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SYNOPSIS
The subject LCP amendment was submitted and filed as complete on August 3, 2011; the
submittal includes two unrelated amendments. The first component (LCPA #1-11A)
involves revisions to both the City’s certified land use plan (LUP) and implementation
plan (IP) to establish provisions for the protection of historic viewsheds and then
identifies the first such viewshed. The second component (LCPA #1-11B) involves
revisions to the City’s certified Downtown Encinitas Specific Plan (DESP) which was
adopted as part of the City’s implementation program at the time of the initial LCP
certification. This report will address both components. A one year time extension was
granted in September 2011. As such, the last date for Commission action on this item is
this hearing.
SUMMARY OF AMENDMENT REQUEST
Part A of the amendment request involves revisions first to the Resource Management
Element of the certified land use plan to add a new Policy 4.9 regarding historic
viewsheds, re-number subsequent policies and amend the adopted Visual Resource
Sensitivity Map to recognize the “Station White” Viewshed. In addition, the amendment
then proposes a corollary change to the Municipal Code/IP by adding a new sub-section
to Section 30.34.080, Scenic/Visual Corridor Overlay Zone, regarding Historic
Viewsheds. These revisions are proposed to allow for the designation of historic
viewsheds that are of cultural or historic significance to the community.
Part B of the amendment request involves revisions to the City’s certified Downtown
Encinitas Specific Plan (DESP), adopted as part of its implementation program. The
proposed changes reflect the City’s intent to maximize the availability of on-street
parking along First and Second Streets by completing a restriping program for diagonal
parking and providing an incentive for businesses to close driveways along these streets.
The proposed revisions also include greater details regarding Streetscape Concepts and
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specify such concepts may include, but are not limited to, restriping of on-street parking
stalls; traffic flow modification and decorative pavement treatments.
SUMMARY OF STAFF RECOMMENDATION
Staff is recommending that the Commission approve both of the proposed amendments
as submitted. Relative to the establishment of Historic Viewsheds (Part A), these LUP
and IP revisions serve to expand the scenic and cultural resource protection standards of
the LCP and thus are consistent with Sections 30244 and 30251 of the Coastal Act.
Relative to the DESP revisions (Part B), these proposals are focused on maximizing the
availability of on-street public parking opportunities in the downtown core and
continuing the City’s efforts to improve circulation through the area. Given that First
Street is also the Pacific Coast Highway/Old Highway 101, it is an important coastal
access corridor both to the immediate shoreline and along the coast. The City’s
amendment serves to maximize public parking and also enhance the pedestrian
orientation of the downtown business district. Therefore, for both elements, staff is
recommending the Commission certify the proposed revisions as submitted.
The appropriate resolutions and motions begin on Page 4. The findings for approval of
the Land Use Plan Amendment as submitted begin on Page 6. The findings for approval
of the Implementation Plan Amendments as submitted begin on Page 7.
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) which included the Downtown Encinitas Specific Plan as part of the
implementation program. The City accepted the suggested modifications and, on May
15, 1995, began issuing coastal development permits.
ADDITIONAL INFORMATION
Further information on the City of Encinitas LCP Amendment #1-11A and B may be
obtained from Deborah Lee, District Manager, 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) which included the Downtown Encinitas Specific Plan as part of the
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.
In February 2010, the Commission approved, as submitted, LCP Amendment #3-08
which also involved the Downtown Encinitas Specific Plan. In that amendment, the City
proposed, and the Commission endorsed, additional provisions on the ground floor uses
along the First Street Corridor (Highway 101) to prioritize retail and pedestrian-oriented
services in order to encourage a pedestrian-oriented environment. The approved
amendment also included additional regulations to control accessory and non-conforming
uses. Non-conforming uses would be abated if the use was discontinued for more than a
year.
In November 2011, the Commission also approved, as submitted, LCP Amendment #210A (DESP Historic Preservation Overlay) and B (Valet Parking) which involved two
unrelated items. In that amendment, the City proposed, and the Commission endorsed,
the establishment of a Historic Preservation Overlay in the DESP to encourage the
retention and adaptive reuse of historic structures in the downtown area. The second
element of the amendment request sought to allow valet parking, with or without a
charge, upon issuance of a Minor Use Permit where the certified LCP then only allowed
valet parking as a free service. The Commission approved the request as submitted
finding the Minor Use Permit served as an appropriate mechanism to assure that adequate
off-street parking was provided and there were no spillover effects.
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 and conforms to 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.
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Pursuant to Section 30513 of the Coastal Act, the Commission may only reject zoning
ordinances or other implementing actions, as well as their amendments, 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. (14 CCR § 13542.)
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 proposed land
use plan amendment is conditionally certified subject to local government acceptance of
the suggested modifications, the standard of review shall be the conditionally certified
land use plan.
C.

PUBLIC PARTICIPATION

Section 30503 of the Coastal Act requires local governments to provide the public with
maximum opportunities to participate in the development of the LCP amendment prior to
its submittal to the Commission for review. 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 #1-11A 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.
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RESOLUTION TO CERTIFY LAND USE PLAN AMENDMENT AS
SUBMITTED:
The Commission hereby certifies the Land Use Plan Amendment for the City of
Encinitas as submitted and adopts the findings set forth below on grounds that the land
use plan amendment 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 amendment.
II.

MOTION:

I move that the Commission reject the Implementation Program
Amendment #1-11A and B 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 conforms with, and is adequate to carry out, the
provisions of the certified Land Use Plan, as amended, 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.
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PART III. FINDINGS FOR APPROVAL OF THE CITY OF ENCINITAS LAND
USE PLAN AMENDMENT NO. 1-11A (Historic Viewsheds), AS
SUBMITTED
A. AMENDMENT DESCRIPTION
The first element of the proposed amendment request (Part A) involves revisions to the
Resource Management Element of the certified land use plan to add a new Policy 4.9
regarding historic viewsheds, re-number subsequent policies and amend the adopted
Visual Resource Sensitivity Map to recognize the “Station White” Viewshed.
Specifically, as shown in the attached exhibits, Policy 4.9 would be incorporated within
the “Community Views, Vistas, and Aesthetic Qualities” section of the Resource
Management Element under Goal 4. Policy 4.9, as proposed, would read: “The City will
designate historic viewsheds in order to preserve historical views which represent a
significant cultural or historic resource to the community. […]” The new policy also
then references the first historic viewshed, locally known as “Station White”, to be so
designated and also amends Figure 3/Visual Resource Sensitivity Map of the LUP to
illustrate the historic viewshed.
B. CONFORMITY OF THE LAND USE PLAN AMENDMENT WITH
CHAPTER 3
The standard of review for land use plans or their amendments is whether or not the
proposed plan or plan amendment meets the requirements of and conforms to the Chapter
3 policies of the Coastal Act. In this case, such a finding can be made. The proposed
revisions have been drafted to allow for the designation of historic viewsheds that are of
cultural or historic significance to the community.
Relevant Chapter 3 Policy. The Coastal Act provides:
Section 30251
The scenic and visual qualities of coastal areas shall be considered and protected as a
resource of public importance. Permitted development shall be sited and designed to
protect views to and along the ocean and scenic coastal areas, to minimize the
alteration of natural land forms, to be visually compatible with the character of
surrounding areas, and, where feasible, to restore and enhance visual quality in
visually degraded areas. […]
In response to Section 30251 of the Coastal Act, the “Community Views, Vistas, and
Aesthetic Qualities” section of the Resource Management Element was drafted and
certified by the Commission to address the protection of public views and scenic
resources. In the Introduction, it reads: “The importance of aesthetic resources in the
City are underscored by local concerns that significant viewsheds be preserved. The City
will undertake a program that involves the acquisition and development of sites for vista
points and the establishment of a “Scenic/Visual Corridor Overlay” land use designation
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which will ensure that existing views are not compromised by future development. […]”
GOAL 4 of this section then states “[t]he City, with the assistance of the State, Federal
and Regional Agencies, shall provide the maximum visual access to coastal and inland
views through the acquisition and development of a system of coastal and inland vista
points.” The section continues with specific policies that identify vista points, establish
the “Scenic/Visual Corridor Overlay”, designate scenic highway/visual corridors and
their viewsheds and establish design criteria for locations along or within identified view
corridors or viewsheds. The design criteria include provisions for road design, building
setbacks, sign controls, scale/massing, architectural relief and siting of structures to be
subordinate to the natural topography.
The primary purpose of establishing historical viewsheds would be to ensure their
preservation and, in this specific case, also acknowledge the importance of Station White
as a cultural resource within the community. The new policy would provide that the City
can designate historic viewsheds to preserve historical views which represent a
significant cultural or historic resource to the community. In this amendment, the City
also proposes to amend Figure 3 to designate the first site, known locally as “Station
White.” Station White, located along Gascony Road in the Leucadia community of the
city, was established as a Civilian Corps of Observation Post in 1942. The station, which
had panoramic views of the Pacific Ocean, was staffed by local volunteers to alert the
public of any approaching enemy aircraft or submarines. The site was identified as part
of a previous subdivision and restrictions were imposed on the development to maintain
much of the existing view and a plaque was installed to commemorate the location.
Section 30251 provides for the preservation of public views to and along the ocean, as
well as protecting the scenic amenities of coastal areas that contribute to a community’s
character. These amendments would expand the current scope of viewshed protection
within the certified LUP and serve to protect important cultural and scenic resources in
conformance with Section 30251 of the Coastal Act. Therefore, the proposed land use
plan amendment can be approved as submitted.

PART IV. FINDINGS FOR APPROVAL OF THE CITY OF ENCINITAS
IMPLEMENTATION PLAN AMENDMENTS, AS SUBMITTED
A. LCP AMENDMENT #1-11A/ HISTORIC VIEWSHEDS
1. AMENDMENT DESCRIPTION
In this amendment, to implement the establishment of Historic Viewsheds in the
Resource Management Element of the certified LUP, the City proposes a corollary
change to the Municipal Code/IP by adding a new sub-section to Section 30.34.080,
Scenic/Visual Corridor Overlay Zone, regarding Historic Viewsheds. It would read as
follows:
C. HISTORIC VIEWSHEDS. Potential historic viewsheds are defined on a caseby-case basis to ensure the preservation of resources which have been found to be
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of cultural or historic significance to the community. The Planning Commission
shall be the authorized agency for reviewing and designating Historic Viewsheds
via Resolution, based on written descriptions, survey information, photos, maps or
illustrations in accordance with General Plan Resource Management Element
Policy 4.9.”
2. FINDINGS FOR APPROVAL
The standard of review for LCP implementation submittals or amendments is their
consistency with and ability to carry out the provisions of the certified LUP or the
certified LUP, as amended.
a) Purpose and Intent of the Ordinance. The purpose and intent of the
ordinance is to provide regulations for properties within a Scenic View Corridor along
Scenic Highways or adjacent to Significant Viewsheds and Vista Points as identified on
the Visual Resource Sensitivity Map of the certified LUP. The proposed amendment
would add Historic Viewsheds as another property designation where development
regulations could be imposed to protect scenic views and cultural resources.
b) Major Provisions of the Ordinance. Section 30.34.080.B of the existing
code provides that, when development is proposed on any property within the Scenic
View Corridor Overlay Zone, consideration will be given to the overall visual impact of
the proposed development and conditions may be imposed on the project’s bulk, mass,
height, architectural design, grading and other visual factors. This evaluation will occur
as part of the design review in the coastal development permitting process.
c) Adequacy of the Ordinance to Implement the Certified LUP.
The following policies are part of the certified LUP, as amended herein, and serve as the
standard of review for this ordinance:
Resource Management Element
POLICY 4.9: The City will designate historic viewsheds in order to preserve historical
views which represent a significant cultural or historic resource to the community. The
following historic viewsheds will be developed and maintained as feasible:
-

Station White

POLICY 4.10: It is intended that development would be subject to the design review
provisions of the Scenic/Visual Corridor Overlay Zone for those locations within Scenic
View Corridors, along scenic highways and adjacent to significant viewsheds, historic
viewsheds and vista points with the addition of the following design criteria: [….]
(emphasis added)
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POLICY 7.1: Require that paleontological, historical and archaelogical resources in the
planning area are documented, preserved or salvaged if threatened by new development.
The proposed amendment to Section 30.34.080, Scenic/Visual Corridor Overlay Zone,
was specifically made to implement the amended land use plan provisions on historic
viewsheds and provide the necessary parameters for the establishment of those
viewsheds. The Commission thus finds the amendment request is consistent with and
adequate to implement the certified LUP, as amended, and can therefore be approved as
submitted.
B. LCP AMENDMENT #1-11B/DOWNTOWN ENCINITAS SPECIFIC
PLAN ON-STREET PARKING
1. AMENDMENT DESCRIPTION
The second element of the proposed amendment request (Part B) involves revisions to
the City’s certified Downtown Encinitas Specific Plan (DESP), adopted as part of its
implementation program. The proposed changes reflect the City’s intent to maximize the
availability of on-street parking along First and Second Streets by completing a restriping
program for diagonal parking and providing an incentive for businesses to close
driveways along these streets. The proposed revisions also include greater details
regarding Streetscape Concepts and specify such concepts may include, but are not
limited to, restriping of on-street parking stalls; traffic flow modification and decorative
pavement treatments. In addition, the City is deleting an existing provision that allowed
on-street parking along Second Street and its adjacent side streets to be time-restricted to
two hour time limits during daytime hours.
2. FINDINGS FOR APPROVAL
The standard of review for LCP implementation submittals or amendments is their
consistency with and ability to carry out the provisions of the certified LUP.
a) Purpose and Intent of the Ordinance. The Specific Plan area defines most
of the original Encinitas community, a historic beach-oriented settlement in northern San
Diego County. The stated purpose of the Specific Plan is to treat the unique aspects,
problems and opportunities of the Downtown Encinitas area; to maintain its identity,
community character and scale, while fostering rehabilitation and economic
revitalization.
b) Major Provisions of the Ordinance. The major provisions of Ordinance No.
2011-05 are as follows:



To increase the on-street parking yield, mandates the closure of driveways along
First and Second Streets unless it is demonstrated that the closure is not feasible;
Deletes provision for two hour time restrictions on street parking along Second
Street and its adjacent side streets;
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Clarifies that the existing proportional parking credit available for non-residential
uses is based on the existing supply of on street spaces, rather than after a
restriping program has been implemented;
Establishes a proportional parking credit for non-residential uses that do pursue a
driveway closure along First and Second Streets and provides examples and
illustrations of such allocations; and
Provides an expanded explanation of the Streetscape Concepts to specify the
inclusion of the restriping program, modification of traffic flow and pavement
treatment options.
c) Adequacy of the Ordinance to Implement the Certified LUP.

The following policies are part of the certified LUP, which are the standard of review for
this ordinance, and are particularly relevant to promoting visitor uses and coastal access:
Land Use Element
POLICY 1.14: The City will maintain and enhance the Highway 101 commercial
corridor by providing appropriate community-serving tourist-related and pedestrianoriented uses.
Circulation Element
GOAL 1: ENCINITAS SHOULD HAVE A TRANSPORTATION SYSTEM THAT IS
SAFE, CONVENIENT AND EFFICIENT, AND SENSITIVE TO AND COMPATIBLE
WITH SURROUNDING COMMUNITY CHARACTER.
POLICY 1.4: Require, where feasible, interconnecting offstreet pedestrian and
vehicular circulation between adjacent commercial and office land uses. This policy
should be required along major transportation corridors to minimize traffic conflicts
associated with pedestrian and vehicular movement to and from these properties.
POLICY 1.9: Minimize private driveway access onto both major and collector roads.
POLICY 1.12: The City will promote increased off-street parking for existing and
future commercial and residential uses in the near coast areas, will minimize curb cuts for
new development in the vicinity of beach access points in order that the maximum
amount of curb parking will be available to beach users, and will encourage remote
parking/shuttle service and park-and-ride facilities in the Coastal Zone. […]
POLICY 3.2: Continue to assist in expanding public transportation and emphasize
public transportation in future development with preference given to cost-effective
alternatives.
POLICY 6.6: The City will consider improved pedestrian crossings of Pacific Coast
Highway.

Encinitas LCPA #1-11A and B
Historic Viewsheds and DESP On-street Parking
Page 11

The overall intent of the Downtown Encinitas Specific Plan is to maintain and enhance
pedestrian-activities and the economic viability of the City’s downtown environment, as
well as preserve the community character within the various subdistricts. As noted
above, the Downtown Encinitas Specific Plan was certified with the original certification
of the City’s LCP in 1995. The DESP established nine subdistricts and provides for a
broad mix of commercial uses, including general commercial, visitor commercial and
office professional mixed use zones which also allow residential uses as a secondary use.
The DESP covers approximately 200 acres situated in the downtown core of the City of
Encinitas, bounded roughly by Encinitas Blvd and Moonlight Beach Park on the north;
Cornish Drive on the east; K Street to the south and the Pacific Ocean, beach and bluffs
to the west. First Street/Old Highway 101 and the rail corridor run through the plan area.
The proposed amendment focuses primarily on the parking regulations for First and
Second Streets in the DESP; given that First Street is also Old Highway 101, it is a major
coastal access corridor and warrants careful treatment. The Specific Plan was originally
certified with the inclusion of mixed use zones in the commercial districts with the intent
to provide a balanced mix of commercial uses that would serve both area residents and
visitors. Commercial zones within the specific plan area were also custom-tailored to
encourage the rehabilitation of existing buildings. Setbacks, minimum lot sizes,
landscape and parking requirements were reduced in order to support a more realistic
redevelopment of existing properties.
As part of the Specific Plan’s design to encourage rehabilitation of existing buildings
along the First and Second Street corridors, a number of objectives and provisions were
established including mandated use of alley access, where available; interconnected
parking areas and shared access points; maintenance of uniform street frontages to
support a pedestrian orientation and lot consolidation was discouraged. Relative to
parking regulations, although the adopted off-street parking standards are conservative,
there were credits provided only for non-residential uses to count the street spaces in
front of their sites against their off-street parking requirement. The credit is based on a
site’s proportional extent of street frontage on the block and all the on-street parking
remains public parking. No business can ever reserve or have exclusive use of any onstreet parking.
The original certification of the Specific Plan endorsed this provision and the currently
proposed amendment augments it in two ways. First, to provide an incentive for
businesses to close existing driveways and thus maximize available street parking, the
amendment expands the existing parking credit for driveway closures and the property
owner would receive proportional credit for the number of street spaces created against
their otherwise required off-street parking. Similar to the existing provisions, all onstreet parking remains for public use only. Second, the adopted Specific Plan already
includes a plan to gain street parking spaces by considering a diagonal restriping program
along First and Second Streets. The proposed plan amendment clarifies that the original
on-street parking credit available to businesses is predicated on the number of street
spaces currently existing on these streets, as opposed to the number potentially available
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after any restriping program is completed. This approach is a conservative one that
appropriately balances the City’s desire to encourage rehabilitation of existing structures
while ensuring an adequate supply of public parking is maintained for business patrons
and coastal visitors. The certified LUP provisions clearly encourage the closure of
driveways to maximize available public parking and the subject amendment specifically
mandates measures to accomplish that objective.
The other subject of this amendment involves the Streetscape Concepts section of the
Specific Plan. In this portion of the amendment, the City’s proposed language clarifies
that the streetscape concepts are only concepts and they are subject to change by the City
Council. The language continues to provide examples of these concepts and specifies
they may include, but are not limited to, restriping programs, modification of traffic
flows and decorative pavement treatments. Although revisions to the streetscape
concepts are subject to City Council adoption, the Commission also notes that any
revisions to the certified Specific Plan would also require an LCP amendment. In
addition, given the importance of the First Street/Old Highway 101 corridor as a major
coastal access route, any modifications to it, including but not limited to, lane reductions,
alterations to the direction of traffic flow and intersection improvements would also
necessitate an LCP amendment. With that understanding, these revisions can be found to
conform with the certified land use plan and adequate to implement it. The proposed
revisions will encourage and support the pedestrian nature of the downtown core
consistent with the certified land use plan. As such, the Commission finds the
implementation plan amendment to the Downtown Encinitas Specific Plan can be
approved as submitted.
PART V. CONSISTENCY WITH THE CALIFORNIA ENVIRONMENTAL
QUALITY ACT (CEQA)
Section 21080.5 of the California Environmental Quality Act (CEQA) exempts local
government from the requirement of preparing an environmental impact report (EIR) in
connection with its 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. Thus, under CEQA Section 21080.5, the Commission is relieved of the
responsibility to prepare an EIR for each LCP.
Nevertheless, the Commission is required in an LCP submittal or, as in this case, an LCP
amendment submittal, to find that the LCP, or LCP, as amended, does conform with
CEQA provisions. The proposed amendments expand the protection of cultural and
scenic resources through the establishment of historic viewsheds. In addition, within the
downtown area, on-street public parking opportunities will be maximized to both
promote coastal access and support visitor commercial uses. No adverse impacts to
coastal resources are expected and the Commission therefore finds the subject
amendments conform with CEQA provisions.
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