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Wendy: Please see attached and below preliminary comments of the parking aspect of the
DSP Update.

A major thrust of this draft of the Downtown Specific Plan Update is an effort to reduce the
amount of parking required to be provided in the downtown from the current code
requirements which range from 4 parking spaces per 1,000 sq. ft. of building to 10 spaces
per 1,000 sq. ft. to a proposed blanket requirement of a much lower 3 spaces per 1,000 sq.
ft. of building for virtually all uses.

In essence, whether it is the actual intent or simply an unintended consequence, the effect
of the plan may very well be to drive out current low intensity uses like clothing stores and
art galleries to be replaced with higher intensity bars and restaurants, which will create
more traffic and congestion, and at the same time reduce the amount of parking that
currently exists.

Parking requirements have a major impact on the entire Downtown Specific Plan and have
ripple effects throughout the plan. Parking requirements impact intensity of land use which
impacts traffic and circulation. Providing less parking leads to more traffic and congestion.

Since cars are bigger than people, a restaurant whose parking meets code may require
three to four times as much space for the parking it should provide compared to the space
required for the restaurant itself. Because of this, providing parking is expensive for
commercial building owners and developers, and therefore building owners and developers
are highly motivated to try to have a city reduce the amount of parking that is required for
their building. Building owners can charge more rent for a building that allows higher
intensity uses, so they are financially motivated to convert or build buildings that allow
higher intensity uses, especially if that can be done without being required to provide
expensive parking.

But, if the city were to reduce the amount of parking required for high intensity land uses,
the result would be to simply encourage more high intensity uses without providing
adequate parking. This will result in increased traffic and congestion.

Since merchants depend on there being adequate parking for their customers, reduction of
provided parking is both shortsighted and detrimental to the merchants, and may lead to
more business failures. But from the perspective of commercial building owners who could
benefit economically from replacing lower intensity tenants with higher rent paying higher
intensity tenants, this is an attractive strategy. However, it comes at the expense of the
current merchants and of the community that will suffer more traffic and congestion.

Reduction of required parking amounts to a shift of the burden from a few commercial
property owners to the many residents of the community. Providing adequate parking for
commercial uses is a problem limited to commercial building owners, but increasing traffic
and congestion is a burden shared by the entire community.
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A major thrust of this draft of the Downtown Specific Plan Update is an effort to reduce the amount of parking
required to be provided in the downtown from the current code requirements which range from 4 parking spaces
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well be to drive out current low intensity uses like clothing stores and art galleries to be replaced with higher
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Since cars are bigger than people, a restaurant whose parking meets code may require three to four times as
much space for the parking it should provide compared to the space required for the restaurant itself. Because
of this, providing parking is expensive for commercial building owners and developers, and therefore building
owners and developers are highly motivated to try to have a city reduce the amount of parking that is required
for their building. Building owners can charge more rent for a building that allows higher intensity uses, so they
are financially motivated to convert or build buildings that allow higher intensity uses, especially if that can be
done without being required to provide expensive parking.

But, if the city were to reduce the amount of parking required for high intensity land uses, the result would be to
simply encourage more high intensity uses without providing adequate parking. This will result in increased
traffic and congestion.

Since merchants depend on there being adequate parking for their customers, reduction of provided parking is
both shortsighted and detrimental to the merchants, and may lead to more business failures. But from the
perspective of commercial building owners who could benefit economically from replacing lower intensity
tenants with higher rent paying higher intensity tenants, this is an attractive strategy. However, it comes at the
expense of the current merchants and of the community that will suffer more traffic and congestion.

Reduction of required parking amounts to a shift of the burden from a few commercial property owners to the
many residents of the community. Providing adequate parking for commercial uses is a problem limited to
commercial building owners, but increasing traffic and congestion is a burden shared by the entire community.

Citing the Parking Actual Demand Study for the DSP conducted in 2016-2017 the draft plan states on page 60
that the current actual supply of public and private parking spaces in the downtown is 3,365. However, Section
5.1 on page 30 of the Parking Actual Demand Study states that parking standards used by The Institute of
Transportation Engineers would conclude that there should be 4,451 parking spaces in the downtown based on
current built square footage. This means that based on commonly used standards, the downtown currently has
over 1,000 parking fewer parking spaces than would meet the standard. One resident calculated the number of
parking spaces strictly applying the current codes and estimated there would be by code approximately 5,700
spaces. And note that these codes and standards are for cities that do not have millions of people adding to the
demand for parking as they go to the beach.

In spite of these facts, and as incredible as this may be, page 67 of the draft plan states “the existing parking
supply of public and private parking spaces exceeds the actual parking demand throughout the Downtown.”

Based on this incomprehensible logic, the draft concludes on Page 61 — 62: “Thus, one of the recommendations
from the parking study and this Specific Plan is to reduce the current minimum parking requirements to a new
parking requirement of three (3) spaces per 1,000 square feet for certain non-residential uses in the Downtown.”

If these changes are adopted, the result will likely be that many of the current commercial uses that add to the
character of Laguna Beach will slowly be driven out and replaced with more and more bars and restaurants
accompanied by higher levels of traffic and congestion resulting from the higher intensity uses.

John Thomas August 12, 2019
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Painted Utility Box Example
Landscaping:
The Downtown benefits from a
mix of mature street trees of
different species concentrated
on particular streets. This plans
advocates strengthening the
existing tree palette for each
street and filling in street tree
gaps where appropriate. Due to
the complexity of uses and
activities in the Downtown,
specific landscaping suggestions
are made in the various
subareas.

Wayfinding:

The purpose of a wayfinding program is to
efficiently convey the locations of key areas,
landmarks, and attractions. This is
accomplished by siting them in highly visible
locations. Care must be exercised to limit the
number of signs to avoid sign pollution. The
colors of the existing signs should be
reevaluated to make them compatible with
the forest green color of the street furniture.

Wayfinding pole signs can be complemented

with directional graphics on sidewalks and on
walls. This is a less obtrusive method.

Draft 1.2

Painting a Utility Box

Downtown Street Trees Enhance the Pedestrian Experience
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On Ground Wayfinding Sign Example Ground Wayfinding Sign at Heisler Park

8. Banners:
Banners have traditionally played an important role in
providing color and variety to the City’s commercial
streets. Their use in the Downtown and its subareas is
important in reinforcing Laguna’s history as an art
colony. Banners should be colorful, varied and
evocative of Laguna’s identity and environment
without being garish. Specialized banners for events
and seasonal displays are encouraged.

y #1% ©

9. Street Signs: ,
- Banners Add to the Artistic Identity

D Laguna’s street
# \‘“QT.\.‘.N:;::::'(O ~ signs have traditionally been a generic green color with
e . off-white lettering. Recently, enhanced street signs have
been introduced on residential streets named after early
Laguna artists. Specialized street signs for the Downtown
would reinforce its special sense of place and identity.
An effort should be developed to create specialized
signs for this area.

Artist Recognition Street Sign
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Arts District (Laguna Canyon Road/Broadway)

A. Goals
1. Enhance the area as a cultural and artistic focus of the community
2. Develop multi-modal transportation linkages between the Commercial Core and the Arts
District with an emphasis on increasing pedestrian activity
3. Provide an attractive and distinctive sense of arrival for residents and visitors
4. Create an attractive pedestrian path between the Commercial Core of the downtown and

the Arts district.

B. Laguna Canyon Road/Broadway

1.

2.

Identity — As described in Chapter Ill, Topic 10, “. . . the Arts District provides a stage for
reinforcing the City’s commitment to the arts and to the natural beauty of the surrounding
hillsides.” Please refer to that portion of this Plan for a detailed description.
Areas for improvement —
a) General
(1) Continue to add art installations that reinforce the identity of the District, including
murals, banners, and sculptures, on a temporary, rotating, or long-term basis.
(2) Add public seating where possible
(3) Improve median plantings
b) Vehicular/pedestrian considerations
(1) Explore addition of a crosswalk from the Sawdust across Laguna Canyon Road to
minimize jaywalking and increase pedestrian safety.
(2) Explore extending the sidewalk in front of the Festival of the Arts north to the Act V
parking facility.
(3) Add brick paving to the crosswalks at Forest Avenue and Broadway.
(4) Develop pathways to facilitate pedestrian and bicycle movements through the
Village Entrance to the Sawdust and beyond to connect with Laguna Canyon trails.
(5) Add a merge pocket for cars turning left from the south end of the Laguna Canyon
Frontage Road.
c) Seasonal activity
(1) Explore extending use of the Festival, Sawdust, and Art-A-Fair facilities throughout
the year for community and visitor events.
(2) Encourage “pop-up” events within the District
(3) Work with Visit Laguna Beach, the Arts Commission, and the City Recreation
Department to create events that allow the community and visitors to enjoy these
locations outside of the busy summer season.
d) Village Entrance
(1) Continue support of the implementation of the approved Village Entrance plan.
(2) Ensure maintenance of the landscaping.
(3) Restore and reuse of the Sewer Digester building, including providing public
restrooms
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Village Entrance with Improvements

e) Laguna Creek
(1) Study restoration and arts opportunities.
(2) Explore creation of a scenic riverfront walkway with features echoing the natural
environment, including rock outcroppings, native plants, natural materials, lighting
compatibility, and visual consistency.

(3) Remove existing chain link fencing and replace with style selected for the Village
Entrance project.

7 - :
Existing Fencing Village Entrance Fencing

f) Festival of the Arts site’
(1) Consider reconceiving the area as a civic park with increased public use and access.

(2) Explore options to increase use of the Irvine Bowl and Forum Theater.
g) Properties between the Village Entrance and Sawdust
(1) Encourage development that enhances the arts orientation of the district.
(2) Encourage new development to emphasize informal styles utilizing natural materials
and reflecting the historic roots of the Laguna Canyon area.

' Recommendation from AEA Consulting, “Creative Placemaking Assessment, September 12, 2018”
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lll. Commercial Core (Forest Ave., Ocean Ave., Broadway, North and South Coast Highway)

A. Goals

1.
2.
3.
4

5.

Promote pedestrian oriented uses, including public gathering spaces and additional seating
Increase vitality for residents and visitors

Encourage outdoor dining

Enhance streetscape aesthetics, including improved landscaping, street furniture, and
evening lighting

Relocate and/or remove on-street parking where feasible

B. Forest Avenue

1.

Identity - Forest Avenue, named for the “forest” of Eucalyptus trees planted by
homesteader George Rogers in the 1880’s, has been Laguna’s “Main Street” since the town
was established at the turn of the twentieth century. Forest Avenue represents historic
downtown Laguna Beach. Visually, Forest Avenue is the most intimate and beautiful
downtown street due to the mature street trees and almost continuous string of retail
businesses whose entrances open, in most cases, directly on the sidewalk. Functionally and
aesthetically, the street can be divided into Upper Forest (between Third Street and Ocean
Avenue) and Lower Forest (between Ocean Avenue and South Coast Highway) where the
street is one-way only and narrows to create a more intimate environment.

a) Landscaping — The rustic charm of Forest Avenue is created to a large degree by its large
Eucalyptus street trees with their informal, lacy canopies. In a few stretches, especially
on the south side of Lower Forest, there are either gaps in the street tree placement or
specimens which are either small or damaged. At either end of Lower Forest at the
crosswalk bulb-outs, there are several landscaped beds with non-descript and
somewhat overgrown planting and two ficus trees. The overall landscape appearance is
informal and intimate.

b) Pedestrian scale - Forest Avenue is the most heavily traveled downtown pedestrian
street due to its central location, comfortable scale of one- and two-story building, retail
uses, and attractive, eclectic architecture.

c) Pedestrian orientation —Forest Avenue is the most walkable street in the downtown.
Pedestrians walking both directions are naturally channeled along the storefronts. There
is some existing pedestrian seating along the bulb-outs at both ends of Lower Forest and
a few isolated benches on Upper Forest. On Upper Forest, there is additional seating
available at the small pocket park located next to the Presbyterian Church and at the
tables located at the Lumberyard Mall. It can be dark in the evening hours due to
inconsistent streetlamp placement.

Areas for improvement - This plan calls for strengthening Forest Avenue’s current identity as

Laguna’s most important, pedestrian-oriented shopping and dining street while preserving

the street’s intimate scale and eclectic ambience.

a) Upper and Lower Forest Avenue:

(1) Update and replace the city information displays along Forest and Glenneyre. The
design of these displays should reflect the rustic and artistic ambience of the street
while containing up-to-date information to benefit merchants and visitors.
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(2) Replace small or damaged eucalyptus trees in areas where there are gaps in street
tree placement.

(3) Enhance sidewalk paving along Forest Avenue with introduction of brick crazy-quilt
pattern stone or other distinctive tile or brick patterns and brick paving at irregular
intervals along the street. Such designs should be of eclectic, organic, and diverse
designs in keeping with the ambience of the street.

(4) Increase evening illumination with installation of additional streetlights and other
decorative lighting.

b) Lower Forest Avenue (south of Glenneyre Street) — The existing street is configured with
diagonal parking on both sides, one-way circulation, and concrete sidewalks with
eucalyptus and other street trees. This arrangement allows parking for 48 vehicles and
the 10-foot-wide sidewalks provide room for street trees as and pedestrian circulation.
Although the continuous line of stores and restaurants provide a pleasant streetscape,
the presence of parked cars diminishes the pedestrian ambiance and street aesthetics.

Lower Forest Avenue Looking North

During the past several years, multiple
design concepts have been suggested for
modifying Lower Forest. Some of the
suggestions include: leaving the street as
it is with minor improvements; adding
small parklets adjacent to existing bulb-
outs; using a modified parking layout
with parking on one side and widened
sidewalks; and creating a car-free
pedestrian street with seating and Example of Hydraulic Bollards
amenities, either on an occasional or permanent basis. In each of these alternatives,
Lower Forest would need to be temporarily closed for special events, such as Hospitality
Night. One method to accomplish this would be with the addition of hydraulic or
embedded bollards at the intersections with South Coast Highway and Glenneyre Street.
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e Keeping the current configuration
with minor aesthetic upgrades:

Hydraulic or embedded bollards
would allow closing off the street
for special events such as
Hospitality Night and special arts
events. Other embellishments,
such as landscape accents, hanging
pots, improved paving, and better
lighting could add to the
attractiveness of the street and add
to pedestrian comfort and retail

visibility.

e Adding parklets at bulb-outs:

Four small seating areas would be
added to the existing bulb-outs at
both ends of the street. This
would strengthen the pedestrian
ambience and provide addition
casual meeting spaces at the cost

of eight parking spaces.

Added Seating Example Extending Existing Bulb-outs
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a) Landscaping — Street trees on Ocean Avenue are an eclectic mix of species. There are
currently several gaps where trees have been removed and not replaced.

b) Resident serving uses — With the adoption of the original Downtown Specific Plan in
1989, uses on Ocean Avenue were limited to those classified as resident serving. At that
time, existing resident uses included shoe and leather repair, VCR repair, a notary, a
medical office, and dry cleaners. Today, a majority of resident serving uses are on Upper
Ocean, which also has residential units.

c) Pedestrian orientation — Although Ocean Avenue is a relatively attractive street for
pedestrians, several factors limit its appeal. On Upper Ocean, the tuck-under parking for
the Lumberyard and Forest Avenue malls present an uninteresting facade for walkers.
On the other side of the street, the Transit Center is unattractive to pedestrians. On
Lower Ocean, the numerous parking lots create gaps in the pedestrian experience.
There is also a lack of seating and few areas for people to simply meet and interact.

Areas for improvement - This plan calls for strengthening Ocean Avenue’s pedestrian appeal

by replacing missing trees, repairing and maintaining the sidewalks, adding seating, and

creating pocket plantings in the parking lots to soften their appearance.

a) Upper and Lower Ocean Avenue:

(1) Keep the existing large Ficus nitida trees, but replant empty tree wells and other
opportunity sites with other species.

(2) Enlarge existing tree wells where necessary.

(3) Repair existing sidewalks and add brick accenting in appropriate areas.

(4) Enforce existing sign ordinance to repair or replace existing dilapidated signs.

b) Lower Ocean Avenue (south of Beach Street):

(1) Lower Ocean Avenue is currently configured to accommodate two-way automobile
traffic. Previous studies of traffic circulation suggested studying the possibility of
making this portion of Ocean Avenue one-way going toward the South Coast
Highway to match Upper Ocean Avenue. This would allow for the addition of
approximately 15 diagonal parking spaces at the south end of the street.

(2) Require planting of the elevated planters along Ocean and Beach in front of the
Bank of America building.

(3) Consider softening the existing City parking lots by adding green walls, trellises, or
screens where possible.

(4) Install brick accenting to the two north-to-south crosswalks at the Ocean Avenue
and Beach Street intersection to match the existing east-to-west crosswalks.

(5) Install brick accenting for the east-to-west crosswalk at the south end of Ocean Ave.

c) Upper Ocean Avenue (north of Beach Street):

(1) See suggested changes for the Pepper Tree Parking Lot in the section on Upper
Forest Avenue.

(2) Consider the addition of a bulb-out on the west side of the intersection of Beach
Street and Ocean Avenue.

(3) Transit Center — The existing Transit Center has the potential for substantial
improvement to enhance the streetscape. Some of the suggested improvements
include:
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e Relocating the operation to on-street service so that the area can be
redeveloped with small-scale pedestrian-oriented retail and/or park space with
pedestrian amenities.

e Keeping the existing operation while making the site more appealing with the
addition of artistic embellishments such as murals, sculptures on Ocean Avenue,
replacement of stamped concrete with granite cobblestone or pavers, and/or
brick accented driveways, and working with the Orange County Transportation
Authority to improve the planting and maintenance of existing vegetation.

(4) Work with the owners of the Broadway Plaza buildings to improve landscaping and
signage.
D. Broadway
1. Identity — Broadway, as the extension of Laguna Canyon Road, serves as one of the main
entrances into the City. Physically, Broadway is a four-lane divided road from the connection
to Laguna Canyon Road to Forest Avenue where it becomes four-lanes with no center
median. This configuration continues to North Beach Street where the north bound traffic is
reduced to a single lane. The width of Broadway effectively divides the Downtown into two
segments by limiting pedestrian crossing to a few locations.
a) View of Main Beach — For many entering Laguna Beach, the view down Broadway to the
Pacific Ocean provides a dramatic sense of arrival to Laguna’s “window to the sea.”

EE T -

Lower Broadway Looking South

b) Landscaping — The large, mature Eucalyptus citriodora (Lemon Gum) street trees shown
above provide a dramatic scale that frame the view of the Pacific Ocean on the
approach to Main Beach. These trees have been part of the street since a Downtown
beautification project in the 1950s’. Surface landscaping is irregular and entirely absent
in several key locations. The landscape areas between Forest Avenue and the Transit
Center are deteriorating due to a lack of maintenance.
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c)

b)

Pedestrian orientation —Broadway is not pedestrian friendly due to the width of the
street, its function as a major thoroughfare, the lack of pedestrian-scale landscaping,
and the numerous driveways and parking lots.
2. Areas for improvement

a) Commercial Core portion - (Forest Avenue to Coast Highway):

(1)

(2)

(3)

(4)

(5)
(6)

(7)

Preserve existing Eucalyptus citriodora street trees. Monitor branching patterns of
trees, and provide curb, tree well, and/or sidewalk adjustments to maintain the
health of trees and to ensure public safety.

Add additions trees to provide a full canopy along the street.

Consider development of an incentive program for property owners to upgrade
building facades in need of clean-up, repair, and updating.

Encourage addition of surface landscaping at most locations. Work with property
owners to add and/or maintain store front planters.

Ensure that surface landscaping on City property is properly maintained.

Work with property owners to add more trees to existing parking lots for buffering,
shading, and visual relief.

Work with Caltrans to install pedestrian scale existing street lights.

Lower Broadway (Beach Street to Coast Highway):

(1)

(2)

(3)

(4)

(5)

Coast Highway gas stations — The intersection of Broadway and Coast Highway is

where the highways carrying traffic into and out of the City intersect. This

intersection is logically a key focal point. Currently, the northwest and southeast

corners are occupied by gas stations. These two sites are candidates for

improvements to, at the least, make them more attractive or, at the most, replace

them with more appropriate uses. Suggested improvements include:

e If the uses remain, add landscaping, including more trees and surface plantings.

e If there are opportunities for reuse, designs should emphasize small scale
development to preserve views and ample pedestrian amenities including
seating.

Consider the addition of a crosswalk at the middle of this portion of Broadway. This

distance between crosswalk at Beach Street and Coast Highway means that some

pedestrians will jaywalk midblock. An attractive crosswalk with bulb-outs could

improve safety and provide additional landscape opportunities.

Require planting and maintenance of landscaping in the raised planters in front of

the Whole Foods building.

Consider the addition of a mural or green wall on the northern wall of the Coast

Hardware building.

Continue to work with the owner of the building at the southeast corner of

Broadway and Beach Street to try to utilize currently non-functional space for

offices and/or housing.

Upper Broadway (Forest Avenue to Beach Street):

(1)

Transit Center — In addition to the suggestions in the section on Upper Ocean
Avenue, add brick accenting to the sidewalks on the Broadway side. Consider adding
more trees to fully shade the benches.
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(2) Laguna Creek — Change the fencing to match the style chosen for the Village
Entrance.

(3) Work with the property owners to repair awnings in multiple locations in need of
updating.

(4) Consider the addition of art features or a green wall on the northern wall of the
Goodyear building.

(5) Consider the addition of a crosswalk at the southern end of Lower Cliff Drive.

E. North Coast Highway (Broadway to Cliff Drive)

1.

Identity — North Coast Highway is a major entrance to the City. The road is four lanes with
left hand turn pockets located at Cliff Drive and, for southeast bound traffic, at Broadway.
The road slopes downhill from Cliff Drive to Broadway. The view of Main Beach driving
south, once past Cliff Drive, is memorable.

North Coast Highway Looking Southeast

a) Differences between ocean and inland sides -
(1) The presence of the west end of Main Beach gives the southeastern part of the

ocean side an open feel, while the northwestern end has a more restricted feel with

walls from a hotel and the Laguna Art Museum. Many pedestrians prefer walking
along the top of the bluff on the pathway between Main Beach and Heisler Park.
(2) Theinland side has a more commercial feel with a gas station, food services, and
limited retail. Jahraus Park, at Cliff Drive adds a natural appeal.
b) Landscaping — Street trees are missing in several key locations. Street level vegetation is
generally well done, particularly toward the Cliff Drive intersection.
c) Pedestrian orientation — Although this part of North Coast Highway has sidewalks,
attractive street level vegetation, and, moving east, a view of Main Beach, pedestrian

activity is limited. The reason is two-fold. First, the elevation rise is discouraging to some

walking uphill from the center of Downtown. Second, as a heavily travelled road, there
is considerable noise from passing automobiles.
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2. Areas for improvement
a) Pedestrian ambience:

(1) Consolidate wayfinding signs to direct visitors.

(2) Add seating where possible.

(3) Work with Caltrans to replace street lights with pedestrian scale fixtures.

b) Traffic considerations:

(1) Improve the Cliff Drive intersection to enhance positive pedestrian experience by
lowering the curb height, increasing the sidewalk width, adding more low-level
landscaping.

(2) Consider adding art to the Cliff Drive crosswalk to increase safety and connection
with the Art Museum.

F. South Coast Highway (Broadway to Legion Street)

1. Identity — The third major highway in the Downtown is South Coast Highway. This portion of
the highway shares many of the same characteristics as North Coast Highway with the
ocean within one block of the northwest bound traffic and retail uses on the other side.
There are left hand turn pockets at Forest Avenue and Legion Street. The street slopes uphill
moving from Forest Avenue to Legion Street.

South Coast Highway Looking Northwest

a) Differences between ocean and inland sides —

(1) As with North Coast Highway, the ocean side, designated as the Central Bluffs, has
less commercial development than the inland side. There are a small number of
mixed use venues, including retail stores and apartments, Brown’s Park, and Laguna
Village, a complex of retail, special events facilities, and a restaurant. There are two
notable landmarks: the eastern end of Main Beach and the Hotel Laguna.

(2) The inland side consists of retail and restaurant uses. There is one historic landmark
on this side, the Laguna Cinemas (formally South Coast Theater) building.

b) Landscaping - This is probably the most difficult location in town for tree growth due to

a nearly constant flow of moist salt air from the ocean. Consequently, a number of trees

in this area are salt-burned.
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c) Pedestrian orientation — Pedestrian activity is heaviest on the inland side, particularly
between Broadway and Legion Street, due to the number of restaurants and amount of
on-street parking in this stretch of the highway.

2. Areas for improvement

a) Landscaping
(1) Fillin gaps in street pattern with recommended trees
(2) Replace salt burned trees with recommended trees.

(3) Encourage addition of street level vegetation and planting areas
b) Traffic considerations
(1) Add ascramble intersection at Forest Avenue
(2) Extend the left hand turn pocket at Forest Avenue
(3) Add ascramble intersection at Legion Street
(4) Extend the left hand turn pocket at Legion Street
(5) Remove parking in front of Main Beach to improve traffic flow and safety
(6) Consider removal of parking on the ocean side between Laguna Avenue and
Legion Street to widen the sidewalk for pedestrian amenities and to improve
traffic flow.

c) Pedestrian ambiance

(1) Work with Caltrans to replace existing street lights with pedestrian scale fixtures.
(2) Work with Caltrans to improve the sidewalks to reflect the historical context
consistent with the rest of the Downtown.

d) Central Bluffs

(1) Encourage the expansion or development within the district to better serve the
needs of residents and visitors while meeting the policies established in Chapter
11, Topic 11.

(2) Explore opportunities to relocate on-street parking to improve circulation and

pedestrian ambiance.

(3) Pursue expansion of a dedicated coastal trail as an extension of the Main Beach
boardwalk.

Potential Boardwalk Extension

G. Alleys
1. Identity — The Downtown has several frequently used alleyways used primarily by residents
to bypass the existing roads. Two of these alleys, Forest Lane (between Lower Forest
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Avenue and Lower Ocean Avenue) and Ramona (parallel to South Coast Highway from
Laguna Avenue to Legion Street), have been renovated to encourage use by both residents
and tourists.
Areas for improvement
a) Forest Lane

(1) Consolidate trash receptacles and improve trash enclosures

(2) Increase scheduled cleanings and repairs

(3) Add street level landscaping

(4) Add lighting to encourage evening uses and enhance safety

Forest Lane with Suggested Improvements

b) Ramona Avenue
(1) Consolidate deliveries to keep the alley open to pedestrians.
(2) Increase scheduled cleanings and repairs; replace hexagonal asphalt pavers as
needed.
(3) Add wayfinding signs for users parking in the Glenneyre Parking Structure and
exiting onto Ramona.
c) Unnamed Alley between Second and Third Streets
(1) Investigate addition of murals and/or green walls along blank buildings
(2) Add additional landscaping, particularly at the Presbyterian Church parking lot on
Third Street
d) Broadway Place (parallel to and west of Lower Broadway)
(1) Add street level landscaping
(2) Add enhanced lighting
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IV. Civic/Office/Residential (Glenneyre, Mermaid, Second ,and Third Streets)

A. Goals
1. Continue to provide services to the public
2. Maintain the historic character of the civic buildings
3. Encourage preservation and development of residential uses above the ground floor in
existing buildings
4. Allow second stories for housing for groups needing special consideration
5. Retain existing office uses where feasible
B. Glenneyre Street
1. Identity — Glenneyre runs parallel to South Coast Highway and, as such, serves as a bypass
for many entering and exiting the Downtown. Glenneyre is a four-lane street for most of its
length, reducing to two lanes between Mermaid Street and Forest Avenue.

a) Landscaping — The segment between Park Avenue and Forest Avenue has ample street
level landscaping and street trees that are primarily Eucalyptus citriodora. The block
between Park Avenue and Legion Street is noted for landscaping at the Glenneyre
Parking Structure and at the Alice’s Court housing unit.

b) Pedestrian orientation — Pedestrian usage is primarily limited to the segment between
Park and Forest Avenues due to the Laguna Beach Library, retail uses, and restaurants.
Many of the users of the Parking Structure exit at the rear to Ramona Avenue.

2. Areas for improvement —

a) Reduce the height of the wall at the west end of the Library to 42 inches to increase the

safety and visibility of the Chamber of Commerce.

b) Consider restoring the library to the
original color scheme to better match the
ambience of the Downtown.

c) Pay special attention to maintenance of the
street trees at the Glenneyre Parking
Structure to minimize damage from
vehicles.

Library Original Color Scheme
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C. Second Street

1.

2.

Identity — Second Street, although only one block in length, is one of the most attractive
streets in the Downtown. Extending between Forest Avenue and Mermaid Street, Second
Street is the primary frontage for the Laguna Presbyterian Church and its adjacent child care
facility. Existing street trees are a mixture of Eucalyptus citriodora (Lemon Gum) and Ficus
nitida (Cuban Laurel Fig). The view of the Presbyterian Church framed by the Eucalyptus
trees is iconic, appearing in multiple paintings and photographs.

Second Avenue

Areas for improvement —
a) Minor repairs of tree wells, removal of concrete from the tree wells, and replanting in-
kind trees where there are gaps are recommended.

D. Third Street

1.

Identity — The defining feature of this street is the "Third Street Hill", an unusually steep
incline reminiscent of San Francisco. At the bottom of the hill, Third Street becomes flat and
extends to the intersection with Forest Avenue. The sidewalks at the Third Street Hill consist
of a series of steps and ramps to allow pedestrians to negotiate the steep grade. This
unusual sidewalk treatment was typical of steep streets which were sometimes installed in
urban areas in the 1920's and 1930's and is another example of Laguna's historical oddities.
Areas for improvement —

a) Continue to maintain street level vegetation, particularly along the Third Street stairs.

E. Mermaid Street

1.

Identity — Mermaid Street is a lightly travelled route for both cars and pedestrians. The
existing trees are in various conditions and there is a lack of pedestrian level vegetation.
One notable feature is the artists tiled wall near the intersection with Third Street.
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Mermaid Street Art Feature

2. Areas for improvement —
a) Replace trees where needed and work with property owners to add street level
vegetation.
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V.

Multi-family (Cliff Drive)

A. Goals

1.
2.

Retain essential rental housing
Maintain the residential atmosphere

B. Cliff Drive

1.

Identity — Cliff Drive serves two primary purposes: to serve the multi-family residences along
the northwest side and those along Lower Cliff Drive on the southeast side and as a bypass
for cars travelling between Broadway and North Coast Highway. Cliff Drive is one-way street
from Broadway to North Beach Street and then becomes a two lane street to North Coast
Highway.

a) Landscaping - The southeast portion of the street from North Coast Highway to North
Beach Street is bordered by attractive plantings at Jahraus Park. The opposite side of the
street through this section primarily consists of surface plantings. The portion of the
street northeast of North Beach Street has sparse landscaping.

b) Pedestrian orientation — The streetscape between North Coast Highway and North
Beach Street has a pleasant pedestrian atmosphere with a residential feeling. The
portion of the street below North Beach Street is visually uninteresting.

Areas for improvement —

a) Jahraus Park at North Coast Highway:

(1) Extend the sidewalk to the end of the Park at the crosswalk to reduce jaywalking.
(2) Widen the existing sidewalk where possible to encourage pedestrians.
(3) Add more seating oriented toward the ocean views.

s
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Northwest Corner of Cliff Drive
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b) Broadway to North Beach Street:
(1) Consider adding street trees, sidewalk, and street art to the southeast side of the
street.
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Before and After of Proposed Improvements at Broadway and North Beach Street

(2) Work with the property owners on the other side of the street to add trees and
street level plantings.
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Urban Design Guidelines

The following Urban Design Guidelines articulate the City’s design approach to Downtown Laguna
Beach. To help illustrate the key concepts, the Guidelines include photographs of existing Downtown
buildings that provide the basis for the area’s appealing eclectic aesthetic. These Guidelines establish
the goals and concepts for Downtown design and provide the framework for the City’s design review
process.

All projects should be consistent with these Guidelines. Well-designed buildings, landscaping and public
open spaces reflect the quality and values of a community, enhance the visual and pedestrian friendly
character of the City and increase building and property values. A major emphasis of these Guidelines is
on architectural form, building details, and landscaping. The design of open spaces, parking areas and
signs are also addressed.

Retaining the qualities for which Laguna Beach is known is requires retaining the high standard of urban
design that is present in the Downtown core. Good urban design for the future requires a clear vision
that includes all aspects of the public realm with which residents and visitors daily interact. A
comprehensive set of guidelines is essential to preserving the character and legacy of Laguna Beach.
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I. Site Relationships and Views
Design Approach

Ensure that building mass, siting, and setback relationships are functionally and
aesthetically compatible with their surroundings.

Design Guidelines

1. Site design should consider the impact on important views to landmarks or natural features,
including mountains, ocean, and hillsides. Buildings should be positioned to “frame” views
rather than obstruct them.

2. Buildings should be oriented to allow for energy conservation and access to sunlight by
minimizing exposure to the south-west and west sun while allowing plenty of light and
ventilation from at least two sides in each unit.

3. Buildings should be integrated with the pedestrian circulation network wherever possible.
Massing of buildings should reflect the landforms on which they are built. Building stepbacks
can be used to help diminish the visual impact of mass.

New buildings should complement the scale, form and proportion of older development.
Variation and distinctive design should create differentiation along the sidewalk frontage.

7. Parking garages and tuck-under parking visible to pedestrians should be discouraged since

they diminish the pedestrian experience.

Views towards the ocean, hillsides, and mountains should be preserved and highlighted between and
above buildings.
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II. Building Height

Design Approach

Building heights in the Downtown should be kept low in order to protect views of the
surrounding natural features, permit sunlight into the streets, and maintain the scale and
village character of the Downtown.

Design Guidelines

1. Building height should be varied to preserve the eclectic mix of one-and two-story buildings,
creating visual interest along the street.

2. Building forms should step with and reflect the landforms on which they are built.

3. High ceilings and creative volumes should be encouraged to allow for attractive and varied
interior spaces.

4. Two story buildings may be allowed provided that they meet these Design Guidelines and
Special Finding for Second Story Residential units specific to the district where they are
located including not adversely affecting public views and not adversely affecting the scale
and character of the downtown.

5. Three story buildings may be allowed in the Arts District and a portion of the CBD
Office/Civic District provided that they meet the required special findings for Additional
Height Exemptions including public benefit, minimization of massing, and emphasis on
pedestrian orientation.

Heights of new buildings should be comparable to existing heights in the Downtown
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Scale and Compatibility

Design Approach

Preserve the village character by encouraging new buildings and renovations to fit within the
existing scale and context of surrounding buildings.

Design Guidelines

Large volumes or planes of buildings should be divided and varied to diminish their scale.
Building facades should create visual interest at the ground level by incorporating setbacks,
window variations, and articulation, such as columns, to reduce the scale.

3. Building setbacks should be encouraged and utilized to create patios or landscaped areas for
resting, conversation, dining, and other activities.

4. The pedestrian scale of the street should be reinforced by distinguishing the upper floor(s)
from the ground floor with material changes, window variations, overhanging building
elements, and/or stepbacks.

5. Building entrances should be highlighted with distinctive signage, lighting, and paving to add
interest to a facade.

6. Strong vertical elements such as stairs or pitched roofs should be encouraged, where
appropriate, to break up the length of a facade and create necessary variation in building
style.

7. The design of a building should be considered in the context of the block as opposed to a
single facade. Buildings should enhance the surrounding historic character of Downtown
typified by of distinctive buildings with varied heights on small lots creating a pedestrian

friendly atmosphere.

Varied building heights and massing should be used to maintain the existing

eclectic style of the Downtown.
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IV. Parking

Design Approach

Create and maintain parking facilities that are aesthetically designed to contribute to
Downtown’s village character.

Design Guidelines

1. Parking structures and surface lots should be located to minimize impacts on major
pedestrian ways.

2. Parking structures and surface lots should maintain the pedestrian scale and visual interest
along the streetscape using trellises, landscaping, special paving, and other architectural
details.

3. Curb cuts for parking ingress/egress along sidewalks should be minimized.

4. Parking meters should be consolidated and placed to minimize impacts on the
streetscape and pedestrian circulation.

5. Landscaping and art features should be incorporated into parking lot design, particularly
along street frontages, sidewalks and alleys to screen the view of parked cars. Planting areas
should be large enough to support healthy trees.

6. Trees, shrubs and ground cover should be used to break up large expanses of paving,

provide shade and reduce glare.

7. Kiosks and street furniture should be incorporated into the landscaping of parking areas,
where appropriate.

8. Permeable paving should be utilized to reduce stormwater runoff.

9. Stormwater planters should be incorporated into the design of surface parking lots to
capture and filter stormwater.

e = SRS

Parking lots should provide sufficient shading and Parking lot with stormwater planters.
buffering between the parked cars and pedestrians
consistent with City standards.

Note: These guidelines summarize the spirit of the Parking Requirements Ordinance; all applicants
should refer to Section 25.52.010 of the Municipal Code, for all applicable regulations.
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V. Parking Lighting

Design Approach

Ensure that public parking lots or structures provide lighting that creates a safe and welcoming
environment at night.

Design Guidelines

1. Parking lots and structures should use warm, soft lighting for general illumination. Brighter,
whiter lighting should be used only to identify entrances and accentuate pedestrian
circulation.

2. Lighting should be on low poles or fixtures and all parking lots or parking garage lighting
should be shielded to prevent glare or intrusion on neighboring properties.

3. Lights on poles 15’ or higher should be avoided to prevent light intrusion onto neighboring
properties.

4. Lights on poles 15’ or higher should be of a consistent style that is compatible with street
and building lighting.

5. Pedestrian walkways should be illuminated with attractive lighting fixtures that are low to
the ground.

6. Spotlights for highlighting trees, artwork, or other special landscape features, appropriately
shielded, are encouraged.

7. Solar powered lights are encouraged, wherever possible.

Lighting in parking lots should be pedestrian oriented

lights and building fixtures along walkways
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VI. Trash, Storage and Equipment Areas

Design Approach

Minimize the noise, visual, and odor impacts of outdoor areas for trash, storage, and
equipment.

Design Guidelines

1. Trash and storage areas should be screened by landscaping, fencing, berms, art features, or
other design elements that are well-integrated into the overall site and building design.

2. Trash and storage enclosures should be constructed of materials that will allow them to
blend with the surroundings, such as wood, masonry, and high quality metal. Chain link
fences are inappropriate.

3. Trash enclosures should be constructed to withstand the impact of metal dumpsters and
cans, while minimizing visual impact to the public realm.

4. The opening of a trash enclosure should be oriented away from public view, whenever
possible.

5. Trash areas should be consolidated between businesses, whenever possible.
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VIl. Loading Accommodations

Design Approach

Design loading accommodations to minimize disruptions to pedestrians and vehicular traffic.

Design Guidelines

1. Whenever possible, loading facilities should be located so that they are not visible from the
street.

2. Loading facilities should be aesthetically consistent with associated buildings in order to
minimize visual impact.

3. Loading areas should be screened with fencing and/or landscaping that is compatible with
the overall building design.
Shared loading facilities for adjacent properties are encouraged.

5. When loading zones are located near public thoroughfares, they should be designed to
prioritize pedestrian access.

6. Loading and unloading operations should be encouraged to occur in the early to mid-

morning.
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Loading facilities should be situated to face alleys rather than primary streets and should be adequately screened
from public view with landscaping or decorative fencing.
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VIIl. Connectivity Between Buildings

Design Approach

Create connected commercial plazas with interior pedestrian access (paseos) that interface with
the street and sidewalk system.

Design Guidelines

1. Fagades of interconnecting buildings should retain their individual identities. Buildings
should not be remodeled or painted to give the appearance of a single building.

2. Connectivity between buildings should be encouraged on second and third floors so as to
not restrict pedestrian circulation at the street level.

3. Llandscaping and paving should be used to unify pedestrian circulation and identify
entrances in a complex of buildings.

4. Public art, fountains, and gathering spaces should be used as gateway features into
commercial plazas.

5. Views through the entire length of a paseo should be maintained to encourage access and
egress.

6. Paseos should be well lit at night with low level lighting for safety.

. . + SN
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Pedestrian alleyways linking associated buildings should be well landscaped and clearly marked.
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IX. Second Story Residential

Design Approach

Residential units located above commercial space should be encouraged in Downtown in order
to contribute to the vitality of the Downtown village atmosphere.

Design Guidelines

1. The site plan and building design of mixed-use structures should ensure privacy and security
for the residential units.

2. Mixed-use building facades should relate to the street and create a pedestrian-friendly
environment.

3. Entrances and stairways to residential units should be clearly discernible as private and not
open to the public.

4. Residential entries at the street level should be set back from storefronts and ground floor
building facades for privacy.
Landscaping should be used to soften the transition from commercial to residential uses.
Private open spaces for residents should be provided, where possible, including courtyards
and balconies.

7. Residential units should be designed to minimize intrusion of night lighting and noise from

adjacent commercial uses.

J 4 _ L ! o 1 . B r" —t
Downtown Laguna Beach has several good examples of second story residential units located above
commercial space.
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X. Materials

Design Approach

Encourage the use of high quality materials that are compatible with the Downtown village
character and architectural aesthetic.

Design Guidelines

1. Natural materials, such as stone, brick, tile, stucco, and wood are recommended. Products
that appear synthetic should be avoided.

Sustainable materials should be used when possible.

Care should be taken to ensure that materials are properly installed.

Aggregate panels, metal or bonded metal panels and similar materials are discouraged.

vk W

Visible portions of the roofing material should be selected based on its compatibility with
the architecture of the building and its natural appearance. Products that appear synthetic
should be avoided.

6. Materials may be combined to enrich the appearance of a building and highlight
architectural elements, but the total number of primary materials should be limited to three
or fewer.

7. New buildings should utilize materials that create a distinctive character that is compatible

with the village character of the Downtown.

Materials that reflect the history of the area should be employed with new development and redevelopment.
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XI. Windows

Design Approach

Activate the street level with transparent fagades and display windows that provide a public face
to the street and maintain the pedestrian orientation of the Downtown.

Design Guidelines

1. Glass areas should include design elements that are consistent with the rest of the building.
Windows can be divided by mullions, panes, or decorative millwork. Additionally,
maintaining the style of traditional raised panels at the base of the facade is encouraged.

2. Windows are characteristic defining features and should be varied along the street frontage,
providing visual interest and minimizing long fagades.

3. To maintain a distinction between upper and lower floors, ground level fagcades should have
larger patterns of glass than upper levels.

4. Where appropriate, bay, bow and box windows should be used to provide variety, shadow
and texture along the facade.

5. The pattern, material, size and type of window used should be appropriate to the character
of the building.

6. Energy-efficient and environmentally friendly glass should be used when possible, and
highly reflective glass should be avoided.

Window designs should vary between frontages, and should reflect the overall design of the associated

building(s). Raised panels at the base of the facade reflect the historic character of the Downtown.
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XIl. Roofs

Design Approach

Encourage roof design that is consistent with the character of the building and
sensitive to adjacent buildings and views from the street.

Design Guidelines

1. Avariety of roof planes should be used to break up the scale of large buildings and reduce
perceived height.

2. Roof overhangs and eaves should be used to provide shade and protection for pedestrians,
and add to interest to the building form.

3. Roofing materials should be high quality and consistent with the architectural character of
the building.

4. Roof-mounted mechanical equipment should be concealed from public view by locating
equipment in a roof well or screening it in a manner appropriate to the character of the
building.

5. When appropriate, dormers should be used to add interest to rooflines and introduce
natural light into buildings.

Roof planes can provide visual interest along the street. The design and materials of a roof should reflect the

architectural character of the building.
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XIll. Balconies

Design Approach

Encourage balcony design that integrates seamlessly with the architectural character of

Downtown, and adds activity to the upper levels of buildings.

Design Guidelines

1. Balconies should be well-integrated with the building design and structure.

2. Landscaping should be used on balconies to contribute to the streetscape and building
character.

3. Balcony railings should be creatively designed and add to the overall aesthetic of the
building.
Balcony railings should maintain transparency with consistent railing design.

5. Natural materials are encouraged and materials such as simulated brick, wood, etc. are
discouraged.

6. Balconies should be fully accessible from within the building and usable by building

occupants.

Balconies should be incorporated into the overall building aesthetic and should be consistent with building

design, while adding visual interest to the facade.
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XIV. Awnings/Marquees

Design Approach

Encourage awnings and marquees that are consistent with the building’s character and
contribute to the eclectic village atmosphere by adding color, texture, and shade to the
streetscape.

Design Guidelines

1. The shape and size of an awning should relate to the window or door it covers, as well as the
overall fagade design.

2. Awnings should be made of durable cloth or other high quality, lightweight material.

3. Non-fading cloth awnings should be encouraged and should be subject to regular cleaning or
replacement.

4. When a building contains more than one store, different awnings treatments, including style
and color, can be used for individual identification when the awnings relate harmoniously
with one another and with the building as a whole.

5. Marquees should be scaled appropriately to their associated building and should not run the
length of the facade or create an imposing presence along the street.

6. Fixed traditional aluminum awnings and exaggerated mansard roof-styled awnings should be
avoided unless they are compatible with their surroundings and historically appropriate to
the age and style of the building.
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Awnings should accentuate the facade of the building, and should be made of attractive, durable materials.
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XV. Building Colors

Design Approach

Promote building colors that are appropriate to the character of the building and be in harmony

with the surrounding Downtown context.

Design Guidelines

1. Bright colors should be used primarily for accents, trim, and/or to highlight architectural
features.
A limited number of colors should be used on a building to create a clean, elegant design.
Fluorescent colors should be avoided, as they are not appropriate to the village character.
When appropriate, color should be used to break up the scale of a building by highlighting
architectural elements.

5. Signage and awnings should complement the colors of the building fagade.

6. The hues, values and intensities of building colors should be compatible with adjoining

building colors and landscaping elements.

The exterior of buildings should have a simple, consistent color scheme. Bright colors and patterns can be used as
accents to highlight architectural features.
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XVI. Building Lighting

Design Approach

Encourage the design of building lighting that creates a safe and welcoming Downtown
environment at night.

Design Guidelines

1. Lighting should activate the streetscape by highlighting architectural elements, artwork or
landscape features.
General floodlighting of a building should be avoided.
Interior lighting should be used in the evening to help illuminate pedestrian areas and
encourage shopping.
Interior display areas should be well-lit to be visible from adjacent sidewalks and streets.
5. Sign lighting should be integrated into the overall fagade lighting scheme.
Lighting should be shielded to prevent glare or intrusion onto neighboring areas.

Facade lighting should enliven the street at night and subtly accentuate signs or architectural features. Interior
lighting should be warm and welcoming, activating the street for pedestrians in the evening.
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XVII. Building Signage

Design Approach

Promote well-designed signs that contribute to the village atmosphere, serve as symbols of
quality for commercial establishments, and enhance the pedestrian environment.

Design Guidelines

Signs should be located in logical and visible spaces that relate to the pattern of the facade.
Signs painted or hung in windows should be limited in size as prescribed in the municipal
code and oriented to the pedestrian.

3. Small signs that project perpendicularly from the building to maximize pedestrian visibility
and minimize obstruction of architectural features are encouraged.

4. Multiple signs on single buildings are discouraged, except to distinguish different building
tenants.
Attractive, legible street numbers should be provided to identify buildings.
Signs should be thought of as “artwork” for the street, utilizing unique lettering and
sculptural elements.

7. Sign colors should be compatible with the colors of the building facade.

8. Sign illumination should contribute to the village character by bringing color, light and visual
interest to the streetscape. Sign illumination that is overly bright is discouraged. Interior
lighted signs are prohibited.
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Signs should be oriented for pedestrians by projecting perpendicularly from the building facade. These should be
easily distinguishable and readable for the passing pedestrian.

Note: These guidelines summarize the spirit of the Sign Ordinance; all applicants should refer to
the Sign Ordinance, Section 25.54 of the Municipal Code, for all applicable regulations.
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XVIII. Landscaping

Design Approach

Incorporate landscaping that enhances the Downtown public realm.

Design Guidelines

1. Public spaces, outdoor dining areas, and courtyards should use landscaping to create a
welcoming environment.

Landscaping should be used to enhance sidewalks and to reduce stormwater runoff.
Ground floor setback areas should include landscaping wherever possible.

Choice of plants should follow the Downtown portions of the Landscape and Scenic
Highways Resource Document.

5. Benches, kiosks and art features should be incorporated into landscaped areas to enhance
the pedestrian experience.

Drought tolerant, low maintenance vegetation should be used wherever possible.
Street trees that provide canopy and shade should be provided on Downtown streets.
Existing street trees should be preserved and properly maintained.

8. Areas designed for pedestrian passage where trees are inappropriate should provide
vegetation in the form of potted plants and planting areas, including ground cover, vines
and shrubs.

9. The quantity of flowers and foliage in the Downtown should be increased by the City adding
and maintaining containers in the public right-of-way and on streetlights, and encouraging
businesses to plant flowers where possible.

10. Encourage green walls, vines, and shrubbery to hide long bare walls.

shade for pedestrians.
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XIX. Streetscape

Design Approach

Create a streetscape that provides visual interest, promotes activity along the street and fosters
a vibrant, pedestrian-friendly atmosphere.

Design Guidelines

1. Sidewalks with an unobstructed pedestrian width of five feet should be provided, excluding
tree wells, parking meters, street lights, and street furniture.
Public art and landscaping should be used along streetscapes to enhance aesthetics.
Opportunities for seating, shade, and other elements of comfort for pedestrians should be
provided.
Bicycle racks should be located at regular intervals along the street and at key intersections.

5. Special paving such as brick, stone or tile should be used to identity store entrances and key
destinations or routes.

6. Outdoor seating for restaurants should be encouraged in appropriate locations.
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Public art should be incorporated into the streetscape wherever possible especially in public spaces where

residents and visitors can enjoy it.
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XX. Courtyards and Public Gathering Spaces

Design Approach

Encourage the creation of courtyards, other pedestrian areas, and intimate pockets of activity
that enrich the pedestrian experience.

Design Guidelines

1. Courtyards and other gathering spaces should be integrated with the existing pedestrian
network.

2. Courtyards and other gathering spaces should exhibit the same vitality and complexity of
design seen in the existing streetscape.

3. To encourage pedestrian use, courtyards and other pedestrian areas should provide
connections with adjacent streets or alleyways when possible.

4. Active use of courtyards for dining, exhibits, refreshments, and community gatherings
should be encouraged.

5. Courtyards and other gathering spaces should be enhanced with art features, artist-
designed benches, sculptures and murals.

Public spaces should utilize seating to encourage informal gathering.
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XXI. Alleyways

Design Approach

Create a well-designed, pedestrian-friendly alleyway network that provides connectivity, safety,
and direct access to Downtown amenities.

Design Guidelines

1. Planters, awnings, and landscaping should be used to identify customer entrances and
improve the appearance of alleys.

Alley entrances should have attractive, inviting signage to identify businesses.

Alleyways should be well lit, providing a safe and welcoming environment at night.
Windows and display cases should be encouraged along alleyways.

Customer entrances should be separate from service and trash areas.

Storage, trash, loading, and mechanical equipment located on pedestrian alleys should be

A e

concealed from public view with attractive fences, walls, landscaping, or other screening
devices.

7. Businesses should provide alley entrances to their establishments whenever feasible.
Art features, archways, and landscaping should be used to enhance alley entrances.

A - !
Alleyways should be a welcoming pedestrian environment that connects the downtown network of Laguna Beach.

Draft 1.2 Page | 104



XXII. Street Lighting

Design Approach

Provide street lighting that creates a safe environment at night and enhances the overall
aesthetics of Downtown.

Design Guidelines

1. Pedestrian-level lighting should be of a warm tone to create an inviting pedestrian
environment.

2. Street lighting should be pedestrian-scaled and closely spaced, rather than fewer tall
fixtures.

3. New street lighting should be similar in design to the originally installed 1930s era street
lights. Modern-style light fixtures are discouraged.

4. Nighttime illumination of landscaping, paths, trees or art features should contribute to the

safety and beauty of the Downtown.

Street lighting should be consistent with existing traditional styles in Downtown Laguna Beach, and should be
located close to the ground to provide ample light for pedestrians at night
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XXIII. Art Features

Design Approach

Create and maintain publicly- and privately-funded art features that are designed to enrich the
City’s quality of life, providing a sense of place and adding interest and vitality to the landscape.

Design Guidelines

1. Where possible, encourage the use of art features in the landscape and streetscape in the
form of murals, sculpture, artist-designed street furniture, and functional art.

2. Where possible, encourage the installation of art features such as artists-designed benches,
sculpture, and murals in courtyards.

3. Art features at alley entrances should be encouraged.
Art features used to screen trash, equipment, storage, and loading areas from public view
should be implemented.

5. Inclusion of art as part of the design review process should be required.
Ensure art features are compatible with the surroundings.

> 2 -

Art can bring interest to the streetscape and engage the pedestrians in a positive manner.
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CHAPTER 5: LAND USE DISTRICTS

Introduction

Downtown Laguna Beach has distinct geographic areas that contribute to the diversity and character of
the City as a whole. The intent of the Downtown Specific Plan is to promote, preserve, and enhance these
areas by creating Land Use Districts that provide for the particular land uses and development standards
appropriate for each area. These development regulations are intended to implement the goals and
policies of the Specific Plan text (Chapter 3). The goals and policies, together with the Downtown
Design Guidelines (Chapter 4) and the development standards contained herein, form the development
regulations for the Specific Plan area. All other ordinances and sections of the Laguna Beach Municipal
Code shall apply to the Downtown Specific Plan Area, unless such standards are inconsistent with the
provisions of the Specific Plan, in which case the Specific Plan shall apply. Title 25 of the Municipal
Code (Zoning) is referenced throughout this Chapter as supplemental development standards. The
Specific Plan Area is composed of the following Land Use Districts, which are demarcated on the Land
Use Districts Map.

CBD-I Resident Serving

CBD-2 Downtown Commercial
Arts District

CBD Central Bluffs

CBD Multiple-Family Residential
CBD Office-Civic

CBD Public Parks

CBD Visitor Commercial
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In each of the districts, use permitting requirements are defined. As market trends and needs change from
time to time, it may be beneficial to incentivize or to limit certain uses in the Downtown, As such, land
use permitting requirements (“Permitted”, “ AUP”, “TUP”, or “CUP”’) may be changed by City Council
Resolution on an as needed basis per staff/consultant recommendation. Review and changes, if any, to
permitting requirements for different land uses must be approved at a noticed public hearing by the City
Council and must occur at least annually. As applicable, land uses that have been changed through
resolution must continue to adhere to the “Special Findings Required for Certain Uses” section above due
to their potential impact on the character of the downtown.

The approval levels, permitted, TUP, or CUP, for uses in each district are summarized below:

dessert stores

Use CBD-1 CBD-2 | CBD-Visitor | CBD Office-
234 . . . Arts
(Not formula based) Commercial Civic
Art'GaIIerl'e.s—orlgmaI or numbered, Permitted | Permitted | Permitted Ccup Permitted
limited edition art work
Automobile Parking Lots/Facilities cup Ccup cup cup cup
Retail
e Retail supply stores, including but
not limited to yardage, hardware,
auFo parts, plumbing, appllan.ces, Permitted | Permitted | Permitted cup Permitted
paint and glass, garden supplies,
art supplies, office supplies, etc.,
with no open storage of materials
or equipment
* Other retail with NO sale of . cup Permitted | Permitted cup Permitted
alcohol for off-site consumption
e Other retail with sale of alcohol
for off-site consumption; not CUP CUP CUP CUP CUP
allowed within 200 yards of Main
Beach
e Food, retail (pre-packaged and/or
take-out) for off-site consumption Cup Permitted | Permitted Cup Permitted
only (no on-site seating)
Food Services
VI(.: CupP cup CUP CUP Cup
| o_Full Service Restaurant
e Non-full Service Restaurant Cup Cup Cup Cup Cup
* Ice-cream, confectioner, and Cup Permitted | Permitted Ccup Permitted

2 . .
All formula based commercial uses require a CUP

? All uses not listed require a CUP

* Uses potentially detrimental to the character of the downtown as defined by City Council resolution will

require a CUP
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Use cBD-1 | cBD-2 |CBD-Visitor | CBD Office- | , .
(Not formula based) Commercial Civic
Market, grocery, health food stores
(with no sale of alcohol for off-site| Permitted | Permitted | Permitted Permitted Permitted
consumption)
Office Uses . . .
. Permitted Cup Cup Permitted Permitted
o Medical
e All others Permitted | Permitted Permitted on . Permitted
on Second | on Second Permitted |on Second
Second Floor
Floor Floor Floor
Services
e Salons/ Barbers/Nail/Skin care
e Paper reproduction or copy Permitted | Permitted CuUP CuUP Permitted
services, photography, pet
grooming, tailoring, shoe repair
* laundry and dry cleaners, with | o ived | cup cup cup cup
on-site cleaning facilities
Institutional/Assembly
(Includes uses where large
numbers of people congregate
such as schools, libraries,
theatres, community cgnters, cup cup cup cup cup
fitness centers, recreation,
community classes, hospital and
convalescent care, preschools,
religious buildings, excluding
restaurant/food uses)
Dedicated Public Fauhty cup cup cup cup cup
e Parks, Walkways, Trails, Parklets
Temporary Uses
e One-time, seasonal, or short TUP TUP TUP TUP TUP
duration uses
Artists’ Studios Permitted | Permitted | Permitted Permitted Permitted
Music Studios (sales and classes) Permitted | Permitted | Permitted Permitted Permitted
Commercial Home Occupations Ccup Cup Ccup Ccup Ccup
Hotels and Motels Cup Cup Cup Cup CupP
Residential Permitted | Permitted Ccup Permitted Cup
Overnight Visitor Accommodations
AUP AUP AUP AUP AUP
(STLs)
Other Uses No More Obnoxious cup cup cup cup cup
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Intent and Purpose Upper Ocean Avenue is predominantly developed with
a wide range of service-oriented businesses such as shoe repair,
upholstery, , personal service shops, and art supplies, all of which cater to
the needs of Laguna Beach residents. Businesses with a service
orientation should be encouraged to locate in this area in order to continue
and increase the availability of such uses in the community.

Uses Permitted Buildings, structures and land shall be used, and building
and structures shall hereafter be erected, designed, structurally altered or
enlarged only for the following purposes (Note: The City Council may by
Resolution require the following uses to obtain a CUP. Please consult with

the City regarding any changes):

10.
11.

CBD-1 RESIDENT SERVING

ocean ave

I CBD-1 (Resident-Serving)

Art galleries, provided that a substantial portion of the merchandise shall be original or numbered,

limited edition art work.

Retail supply stores, including but not limited to yardage, hardware, auto parts, plumbing,

appliances, paint and glass, garden supplies, art supplies, office supplies, etc., with no open storage

of materials or equipment.

Market, grocery stores and health food stores, with the exception that the sale or dispensing of

alcoholic beverages for off-site consumption in establishments which are 5,000 square feet or less

in size or sell alcoholic beverages as its principal business shall be prohibited within 200 yards of

Main Beach.

Offices, Medical

Offices, non-medical only when located on the second floor

Personal service shops, including but not limited to barber shops, beauty salons, tanning salons, nail

salons, etc.

Resident-oriented services including but not limited to paper reproduction, copy services,

photography, pet grooming, tailoring, shoe repair, etc.

Dry cleaning/laundry facilities that utilize a closed cycle, dry-to-dry technology which meets the

latest permissible exposure level standards for typical compounds of the federal and/or state

government, whichever is more restrictive.

Artists’ studios

Music studios including sales and classes

Residential uses (excluding time-shares), subject to the following:

a. There shall be no more than one dwelling unit for each 2,000 square feet of lot area; however,
historically significant houses which appear on the City's historical resource inventory may
add residential units at a density of one unit per 1,000 square feet of lot area, provided the
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historic structure is preserved. Residential density credits shall be based on the lot size on
which the structure is located and shall not include adjoining parcels or lots under the same
ownership; these residential density credits shall not apply if the historically significant
building is demolished.

b.  Residential units for affordable housing in mixed-use developments, senior/special needs
housing and student housing may be provided at a density of one unit per 1,500 square feet of
lot area.

Uses Permitted Subject to a Temporary Use Permit Temporary uses may be permitted subject to the
provisions of Section 25.05.035.

1. Artand handicraft shows (either within buildings or out-of-doors) limited to not more than three
consecutive days duration

Concerts, sporting events, civic events, entertainment; special events

Outdoor or open-air markets

Seasonal specialty stores within buildings, limited to not more than 45 days duration

Temporary parking, subject to special signage, landscaping, and maintenance requirements

ok~ wn

Uses Permitted Subject to an Administrative Use Permit (AUP): The following uses may be permitted
subject to the granting of an Administrative Use Permit as provided for in Chapter 25.05.020 and subject
to the general and special findings of the Specific Plan:

1. Short-term lodging subject to the provisions of 25.23.

Uses Permitted Subject to a Conditional Use Permit The following uses may be permitted subject to
the granting of a Conditional Use Permit as provided for in Chapter 25.05.030 and subject to the general
and special findings of the Specific Plan (Note: The City Council may by Resolution allow the following
uses to be permitted by right without the need of a CUP. Please consult with the City regarding any
changes):

1.  Automobile parking lots/facilities

Retail sales that contribute to the diversity and character of the downtown, with the exception that
the sale or dispensing of alcoholic beverages for off-premise consumption in establishments which
are 5,000 square feet or less in size, or sell alcoholic beverages as its principal business, shall be
prohibited within two hundred yards of Main Beach.

Retail food services

Full-service restaurants

Non-full-service restaurants

o 0 s~ w

Ice-ream, confectioner, and dessert stores
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10.
11.

12.

Commercial home occupations, subject to standards in 25.08.016

Institutional uses, including but not limited to churches, schools, libraries, and municipally-owned
or operated buildings

Mixed commercial/residential uses as an integral part of a commercial development, subject to the
following standards:

a) Residential uses shall be limited to the second floor

b) There shall be no more than one dwelling unit for each 1,000 square feet of lot area

Offices on the ground floor

Philanthropic and charitable institutions other than those of a correctional nature, only when located
on the second floor

Other uses the Planning Commission deems, after conducting a public hearing, to be similar to and
no more obnoxious or detrimental to the welfare of the neighborhood than any use listed above.

Property Development Standards See the Development Standards Section of this Specific Plan for
provisions which apply to all Downtown Land Use Districts.
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Intent and Purpose A major portion of the downtown
provides a balance of resident- and visitor-serving
businesses. Preservation of this balance will ensure an
economically viable downtown attractive to residents as
well as visitors. The intent and purpose of this District is to
maintain a proper mix of resident- and visitor-serving
businesses.

Uses Permitted Buildings, structures and land shall be
used, and building and structures shall hereafter be erected,
designed, structurally altered or enlarged only for the
following purposes (Note: The City Council may by
Resolution require the following uses to obtain a CUP.
Please consult with the City regarding any changes):

10.
11.

CBD-2 DOWNTOWN COMMERCIAL

-—
©
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Art galleries, provided that a substantial portion of :
coast highway

the merchandise shall be original or numbered,
limited edition art work.

Retail sales with the exception of those that offer the CBD-2 (Downtown-Commercial)
sale or dispensing of alcoholic beverages for off-premise consumption.

Retail food services.

Ice-ream, confectioner, and dessert stores

Market, grocery stores and health food stores, with the exception that the sale or dispensing of

alcoholic beverages for off-site consumption in establishments which are 5,000 square feet or less

in size or sell alcoholic beverages as its principal business shall be prohibited within 200 yards of

Main Beach.

Offices, non-medical only when located on the second floor

Personal service shops, including but not limited to barber shops, beauty salons, tanning salons, nail

salons, etc.

Resident-oriented services including but not limited to paper reproduction, copy services,

photography, pet grooming, tailoring, shoe repair, etc.

Artists’ studios

Music studios including sales and classes

Residential uses (excluding time-shares), subject to the following:

a. There shall be no more than one dwelling unit for each 2,000 square feet of lot area; however,
historically significant houses which appear on the City's historical resource inventory may add
residential units at a density of one unit per 1,000 square feet of lot area, provided the historic
structure is preserved. Residential density credits shall be based on the lot size on which the
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structure is located and shall not include adjoining parcels or lots under the same ownership;
these residential density credits shall not apply if the historically significant building is
demolished.

b. Residential units for affordable housing in mixed-use developments, senior/special needs
housing and student housing may be provided at a density of one unit per 1,500 square feet of
lot area.

Uses Permitted Subject to a Temporary Use Permit Temporary uses may be permitted subject to the
provisions of Section 25.05.035.

1. Artand handicraft shows (either within buildings or out-of-doors) limited to not more than three
consecutive days duration

Concerts, sporting events, civic events, entertainment; special events

Outdoor or open-air markets

Seasonal specialty stores within buildings, limited to not more than 45 days duration

Temporary parking, subject to special signage, landscaping, and maintenance requirements

ok~ wn

Uses Permitted Subject to an Administrative Use Permit (AUP): The following uses may be permitted
subject to the granting of an Administrative Use Permit as provided for in Chapter 25.05.020 and subject
to the general and special findings of the Specific Plan:

1. Short-term lodging subject to the provisions of 25.23.

Uses Permitted Subject to a Conditional Use Permit The following uses may be permitted subject to
the granting of a Conditional Use Permit as provided for in Chapter 25.05.030 and subject to the general
and special findings of the Specific Plan (Note: The City Council may by Resolution allow the following
uses to be permitted by right without the need of a CUP. Please consult with the City regarding any
changes):

1. Automobile parking lots/facilities

Retail sales that include the sale or dispensing of alcoholic beverages for off-premise consumption
with the exception that establishments which are 5,000 square feet or less in size, or sell alcoholic
beverages as its principal business, shall be prohibited within two hundred yards of Main Beach.
Full-service restaurants

Non-full-service restaurants

Offices, Medical

Dry cleaning/laundry facilities that utilize a closed cycle, dry-to-dry technology which meets the

o gk~ w

latest permissible exposure level standards for typical compounds of the federal and/or state
government, whichever is more restrictive.
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10.
11.

12.

Commercial home occupations, subject to standards in 25.08.016

Institutional uses, including but not limited to churches, schools, libraries, and municipally-owned
or operated buildings

Mixed commercial/residential uses as an integral part of a commercial development, subject to the
following standards:

a) Residential uses shall be limited to the second floor

b) There shall be no more than one dwelling unit for each 1,000 square feet of lot area

Offices on the ground floor

Philanthropic and charitable institutions other than those of a correctional nature, only when located
on the second floor

Other uses the Planning Commission deems, after conducting a public hearing, to be similar to and
no more obnoxious or detrimental to the welfare of the neighborhood than any use listed above.

Property Development Standards See the Development Standards Section of this Specific Plan for
provisions which apply to all Downtown Land Use Districts.
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CBD VISITOR COMMERCIAL

Intent and Purpose Coast Highway between Cliff Drive and Legion Street is an area with pronounced
visibility and high pedestrian activity generated by downtown and beach visitors. Land use in this area
should reflect a diverse range of visitor-serving uses.

CBD Visitor Commercial

Uses Permitted Buildings, structures and land shall be used, and building and structures shall hereafter
be erected, designed, structurally altered or enlarged only for the following purposes (Note: The City
Council may by Resolution require the following uses to obtain a CUP. Please consult with the City
regarding any changes):

1.  Artgalleries, provided that a substantial portion of the merchandise shall be original or numbered,
limited edition art work.

2. Retail sales with the exception of those that offer the sale or dispensing of alcoholic beverages for
off-premise consumption.

3. Retail food services.
Ice-ream, confectioner, and dessert stores

5. Market, grocery stores and health food stores, with the exception that the sale or dispensing of
alcoholic beverages for off-site consumption in establishments which are 5,000 square feet or less
in size or sell alcoholic beverages as its principal business shall be prohibited within 200 yards of
Main Beach.
Offices, non-medical only when located on the second floor
Artists’ studios

8. Music studios including sales and classes

Uses Permitted Subject to a Temporary Use Permit Temporary uses may be permitted subject to the
provisions of Section 25.05.035.

1.  Artand handicraft shows (either within buildings or out-of-doors) limited to not more than three

consecutive days duration
2. Concerts, sporting events, civic events, entertainment; special events
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3.

5.

Outdoor or open-air markets
Seasonal specialty stores within buildings, limited to not more than 45 days duration
Temporary parking, subject to special signage, landscaping, and maintenance requirements

Uses Permitted Subject to an Administrative Use Permit (AUP): The following uses may be permitted
subject to the granting of an Administrative Use Permit as provided for in Chapter 25.05.020 and subject
to the general and special findings of the Specific Plan:

1. Short-term lodging subject to the provisions of 25.23.

Uses Permitted Subject to a Conditional Use Permit The following uses may be permitted subject to
the granting of a Conditional Use Permit as provided for in Chapter 25.05.030 and subject to the general
and special findings of the Specific Plan (Note: The City Council may by Resolution allow the following
uses to be permitted by right without the need of a CUP. Please consult with the City regarding any
changes):

o g s~ w

10.

11.

Automobile parking lots/facilities

Retail sales that include the sale or dispensing of alcoholic beverages for off-premise consumption
with the exception that establishments which are 5,000 square feet or less in size, or sell alcoholic
beverages as its principal business, shall be prohibited within two hundred yards of Main Beach.
Full-service restaurants

Non-full-service restaurants

Offices, Medical

Personal service shops, including but not limited to barber shops, beauty salons, tanning salons, nail
salons, etc.

Dry cleaning/laundry facilities that utilize a closed cycle, dry-to-dry technology which meets the
latest permissible exposure level standards for typical compounds of the federal and/or state
government, whichever is more restrictive.

Resident-oriented services including but not limited to paper reproduction, copy services,
photography, pet grooming, tailoring, shoe repair, etc.

Commercial home occupations, subject to standards in 25.08.016

Institutional uses, including but not limited to churches, schools, libraries, and municipally-owned
or operated buildings

Mixed commercial/residential uses as an integral part of a commercial development, subject to the
following standards:

a) Residential uses shall be limited to the second floor

b) There shall be no more than one dwelling unit for each 1,000 square feet of lot area

12. Residential uses (excluding time-shares), subject to the following:
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a. There shall be no more than one dwelling unit for each 2,000 square feet of lot area; however,
historically significant houses which appear on the City's historical resource inventory may add
residential units at a density of one unit per 1,000 square feet of lot area, provided the historic
structure is preserved. Residential density credits shall be based on the lot size on which the
structure is located and shall not include adjoining parcels or lots under the same ownership;
these residential density credits shall not apply if the historically significant building is
demolished.

b. Residential units for affordable housing in mixed-use developments, senior/special needs
housing and student housing may be provided at a density of one unit per 1,500 square feet of
lot area.

13.  Offices on the ground floor

14.  Philanthropic and charitable institutions other than those of a correctional nature, only when located
on the second floor

15.  Other uses the Planning Commission deems, after conducting a public hearing, to be similar to and
no more obnoxious or detrimental to the welfare of the neighborhood than any use listed above.

Property Development Standards See the Development Standards Section of this Specific Plan for
provisions which apply to all Downtown Land Use Districts.
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CBD OFFICE-CIVIC

Intent and Purpose Sections of Forest, Second, Third,
Mermaid and Glenneyre Streets are characterized by
numerous civic, office, and professional uses which
primarily serve the needs of Laguna Beach residents.
Maintaining the community orientation of the area is
important since it is likely to experience increased pressure
from visitor-serving businesses. This District is intended to
ensure the continued availability of institutional, medical,
dental, law and other professional services offered within the
downtown area while allowing for limited residential uses
and retail activities.
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Uses Permitted Buildings, structures and land shall be
used, and building and structures shall hereafter be erected,
designed, structurally altered or enlarged only for the
following purposes (Note: The City Council may by
Resolution require the following uses to obtain a CUP.
Please consult with the City regarding any changes):

ocean ave

U S R § R 5T

1. Market, grocery stores and health food stores, with the exception that the sale or dispensing of

alcoholic beverages for off-site consumption in establishments which are 5,000 square feet or less
in size or sell alcoholic beverages as its principal business shall be prohibited within 200 yards of

Main Beach.

Offices, including medical,

Artists’ studios

Music studios including sales and classes

Uses Permitted Subject to a Temporary Use Permit Temporary uses may be permitted subject to the

provisions of Section 25.05.035.

1.  Artand handicraft shows (either within buildings or out-of-doors) limited to not more than three
consecutive days duration

Concerts, sporting events, civic events, entertainment; special events

Outdoor or open-air markets

Seasonal specialty stores within buildings, limited to not more than 45 days duration
Temporary parking, subject to special signage, landscaping, and maintenance requirements

ok~
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Uses Permitted Subject to an Administrative Use Permit (AUP): The following uses may be permitted
subject to the granting of an Administrative Use Permit as provided for in Chapter 25.05.020 and subject
to the general and special findings of the Specific Plan:

1. Short-term lodging subject to the provisions of 25.23.

Uses Permitted Subject to a Conditional Use Permit The following uses may be permitted subject to
the granting of a Conditional Use Permit as provided for in Chapter 25.05.030 and subject to the general
and special findings of the Specific Plan (Note: The City Council may by Resolution allow the following
uses to be permitted by right without the need of a CUP. Please consult with the City regarding any
changes):

1.  Artgalleries, provided that a substantial portion of the merchandise shall be original or numbered,
limited edition art work.
Automobile parking lots/facilities

3. Retail sales with the exception of those that offer the sale or dispensing of alcoholic beverages for
off-premise consumption.

4.  Retail sales that include the sale or dispensing of alcoholic beverages for off-premise consumption

with the exception that establishments which are 5,000 square feet or less in size, or sell alcoholic

beverages as its principal business, shall be prohibited within two hundred yards of Main Beach.

Retail food services.

Ice-ream, confectioner, and dessert stores

Full-service restaurants

Non-full-service restaurants

Offices, Medical

10. Personal service shops, including but not limited to barber shops, beauty salons, tanning salons, nail
salons, etc.

© © N oo

11. Resident-oriented services including but not limited to paper reproduction, copy services,
photography, pet grooming, tailoring, shoe repair, etc.

12. Dry cleaning/laundry facilities that utilize a closed cycle, dry-to-dry technology which meets the
latest permissible exposure level standards for typical compounds of the federal and/or state
government, whichever is more restrictive.

13.  Commercial home occupations, subject to standards in 25.08.016

14. Institutional uses, including but not limited to churches, schools, libraries, and municipally-owned
or operated buildings

15. Mixed commercial/residential uses as an integral part of a commercial development, subject to the
following standards:

a) Residential uses shall be limited to the second floor
b) There shall be no more than one dwelling unit for each 1,000 square feet of lot area
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16. Residential uses (excluding time-shares), subject to the following:

a.

17.
18.

19.

There shall be no more than one dwelling unit for each 2,000 square feet of lot area; however,
historically significant houses which appear on the City's historical resource inventory may add
residential units at a density of one unit per 1,000 square feet of lot area, provided the historic
structure is preserved. Residential density credits shall be based on the lot size on which the
structure is located and shall not include adjoining parcels or lots under the same ownership;
these residential density credits shall not apply if the historically significant building is
demolished.
Residential units for affordable housing in mixed-use developments, senior/special needs housing
and student housing may be provided at a density of one unit per 1,500 square feet of lot area.
Offices on the ground floor
Philanthropic and charitable institutions other than those of a correctional nature, only when located
on the second floor
Other uses the Planning Commission deems, after conducting a public hearing, to be similar to and
no more obnoxious or detrimental to the welfare of the neighborhood than any use listed above.

Property Development Standards The following property development standards shall apply to all land
and structures in this District. See the General Development Standards Section of this Specific Plan for
additional provisions.

1. Building Setback and Yard Area Standards.

a.

Front yards. A minimum 5-foot front setback shall be provided. Said setback shall be used for
landscaping, pedestrian access or other pedestrian amenities accessible to the general public.
Side yards. One side yard setback of no less than five feet shall be provided, however, to
encourage interest and relief in the building elevation, the side yard may be reduced to three
feet for the rear half of the side yard.

Rear yards. No requirement; however, refer to LBMC 25.53.004(C) for information relative to
vehicular access requirements.

For residential uses, front, side and rear yard setbacks shall be provided in accordance with
LBMC 25.12.008 (C) (1-4), except for projects that involve City participation and that provide
housing for seniors, low-income and/or disabled individuals.

2. Access. For properties adjacent to Loma Terrace, any vehicular access shall be encouraged to be

taken from Loma Terrace.

3. Building Height. Building height shall be limited to 12 feet or one story, with an additional 6 feet
allowed for the roof area and mechanical equipment enclosures. Exceptions to allow additional
building height may be approved by the Planning Commission. Approval requires a Conditional Use
Permit that makes all of the Special Findings, Building Height Exemption requirements in addition to
those otherwise required by Title25 of the Laguna Beach Municipal Code.
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CBD MULTIPLE-FAMILY RESIDENTIAL

Intent and Purpose The area of Lower CIiff Drive is
predominantly developed with multiple- family dwellings that
supply the community with essential rental housing. Proximity of
this residential District to the beach and downtown area promotes
daytime and nighttime pedestrian activity in the Central Business
District. This District is intended to preserve the existing high-
density residential uses in the area immediately south of Jahraus
Park.

coast highway J
o acmsiitld | S

I CBD Multiple-Family Residential
Uses Permitted The following uses are permitted subject to the standards of the R-3 Zone:

Child care, subject to the standards in Chapter 25.08, Definitions and Standards

Guest houses and guest rooms, subject to the standards of Section 25.14.008

Home occupations, subject to the standards in Chapter 25.08, Definitions and Standards
Multiple-family dwellings, except those devoted to time-share use

Public parks, playgrounds and beaches, and such recreation, refreshment and service uses
and buildings as are purely accessory and incidental thereto

6.  Single-family dwellings, except those devoted to time-share use

ok~ wbdPE

Uses Permitted Subject to an Administrative Use Permit Large family day care homes
may be permitted subject to the granting of an Administrative Use Permit as provided for in
Section 25.10.005.

Uses Permitted Subject to a Conditional Use Permit The following uses may be
permitted subject to the granting of a Conditional Use Permit as provided for in Section
25.05.030:

1. Bed and breakfast inn, subject to the standards set forth in Section 25.22, provided
the inn is located in a structure listed on the City's Historic Resources Inventory
2.  Rest home, nursing home, or home providing child care or care for senior citizens

Property Development Standards Except as otherwise provided herein, the provisions
of Section 25.14.008 shall apply.

1.  Density Bonus. Density may be provided at the rate of 1000 square feet of lot area
per unit for residential units, which are committed to long-term low-income, senior
citizen and/or disabled housing, i.e., as defined under the Federal Government
Section 8 Housing Program or its equivalent.
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Intent and Purpose Main Beach and Jahraus Parks,
and Irvine Bowl which has been included in the Civic
Art District, are valuable community amenities that
provide important recreation opportunities and a
unique cultural identity to Laguna Beach. These
amenities are intended to be protected, preserved and
maintained by the provisions set forth in this District.

Uses Permitted The following uses are permitted in
lands located in the Public Land District:

CBD PUBLIC PARKS

[ CBD Public Parks
Park buildings and facilities owned or operated by a governmental agency, whose function
enhances the public's enjoyment of the public park.
Pathways and trails
Public Parks, playgrounds and gardens

Uses Permitted Subject to a Temporary Use Permit The following uses may be permitted subject
to the granting of a Temporary Use Permit, as provided for in Section 25.05.035:

A w e

Art and handicraft shows (out-of-doors)

Concerts

Sporting events

Other uses the Planning Commission deems, after conducting a public hearing, to be similar to
and no more obnoxious or detrimental to the welfare of the neighborhood than any use listed
above

Property Development Standards The following property development standards shall apply to all
land and structures in this District:

Minimum Lot Dimensions. No requirement

Building setbacks, building height, site coverage and landscaping requirements shall be
determined for each development project, and shall be consistent with the Downtown Design
Guidelines of this Specific Plan.
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ARTS DISTRICT

Intent and Purpose The Arts District is a cultural center r~
of the community that provides a focus on arts- related
uses, and serves as a gateway to the Downtown. The
District links the art festival areas with the downtown
shopping area through a mix of cultural, social, innovative,
and recreational facilities and activities. The purpose of
this area is to nurture a culture of creativity and to remain
an authentic destination that celebrates the arts. The land
use emphasis within this District is on resident- and
visitor-serving uses that embrace creative education,
cultural non-profits, artists and designers, performers,
innovators, and entrepreneurs. The development of
affordable work/live housing and engaging public open
spaces is encouraged in order to gather and experience the
creative, artist and open-minded community.

Uses Permitted Buildings, structures and land shall be

used, and building and structures shall hereafter be 3 -
erected, designed, structurally altered or enlarged only for the B Arts District
following purposes (Note: The City Council may by Resolution require the following uses to obtain a

CUP. Please consult with the City regarding any changes):

1. Artgalleries, provided that a substantial portion of the merchandise shall be original or numbered,

limited edition art work.

2. Retail sales with the exception of those that offer the sale or dispensing of alcoholic beverages for

off-premise consumption.
3. Retail food services.
4, Ice-ream, confectioner, and dessert stores
5. Market, grocery stores and health food stores, with the exception that the sale or dispensing of

alcoholic beverages for off-site consumption in establishments which are 5,000 square feet or less
in size or sell alcoholic beverages as its principal business shall be prohibited within 200 yards of

Main Beach.
6. Offices, Medical
7. Offices, non-medical only when located on the second floor

Personal service shops, including but not limited to barber shops, beauty salons, tanning salons, nail

salons, etc.
9.  Artists’ studios
10. Music studios including sales and classes

Uses Permitted Subject to a Temporary Use Permit Temporary uses may be permitted subject to the

provisions of Section 25.05.035.
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IS

A seasonal art and handicraft shows (either within buildings or out-of-doors) limited to not more
than 65 consecutive days duration. Dates of operation for the shows shall be subject to approval by
the Planning Commission.

Art and handicraft shows (either within buildings or out-of-doors) limited to not more than three
consecutive days duration

Concerts, sporting events, civic events, entertainment; special events

Outdoor or open-air markets

Seasonal specialty stores within buildings, limited to not more than 45 days duration

Temporary parking, subject to special signage, landscaping, and maintenance requirements

Uses Permitted Subject to an Administrative Use Permit (AUP): The following uses may be permitted
subject to the granting of an Administrative Use Permit as provided for in Chapter 25.05.020 and subject
to the general and special findings of the Specific Plan:

1. Short-term lodging subject to the provisions of 25.23.

Uses Permitted Subject to a Conditional Use Permit The following uses may be permitted subject to
the granting of a Conditional Use Permit as provided for in Chapter 25.05.030 and subject to the general
and special findings of the Specific Plan (Note: The City Council may by Resolution allow the following
uses to be permitted by right without the need of a CUP. Please consult with the City regarding any
changes):

13.

Automobile parking lots/facilities

Retail sales that include the sale or dispensing of alcoholic beverages for off-premise consumption
with the exception that establishments which are 5,000 square feet or less in size, or sell alcoholic
beverages as its principal business, shall be prohibited within two hundred yards of Main Beach.
Full-service restaurants

Non-full-service restaurants

Dry cleaning/laundry facilities that utilize a closed cycle, dry-to-dry technology which meets the
latest permissible exposure level standards for typical compounds of the federal and/or state
government, whichever is more restrictive.

Resident-oriented services including but not limited to paper reproduction, copy services,
photography, pet grooming, tailoring, shoe repair, etc.

Commercial home occupations, subject to standards in 25.08.016

Institutional uses, including but not limited to churches, schools, libraries, and municipally-owned
or operated buildings

Mixed commercial/residential uses as an integral part of a commercial development, subject to the
following standards:

a) Residential uses shall be limited to the second floor

b) There shall be no more than one dwelling unit for each 1,000 square feet of lot area

Residential uses (excluding time-shares), subject to the following:
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a. There shall be no more than one dwelling unit for each 2,000 square feet of lot area; however,
historically significant houses which appear on the City's historical resource inventory may add
residential units at a density of one unit per 1,000 square feet of lot area, provided the historic
structure is preserved. Residential density credits shall be based on the lot size on which the
structure is located and shall not include adjoining parcels or lots under the same ownership;
these residential density credits shall not apply if the historically significant building is
demolished.

b. Residential units for affordable housing in mixed-use developments, senior/special needs
housing and student housing may be provided at a density of one unit per 1,500 square feet of
lot area.

16. Offices on the ground floor

17.  Philanthropic and charitable institutions other than those of a correctional nature, only when located
on the second floor

18.  Other uses the Planning Commission deems, after conducting a public hearing, to be similar to and
no more obnoxious or detrimental to the welfare of the neighborhood than any use listed above.

Design Criteria. To ensure that future development and any expansion of existing structures advance the
goals of the Arts District, all development proposals shall be subject to the following Arts District
performance criteria in addition to those defined in Chapter 4: Urban Design.

1. Building scale and design relate to the natural topography and development of the site would result in
minimal alteration of natural landforms.

2. Building design and materials are of the highest quality and reflect the cultural arts focus of the
district.

3. Development includes public walkways that link to parking and other art related development in the
District.

4. Pedestrian amenities, such as benches, display areas for public art, landscaping, water features, pocket
parks and outdoor areas that can accommodate cultural, social and recreational activities, are
incorporated into the project design.

5. Landscaping emphasizes native California and/or drought tolerant species and other compatible plant
materials.

Property Development Standards The following property development standards shall apply to all land
and structures in this District. Height, story and parking exceptions for private or public projects may be
allowed if determined by the City that the project confers desirable public benefits. The intent of these
exceptions is to allow future development of public/private partnership projects compatible with the goals
of the Arts District. See the General Development Standards Section of this Specific Plan for additional
provisions.

1. Minimum Lot Dimensions. No Requirement.
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Building Setback and Yard Area Standards. At a minimum, a 5-foot landscaped buffer adjacent to the
flood control channel or frontage road, except for necessary driveways and pedestrian access, shall be
provided, unless otherwise specified in the in Chapter 4: Urban Design.

Building Height. Building height shall be limited to 12 feet or one story, with an additional 6 feet

allowed for the roof area and mechanical equipment enclosures. Exceptions to allow additional

building height may be approved by the Planning Commission. Approval requires a Conditional Use

Permit that makes all of the Special Findings, Additional Height Exemption requirements in addition

to those otherwise required by Title 25 of the Laguna Beach Municipal Code:

Coverage and Open Land Area Requirement. The unique nature of the hillsides in this District

requires natural slopes of 45 percent or greater shall be left open and maintained with natural

landscaping. During the design review process, additional landscaping or clearing may be required for
erosion control or fire protection, or to better integrate the uses on the site with the natural vegetation.

Access and Improvement Standards. The provisions of LBMC 25.52 shall apply. Exceptions to allow

off-site parking may be approved by the City Council, upon recommendation of the Planning

Commission in conjunction with an approved Conditional Use Permit that makes all the following

required findings in addition to those otherwise required by Title 25 of the Laguna Beach Municipal

Code:

a) The off-site parking area provides a substantial component of the required parking within a
reasonable distance either within the Arts District or a neighboring area conveniently located to
adequately serve the parking needs of the proposed intensification of use.

b) The off-site parking spaces are leased. A recorded deed restriction or the spaces are leased from
the City on the property with the intensification of use shall indicate the requirement for the off-
site lease of parking spaces for the approved use.

Flexible Property Development Standards for Planned Integrated Developments (PIDs)
Notwithstanding the aforementioned standards, flexible property development standards may be
negotiated as specified below for Planned Integrated Developments when the City determines that
sufficient public benefit will be realized from the proposed development.

1.

If a proposed Planned Integrated Development incorporates amenities and/or benefits to the City
beyond those required by the property development standards, then the City may consider and
approve changes to certain property development standards as specified below.

Examples of amenities or benefits to the City may include, but are not limited to the following:

a) The incorporation of additional open space beyond that required in the development standards,
such as additional public accessways and/or view corridors.

b) The establishment of public art areas or sculpture gardens beyond that required by Laguna Beach
Municipal Code 1.09 (Art in Public Places).

c) The inclusion of significant public amenities accessible to the public such as fountains, chairs,
benches, approved lighting, landscaping and rooftop view areas.

d) The dedication of property for use as a public park.

e) The addition of housing for Special Needs Population as defined in the City’s Housing Element.
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f) The provision of additional support of the arts.

2. If aproposed Planned Integrated Development incorporates significant amenities or benefits,
including, but not limited to the above, then the City may consider some or all of the following
incentives:

a) Building height averaging. The building height limit may be averaged; however, in no instance
shall the maximum building height exceed thirty-six feet from existing grade. Height averaging
shall be used only to enhance public viewshed and access and to minimize building mass and
bulk.

b) Side yard setback redistribution. The side yard setback requirements may be modified to allow
for a "zero" setback on one side, if the opposite side is increased to equal the size of the two
required yards.

c) The City Council may consider reducing permit and/or development fees.

d) The Planning Commission may consider allowing a change in density requirements on a per
project basis.
e) A reduction in parking requirements for the provision of housing for Special Needs Population.

) The provision of density bonuses when warranted.
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CBD CENTRAL BLUFFS

Intent and Purpose The intent and purpose of this Land

Use District is to promote a pedestrian scale, low-intensity & IW/'&
s ' £
balance of tourist-oriented businesses and artists' uses which '“-@‘ g’f’ “Oagy by / §
. . 9h 7L
enhance the natural setting of the bluffs and contribute to the ¥ Yay,

identity of Laguna Beach. The adaptive reuse of existing o Sey
structures is encouraged, especially for structures listed on ™ A
the City's Historic Register. This Land Use District is -
intended to provide the necessary tools to ensure that future

development proposals perpetuate the unique character and

orientation of the Central Bluffs.

CBD Central Bluffs

In order to ensure that future development and any expansion of existing structures complies with
applicable policies and guidelines, all development proposals shall be subject to the following special
planning and design criteria:

Special Planning and Design Criteria

1. Building Scale and Design

a)

b)

c)

d)

Any expansion or new development shall preserve and enhance the character and scale of the
Central Bluffs by incorporating pedestrian-scale elements of design.

Buildings shall be articulated along the Coast Highway frontage to provide interest and relief to
the streetscape as well as to create opportunity for pedestrian-oriented spaces (such as open-air
seating, mini-parks, plazas and entrances, sculptures, landscaped planters, etc.).

Buildings shall be designed in a manner that is compatible to and integrated with natural
topographic features.

Development shall enhance the pedestrian scale and orientation of the Central Bluffs through
maximization of open space for public use.

2. View Preservation

a) Any expansion or new development shall be sensitive to maximizing public views of both the
ocean and the bluffs.

b) As a condition of approval for new building construction, the City shall consider the dedication of
open space easements, the construction of view platforms or other view preserving or view
enhancing measures.

3. Natural Hazards and Coastal Land Feature Preservation

a) Any expansion or new development shall balance design considerations and aesthetics with
environmental constraints.

b) New construction on bluff faces and sandy portions of the beach shall be limited to public
improvements related to access, view platforms and emergency repair work.

c) All areas within the 25-foot pedestrian easement shall be dedicated for public pedestrian use as a

condition of development as defined in LBMC 25.53.
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d) To achieve water conservation goals and to minimize erosion-related impacts to the bluffs,
drought-tolerant plants and water-efficient irrigation systems shall be used.

e) The City shall require the installation of rain gutters and other water transport devices as a
condition of approval on blufftop development in order to convey water to the street (away from
the bluff side). All water shall be conveyed to the base of the bluff by means of non-erosive
devices when conveyance to the street is determined to be impractical.

f) Any coastal land protective devices shall be reviewed for consistency with the Shoreline
Protection Guidelines.

g) Design solutions should require minimal alteration of natural landforms.

h) Any proposed development shall preserve existing mature trees and other forms of vegetation to
the greatest extent feasible.

4. Pedestrian Access/Orientation

a) Any expansion or new development shall ensure the continuation and enhancement of the
pedestrian scale and orientation of the Central Bluffs.

b) The 25 foot easement may be used for outdoor dining in conjunction with approved restaurants
subject to conditional use permit approval, provided that pedestrian movement is not impeded.

c) The City shall consider the suitability of vertical public access to the beach as part of any new
construction or where expansion of an existing structure results in the remodel or addition of fifty
percent or more of the square footage of the building.

d) The pedestrian experience shall be enhanced by utilizing open spaces for benches, art features,
landscaping and mini-parks.

e) Outdoor activities that enhance pedestrian interest and enjoyment shall be encouraged.

5. Visitor-Serving Uses

a) When redevelopment is proposed, businesses and uses which enhance the character of the Central
Bluffs and which support a tourist orientation shall be encouraged.

b) Effort shall be made to attract long-term, destination-oriented tourists on a year-round basis.

6. Historic Preservation and Infill Development

a) Any expansion or remodeling shall preserve the original architectural integrity of historically
significant buildings.

b) The demolition of historically significant structures shall be discouraged.

c) Any property owner of a historic structure shall be encouraged to apply for the City's Historic
Register so that incentives such as parking reductions, building and planning application fee
waivers and setback flexibility may be considered.

d) Any proposed expansion or remodel of a historic structure shall be consistent with the guidelines
for rehabilitation found within the Historic Preservation Ordinance.

e) Any proposed intensification that negatively impacts the historical character and/or affects the
architectural integrity of existing buildings shall be discouraged.

Property Development Standards The General Provisions of the Downtown Specific Plan shall apply to
all land and structures located in this District unless otherwise indicated below.

A. Building Setback and Yard Area Standards
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1. Front Yard. See dedication requirements for sidewalk improvements along South Coast
Highway.

2. Side Yards. Side yards shall be determined on a case-by-case basis and shall be consistent with
the Special Planning and Design Criteria established herein.

3. Rear Yard. See G, Land Dedication Requirements.

4. Structures placed on the Historic Register may be eligible for setback flexibility as provided in
the City's Historic Preservation Ordinance.

. Open Space and Landscaping Open space and landscaping shall be determined on a case-by-case

basis in accordance with Urban Design Guidelines and applicable policies of the Downtown Specific

Plan.

Building Height Standards Building height shall be as specified in the Development Standards

Section of the Downtown Specific Plan.

. Fences & Walls Fencing and/or walls shall be subject to Planning Commission approval and shall

not be allowed if existing views of the Pacific Ocean from South Coast Highway are reduced.

. Access and Improvement Standards The provisions of LBMC 25.53 shall apply, except as

modified in this Specific Plan.

1. On-Site Turnaround. Each lot shall have on-site turnaround capability. Exception: Planned
Integrated Developments need not comply with this provision.

2. Driveway Access. Property under contiguous ownership may be permitted one driveway per 300
feet of street frontage. Such driveway shall not exceed 20 feet in width unless otherwise required
for safety reasons, except where abutting a building.

Parking The provisions of LBMC 25.52 shall apply, except as described below or as specified in the

General Development Standards Section of this Specific Plan:

1. Parking Incentives.

a) Parking credit may be available to sidewalk cafes for outdoor seating, roof deck dining and
view platforms open to the public. Outdoor seating should contribute positively to the
downtown atmosphere and should be available to the general public (rather than being
restricted to restaurant customers). To receive parking credits, the applicant maybe required
to participate in a funding program for seasonal expanded tram service. Approval for parking
credits must be granted by City Council.

b) Parking reductions are available to structures placed on the City's Historic Register. Refer to
LBMC 25.45 (Historic Preservation) for specific details.

2. Parking Structures. Tuck-under parking shall be prohibited and all parking structures shall be
designed to provide consistency with Chapter 4: Urban Design Guidelines pertaining to parking.
Any underground parking shall be built above the coastal influence zone (elevation plus twenty-
five feet)

G. Land Dedication Requirements This planning area has a distinctive public use orientation and a
visitor-serving nature as identified in the Land Use Element of the General Plan. Local
experience has shown that such activities are normally associated with heavy pedestrian traffic
and have the potential for accelerating seacliff and bluff erosion unless they are properly
controlled and mitigated.
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The seacliffs along the Central Bluffs generally consist of erosion-prone, relatively soft sandstone
structures. Lateral support is being removed by episodic wave-induced bluff retreat, and the
remaining cliffs are subject to additional failure from landslides and rock falls. This erosion rate
will be increased by uncontrolled foot traffic and landscape irrigation runoff. These
characteristics are typical of those documented elsewhere along the Laguna Beach coastline.

The bluffs consist of a steep, yet traversable, slope that invites foot traffic. These well-traveled
paths accelerate erosion and tend to channel runoff into destructive crevasses. If left unchecked,
public use may result in eventual health and safety problems by virtue of accelerated seacliff
retreat and erosion.

The long-range planning goals, as discussed in the Open Space Element of the City's General
Plan, include enhancement of pedestrian circulation as well as protection of environmentally
sensitive bluffs. This can best be accomplished by redirecting pedestrian access to improved

walkways, thereby retarding the rate of erosion failure.

The dedication of land for bluff preservation purposes is essential if the long-range planning goals
of enhanced pedestrian access and environmentally sensitive bluff protection are to be realized.
While allowing for appropriate redevelopment, the goals and policies established for this Land
Use District are designed to protect the public's historical use of the area, enhance future
pedestrian use and minimize bluff erosion rates over the long term. In an effort to accomplish and
facilitate these goals and objectives, the following dedications shall be required whenever feasible
and to the maximum extent allowed by State law:

1. Expansions of existing structures or any new development (as defined in LBMC 25.53) shall
be required to dedicate a 25-foot pedestrian access and utility easement as described on the
attached map. The 25-foot easement may be relocated if public access is improved through
the relocation. This easement may be used for outdoor dining in conjunction with approved
restaurants and other pedestrian-related activities as permitted within this Land Use District.

2. Expansions of existing structures or any new development (as defined in LBMC 25.53) shall
be required to dedicate a portion of the property adjacent to Pacific Coast Highway in order
to provide for a ten-foot wide sidewalk.

3. A dedication for public access and recreational purposes shall be required for all land situated
on the sandy portion of the beach as a condition of approval for new building construction,
additions to buildings, variances or subdivisions on oceanfront property.

4. A dedication of development rights shall be required for all alnd situated between the sandy
portion of the beach and the oceanward edge of the required pedestrian easement (as
indicated on the attached map) as a condition of approval for new building construction,
additions to building, variances or subdivisions on oceanfront property.

. Flexible Property Development Standards for Planned Integrated Developments
Notwithstanding the aforementioned standards, flexible property development standards may be
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negotiated as specified below for Planned Integrated Developments when the City determines that
sufficient public benefit will be realized from the proposed development.

1.

If a proposed Planned Integrated Development incorporates amenities and/or benefits to the
City beyond those required by the property development standards, then the City may
consider and approve changes to certain property development standards as specified below.

Examples of amenities or benefits to the City may include, but are not limited to the

following:

a) The incorporation of additional open space beyond that required in the development
standards, such as additional public accessways and/or view corridors.

b) The establishment of public art areas or sculpture gardens beyond that required by
Laguna Beach Municipal Code 1.09 (Art in Public Places).

c) The inclusion of significant public amenities accessible to the public such as fountains,
chairs, benches, approved lighting, landscaping and rooftop view areas.

d) The dedication of property for use as a public park.

e) The inclusion of affordable lodging options beyond those required.

If a proposed Planned Integrated Development incorporates significant amenities or benefits,
including, but not limited to the above, then the City may consider some or all of the following
incentives:

a)

b)

d)
e)

Bluff top pedestrian access easement averaging. The bluff top setback requirements may be
averaged, if topography warrants. However, in no instance shall the minimum width of the
setback be less than fifteen feet and in no case shall development either create or contribute to
erosion problems or geologic instability of the site or surrounding areas or inhibit public
access. Design solutions shall in no case include destruction of cliffs and bluffs by excavation
or other means.

Building height averaging. The building height limit may be averaged; however, in no
instance shall the maximum building height (per the Building Height definition in LBMC
25.08.016) exceed twenty-four feet. Height averaging shall be used only to enhance public
viewshed and access and to minimize building mass and bulk.

Side yard setback redistribution. The side yard setback requirements may be modified to
allow for a "zero" setback on one side, if the opposite side is increased to equal the size of the
two required yards.

The City Council may consider reducing permit and/or development fees.

Density bonuses when warranted.

Demolition of Structures located within required easements As a condition of approval for
expansions or remodels (as established in LBMC 25.53) the City shall require the demolition of
any encroachments within dedicated easements.
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J. Conceptual Design Review All new development and expansions shall be required to
submit plans and participate in the Concept Review process as jointly administered by the
Design Review Board, Planning Commission, and Arts Commission when relevant.
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Description of Dedication Baseline

A strip of land twenty-five (25) feet in width measured easterly from the following baseline:

Commencing at a point on the most westerly comer of Lot 129 of the Laguna Beach Tract as per map
thereof recorded in Book 1, Page 78 of Miscellaneous Record Maps, in the Office of the County
Recorder of Los Angeles County, California; thence southeasterly along the southwesterly line of
Lot 129 to the most southerly comer thereof; thence northeasterly 40 feet along the southeasterly line
of Lot 129 to a point, said point being distant 21.7 feet southwesterly from the most westerly comer
of Lot 1 of the Laguna Beach Tract; thence southeasterly to the most westerly comer of Lot 5, Laguna
Beach Tract; thence southeasterly along the westerly line of Lot 5 to the most westerly comer of Lot
6; thence southeasterly to a point 25 feet distant westerly of Lot 9 measured along the southwesterly
prolongation of the northwesterly line of Lot 9; thence southeasterly to a point 25 feet distant westerly
of Lot 10 measured along the southwesterly prolongation of the northwesterly line of Lot 10; thence
southeasterly to a point 25 feet distant westerly of Lot 11 measured along the southwesterly
prolongation of the northwesterly line of Lot 11; thence southeasterly to a point 25 feet distant
westerly of Lot 12 measured along the southwesterly prolongation of the northwesterly line of Lot
12; thence southeasterly to the most southerly comer of Lot 13.
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Map of Dedication Baseline

This line follows either the edge of the sea cliff, the projection of the edge of the sea cliff prior
to the landslide of the 1920's or is an extension of the Main Beach boardwalk.
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GENERAL DEVELOPMENT STANDARDS

General Development Standards The following standards shall apply to all Downtown Specific Plan
Land Use Districts:

A. Lot Area and Dimension Standards Parcels shall not be merged together for development purposes
that exceed 5,000 square feet. Exceptions may be made for City owned properties, Planned Integrated
Developments, and existing parcels in excess of 5,000 square feet.

B. Open Space and Landscaping Open space and landscaping shall be provided in accordance with the
following requirements:

1. Projects which require approval by the design review authority, and which result in an expansion
of building square footage, or which result in remodeling, repair or reconstruction of existing
structures exceeding $50,000 in valuation of such work, may require treatment which is deemed
by the Planning Commission to be consistent with Chapter 4:Urban Design of this Specific Plan.
Landscaping requirements shall include automatic irrigation systems and may also apply to
existing surface parking areas.

2. All projects for new development and/or expansions to create more than 10 percent additional
floor area shall provide open space and landscaping according to the following provisions:

a)

b)

Lots less than 2,500 square feet

Provide ground to sky open space equal to 10 percent of the total lot area.

Lots greater than 2,500 square feet

Provide open space equal to 25 percent of the total gross floor area. Such open space shall be
open to the sky and may be provided at both ground and upper levels. Open space
calculations may include landscaping, courtyards, pocket parks, decks and other similar
elements as approved by the Design Review Board. A minimum of 40 percent of the open
space area shall be vegetated.

To qualify as open space for commercial development, courtyards, plazas and other
pedestrian spaces must be open to the public and directly accessible from the public right-of-
way. Landscaped areas must be visually or physically accessible from the public right-of-
way.

C. Additional Yard Area, Building Setback, Open Space and Coverage Standards

1. The provisions of LBMC 25.50 shall apply except as modified in this Specific Plan. Setback
requirements are shown in the table below.
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District Front Yard Side Yard Rear Yard
CBD -1 5’xlot frontage 0 0
CBD-2 5’xlot frontage 0 0
CBD Visitor Commercial 5’xlot frontage 0’ 0’
One 5’ — may be
CBD Office/Civic' 5’ average reduced to 2.5” for 0’
rear half
10% of average lot
CBD Multiple-Family Residential 20° width; min.=4’, 10°
max.=12’
CBD Public Parks? Per project Per project Per project
Arts® 5°x lot frontage 0’ 0’
Per Coa?t Hllghway Determined case- Per required 25’
Central Bluffs dedication .
. by-case pedestrian access
requirements

'For residential uses, front, side, and rear yard setbacks are in accordance with Section 25.12.008(C)(1-4),

except for projects with City participation to provide Special Needs Population housing.
“Determined for each project consistent with the Urban Design Guidelines.

*An average 5’ landscaped buffer adjacent to the flood control channel or frontage road.

2. Where side or rear lot lines abut a different zone, the minimum setback requirement of the

abutting zone shall apply.

3. Yard area, building setback, open space and coverage standards may be modified by the Planning

Commission when applied to mixed-use residential/commercial development.
4. Street corner lots shall provide a corner setback. The setback shall be a diagonal line drawn

between two points on the street frontage property lines, where each point is 10 feet distant from

the corner or an equivalent setback as approved by the Planning Commission.

D. Building Height Standards A variety of building heights currently contributes to the unique
character of the downtown. Many existing buildings are in excess of the following height standards

and would be classified nonconforming. The mix of these nonconforming structures along with new
construction that conforms to the height standards will preserve the diversity of building heights that

presently exists in the downtown. Therefore, in order to protect the heritage and existing scale and

character of the downtown with its diversity of building heights; preserve public views of the beach,
ocean and hillsides; and maintain sufficient light, air and solar access to the streetscape, the following

building height standards shall apply:

Building height (per the Building Height definition in LBMC 25.08.016) shall not exceed 12 feet
and 1 floor for new construction, including parking garage floor levels with access ramps located
outside the structure’s ground floor footprint Building Height definition Exemption (4) does not
apply in the downtown, but an additional 6 feet may be approved by the design review authority
for facades, roof, chimneys, vents, mechanical equipment, mechanical enclosures, elevator shafts,
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and stairways provided that such additions meet the Urban Design Guidelines for Building
Heights. Per the Building Height definition, subterranean floors are exempt from the above height
measurement limit and the one (1) floor limit. Compensatory height exemptions may be granted
for those properties where the first habitable level must be raised above the floodplain elevation.

2. Existing buildings that exceed the allowable height (as set forth herein this section) are
considered nonconforming, but will nevertheless be allowed to add 10 percent or 100 square feet,
whichever is less, as long as said addition does not violate the existing building or maximum
height envelope.

3. Buildings shall provide a pedestrian orientation and scale consistent with the Chapter 4:Urban
Design; incorporation of one-story elements and/or roofline variation into the project, and the use
of material changes, window variations and overhanging building elements to distinguish the
upper floor from the ground floor may be necessary to achieve a desirable pedestrian orientation
and scale.

4. Second Story Exemption. Subject to a conditional use permit, properties located in the CBD
Office/Civic District may be allowed an exemption for a second floor addition, provided the
second floor addition is used for Special Needs Population Housing as defined in the City’s
Housing Element or for professional offices exclusive of medical and dental offices. The
maximum height shall not exceed 24 feet. The second story exemption shall meet the Urban
Design Guidelines requirements for Building Heights and for Second Story Residential and shall
meet the Special Findings, Second-Story Exemptions.

5. Additional Height Exemptions. Subject to a conditional use permit, properties located in the Arts
District and in the Office/Civic District on the north side of Third Street and Forest Avenue may
be allowed an exemption for additional building height. The maximum height shall not exceed 36
feet and shall be appropriate to the topography. The additional height exemption shall meet the
Urban Design Guidelines requirements for Building Heights and shall meet the Special Findings,
Additional Height Exemptions.

Parapet Walls Parapet walls shall not be permitted, unless the Planning Commission determines that
use of a parapet wall(s) would not reduce the compatibility of the project with the site and adjacent

properties.

Enclosed Uses All permitted or conditional uses, except as otherwise authorized by the Planning
Commission, shall be conducted entirely within an enclosed building.

. Fences & Walls The provisions of LBMC 25.50.012 shall apply.

. Space between Buildings No requirement, except as required by the Planning Commission or as
specified in this document.

Trash and Outdoor storage Areas
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1. Areas for trash or outdoor storage shall be provided for each use, in a manner that is consistent
with the Chapter 4: Urban Design pertaining to trash, storage and equipment areas.

2. A trash compactor of appropriate size and daily trash pickup shall be provided for all restaurant
uses.

K. Mechanical Equipment No mechanical equipment such as tank ducts, elevator enclosures, cooling
towers, mechanical ventilators, public utility vaults, transformers, meter boxes, backflow valves, air
conditioning or heating units shall protrude through the allowable building height envelope. Neither
shall such equipment be erected, constructed, or maintained or altered anywhere on the premises
unless all such equipment and appurtenances are contained within a completely enclosed structure or
within a portion of a building having walls or visual screening with construction and appearances
similar to and integrated with the main building architectural design.

L. Access and Improvement Standards The provisions of LBMC 25.53 shall apply, except as
modified in this Specific Plan.

M. Signs The provisions of LBMC 25.54 shall apply, except as modified below:

1. Window signs shall be limited to a maximum of 10% of the window area, up to a maximum of
five (5) square feet and three (3) window signs per site.

2. Wall signs for individual businesses shall be limited to a maximum of fifteen (15) square feet,
except where it can be found that such limited sign size is inconsistent with building size,
architecture and setback from the public right-of-way.

3. Individual logos (company symbol or trademark) on any exterior commercial sign shall be
limited in size, as determined by the Planning Commission.

N. Parking The provisions of LBMC 25.52 shall apply, except as modified in this Specific Plan.

1. Parking Incentives A maximum of three parking credits may be available to sidewalk cafes for
outdoor seating; outdoor seating should contribute positively to the downtown atmosphere and
should be available to the general public (rather than being restricted to restaurant customers).
Credit may include but shall not be limited to reduced requirements for additional parking and
may be granted on a temporary or seasonal basis. To receive parking credits, the applicant may be
required to participate in a funding program for seasonal, expanded tram service. Approval for
parking credits must be granted by City Council.

2. Parking for Senior and Disabled Housing Parking requirements for housing projects with units
committed to long-term senior citizen (60 years and older) and/or disabled housing maybe
reduced or waived as specified in LBMC 25.52.

3. Surface Parking Lots All surface parking lots shall provide, at a minimum, a four-foot wide
landscaped setback with appropriate street trees adjacent to all street frontages, excluding
necessary driveways. The Planning Commission may require additional buffering, if warranted
by special circumstances.
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4. Parking Garages and Tuck-Under Parking Structures Whenever possible, the first floor
above the parking garage or tuck-under parking structure shall be at grade of adjacent public
sidewalks and further, shall not exceed five feet above grade along all other frontages; entrances
to the structure should be located away from major pedestrian areas and the structure should be
designed so as to minimize impacts on pedestrian views.

The following requirements shall apply to all parking structures that are part of a commercial or
residential building and are not constructed as a structure dedicated solely to parking purposes.

a) A minimum 4-foot wide landscaped buffer shall be provided for all areas of parking garages
or structures which are above grade, except where abutting a building.

b) Properties may be permitted one driveway per 150 feet of street frontage. Such driveway
shall not exceed 20 feet in width unless otherwise required for safety reasons, except where
abutting a building.

c) All parking structures shall be designed to provide consistency with the Chapter 4:Urban
Design pertaining to parking.

5. Parking Space Requirements for Non-Residential Uses Parking space requirements for non-
residential uses to be updated after Planning Commission discussion of Chapter 3, Topic5:
Parking, Circulation and Public Transit.

6. Parking Space Requirements for Residential Uses Parking space requirements for residential
uses to be updated after Planning Commission discussion of Chapter 3, Topic 5:Parking,
Circulation and Public Transit.

O. Alleyway Treatment Projects which are for exterior alteration and which are located on a site with
alley frontage may be required by the Planning Commission to provide alleyway frontage
improvements, including display windows, entryways, architectural features and landscape treatment
to enhance the alleyway elevation. Alleyway improvements shall be provided in a manner that is
consistent with the Chapter 4: Urban Design. Landscaping may also be required in accordance with
Section B.l, Open Space and Landscaping portion of this General Development Standards section.

P. Outdoor Display Proper use of outdoor display will enhance the pedestrian experience in the
downtown. Outdoor display of merchandise may be permitted subject to a conditional use permit,
with the exception that outdoor display which is not visible to pedestrians from the public right-of-
way is exempt from the conditional use permit requirement. All conditional use permit applications
will be reviewed according to the following standards:

Outdoor displays shall not extend into the public right-of-way.
Outdoor displays shall not inhibit adequate ingress and egress to the building.

3. Outdoor displays should be innovative and enhance the unique character and diversity of the
downtown.
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4. Outdoor displays should be compatible with the building.

5. Outdoor displays that contribute to the pedestrian atmosphere of the downtown, such as flowers
and magazine racks, should be encouraged.

6. Approval of the conditional use permit for outdoor display shall not produce an incremental effect
that is detrimental to the City.

Q. Density Residential density shall adhere to the following requirements:

1. There shall be no more than one dwelling unit for each 2000 square feet of lot area except for the
following:

a) Density may be provided at the rate of 1000 square feet of lot area per unit for residential
units, for projects in which at least 50% of the units are committed to long- term low-income,
senior citizen and/or disabled housing, i.e., as defined under the Federal Government Section
8 Housing Program or its equivalent.

b) Historically significant houses which appear on the City’s historical resources inventory may
add residential units at a density of one unit per 1000 square feet of lot area, provided the
historic structure is preserved.

2. The allowable number of dwelling units shall be reduced by one dwelling unit for each 1000
square feet (or fraction thereof) of commercial floor area contained within a building.

HISTORIC PRESERVATION

There are approximately 65 structures in the Central Business District identified on the City's Historic
Resources List which are eligible for placement on the City's Historic Register. Placement on the Register
provides property owners with significant preservation incentives such as parking reduction, setback
flexibility, building code deviations and density bonuses. Structures placed on the Historic Register are
subject to the provisions and incentives set forth in the Historic Preservation Ordinance, established as
Chapter 25.45 of the Laguna Beach Municipal Code.
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FINDINGS REQUIRED FOR CONDITIONAL USE PERMITS WITHIN THE
DOWNTOWN SPECIFIC PLAN BOUNDARIES

General Findings Required. In reviewing applications for Conditional Use Permits for the Downtown
area, the Planning Commission shall evaluate each proposed use in order to consider its impact on the
City. No Conditional Use Permit shall be granted unless all of the following findings can be made:

1. A formula-based business has satisfied the requirements of the Special Findings, Formula-based
Business section.

2. The site is adequate to accommodate the use without significant adverse impact on abutting
property or on parking or traffic circulation in the downtown area.

3. The proposed use will maintain a balanced mix of uses and not produce an incremental effect of
similar uses that would be detrimental to the downtown and its village character. .

4. The proposed use is consistent with the intent and purpose of the District in which it is located,
and the goals and policies of the Downtown Specific Plan and the City’s General Plan.

5. The conditions stated in the decision are necessary to protect the public health, safety and general
welfare.

Special Findings Required for Certain Uses. Due to their potential impact on the character of the
community, it is necessary to require that special findings be made in addition to the general findings
required above prior to the granting of a Conditional Use Permit for said uses:

A.  Special Findings, Full-Service Restaurants. The following special findings are required for "full-
service" restaurants as defined in Section 25.08.032:

1. There are adequate facilities on-site for the closed storage of trash and garbage generated by the
use and there will be daily trash pick-up. The storage area is designed so that it can be cleaned; a
plan has been submitted and approved for a regular and frequent cleaning schedule of the trash
enclosure; and the refuse will be removed without creating a public nuisance and without being
placed on the public sidewalks or other public ways.

2. Total restaurant size (gross square footage) or a maximum number of seats for the restaurant has
been established by the Planning Commission for the use.

3. With a blended parking rate established, conversion of a retail use to restaurant use, unless
waived in conjunction with historic renovation, will be approved only if the 85% maximum
occupancy of available downtown parking will not be exceeded.

4. Granting of the conditional use permit will not result in an incremental or cumulative effect that
adversely affects the character and village atmosphere in the downtown.

B.  Special Findings, Take-Out Restaurants/Food Services. The following special findings are
required for take-out restaurants as defined in Section 25.08.032:
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1. There are adequate facilities on-site for storage of trash and garbage generated by the use and
there will be daily trash pick-up. The storage area is designed so that it can be cleaned and the
refuse removed without creating a public nuisance and without being placed on public sidewalks
or other public ways.

2. The business does not offer drive-through options for ordering or picking up food.

3. The service counter is located within the interior of the business premises and is located and
arranged so that patron queues will not spill onto and over public access ways.

Frozen desserts or other dessert items are incidental menu items.

5. All products sold for consumption off the premises will be placed in hon-CFC
(chlorofluorocarbon) containers.

6. The operator of the use authorized by this permit will be responsible for the clean-up of all on-site
and adjacent public areas, including the sidewalks. A practical plan for monitoring and
implementing this clean-up will be provided as a condition of the permit.

7. With a blended parking rate established, conversion of a retail use to restaurant use, unless
waived in conjunction with historic renovation, will be approved only if the 85% maximum
occupancy of available downtown parking will not be exceeded.

8. Granting of the conditional use permit will not result in an incremental or cumulative effect that
adversely affects the character and village atmosphere in the downtown.

C. Special Findings Food Establishments Specializing in Certain Dessert Items. In addition to the
special findings in Subsection (B) above, the following findings are required for food-service
establishments specializing in certain dessert items such as ice cream, frozen yogurt, cookies,
candy, etc.:

1. The operator of the use authorized by this permit will be responsible for the clean up of all on-site
and adjacent public areas, including sidewalks. A practical plan for monitoring and
implementing this clean-up will be provided as a condition of the permit.

2. The business will add to the general retail mix in the downtown and not contribute to an
incremental or cumulative effect that adversely affects the character and village atmosphere in the
downtown.

D. Special Findings, Formula-based Business. The following special findings are required for
formula-based businesses.

1. The business will enhance the destination quality of the Downtown Specific Plan area for both
residents and visitors and not contribute to a local/regional saturation.

2. Both exterior and interior appearance of the business and presentation of merchandise are non-
formulaic and compatible with the existing scale of development, distinctive architecture and
pedestrian orientation of the established village character and enhance the look and feel (i.e.
character) of the downtown.
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G. Special Finding, Second-Story Exemption. The following special finding is required for
deviations from the height limit as specified by the Building Height Standards. No variance is
required since the development standards establish specific provisions for such deviations.

1. The project includes desirable public benefit uses including, but not limited to, student housing
for students enrolled in an accredited four-year art college within the City, affordable artist
housing and work space, significant arts-related uses, parking garages and/or public buildings that
meet the intent of the Arts District or the north side of Third Street and Forest Avenue in the
Office/Civic District;

2. The project is designed and sited to minimize massing adjacent to adjacent roads by stepping
taller portions of buildings away from the road; and it uses the Laguna Canyon hillside to
minimize the visual perception of the structure’s height and mass;

3. The project contributes to a diversity of building styles and heights in the appropriate Districts;
The project emphasizes the pedestrian orientation and village character that has been established
in the Central Business District; and

5. The building envelope does not exceed thirty-six (36) feet in elevation at its highest point as
measured from existing grade and including all roof elements and mechanical features that meet
the goals of the appropriate Districts.

H.  Special Finding/Requirement, Seasonal Uses that Coincide with the Art Festivals. Businesses
may be required to participate in a funding program for seasonal expanded tram service.
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DEFINITIONS

Non-full Service Restaurant. Non-full service restaurant means a business which primarily prepares
food cooked on the premises but may also offer prepackaged retail food items. Often such businesses are
designed to serve a high volume of customers at a high turnover rate. The food sold may be consumed
either on or off the premises and seating is provided. A non-full service restaurant does not provide full
table service for patrons.

Food, Retail. Retail food use means a business that sells prepackaged and/or take-out products for
consumption off-site and offers no seating on the premises.

Formula-based Business. A formula-based business means a use or business which offers merchandise
and/or services using a formulaic or mass-marketing approach. All business or store locations are
identifiable through standardized architecture, storefronts, merchandise and/or services, store layout and
décor, signs, uniforms or other similar features. In addition, formula-based food service uses often have
contractual or other arrangements to offer standardized menus, ingredients, and/or food preparation.
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TO: Laguna Beach Planning Commission and Planning Staff DATE: August 19, 2019

FROM: Ad Hoc Committee on the Downtown Specific Plan Revisions

SUBJECT: MIG Draft Downtown Specific Plan

As promised in our correspondence on August 12, we are submitting additional comments on the draft

version of the Downtown Specific Plan scheduled for you August 21 meeting. The key issues addressed

in this document are;

1. Height (see Addendum A). We have the following observations:

Of concern are references allowing existing non-conforming building due to height to be “. . .
repaired, restored, replaced or reconstructed. . .” We are suggesting language that would
ensure that historic buildings, those either on the City’s Historic Register or those eligible for
the National Register, only be allowed this height exemption for repair or replacement to
guard against partial or total demolition.

Additional heights should be based on provision of desirable public benefit uses, particularly
rental housing, and we have added wording to the Special Findings (see Addendum D) to
ensure meeting this goal.

2. Urban Design Guidelines (see Addendum B). We are suggesting modifications to many of the

guidelines. Of particular concern are:

Adding discouraging tuck-under parking,

Using permeable paving for parking lots,

Minimizing loading and unloading times,

Avoiding use of simulated, rather than natural, building materials,
Ensuring well designed second story residential units,

Ensuring ADA compliant sidewalks, and

Creating guidelines for art features.

3. Development Standards (see Addendum C). Our key suggestions here include:

Adding defined public benefits and incentives for any Planned Integrated Development in the
Arts District,

Clarifying requirements for the Additional Yard Area, Building Setback, Open Space and
Coverage Standards section, and

Adding simplified requirements for residential density.

4. Finding (see Addendum D). Our recommendations include:

08/19/19

Ensuring blended parking for food service uses does not result in exceeding the 85% meter
occupancy threshold,
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e Ensuring that exemptions for two- and three-story buildings are for the provision of desirable
public benefits, including rental housing, and
e Ensuring that exemptions for two- and three-story buildings are consistent with the goal of
maintaining village character and scale.
5. Miscellaneous Text Changes (see Addendum E). There are a number of minor errors identified.

These key are in addition to those identified in our August 12 document. To summarize, that
correspondence identified the following issues:

1. The need for additional hearings, particularly on the topics of parking, urban design, and land use
permitting.

2. Issues with many of the policies in Chapter 3. One issue not explicitly addressed in our previous
submission was the conflict between Policy 6 in Topic 8 (consolidation of lots to exceed 5,000
square feet in certain districts) with Policies 19 and 20 in Topic 1 (discourage lot consolidation and
preserve small buildings on small lots). We recommend removing Policy 6 in Topic 8.

3. Multiple problems with Chapter 4, Urban Design.

As always, thank you for your consideration and please feel free to contact any of us to discuss our
recommendations.

Bob Chapman, Ann Christoph, Kate Clark, Norm Grossman, Becky Jones, Barbara Metzger, Kavita Reddy,
David Rubel, and Kent Russell

08/19/19 Page |2



Addendum A
Building Height Concerns

The following are suggested modifications to the text on Building Height Recommendation on page 113.

1.

Line 6: “The specific areas and types of development that could support three-story buildings
are desirable public benefit uses or proposed planned integrated developments when located
on Laguna Canyon Road in the Arts District, and civic uses in the CBD Office District.”

Issue: Public benefit uses should apply to all districts. In fact, the development standards for
potential PIDs in the Arts District and Central Bluffs require provision of public benefits. In
addition, the Office District, relabeled the Office-Civic District, already has exceptions for the
provision of housing for various special needs populations.

Line 8: “Three-story buildings on these sites should step back to preserve views, maintain
compatibility with adjacent buildings, and blend into the existing topography.”

Issue: The step back provision is not mentioned in the Building Height Guidelines in Chapter 4 or
in the Special Findings, Two-Story and Three-Story Building in Chapter 5. It should be added
under Section 1.2 in Chapter 4.

Lines 9-10: “Existing buildings that exceed the height standards identified in the Specific Plan are
considered legal, nonconforming. The community is supportive of allowing nonconforming
structures to be repaired, restored, replaced or reconstructed up to the original height to
maintain a variety of building heights and the eclectic character of the downtown.”

Issue: What is the basis for stating that the community would support partial or complete
demolition of nonconforming buildings? We have concerns on the potential impact on historic
structures being allowed to be replaced or reconstructed and address this on page 5.

The following are suggested modifications to the material (text and table) on Building Height Standards

on page 161:

1.

In order to clarify height requirement, we suggest using the language from the Ad Hoc
document on pages 137-138:

1) Building height (per the Building Height definition in LBMC 25.08.016) shall not exceed 12
feet and 1 floor for new construction, including parking garage floor levels with access
ramps located outside the structure’s ground floor footprint Building Height definition
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Addendum A

Exemption (4) does not apply in the downtown, but an additional 6 feet may be approved by
the design review authority for facades, roof, chimneys, vents, mechanical equipment,
mechanical enclosures, elevator shafts, and stairways provided that such additions meet the
Urban Design Guidelines for Building Heights. Per the Building Height definition,
subterranean floors are exempt from the above height measurement limit and the one (1)
floor limit. Compensatory height exemptions may be granted for those properties where the
first habitable level must be raised above the floodplain elevation.

2) Existing buildings that exceed the allowable height (as set forth herein this section) are
considered nonconforming, but will nevertheless be allowed to add 10 percent or 100
square feet, whichever is less, as long as said addition does not violate the existing building
or maximum height envelope.

3) Buildings shall provide a pedestrian orientation and scale consistent with the Chapter
4:Urban Design; incorporation of one-story elements and/or roofline variation into the
project, and the use of material changes, window variations and overhanging building
elements to distinguish the upper floor from the ground floor may be necessary to achieve a
desirable pedestrian orientation and scale.

4) Second Story Exemption. Subject to a conditional use permit, properties located in the CBD
Office/Civic District may be allowed an exemption for a second floor addition, provided the
second floor addition is used for Special Needs Population Housing as defined in the City’s
Housing Element or for professional offices exclusive of medical and dental offices. The
maximum height shall not exceed 24 feet. The second story exemption shall meet the Urban
Design Guidelines requirements for Building Heights and for Second Story Residential and
shall meet the Special Findings, Second-Story Exemptions.

5) Additional Height Exemptions. Subject to a conditional use permit, properties located in the
Arts District and in the Office/Civic District on the north side of Third Street and Forest
Avenue may be allowed an exemption for additional building height. The maximum height
shall not exceed 36 feet and shall be appropriate to the topography. The additional height
exemption shall meet the Urban Design Guidelines requirements for Building Heights and
shall meet the Special Findings, Additional Height Exemptions.

2. Table 5-2, Maximum Building Height should be modified as follows:

1) Modify row 2, column 1 to: “12 feet (one-story) plus up to 6 feet for roof treatments.”

2) Modify row 3, column 1 to add: “Special needs housing and professional offices exclusive of
medical and dental offices in the Office/Civic District.

3) Modify row 4, column 2 to: “Civic Uses in the Office/Civic District.”

4) Minor point, but the title of the table belongs below the table.
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Addendum A

The following are suggested modifications to the Non-Conforming Building Height text on page 162:

In order to ensure preservation of key historic buildings, modify the language as shown:

Existing buildings as of June-1-2019 the date of adoption of this document that exceed the
allowable height (as set forth herein this section) are considered legal, nonconforming.

Nonconforming structures may be repaired, restored, replaced or reconstructed up to the original
floor area, height, placement and density, provided that not less than the preexisting number of
parking spaces is provided. Structures on the City’s Historic Reqister or Eligible for the National

Register as shown on page 47 of this document may only be repaired or restored. Nonconforming

structures shall be allowed to add 10 percent of the original gross floor area or 100 square feet,
whichever is less, as long as said addition does not violate the existing building or maximum height
envelope.
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Addendum B

Chapter 4: Urban Design Guidelines - Comparison of Key Differences

MIG Topic Draft Specific Plan Ad Hoc Comments
Section 1.1- Site | Not included #7. Parking garages and tuck-under Ad hoc guideline is
Relationships parking visible to pedestrians should consistent with parking
and Views be discouraged since they diminish discussion in Chapter 3,

the pedestrian experience. Topic 4.
Section 1.2 — Not included #2. Building forms should step with and Ad hoc guideline

Building Height

reflect the landforms on which they
are built.

addresses Arts and
Central Bluffs districts.

Section 1.3 — #2. For building facades greater than 30 feet in | #2. Building facades should create visual | Why should this only
Scale and width, create visual interest at the ground interest at the ground floor by apply to building wider
Compatibility floor by incorporating setbacks, window incorporating setbacks, window than 30 feet?
variations, and vertical articulation to variations, and articulation, such as
reduce the scale. columns, to reduce the scale.
Section 1.3 — Not Included #7. The design of a building should be Ad hoc guideline is
Scale and considered in the context of the block | consistent with
Compatibility as opposed to a single fagade. discussion of village
Buildings should enhance the character in Chapter 3,
surrounding historic character of Topic 1.
Downtown typified by of distinctive
buildings with varied heights on small
lots creating a pedestrian friendly
atmosphere.
Section 1.4 — #2. Design parking structures and surface lots | #2. Parking structures and surface lots Trellises are a better
Parking to maintain the pedestrian scale and visual should maintain the pedestrian scale pedestrian amenity than
interest along the streetscape by using and visual interest along the gates.
gates, landscaping, special paving, and streetscape using trellises,
other architectural details. landscaping, special paving, and other
architectural details.
Section 1.4 — Not included #8. Permeable paving should be utilized Ad hoc guideline is
Parking to reduce stormwater runoff. consistent with policies.
Section 1.5 — Not included #7. Solar powered lights are encouraged Ad hoc guideline is a
Parking Lighting whenever possible. City goal.
Section 1.6 — Not included #6. Loading and unloading operations Ad hoc guideline has
Loading should be encouraged to occur in the been suggested by City
Facilities early to mid-morning. Council members.
Section 2.1 — #1. Use natural materials, such as stone, brick, | #1. Natural materials, such as stone, Ad hoc guideline is a
Materials tile, stucco, and wood. Give thoughtful brick, tile, stucco, and wood are stronger statement of
consideration to simulated brick, stone, tile recommended. Products that appear maintaining village
or wood for quality assurance. synthetic should be avoided. character.
Section 2.2 — #1. Maintain pedestrian scale with windows #1. Glass areas should include design Ad hoc guideline
Windows that are subdivided by mullions, panes, or elements that are consistent with the includes reference to
decorative millwork. Avoid large, rest of the building. Windows can be raised panels, a key
continuous expanses of glass without divided by mullions, panes, or feature of several
careful detailing. decorative millwork. Additionally, Downtown buildings.
maintaining the style of traditional
raised panels at the base of the facade
is encouraged.
Section 2.4 — Not included #4.Balcony railings should maintain Ad hoc guidelines
Balconies transparency with consistent railing provide additional
design. direction on maintaining
#5.Natural materials are encouraged and key elements of village
materials such as simulated brick, character.
wood, etc., are discouraged.
#6.Balconies should be fully accessible
from within the building and usable
by building occupants.
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Addendum B

Chapter 4: Urban Design Guidelines - Comparison of Key Differences (continued)

MIG Topic

Draft Specific Plan

Ad Hoc

Comments

Section 2.5 -
Awnings/Marquees

#3. Non-fading cloth awnings may be used
when subject to regular cleaning or
replacement.

#3.Non-fading cloth awnings should be
encouraged and should be subject to
regular cleaning or replacement.

Difference between “may
be used” and “should be
encouraged.”

Section 2.5 -
Awnings/Marquees

Not included

#6.Fixed traditional aluminum awnings
and exaggerated mansard roof-styled
awnings should be avoided unless
they are compatible with their
surroundings and historically
appropriate to the age and style of the
building.

Ad hoc guideline places
a limitation on a
particular style of
awning.

Section 2.9 — #5. Ensure that night lighting does not #7.Residential units should be designed Ad hoc guideline adds
Second Story intrude on residential units. to minimize intrusion of night lighting | noise as a key concern.
Residential and noise from adjacent commercial
uses.
Section 2.9 — Not included #2. Mixed-use facades should relate to Ad hoc guidelines
Second Story the street and create a pedestrian provide
Residential friendly environment. recommendations for
#4. Residential entries at the street level ensure these uses are
should be set back from storefronts consistent with
and ground floor build facades for maintaining the character
privacy. of the Downtown.
#6. Private open spaces for residents
should be provided where possible,
including courtyards and balconies.
Section 3.1 — Nor included #9.The quantity of flowers and foliage in | Ad hoc guidelines

Landscaping

the Downtown should be increased by
the City adding and maintaining
containers in the public right-of-way
and on streetlights, and encouraging
businesses to plant flowers where
possible.

#10.Encourage green walls, vines, and
shrubbery to hide long bare walls.

provide
recommendations
consistent with village
character.

Section 3.1 -
Landscaping

#9 Design areas such as courtyards or
plazas with a 24-inch box tree, or
equivalent, and/or art features for every
200 square feet of paved area.

#10.Incorporate vegetation in the form of
potted plants, ground cover, vines, and
shrubs for 25 percent of the area in
spaces designed for pedestrian passage
where trees are inappropriate.

Not included

The draft plan guidelines
seem to be too detailed
for this level of plan.
They may be requiring
less or smaller
landscaping than would
be ideal.

Section 3.2 — Not included #1. Sidewalks with an unobstructed Ad hoc guideline is
Streetscape pedestrian width of five feet should be | consistent with ADA
provided, excluding tree wells, requirements.
parking meters, street lights, and
street furniture.
Section 3.4 - #9. Minimize impacts to pedestrian and Not included The draft plan guideline
Alleyways vehicular traffic along alleyways by seems unrealistic and not

limiting access for delivery and loading
areas.

good for businesses.

Section 3.5 — Street
Lighting

#2. Select new street lighting that is
consistent with the traditional lighting
style used throughout Laguna Beach.

#3. New street lighting should be similar
in design to the originally installed
1930s era street lights. Modern-style
light fixtures are discouraged.

Ad hoc guideline
reference to 1930s era is
more specific.
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Addendum B

Chapter 4: Urban Design Guidelines - Comparison of Key Differences (continued)

MIG Topic Draft Specific Plan Ad Hoc Comments
Ad Hoc Section Not included #1 Where possible, encourage the use of | Art features are a key
XX - Art art features in the landscape and element for the
Features streetscape in the form of murals, Downtown and should be
sculpture, artist-designed street addressed.

furniture, and functional art.

#2. Where possible, encourage the
installation of art features such as
artists-designed benches, sculpture,
and murals in courtyards.

#3. Art features at alley entrances should
be encouraged.

#4. Art features used to screen trash,
equipment, storage, and loading areas
from public view should be
implemented.

#5. Inclusion of art as part of the design
review process should be required.

#6. Ensure art features are compatible
with the surroundings.
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Addendum C

Chapter 5: Development Standards - Comparison of Key Differences

MIG Topic

Draft Specific Plan

Ad Hoc

Comments

CBD Office
Building Heights
Pages 147-148

Exception to Allow Additional Building
Height for Civic-Related Uses.

Building Height shall be limited as

specified in Table 5-2 of the General

Development Standards section.

Exceptions to allow additional building

height may be approved by the Planning

Commission. Approval requires a

Conditional Use Permit that makes all of

the following findings in addition to those

otherwise required by LBMC Title 25:

a. The project is intended for civic-related
uses.

b. The project contributes to a diversity
of building styles and heights in the
CBD Office District.

¢. The project emphasizes the pedestrian
orientation and village character that
has been established in the
Downtown.

d. The building envelope does not exceed
thirty-six (36) feet in elevation at its
highest point as measured from
existing grade and including all roof
elements and mechanical features that
meet the goals of the CBD Office

#3.Building Height. Building height
shall be limited to 12 feet or one
story, with an additional 6 feet
allowed for the roof area and
mechanical equipment enclosures.
Exceptions to allow additional
building height may be approved by
the Planning Commission. Approval
requires a Conditional Use Permit
that makes all of the Special
Findings, Building Height
Exemption requirements in addition
to those otherwise required by Title
25 of the Laguna Beach Municipal
Code.

Ad hoc version is consistent
with other parts of the DSP.
The need for Special
Finding for all districts
simplifies the process.

District.
Arts District PID | Not included e) The addition of housing for Special Ad hoc definition of
public benefits Needs Population as defined in the additional public benefits is
Page 151 City’s Housing Element. appropriate for this district.
) The provision of additional support of
the arts.
Arts District PID | Not included d) The Planning Commission may Ad hoc incentives

incentives
Page 151

consider allowing a change in
density requirements on a per project
basis.

e) A reduction in parking requirements
for the provision of housing for
Special Needs Population.

f) The provision of density bonuses
when warranted.

emphasize provision of
affordable housing in this
district.

Central Bluffs
Land Dedication
Requirement
Page 157

H.4. A dedication of development rights
shall be required for all land situated
between the sandy portion of the beach
and the oceanward edge of the required
pedestrian easement (as indicated on
the attached map, or as relocated when
deemed by the Planning Commission
to improve public pedestrian access) as
a condition of approval for new
building construction, additions to
buildings, variances or subdivisions on
oceanfront property. [emphasis added]

Basically identical

Note that there is no
‘attached map’ in the draft
document.
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Addendum C

Chapter 5: Development Standards - Comparison of Key Differences (continued)

MIG Topic

Draft Specific Plan

Ad Hoc

Comments

Central Bluffs
PID incentives
Page 158

2.d. Outdoor dining facilities located on
roof decks may be allowed to exceed
the maximum building height, subject
to Planning Commission Design
Review approval.

Not included.

Too vague. This should be
limited to existing roof
heights and require special
findings.

Additional Yard
Avrea, etc.
Page 160

1. The provisions of LBMC 25.50 shall
apply except as modified in this Specific
Plan.

2. Where side or rear lot lines abut a
different zone, the minimum setback
requirement of the abutting zone shall
apply.

3. Yard area, building setback, open space
and coverage standards may be modified
by the Planning Commission when
applied to mixed-use
residential/commercial development.

See table at the end of this section.

Ad hoc table simplifies
requirements for the reader.

Outdoor Display
and Portable

Not included

#6. Approval of the conditional use
permit for outdoor display shall not

Ad hoc condition adds a
level of protect to prevent

Signs produce an incremental effect that is | overuse of outdoor
Page 165 detrimental to the City. displays.
Not addressed Not included Density Residential density shall adhere | New topic additions are

under General
Development
Standards.
Would follow
Outdoor Display
and Portable
Signs on page
165

to the following requirements:

1. There shall be no more than one
dwelling unit for each 2000 square
feet of lot area except for the
following:

a) Density may be provided at the
rate of 1000 square feet of lot area
per unit for residential units, for
projects in which at least 50% of
the units are committed to long-
term low-income, senior citizen
and/or disabled housing, i.e., as
defined under the Federal
Government Section 8 Housing
Program or its equivalent.

b) Historically significant houses
which appear on the City’s
historical resources inventory may
add residential units at a density
of one unit per 1000 square feet of
lot area, provided the historic
structure is preserved.

2. The allowable number of dwelling
units shall be reduced by one
dwelling unit for each 1000 square
feet (or fraction thereof) of
commercial floor area contained
within a building.

useful information.
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Addendum C

Chapter 5: Development Standards - Comparison of Key Differences (continued)

Recommended addition to Additional Yard Area, Building Setback, Open Space and Coverage Standards

on page 160:

1. The provisions of LBMC 25.50 shall apply except as modified in this Specific Plan. Setback
requirements are shown in the table below.

District Front Yard Side Yard Rear Yard
CBD -1 5’xlot frontage 0’ 0’
CBD-2 5’xlot frontage 0’ 0’
CBD Visitor Commercial 5’xlot frontage 1) 1)
One 5 — may be
CBD Office/Civic* 5’ average reduced to 2.5” for 0’
rear half
10% of average lot
CBD Multiple-Family Residential 20’ width; min.=4’, 10’
max.=12’

CBD Public Parks?

Per project

Per project

Per project

Arts®

5°x lot frontage

01

01

Central Bluffs

Per Coast Highway
dedication
requirements

Determined case-
by-case

Per required 25’
pedestrian access

1 For residential uses, front, side, and rear yard setbacks are in accordance with Section 25.12.008(C)(1-

4), except for projects with City participation to provide Special Needs Population housing.
2Determined for each project consistent with the Urban Design Guidelines.
3 An average 5’ landscaped buffer adjacent to the flood control channel or frontage road.

2. Where side or rear lot lines abut a different zone, the minimum setback requirement of the
abutting zone shall apply.

3. Yard area, building setback, open space and coverage standards may be modified by the
Planning Commission when applied to mixed-use residential/commercial development.

4. Street corner lots shall provide a corner setback. The setback shall be a diagonal line drawn
between two points on the street frontage property lines, where each point is 10 feet distant
from the corner or an equivalent setback as approved by the Planning Commission.

08/19/19
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Addendum D

Chapter 5: Findings - Comparison of Key Differences

Topic Draft Specific Plan Ad Hoc Comments
General Findings | Not included #1. A formula-based business has satisfied Ad hoc finding ensures special
Required the requirements of the Special Findings, | consideration is given to these

Formula-based Business section. forms of businesses.
Special Findings, | Not included. #3. With a blended parking rate established, Ad hoc finding are necessary
Full-Service conversion of a retail use to restaurant for ensuring adoption of
Restaurants use, unless waived in conjunction with blending parking will not result

historic renovation, will be approved only
if the 85% maximum occupancy of
available downtown parking will not be
exceeded.

#4. Granting of the conditional use permit
will not result in an incremental or
cumulative effect that adversely affects
the character and village atmosphere in
the downtown.

in an excess number of
restaurants.

Special Finding,
Non-Full Service
Restaurants/Food
Services

Not included #7. With a blended parking rate established,
conversion of a retail use to restaurant
use, unless waived in conjunction with
historic renovation, will be approved only
if the 85% maximum occupancy of
available downtown parking will not be
exceeded.

#8. Granting of the conditional use permit
will not result in an incremental or
cumulative effect that adversely affects
the character and village atmosphere in
the downtown.

Ad hoc finding are necessary
for ensuring adoption of
blending parking will not result
in an excess number of
restaurants.

Special Findings,
Two-Story and
Three-Story
Buildings

Not included #1 The project includes desirable public
benefit uses including, but not limited to,
student housing for students enrolled in
an accredited four-year art college within
the City, affordable artist housing and
work space, rental housing, significant
arts-related uses, parking garages and/or
public buildings that meet the intent of
district in which they are located.

#4. The project emphasizes the pedestrian
orientation and village character that has
been established in the Central Business
District.

#5. The building envelope does not exceed
thirty-six (36) feet in elevation at its
highest point as measured from existing
grade and including all roof elements and
mechanical features that meet the goals of
the appropriate Districts.

Ad hoc findings further refine
the conditions needed to ensure
height exemptions are
consistent with the goals of
maintaining village character
and scale.
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Addendum E

Miscellaneous Suggested Text Changes

Global:
Ensure consistence in the spelling of downtown, either all with a capital ‘D’ or a lower case ‘d’.
CBD Office should be changed to CBD Office-Civic throughout the document.

Chapter 2, page 16, paragraph 1:

During the 1840’s, Laguna Beach was excluded from the two principal land grants in the area
(Rancho San Joaquin-later Irvine and Rancho Niguel-later Moulton Ranches) and was; therefore,
open to homesteading privileges under the homesteading laws of the £806°s1860’s. By 1890, Laguna
Beach was gaining a reputation as a popular seaside resort. Although most vacationers would go to
what is now Main Beach Park to camp, the downtown’s first hotel had already been built on the site

of the Hotel Laguna.

Chapter 2, page 16, paragraph 2:

Laguna Beach was incorporated in 1927 with a population approaching 1,500. Even-during-those
early ve guna-Beach-was-developing-areputationas-an-art-community Beginning around 1900

the first artists came to Laguna and started the community’s path to becoming an art community.
Since then, Laguna has eentinued-to_grown as an art center.

Chapter 3, page 43, paragraph 3:

Downtown Laguna Beach was one of the first areas of the City to be extensively developed in the
early 1900’s. Many of the original buildings are still in use today. Many of the original buildings are
still in use today. While some buildings are individually viewed as quite significant, the entire

collection of historic buildings makes an important contribution to the character of the downtown. A
concerted effort should be made to maintain the contribution these buildings make to the

downtown.

Chapter 3, page 78, final sentence:

Economic pressure to convert these buildings from residential to commercial uses could result in the

loss of these existing residences and encourage-the-development-ofnew-housing-units-in-the

downtown efforts should be made to preserve existing residential units Downtown.
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Chapter 3, page 79, last sentence of paragraph 2:

Affordability is not only a concern for low-income residents; approximately 45 percent of all Laguna
households overpay for housing, which indicates a need for more affordable-units-in-the-downtown
affordability on a widespread level.

Chapter 4, page 117, paragraph 2:

Each project that requires Design Review should be consistent with these Guidelines. Well-designed
buildings, landscaping and public open spaces reflect the quality and values of a community, enhance

the visual character of the City, add to its pedestrian-friendly atmosphere, and increase building and

property values.

Chapter 4, page 118:

The pagination in the Table of Contents is wrong; the listings are off by two pages.

Chapter 5, page 147, paragraph 1:

Sections of Forest Avenue, Broadway/Laguna Canyon Road, Second, Third, Mermaid and Glenneyre

Streets are characterized by numerous civic, office, and professional uses which primarily serve the
needs of Laguna Beach residents. Maintaining the effice-and-community orientation of the area is

important since it is likely to experience increased pressure from visitor-serving businesses.

Chapter 5, page 156, paragraph 7:

2. Expansions of existing structures or any new development (as defined in LBMC Chapter 25.53) shall
be required to dedicate a portion of the property adjacent to Raeific- South Coast Highway in

order to provide for a ten-foot wide sidewalk.

Chapter 5, page 157, paragraph 1:

H.4. A dedication of development rights shall be required for all land situated between the sandy
portion of the beach and the oceanward edge of the required pedestrian easement (as indicated on
the attached map, or as relocated when deemed by the Planning Commission to improve public
pedestrian access) as a condition of approval for new building construction, additions to buildings,
variances or subdivisions on oceanfront property.

Note that there is no attached map.
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Chapter 5, page 165, paragraph 3:

Proper use of outdoor display will enhance the pedestrian experience in the downtown. Outdoor
display of merchandise and portable signs may be permitted subject to administrative approval of an
outdoor display and portable sign permit by the Director of Community Development, with the
exception that outdoor display which is not visible to pedestrians from the public right-of-way is
exempt from the permit requirement. All permit applications will be reviewed according to the

following standards:

Note that this use does not appear in Table 5.1 on pages 144-145 and should be added.
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666 Catalina Street
Laguna Beach, CA

August 20, 2019

City of Laguna Beach

Planning Commission

Ken Sadler, Chair

Susan McLintock Whitney, Chair Pro Tem
Jorg Dubin

Steven Goldman

Anne Johnson

Re: August 21, 2019 Agenda Item No. 4, Review Downtown Specific Plan

Submitted by email to: pc@lagunabeachcity.net

Dear Chair Sadler and Members of the Planning Commission:

These comments concern item No. 4 on the August 21, 2019, agenda of the Planning Commission. The
item is titled “Review Specific Plan Update.” Please include these comments in the record in this
proceeding.

Because of time constraints, these comments are confined only to those provisions of the Draft
Downtown Specific Plan (Draft DSP) addressing development in the Central Bluffs Land Use District.
Had the Draft DSP been released to the general public earlier, these comments would have covered
additional parts of the document. Please delay this proceeding so that the Commission can receive full
comments from the general public on the entire Draft DSP before deciding whether to direct staff to
include the comments in the final draft document.

Building Height

The Draft DSP allows a significant increase in the 12-foot building height limit in the Central Bluffs. It
does so by allowing new development that is part of a Planned Integrated Development to have a uniform
building height of 24 feet. (See Draft DSP, Table 5-2, p. 161.) “Planned Integrated Development” is not a
defined term in either the Existing or Draft DSPs. The term, however, refers to large-scale development
projects. Both the Existing and Draft DSPs, for example, allows a Planned Integrated Development
project to merge parcels into resulting parcels that are over 5000 square feet. (Draft DSP, p. 154; Existing
DSP, p. V-20.) The Draft DSP, therefore, would allow new large-scale development projects on the
Central Bluffs to have a uniform building height of 24 feet.

The Existing DSP does not allow this result. The Existing DSP would not allow a large-scale project with
a uniform height of 24 feet. The Existing DSP does include an averaging exemption from the 12 foot
height limit for Planned Integrated Development projects. (See Draft DSP, p. 23, “Building height
averaging.”) The averaging exemption in the Existing DSP also has a 24-foot height limit for individual
buildings that are part of Planned Integrated Development. (1d.) But the average height limitation in the
Planned Integrated Development must be met. (Id.) Thus, the Existing DSP would not allow a Planned
Integrated Development with a uniform height of 24 feet in the Central Bluffs.
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The approach taken by the Existing DSP is consistent with the characterization of the Central Bluffs as an
area of “ocean views, historic structures, and low-scale development [that] give

the area its identify as a unique stretch of Southern California.” (Draft DSP, p. 22.) The approach taken by
the Draft DSP is not.

Recommendation: Direct the city staff and consultants to develop an approach preventing Planned
Integrated Development projects on the Central Bluffs from having a uniform height of 24 feet.

Underground Parking

The Draft DSP removes the limitation on construction of underground parking in the Central Bluffs
contained in the Existing DSP. The Existing DSP has only one limitation on underground parking. That
sole limitation is that underground parking must be built above the coastal influence zone (elevation plus
twenty-five feet). (Existing DSP, p. V-21.) That limitation is removed in the Draft DSP, with the result
that there is no specific limitation whatsoever in the Draft DSP on the construction of underground
parking. (See Draft DSP, p. 155.)

Removing the limitation on underground parking can have two possible effects, both inconsistent with the
ambiance of the Central Bluffs as an area that “invites the passer-by to explore, reflect, and stroll along its
platform above the sea.” (Draft DSP, p. 22.) First, if underground parking replaces an existing above-
ground lot, space will be freed up for more intensive development of the Bluffs. On the other hand, if
underground parking creates new parking spaces, traffic will be increased in an area that is already highly
congested.

Recommendation: Direct city staff and the consultants to retain the limitation on construction of
underground parking contained in the Existing DSP.

Dedication of 25-Foot Easement

A key requirement for new development in the Central Bluffs is dedication of a 25-foot wide easement
for pedestrian and utility access along the top of the bluff. This requirement is in the General Plan, and the
Existing and Draft DSPs. (General Plan, General Plan Policies, Open Space and Conservation Element
Policies, Policy 3E, p. 56; Existing DSP, p. VV-18; Draft DSP, p. 156.)

The Draft DSP, however, for the first time introduces an exception to the 25-foot easement for new
development in the Central Bluffs. According to the draft DSP, developers of Planned Integrated
Development projects can reduce or relocate the 25-foot easement, if their project increases public access.
(Draft DSP, p.156.) The Draft DSP does not require that public access be increased to any particular level
for the exemption to apply, just that it is increased. (See Id.) This provision in the Draft DSP therefore
creates a loophole—the exemption by its plain wording allows any increase in access, no matter how
slight, as a basis for a developer to reduce or relocate the 25-foot easement. This change in the Draft DSP
is a potential give-away, on a massive scale, of a valuable public resource.

In addition, the Draft DSP deletes a legal description of the 25-foot easement currently contained in the

Existing DSP. (See Existing DSP, p. V-25.) This legal description of the 25-foot easement should be
included in the Draft DSP to avoid any confusion about the size or location of the 25-foot easement.

Recommendations
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1. Direct city staff and the consultants to delete the exemption allowing relocation or reduction of the 25-
foot easement.

2. Alternatively, direct city staff and the consultants to include language providing that the exemption is
triggered only by a finding that a Planned Integrated Development project increases public access to the
same extent as a 25-foot easement.

3. Direct city staff and the consultants to include in the Draft DSP the legal description of the 25-foot
easement currently included on page V-25 of the Existing DSP.

Thank-you for your consideration of these comments.

Very truly yours,

S/IKRW

Kurt R. Wiese
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