CITY OF LAGUNA BEACH
COMMUNITY DEVELOPMENT DEPARTMENT .

STAFF REPORT
AGENDA ITEM: No. 1 DATE: 12/13/17
TO: | PLANNING COMMISSION
CASE: Downtown Specific Plan Update

Continue Review of Section IIT: Issue Statements and Policies
Topic 11: Central Bluffs

APPLICANT: City of Laguna Beach
LOCATION: Downtown Specific Plan Area
PREPARED BY: Wendy Jung, Senior Planner

(949) 497-0321

REQUESTED ACTION: Receive an update and discuss public correspondence pertaining to
Topic 11 — Central Bluffs, of Section III: Issue Statements and Policies, of the Downtown Speclﬁc
Plan.

BACKGROUND: The Plannmg Commission is in the process of rev1ewmg MIG’s proposed
amendments to the existing six sections of the Downtown Specific Plan (DSP) as part of the DSP
Update project. Thus far, the Planning Commission has provided direction on Section I
(Introduction), Section II (Profile of Downtown Characteristics) and Section III (Issue Statements
and Policies, Topics 1-4 and 6-11) of the DSP.

On October 4, 2017, the Planning Commission reviewed MIG’s proposed amendments to DSP

Section III, Topic 10 (Civic Art District) and Topic 11 (Central Bluffs), and continued review and
discussion of these sections to allow staff additional time to notify and obtain mput from affected
propetty owners and interested community members pertaining to the vision for these districts. The

Planning Commission will continue to review Topic 11 (Central Bluffs) at the December 13, 2017

Planning Commission meeting based on the public input received. A review of Topic 10 (Civic Art

District) and related public correspondence will occur at a subsequent meeting in early 2018.

A copy of the letter mailed to property owners, occupants and key stakeholders of the Central Bluffs
District is attached as Exhibit A. In requesting input from the public, staff identified the following
key questions for consideration:

1. How would you like the Central Bluffs District to look and feel in 10 years, in 20 yearsp

2. What do you see as prime opportunity sites/areas, and for what type(s) of land use and
structures?

3. Which elements, sites or ateas should not change in the Central Bluffs District? -

PUBLIC CORRESPONDENCE: Staff received four letters in regards to the Central Bluffs
District; the pubhc correspondence is attached as Exhibit B. Comments were recetved from three .
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long-time business owners located within Laguna Village at 577 South Coast Highway that generally
expressed concerns with potential redevelopment of the area. Staff also received public
correspondence from Laguna Beach resident and stakeholder, Elizabeth Hanauer, with suggested
revisions to the discussion and policies related to the Central Bluffs. ‘

STAFF ANALYSIS: The purpose of Section III of the DSP is to establish policies that act as the
policy framework for evaluating development plans, public and ptivate improvements and the
implementing actions of the DSP. When reviewing and approving projects proposed within the DSP
area, projects must be in conformance with the Specific Plan policies.

Topic 11 of Section III focuses on the Central Bluffs District, which is identified as a special planning
area located within the downtown. The existing DSP notes the Central Bluffs District’s focus “is to
promote a low-profile, low-intensity balance of tourist-oriented businesses and artists’ uses which
enhance the natural setting of the bluffs and contribute to the identity of Laguna Beach.” In addition,
adaptive reuse and preservation of historically significant structures is encouraged. Furthermore,
special planning and design criteria has been established for the Central Bluffs to ensure that future
development and any expansion of existing structures complies with the policies and guidelines -
outlined in the DSP. :

Public Correspondence
A summary of the comments received from the public is provided below:

® The Shops at-Laguna Village and The Cliff Restaurant are locally owned and operated, and
have been a longstanding destination that promotes culture, art and community for both
residents and visitors. Concerns were expressed related to any proposed redevelopment of the
Laguna Village and Cliff Restaurant property.
® laguna Beach is unique and has a European feel.
e Maintain uses. such as Hotel Laguna, Wyland Studio Gallery, and adjacent
commercial /residential uses, Brown’s Park, Laguna Village and the Cliff Restaurant. ,
* Consider upgrading parking lots, landscaping, building facades and signage within the Central
: Bluffs District.
* Consider utilizing remaining vacant lot(s) as Public Park area similar to Brown’s Patk.
® Revise existing discussion and policies to simplify language and omit redundancy.
® Remove existing Topic 11, Policies 1, 2, and 11.
o Add “resident-serving uses and residential zones” to the discussion of Topic 11 that notes
areas addressed in the General Plan pertaining to the Central Bluffs.
® Modify existing Policy 6 to remove refetence to “building design features that are low profile,
low-intensity, sensitive to topographic features and articulated along Coast Highway to
provide interest and relief to the streetscape,” and replace with “building design features that
are architecturally significant, unique and enhances the overall character of the community.”
® Modify existing Policy 8 to include additional uses such as “residential” and “hospitalityf’

| Staff finds that many of the existing policies remain applicable and align with the input received;
therefore, extensive changes may not be warranted for Section II1, Topic 11 of the DSP. However,
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Staff finds that many of the existing policies remain applicable and align with the input received,
therefore, extensive changes may not be warranted for Section III, Topic 11 of the DSP. However,
some of the suggested policy revisions noted above deserve additional discussion, such as the
proposed addition of residential uses in the Central Bluffs District. While the Planning Commission
previously provided consensus to encourage housing throughout the Downtown, staff recommends
the Planning Commission review and discuss the aforementioned public comments summary and’
provide direction to staff as to which comments should be incorporated into this section.

DSP Section V: Land Use Districts/Central Bluffs (attached as Exhibit D) is the implementation tool
of Section 11, Topic 11, and thereby addresses the specific intent and purpose, special planning and
design criteria, permitted uses, and property development standards for the District. Staff foresees
 that future modifications to this section will provide for added flexibility for redevelopment so long
as it is in keeping with the unique character of the Central Bluffs, and continues to support a tourist
orientation. The Planning Commission and public will have an opportunity to provide additional
direction and input on proposed updates to Section V at a future meeting.

CONCLUSION: Because community input is key in this process, staff provided additional
opportunities for affected property owners and interested community members to submit comments
and ideas for their vision of the Central Bluffs District following the October 4, 2011 Planning
Commuission meeting. Public correspondence received will assist in the review and update to this
section, and guide the policy discussion for the Planning Commission. ‘

RECOMMENDATION: Staff recommends that the Planning Commission:

1) Review the public comments summary and provide direction to staff as to which comments
should be incorporated into Section III, Topic 11; and | '

2) Ditect staff to bring the revised section in the context of the full draft document back to the
Planning Commission for further review at a later date.

ATTACHMENTS: Exhibit A:  Letter to Property Owners, Occupants and Stakeholdets
' Exhibit B: - Public Correspondence
Exhibit C: Existing DSP Section III, Topic 11
Exhibit D: Existing DSP Section V. Land Use Districts/Central Bluffs



October 19, 2017

RE: Downtown Specific Plan Update — Central Bluffs District

Dear Property Owner/Occupant:

The City of Laguna Beach is continuing its work on the Downtown Specific Plan (DSP) Update project.

In July 2014, the City. Council hired MIG, an urban planning firm, to assist the City with a comprehensive
- update to the plan document. The Planning Commission is-in the process of reviewing MIG's proposed
amendments to the existing six sections of the Specific Plan, A copy of the existing Downtown Specific

Plan is available to view on the City’s website: www.lagunabeachcity.net. .

On October 4, 2017, the Planning Commission directed City staff to collaborate with and seek further
input from affected property owners and other key stakeholders located within the Central Bluffs (CB)
District, specifically about what suggestions they may have for improving the District.  This item is
tentatively scheduled to return to the Planning Commission i December 2017, for further consideration

and discussion.

The purpose of DSP Section III: Issue Statements and Policies, is to establish policies that act as the
framewortk for evaluating development plans, public and private improvements and the implementing
actions of the DSP. Topic 11 of Section ITI focuses on the CB District (pages 111-33 to 111-34 of the DSP).
which is identified as a special planning area in the Dowatown. In additon, DSP Section V: Land Use
Districts (pages V-17 to V-25 of the DSP) identifies the intent and putpose, special planning and design

criteria, permitted uses, and property development standards for the CB District. Many of the issues and
policies in the existing Specific Plan are no longer applicable; therefore, both of these sections need to be
updated to better reflect the community’s vision for the future of the CB District. Furthermore, several
properties are either currently underutilized or could benefit from changes in land use and improvements
to the built environment. Some key questions to consider include:

- 1. How would you like the Central Bluffs District to look and feel in 10 vears, in 20 years?
2. What do you see as prime opportunity sites/areas, and for what type(s) of land use and structures?
3. Which elements, sites or ateas should not change in the Central Bluffs District?

Your input is greatly appreciated. If you would like to submit written comments regarding this matter,
plcése email them to Wendy Jung, Senior Planner, at wjung@lagunabeachcity.net, at your earliest
convenience, but please no later than Friday, November 10, 2017. Based upon the feedback received, staff
may desire to hold a workshop to obtain further input, in which case additional notification will be

provided.

For more information on the DSP Update project please visit the project webpage at
www.lagunabeachcity.net /cityhall/cd/ planm'ng/ myj rplauginirv/ dowutown_spcciﬁc_p.lan_ﬂmenchnem /de
faulthtm. If you have questions or would like to sign-up to'receive project updates, please email Ms. Jung
via the email address noted above. -

Singe\\rcg

Gregory Pfost, AICP o
Director of Community Development
505 FOREST AVE. . LAGUNA BEACH, CA 92651 . TEL (849) 487-3311 . FAX {949) 497-0771

* EXHIBIT A,

& RECYCLED PAPER
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From: ' . Heather Webster <hrwebster@me.com>

~ Sent: Wednesday, November 08, 2017 11:17 AM
To: Jung, Wendy CD : '
Subject: Proposed Redevelopment Plan Coastal Bluffs
Ms. Jung:

I am writing in response to the letter we received concerning the proposed redevelopment plan of the Coastal
Bluffs area in Laguna Beach. My mother, Peggy, and I are the owners of Primitives Limited in the shops at The _
- Laguna Village located at 577 South Coast Highway, where The Cliff Restaurant is located. We, along with
- ‘several of the other shop owners, have been located here for nearly 30 years, with several shops being here even
longer. We are a unique, kitschy, tight-knit enclave of artists and jewelry makers that truly epitomizes the
’ spirit, heart, and soul of Laguna Beach. We are local, proactive business people, taxpayers, and voters. Our
businesses draw thousands of global visitors and contribute to the local economy well beyond our impressive
cultural contributions. As you can imagine, any proposed redevelopment DEEPLY concerns all of us, as we are
completely dependent on our shop, The Laguna Village, and the Cliff Restaurant.

Being a second-generation business owner at The Laguna Village, I have grown up. I truly want to impress |
- upon the city how many of its residents and visitors would be adversely affected by any potential -
redevelopment. Our livelihoods, and that of our families, LITERALLY, depend on our businesses that have.

7% thanaged to survive epic fires, floods, landslides, and two major global recessions. In fact, after a dévastating El

- Nino, Dorothy Olson, took on the complete financial responsibility to repair the damage, installing caissons and
stabilizing the hill, in addition to paying for the major renovation of the property. Their efforts alone allowed all
of us to stay open. '

At times when corporate actuaries would have pulled out of Laguna for greener pastures, our little hamlet of
determined resilient business owners remained steadfast in their commitment to their employees, community
and customers — staying open through the worst of challenges that only local Laguna business owners know,
first hand. o -

While we may not be the most modern or flashiest of locations (a major part of our charm), there is no doubt
that we are absolutely a planned destination for many who reside in and visit Laguna Beach. Ed Olson truly left
a legacy beginning with the first installation of the light and power poles he moved down here from Porterville
to build The Laguna Village in 1980. ' '

We are fortunate enough to have customers that come from all over the world who are now bringing their
children and grandchildren to our little piece of Laguna Beach. We have the awesome opportunity to influence
and inspire others to pursue their interests in the arts, in addition to creating life long friendships. One of my
jewelry artists started coming to The Laguna Village at age 4 and now has her own jewelry line, which we carry

- exclustvely, because of her visits here. While studying at Oxford and living abroad, in every country I visited I
met someone who knew my mother from her shop or had visited The Laguna Village. I share this only because
these are amazing testimonies to the broad reach our little shops have and further proof that we are a destination
that people, from all over the world, love and return to regularly when visiting Laguna Beach. These are things
a new development/er promises to a city. Howeve_r, we-are already providing that to the City AND we have a
proven track record.

1 . EXHIBIT B



Our busmesses have allowed our families to provide amazing opportumtles to us for many years. Several like
me, have returned to Laguna Beach to continue that legacy.

The Shops at Laguna Village and The Cliff Restaurant, being locally owned and operated have and continue to
contribute to the local economy and provide dozens with employment. With that, we understand and love the
unique requirements it takes to be successful in Laguna Beach. Additionally, we are fortunate to be located in a
city that was founded on, and celebrates, that uniqueness. I am not sure how the City, its visitors, or we would
benefit from a major change to the area. Laguna Beach is a City of Arts. A cold mega resort, or some other
major upset to the Bluffs would destroy that. People can go anywhere for backlit landscaping and

milquetoast. People visit Laguna Beach for culture, art, and community. All are provided by The Shops at The
Laguna Village and The Cliff Restaurant.

I implore the City to take our 14 long-standing, tax contributing businesses, employees, families and thousands
of annual visitors into consideration with any plan for the proposed redevelopment of the Coastal Bluff area.
Sincerely,

Heather Webster
Primitives Limited

~ (949)697-5775



November 8, 2017

- Gregory Pfost

Director of Community Development
505 Forest Avenue

Laguna Beach, Ca 92651

RE: Downtown Specific Plan Update-Central Bluffs District
' Weﬂdy Jung, Senior Planner at wjung®@lagunabeachcity.net
Greetings,

I would like address the recent letter from the Planning Commsssuon lama smaﬂ busmess
owner at the Cliff Restaurant and Arts Village. | am a female business owner going into my forth
year of business. My future depends upon the Village Arts and Cliff Restaurant. This areaisa
Locals mecca for sunsets and music. A lourist destination and source of entertainment for the
entire city without cover charges or long lines. It is-a known and mapped energy vortex w1th a
marker on the property prociaiming peace on earth. .

Addressing your concerns for appearance of the Central Blufis area:

1. Ifeelthat Laguna Beach is unique and has a very european feel. The Hotel Laguna should

- remaifi the same, perhaps Landscape or update the parking lot. Wylands is a wonderful

~ building and should remain the same. The apartiment/shops next to Wylands needs a face
update but should be allowed to stay a residence. Browns parks is fabulous no- change
needed there. The Cliff Restaurant and Arts Village is Classic Laguna and should not be
changed. But the Cliff shouid be allowed to display larger signs.

2. There is only one small vacant lot at the legion/PCH intersection. it is-too small for a home
and remains one of the last open spaces in laguna. Perhaps another small Park like Browns
Park wouid be a good use of this spot?

3. The Hotel Laguna should remain, as well as the shops attached to :t shouid remain,
Wylands should remain the same. Browns Park is great and should not change. The Cliff
Restaurant and Arfs Village should remain the same and is the home to many local artists
and is the last glimpse of true Laguna Beach. Tourists return year after year to visit our “year
round sawdust” as tourist will say.

I have traveled the world and | chose Laguna Beach as my home because it is was so quaint,

artistic and it had a european feel to it. European towns feels a certain way because they don't

change the buildings and structures. They honor the craftsmen who created them. Perhaps wa
should take a european view and honor the creative genius of our beautiful town and keep
things as they are. Can you imagine if they built a Montage resort in Estonia???

Cordza!ty,

Camille Nisson
Owner Mermaid Cove
577 So Coast Hwy #E4
Laguna Beach, Ca 92651

49-290-3642
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. From: : Viszolay <viszolay@gmail.com>
Sent: Friday, November 10, 2017 2:53 PM
To: Jung, Wendy CD
Subject: DSP
Hello Wendy

I’'m writing to you concerning the Central Bluffs DlStﬂCt My husband and | have owned and operated our gallery/studio,
in Laguna Village for almost 30 years. This was and has always been the only place in Laguna we could afford to be. This
has been such a blessing to us as we have raised our family and purchased a house here. The CUP here is for artist run
businesses, alongside the restaurant. :
I have a deep history in Laguna, as my grandparents had owned property in Laguna Beach, since the 1920s. Having
known the Laguna of my childhood, | decided to move here 35 years ago. When | discovered Laguna Village | couldn’t
believe it. It was such a quaint collection of shops along side a bluff top restaurant. Little did | know that my husband
(an artist) and | would have a shop there.
The owners, The Olsons, had built this enclave from the ground up. They have managed to keep the charm of Laguna
here.
We have people from all over the world as well as locals coming back time and time again. Everyone in Laguna Village is
like family. We would hate to see this all disappear.
Please be aware that the Olson family would like to continue to run the wonderful place they have. -
:Should u have any questions, you can reach me at 1-949- 463 1963.
Thank you,
- Kelly Viszolay

" Sent from my iPad

Sent from my iPad
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Subject: Topic 11 document

From: Drapkin, Scott CD

Sent: Monday, November 20, 2017 11:59 AM

To: 'Elizabeth Hanauer' <ehanauer@gmail.com>
Cc: Jung, Wendy CD <wjung@lagunabeachcity.net>
Subject: RE: Topic 11 document

Looks good Elizabeth. | am passing to Wendy so that she can incorporate.

Scott Drapkin, Planning Manager
Planning Division
City of Laguna Beach, 505 Forest Avenue ‘ .
Laguna Beach, California 92651
' (949) 497-0362
Proudly %emt'ng the City of Laguna Beoch for 18 Yeors

City Hall Office Hours:

Mon ~ Thurs 7:30 - 5:30

Every other Fridoy 7:30 - 4:30

Closed alternating Fridays

Ask Laguna is available 24/7 to answer your questions

From: Elizabeth Hanauer [mailto:ehanauer@gmail.com]
Sent: Monday, November 20, 2017 11:53 AM

To: Drapkin, Scott CD <sdrapkin@lagunabeachcity.net>
Subject: Topic 11 document

Hi Scott,

Attached are our proposed changes to the Topic 11 Central Bluffs District document. Let me know your
availability for us to come by to discuss. Are you available either this afternoon, after say 2, or else tomorrow
morning around 10?

Thanks,

Elizabeth



Topic 11: Central Bluffs

The Central Bluffs' unique oroximity to Main Beach Park and the Central Business District and its
natural, physical beauty and special pedestrian amenities should encourage development to
better serve both residents and visitors.

This area presents an exceptional opportunity to create a land use pattern that combines distinct
environmental features, public amenities and new development. The physical and historical
prominence. of the area requires careful attention to site planning: and. implementation of
community goals and policies. In addition to the goals and policies and design guidelines set forth
in this document, the Central Bluffs area is also specifically addressed in the General Plan,
particularly regarding urban design, view preservation, coastal land features, natural hazards,
pedestrian access/orientation, visitor-serving uses, res:dent servung uses, residential zones,
historic preservation and shoreline protection.

Goal: Ensure that plannlng for the downtown addresses the unique opportunities to increase
the resident and visitor benefits that can be provided by the Central Bluffs..

Topic 11 Policies -

1. Promote the coordination with property owners to develop a coordinated plan for the
‘ Central Bluffs area that incorporates the special plannlng and de3|gn criteria set forth in
the Land Use District. :

2. Augment existing view corridors and ensure that new development lntegrates viewshed
opportunities.

3. Prevent bluff erosion by ensuring that new deVeIopment balances design considerations
with aesthetics and environmental constraints.

‘4. . Ensure that expansion or new development incorporates building design features that are
architecturally significant, unique and enhances the overall character of the community.

5. Encourage development that provides opportunities to better serve the community, visitors
~ ‘and residents, and that provides a diversity of uses included but not limited to; residential,
hospitality, retailing, dining, socializing, entertainment and special event activities.

6. Encourage any expansion or new development that integrates pedestrian access and
"~ amenities.

7. Promote the preservation and adaptive reuse of historically significant structures.

8. If a proposed Planned Integrated Development incorporates amenities and/or benefits that
enhance the overall enjoyment and public access to the City, then the City may be flexible
in considering and approving changes to the property development standards and special
planning and design criteria as set forth in the Property Development Standards section
of the Land Use District.

10



Topic 11: Central Bluffs

The Central Bluff's unique proximity to Main Beach Park and the Central Business District and
its natural, physical beauty and special pedestrian amenities mandate sensitive planning efforts.
The characteristic landforms, ocean views, historic structures and low-scale development give
the area its identity as a unique stretch of Southern California coastline.

This area presents a unique opportunity to create a land use pattern that combines and balances
sensitive environmental features, public amenities and new development. The physical and
historical prominence of the area requires careful attention to site planning details and
implementation of community goals and policies. In addition to the goals and policies and
design guidelines set forth in this document, the Central Bluffs area is also specifically addressed
in the General Plan particularly in regard to urban design, view preservation, coastal land
features, natural hazards, pedestrian access/orientation, visitor-serving uses, historic preservation
and shoreline protection.

Goal: Ensure that plannmg for the downtown addresses the special problems of the Central |
Bluffs.

Topic 11 Policies -

1. Apply General Plan Urban Design standards of the Downtown Specific Plan to the Central
Bluffs.

2.  Implement the spemal planning and des1gn criteria that are set forth in the Central Bluffs
Land Use District.

3. Coordinate with property owners to promote coordinated development for the Central
Bluffs area that incorporates the special planning and de31gn criteria set forth in the Land
Use Dlstnct

4.  Enhance existing view corridors and ensure that new development incorporates new
viewshed opportunities.- :

5. Prevent bluff erosion by ensuring that new development balances design considerations
with aesthetics and environmental constraints.

6.  Require that expansions or new development incorporate building design features that are
low profile; low-intensity, sensitive to topographic features and articulated along Coast
Highway to provide interest and relief to the streetscape.

7.  Encourage any expansion or new development to incorporate pedestrian access and
amenities. _

8. Promote the unique character and viability of the Central Bluffs by encouraging
redevelopment that provides a diversity of retailing, socializing, entertainment and special
event activities.

I11-33

EXHIBIT C,



10.

11.

Encourage the preservation and adaptive reuse of historically significant structures.

If a proposed Planned Integrated Development incorporates amenities and/or benefits to the
City beyond those required in the property development standards, then the City may
consider and approve changes to the property development standards and special planning
and design criteria as set forth in the Property Development Standards section of the Land
Use District. These amenities and/ot benefits should be ones that enhance the public access
and enjoyment of the area.

Develop design standards for improvements to dedicated accessways.

111-34
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CBD CENTRAL BLUFFS

Intent and Purpose The intent and purpose of this Land Use District is to promote a low
profile, low-intensity balance of tourist-oriented businesses and artists' uses which enhance the
natural setting of the bluffs and contribute to the identity of Laguna Beach. The adaptive reuse
of existing structures is encouraged, especially for structures listed on 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.

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)  Any expansion or new development shall preserve and enhance the character and
scale of the Central Bluffs by incorporating "low profile" elements of design (one-
story at grade, minimized mass and scale).

b)  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.).

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

d) 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 bal_ance design considerations and -
aesthetics with environmental constraints.

V17 | EXHIBIT D
| 13



b)

g
h)

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.

All areas oceanward of and including the 25-foot pedestrian easement shall be
dedicated to the City as a condition of development as defined in Section 25.53 of the

Municipal Code.

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.

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.

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

Design solutions should require minimal alteration of natural landforms.

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

Pedestrian Access/Orientation

a)

b)

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

New development and expansions of existing structures (as defined in Section 25.53

of the Municipal Code) shall be required to dedicate a 25-foot pedestrian access and

utility easement at the top of the bluff as delineated on the attached map. This
easement may be used for outdoor dining in conjunction with approved restaurants
subject to condltlonal use permit approval, provided that pedestrian movement is not
impeded.

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

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

Outdoor activities that enhance pedestrian interest and enjoyment shall be

encouraged.

14



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-roun
basis. '

Historic Preservation and Land Recycling

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.
¢)  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.

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

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 and
subject to the required general and special findings of the Specific Plan.

1.
2.

Art and handicraft shows (out-of-doors)

Art galleries, provided that a substantial portion of the merchandise shall be original or
limited edition artwork.

Bakeries and cafes »
Bed and Breakfast inns, subject to the standards in Section 25.22

Expansions of existing legal, nonconforming structures and/or uses that result in the
addition of over 10 percent of the existing square footage or 100 square feet whichever is
less.

Full-service restaurants, with indoor and/or outdoor seating, serving of alcoholic beverages
(limited to onsite consumption), dancing and/or entertainment only as authorized under the
Conditional Use Permit

Hotels and motels (excluding those devoted to time share uses)

Institutions of cultural benefit

V-19
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9.  Planned Integrated Developments
10. Public parks

11.  Stores or shops for retail business emphasizing custom, handmade or unique merchandise
and which are found to be primarily visitor serving.

12. 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. :

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:

1. Seasonal specialty stores within buildings, limited to not more than sixty-five consecutive
days duration
2. Temporary outdoor, open air, vegetable and fresh produce markets

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.

1. Lot Area and Dimension Standards. Parcels shall not be merged together for development
purposes that exceed 5,000 square feet, but development may occur on existing parcels that
are in excess of 5,000 square feet. Exception: The merging of parcels which results in
parcels larger than 5,000 square feet may be allowed when a Planned Integrated
Development is proposed.

A. Building Setback and Yard Area Standards

1. Front Yard. See dedication requirements for sidewalk improvements along Pacific
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.

B. 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.
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Building Height Standards Building height shall be as specified in the General -

Provisions Section of the Downtown Specific Plan except for the following:

1. Outdoor dining facilities located on roof decks shall be allowed to exceed the
maximum building height, subject to Design Review Board approval. Access to such
facilities shall be open to the general public and not limited to patrons.

Fences & Walls Fencing and/or walls shall be subject to Design Review Board 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 Chapter 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. Drveway 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 25.52 shall apply, except as described below:

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). Credit may
include, but shall not be limited to reduced in-lieu fees or 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. '

b)  Parking reductions are available to structures placed on the City's Historic
Register. Refer to Section 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 the Downtown Design Guidelines
pertaining to parking. Any underground parking shall be built above the coastal
influence zone (elevation plus twenty-five feet)

V-21

17



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.

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
rockfalls. 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.

Thé 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 Section
25.53 of the Municipal Code) shall be required to dedicate a 25-foot pedestrian access
and utility easement as described on the attached map. 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 Section
25.53 of the Municipal Code) 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.
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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) as a condition of approval for new
building construction, additions to buildings, variances or subdivisions on oceanfront
property. '

Flexible Property Development Standards for Planned Integrated Developménts
Notwithstanding the aforementioned standards, flexible property development standards
may be negotiated as specified below for Planned Integrated Developments when the City

1.

. determines that sufficient public benefit will be realized from the proposed development.

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 pubiic art areas or sculpturev gardens beyond that required
by Municipal Code 1.09 (Art in Public Places)

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

c)  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.

d) The City Council may consider reducing permit and/or development fees.
Demolition of Structures located within required easements" As a condition of approval
for expansions or remodels (as established in Section 25.53 of the Municipal Code) the
City shall require the demolition of any encroachments within dedicated easements.
Conceptual Design Review All new development and e'kpansions 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 corner 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 corner 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 corner of Lot 1 of the Laguna Beach Tract; thence
southeasterly to the most westerly corner of Lot 5, Laguna Beach Tract; thence southeasterly
along the westerly line of Lot 5 to the most westerly corner 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 corner 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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