery Lot that would 
confirm that the subject lot is being used primarily for long term employee parking rather 
than public beach parking, the potential exists that the proposed parking time limits 
would negatively impact public parking on the adjacent streets and in the Fletcher Cove 
Beach Lot.  As such, the City is proposing the project on a trial basis for a one year 
period.  During that time, the City will monitor the use of the lot and surrounding areas to 
see if any adverse impacts can be attributed to the time restrictions.  Special Condition 
#15 is proposed to require the City to conduct quarterly parking monitoring and submit a 
final annual parking study that documents the parking trends for the Distillery Lot and 
the distribution of parking throughout other nearby public parking areas.  With a 
condition requiring that this permit be issued for a one year trial period and be 
accompanied with comprehensive parking monitoring reports, the proposed project can 
be found consistent with Coastal Act policies related to public access.   
 
The City of Solana Beach does not yet have a certified Local Coastal Program.  As such, 
the standard of review for the proposed development are the Chapter 3 policies of the 
Coastal act.  
             
 
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. 6-05-40 
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 
grounds that the development as amended and subject to conditions, will be in 
conformity with the policies of Chapter 3 of the Coastal Act and will not prejudice the 
ability of the local government having jurisdiction over the area to prepare a Local 
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Coastal Program conforming to the provisions of Chapter 3.  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. 
      
     1.  The following shall replace in its entirety, Special Condition #10 of Coastal 
Development Permit No. 6-05-40, as amended:   
 

 10.  Distillery Lot Use Restriction.  A minimum of seventy-four (74) public parking 
spaces shall be available in perpetuity at the “Distillery Lot”.  These spaces cannot be 
leased or made available for exclusive use by private entities at any time.   For a one 
year time period, to start on the date the parking time limit signs are installed at the 
Distillery Lot, the 74 public parking spaces will have a 4 hour time limit in effect 
between the hours of 6 a.m. and 7 p.m., except on Sundays when they will not be 
restricted and the eight (8) leased spaces will have a 2 hour time limit in effect 
between the hours of 6 a.m. and 7 p.m., except on Sundays when they will not be 
restricted.   

 
     2.  The following shall be added as new Special Condition Nos.14, 15, 16 & 17: 
.  

  14.  Parking Monitoring Program.  PRIOR TO ISSUANCE OF THE COASTAL 
DEVELOPMENT PERMIT, the applicant shall submit for review and written 
approval of the Executive Director, a parking monitoring program which shall, at a 
minimum, incorporate the following: 

 
a.  Monitoring shall be conducted throughout the one-year term for which the permit 
authorizes the parking restrictions. 
 
b.  Monitoring shall occur at the following locations: 
 

 The Distillery Lot parking spaces.   
 Fletcher Cove Beach Parking Lot 
 The public parking lot on the west side of S. Sierra Avenue immediately 

north of the Solana Beach Tennis Club parking lot. 
 Public street parking within the following limits: 

o The public street parking along S. Sierra Avenue from the Distillery 
Lot south to Dahlia Drive.  

o The public street parking along Pacific Street from W. Plaza Street. 
north to Hill Street.  

o The public street parking on N. Helix Street.  
o The public street parking along N. Sierra Avenue from W. Plaza 

Street. north to Estrella Street. 
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o The public street parking along N. Acacia Avenue from W. Plaza 

Street. north to Estrella Street.  
 
c.  Monitoring for the three parking lots (as noted in Item b above) shall occur: 

 Quarterly on one Saturday and one weekday outside of the summer months.  
These counts will occur in January, April and October. 

 Twice monthly on one Saturday and one weekday during the summer months 
of June, July and August.  Monitoring needs to occur on one Saturday during 
a holiday weekend.  

 Monitoring of the parking lots shall occur on the same day as monitoring of 
the surrounding neighborhood. 

 
d.  Monitoring for the three parking lots (as noted in Item b above) shall consist of: 
 

 Parking counts taken each hour between 10:00 a.m. and  2:00 p.m. on every 
monitored day; recordation of temperature, weather and surf conditions during 
each count; 

 Documentation of both actual car counts and percentage of occupancy, 
assuming 74 available public parking spaces; and 

 Documentation of turnover rates. 
 

e. Monitoring the surrounding neighborhood (as noted in the first subsection of 
letter "b" above) shall occur: 

 
 Quarterly on one Saturday and one weekday outside of the summer months.  

These counts will occur in January, April and October. 

 Twice monthly on one Saturday and one weekday during the summer months 
of June, July and August.  Monitoring needs to occur on one Saturday during 
a holiday weekend.  

 Monitoring of the surrounding neighborhood shall occur on the same day as 
the monitoring of the parking lot. 

 
f. Monitoring the surrounding neighborhood (as noted in the first subsection of 

letter "b" above) shall consist of: 
 

 Parking counts within the surrounding areas detailed above for all street 
parking shall be taken at the approximate hours of 10:00 a.m. and 2:00 p.m. 
on every monitored day.  The permittee shall also record the temperature, 
weather and surf conditions during each count and shall include 
documentation of total parking spaces available. 

 
Results of the quarterly monitoring shall be submitted to the Coastal Commission at 
the end of 6 months (starting within 60 days of installation of parking lot signage) and 
at the end of one year, with an additional final parking analysis report to be submitted 
at the end of the year trial period.  The reports shall include documentation of any 
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modifications made to existing street parking (i.e. reductions of existing spaces by red 
curbing, curb cuts, no parking signs, and installation of automated parking fee devices 
etc.).  The reports shall also include a summary of any complaint reports from the 
public during the year trial period.  Data shall be presented in tables and graphs and 
shall compare the number of open parking spaces in the surrounding neighborhood 
and Fletcher Cove Beach Lot to the usage of the Distillery Parking Lot. 
 
The permittee shall undertake monitoring in accordance with the approved 
monitoring program.  Any proposed changes to the approved program shall be 
reported to the Executive Director.  No changes to the program shall occur; including 
any reduction in intensity of monitoring efforts, without a Coastal Commission 
approved amendment to this coastal development permit unless the Executive 
Director determines that no amendment is legally required 

 
15. Deed Restriction.  PRIOR TO ISSUANCE OF THE COASTAL 

DEVELOPMENT PERMIT, the applicant shall submit to the Executive Director 
for review and approval documentation demonstrating that the applicant has executed 
and recorded against the “Distillery Lot” parcel governed by this permit a deed 
restriction, in a form and content acceptable to the Executive Director: (1) indicating 
that, pursuant to this permit, as amended the California Coastal Commission has 
authorized development on the subject property, subject to terms and conditions that 
restrict the use and enjoyment of that property; and (2) imposing the Special 
Conditions of this permit, as amended, as covenants, conditions and restrictions on 
the use and enjoyment of the Property. The deed restriction shall include a legal 
description of the entire “Distillery Lot” parcel governed by this permit. The deed 
restriction shall also indicate that, in the event of an extinguishment or termination of 
the deed restriction for any reason, the terms and conditions of this permit shall 
continue to restrict the use and enjoyment of the subject property so long as either this 
permit or the development it authorizes, or any part, modification, or amendment 
thereof, remains in existence on or with respect to the subject property. 

 
16.  Term of Permit.  The time restrictions on the Distillery Parking Lot shall be 

permitted for one year from the date of approval off this permit amendment.  In order 
to continue the time restrictions beyond this date, the applicant shall submit and 
receive approval of an amendment to this permit.      

 
17.  Prior Conditions of Approval.  All other terms and conditions of the 

original approval of Coastal Development Permit #6-05-40, as amended, not 
specifically modified by amendment 6-05-040-A2, shall remain in full force and 
effect and become part of Amended Coastal Development Permit #6-05-40-A2. 

 
III. Findings and Declarations. 
 
 The Commission finds and declares as follows: 
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 1. Project History/Amendment Description.  The proposed amendment request 
involves imposing  a 4 hour time limit onto 74 existing public parking spaces and a 2 
hour time limit on 8 existing spaces that are being leased by an adjacent business.  The 
proposed project will involve the installation of parking signage indicating that parking in 
74 public spaces is limited to a 4 hour time period between the hours of 6 a.m. and 7 p.m. 
except on Sundays when there will be no restrictions and parking in the 8 leased spaces is 
limited to a 2 hour time period between the hours of 6 a.m. and 7 p.m. except on 
Sundays.  No meters or fee machines are proposed as part of the parking time limitations, 
instead, signage indicating the proposed time limits will be located in strategic locations 
around the parking lot area, and tickets for violators will be issued by an on site 
enforcement officer.  The subject site is referred to as the “Distillery Lot” located across 
Sierra Avenue and to the east of the Fletcher Cove Beach Lot, west of Highway 101.  No 
remodeling, repaving or renovation of the parking lot, other than the installation of new 
signage, is proposed as part of this project.  The proposed sign posts will be no higher 
than surrounding parking time limit posts and will not include monument signs or any 
signage that could be considered visually intrusive. As such, there will be no 
modifications or encroachments into existing public ocean views in the area. 
 
The original project approved by the Commission in June of 2005 through CDP #6-05-
040 involved the removal of 60 parking spaces within the 93 spaced asphalt parking lot at 
Fletcher Cove and the construction of a grassy recreation area in their place.  Permit 
amendment #6-05-040-A1, which was approved by the Commission in 2006, involved a 
complete redesign of the initial project as approved by the Commission and resulted in a 
revision of the entire parking lot area construction and improvements adjacent to the 
bluff.  The Commission based its decision of approval for the Fletcher Cove Beach 
development and loss of 60 parking spaces on the fact that there were 74 unrestricted 
public parking spaces located across the street from Fletcher Cove in the Distillery Lot 
that could be used for public beach parking.  As such, the proposed amendment may only 
be approved if these spaces continue to be available for public beach parking.   

 
   2.  Public Access/Recreation.  The following Coastal Act policies relate to the 
proposed amendment request:  
 

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 
recreational opportunities shall be provided for all the people consistent with public 
safety needs and the need to protect public rights, rights of private property owners, 
and natural resource areas from overuse. 
 
Section 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. 
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Section 30212 
 
 (a)  Public access from the nearest public roadway to the shoreline and along the coast 
shall be provided in new development projects except where: 
 
 (1)  it is inconsistent with public safety, military security needs, or the protection of 
fragile coastal resources, 
 
 (2)  adequate access exists nearby, or, .... 
 
Section 30212.5 
 
 Wherever appropriate and feasible, public facilities, including parking areas or 
facilities, shall be distributed throughout an area so as to mitigate against the 
impacts, social and otherwise, of overcrowding or overuse by the public of any 
single area. 
 
Section 30213 
 
    Lower cost visitor and recreational facilities shall be protected, encouraged, and, where 
feasible, provided.  Developments providing public recreational opportunities are preferred. 
 
Section 30221 
 
 Oceanfront land suitable for recreational use shall be protected for recreational 
use and development unless present and foreseeable future demand for public or 
commercial recreational activities that could be accommodated on the property is 
already adequately provided for in the area. 
 
Section 30223 
 
 Upland areas necessary to support coastal recreational uses shall be reserved for 
such uses, where feasible. 

 
The proposed project is designed to improve public parking availability and enhance 
public access and recreational opportunities at Fletcher Cove Beach Park through 
implementation of time restrictions on the 74 public parking spaces in the Distillery Lot.     
Currently the Distillery Lot has 74 unrestricted public parking spaces available.  To 
accommodate the loss of the 60 parking spaces within Fletcher Cove Park, approved 
through 6-05-040, the Commission determined in 2005 that available parking exists on 
the nearby streets and at the nearby Distillery Lot.  However, the City has submitted 
parking reports that suggest that available public parking at the Distillery Lot is being 
used on weekdays primarily for all day parking by nearby employees or residents.  As 
such, the City is proposing to implement 4 hour (for 74 public spaces) and 2 hour (for 8 
leased spaces) parking time limits to see if this will improve the availability of weekday 
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parking in the distillery lot without causing a deficiency in available public parking at the 
Fletcher Cove Beach Lot or on the surrounding streets or neighborhoods.   
 
The intent of the City’s request to install time limitations on the Distillery Lot is to help 
alleviate overcrowding of the lot during daytime business hours when, according to the 
City, it is used primarily as all day parking for employees of local businesses along the 
101 corridor and nearby residents.  The City has submitted a parking study for the 
Distillery Lot and Fletcher Cove Beach Lot, however, it was deficient in analysis and 
breadth of study and did not span an adequate amount of time to be found firmly 
conclusive.  As it remains unclear whether the proposed time limits will adversely impact 
the availability of public parking at the nearby Fletcher Cove Beach Lot, Special 
Condition #10 of the original permit is proposed to be modified such that the permit be 
issued on a 1 year trial basis (as proposed by the applicant).  None of the Special 
Conditions replaced or added in 6-05-040-A1 restricted or conditioned the Distillery Lot, 
however, Special Condition #10 of the original CDP 6-05-40 prohibited any restrictions 
from being placed on the existing public parking spaces in that lot.  The Commission 
included this Special Condition to ensure the protection of available public parking 
within the Distillery Lot that was intended to mitigate for the loss of 60 public parking 
spaces within the Fletcher Cove Beach Lot.  Modification of Special Condition #10 
would allow for the temporary implementation of parking restrictions in the Distillery Lot 
to improve public access, and the addition of Special Condition #16 would limit the 
subject permit amendment to a one year trial period.   At the end of this one year period, 
to be initiated upon installation of the subject parking limit signage, the applicant would 
be required to submit a CDP amendment application, as well as parking monitoring data, 
in order to implement the 4 hour and 2 hour time restrictions permanently or for a longer 
time period.   
 
 The Fletcher Cove Beach Lot currently provides 34 unrestricted spaces.  Other public 
parking opportunities in the immediate area include street parking along Sierra Avenue 
and along Pacific Street as well as parking along South Highway 101 that is currently 
limited to a 2 hour time period.  Unlimited public street parking is available on N. Acacia 
Ave, Estrella St., N. Sierra, Pacific St. and N. Helix st. north of the subject site.  The 
subject development is located adjacent to several commercial developments that front 
Highway 101 to the east and Plaza Street to the north.  Many of the existing commercial 
developments that surround the proposed parking lot were constructed prior to the 
incorporation of the City of Solana Beach and fail to meet the City’s current parking 
standards.  As a result, the City has suggested that the subject parking lot (Distillery Lot) 
is heavily used during the workweek by employees and patrons of the surrounding 
businesses. The City has indicated that while there are currently ample public beach 
parking opportunities in the area that allow for access to Fletcher Cove Beach, they think 
that imposing a time limit on parking at the Distillery Lot will help to discourage all day 
parking during the peak weekday working hours of 9am-5pm, and function to increase 
the availability of public parking in the area during these hours.  As part of this permit 
amendment, Special Condition #10 would be modified to allow for the proposed time 
restrictions on the 74 public spaces and 8 leased spaces in the Distillery Lot on a one year 
trial basis.  In order to ensure that there are no impacts to the availability of public 
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parking in the immediate area and specifically to the Fletcher Cove Beach Lot, Special 
Condition #14 is proposed to require the applicant to submit comprehensive parking 
monitoring reports and analysis during the one year trial period.  Special Condition #14 
requires the applicant to monitor and analyze the availability of public parking at the 
Distillery Lot, Fletcher Cove Lot, and on nearby streets where public parking is available.  
The monitoring is required to occur quarterly on one Saturday and one weekday outside 
of the summer months in January, April and October, as well as twice monthly on one 
Saturday and one weekday during the summer months of June, July and August. 
Monitoring is also required on one Saturday during a holiday weekend starting from the 
date of parking time limit sign installation until one year following installation.  Also, 
monitoring of the parking lot is required to occur on the same day as monitoring of the 
surrounding neighborhood.  On the day monitoring will occur, parking counts are 
required to be taken each hour between 10:00 a.m. and  2:00 p.m.; the monitoring report 
will also include recordation of temperature, weather and surf conditions during each 
count.  Documentation of both actual car counts and percentage of occupancy, assuming 
74 available public parking spaces and documentation of turnover rates are also required 
to be included in the monitoring data. The applicant will be required to submit a 
monitoring report after 6 months and at the end of the one year period.   Additionally, the 
City will be required to prepare a final parking analysis following the end of the one year 
period.   
 
With Special Conditions restricting the implementation of the parking time limits to a one 
year period and requiring the submittal of comprehensive parking studies, the proposed 
project, designed to enhance and protect access and recreational opportunities, can be 
found to be consistent with the public access and recreational policies of the Coastal Act. 
 
 3.  Local Coastal Planning.  Section 30604(a) also requires that a coastal 
development permit shall be issued only if the Commission finds that the permitted 
development will not prejudice the ability of the local government to prepare a Local 
Coastal Program (LCP) in conformity with the provisions of Chapter 3 of the Coastal 
Act.  In this case, such a finding can be made. 
 
The subject site was previously in the County of San Diego Local Coastal Program (LCP) 
jurisdiction, but is now within the boundaries of the City of Solana Beach.  Because of the 
incorporation of the City, the certified County of San Diego Local Coastal Program no longer 
applies to the area.  The City has recently submitted the Land Use Plan (LUP) portion of it s LCP 
for Commission's review.  However, it has not yet been certified by the Commission.  As such, the 
Commission will continue to utilize the San Diego County LCP documents for guidance in its 
review of development proposals in the City of Solana Beach until such time as the California 
Coastal Commission certifies an LCP for the City. 
 
The Commission therefore finds the proposed development, as conditioned, conforms to 
Coastal Act Chapter 3 policies and the certified San Diego County LCP.  Therefore, as 
conditioned, the subject development will not prejudice the ability of the City of Solana 
Beach to complete a certifiable local coastal program. 
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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. 
 
The proposed project has been conditioned in order to be found consistent with the public 
access policies of the Coastal Act.  No impacts to sensitive environmental resources will 
result as part of the proposed project.  As conditioned, there are no feasible alternatives or 
feasible mitigation measures available which would substantially lessen any significant 
adverse impact which the activity may have on the environment.  Therefore, the 
Commission finds that the proposed project is the least environmentally-damaging 
feasible alternative and can be found consistent with the requirements of the Coastal Act 
to conform to CEQA. 
 
 
 
(G:\San Diego\Reports\Amendments\2000s\6-05-040-A2.doc) 
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