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CHAPTER 2: PROFILE OF DOWNTOWN CHARACTERISTICS

Historical Perspective of Development

During the 1840's, Laguna Beach was
excluded from the two principal land grants in
the area (Irvine and Moulton Ranches) and
was; therefore, open to homesteading
privileges under the homesteading laws of the
1800'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 present Hotel Laguna.

By the turn of the century, a small town had
formed with a drugstore, cafe, market and
lumberyard. These were all located in the
vicinity of what is now Forest Avenue. Forest
Avenue, so named because Eucalyptus trees
ran along it from the canyon to the ocean, was
the first street to become paved. A building
boom occurred in the 1920's. Beach houses
were built, first in the bluff area around Main
Beach, and then up and down Laguna's Figure 4 —The historical corridors, such as Forest
coastline and canyons. Former wvacationers Avenueshown z_lbm'e, in downtown I,'agu'na Beach
were now becoming permanent residents. The :‘{‘;[‘}e"e’::' R mainstay o e community for ver
rise in population increased demand for goods )

and services that in turn encouraged greater

commercial development in the downtown

area. Laguna Beach was incorporated in 1927

with a population approaching 1,500. Even during those early years, Laguna Beach was
developing a reputation as an art community. Since then, Laguna has continued to grow
as an art center. Today, the well-known art festivals — the Pageant of the Masters, the
Festival of Arts, the Sawdust Festival and Art-A-Fair — draw hundreds of thousands of
visitors to the downtown area each summer.

Over time, the central business district has grown to include many small-scale buildings
that reflect a diverse mix of age, size and architectural style. Local businesses, which are
generally independently owned, provide a wide range of goods and services.

The unique charm of the downtown is, in no small measure, created by its physical
setting as well as by the small-scale and diversity of building styles. That the downtown
basin is located on the flat delta area at the mouth of Laguna Canyon, surrounded by
steep canyons, and bordered by the Pacific shoreline with only two roads providing
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access, establishes a physical separation from other regions of the city and contributes to
the area having a special identity.

Land Use and Zoning

Overview: Within the downtown area, the General Plan land use designation is "Central
Business District" (CBD). Other land use designations which apply to the Downtown
include "Commercial and Tourist Corridor," "Local Business Professional,” '"Public
Recreation and Parks," "Public/Institutional” and "Village High Density." Two small
parcels on Broadway are designated "Village Low Density."

Existing land use is characterized by a broad range of businesses, including retail shops,
resident services, offices restaurants, and specialty food stores. Within the Specific Plan
area, art studios and commercial businesses are replacing industrial uses on Laguna
Canyon Road. Residential uses are located primarily on Lower CIliff Drive, although
there are other properties throughout the downtown, which support residential uses,
including two senior housing developments.

The land use districts, or zoning, established by the Downtown Specific Plan divide the
downtown into areas that support the existing development pattern. These districts are
designated for downtown commercial core uses, visitor-serving commercial, civic and
arts-related uses, office, multiple-family residential and public parks.

Diversity of Uses: Downtown Laguna Beach has historically served as the center of the
City's business, civic, cultural, and other public activities and has come to represent the
identity and heritage of the City. The diversity of uses within the downtown, which varies
from street to street, adds interesting dimensions and character to the area. The different
characteristics of the downtown streets are described below with respect to the uses that
they have traditionally supported.

1. Forest Avenue

Forest Avenue acts as the "Main
Street" of downtown Laguna Beach.
The street features an almost
continuous string of retail businesses,
most of which have their entrances
immediately adjacent to the sidewalk.
The street itself is somewhat narrow
and the speed of traffic is relatively :
slow. Forest Avenue also prOVideS Figure 5 - Forest Avenue contains many retail
some landscaping and street furniture businesses that serve both visitors and residents in
in the public right-of-way. All these ™2™

features help to make Forest Avenue a popular environment for pedestrian use
and public activity. '

The retail businesses on Forest Avenue cater to both residents and visitors. The
street also supports a number of small business offices located on the second
floor. The intensity of uses is somewhat greater towards the southerly end of the
street near Coast Highway.
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2. Ocean Avenue

Ocean Avenue is located one block
west of Forest Avenue, but the street
has a very different orientation and
atmosphere. The uses are generally
less intense and more resident
serving. The most dominant uses are
resident serving retail businesses and

commercial offices. The area north of Figure 6 - Ocean Avenue contains a less intense
Beach Street includes resident serving atmosphere with resident serving businesses.
commercial uses as well as several

older residences. The area south of Beach Street includes financial institutions,
restaurants and bars.

Ocean Avenue is less pedestrian-friendly than Forest Avenue because there are
several surface parking lots that break up the street wall and create a more auto-
oriented environment. There are also fewer places to sit along the street, which
may discourage pedestrians from gathering and interacting.

3. Broadway

Broadway, the third of the three
north-south  streets through the
downtown core, serves as the initial
segment of State Highway 133 and is
consequently one of the widest and
most heavily traveled streets in the
downtown. This situation discourages ; 2
casual pedes‘trian traffic, isolates uses Figure 7 - Broadway is an auto-oriented street ana
on either side of the street, and Sservesas the initial segment of State Highway 133.
interferes with easy access from one use to another.

The uses along Broadway are a combination of resident-and visitor-serving,
featuring general retail uses, offices, and restaurants. The higher intensity uses
occur more toward the southern end of the street approaching Coast Highway.
Broadway is particularly important in that it serves as the western anchor of
commercial activity in the downtown.

4. Lower CIiff Drive

Lower CIiff Drive supports a single
row of multiple-family residential
buildings overlooking the activity
centers of the downtown. Because the
area is strictly residential and is
located on a sloping bluff, it is not a
functional or physical part of the main
downtown activity center. The area

Figure 8 - Lower CIliff Drive possesses a strong
visual connection to the downtown area and the
nceean
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does, however, possess a strong visual relationship with the downtown.
Coast Highway

The Specific Plan Area includes the
segment of Coast Highway between
CIliff Drive and Legion Street. Coast
Highway supports one of the heaviest
concentrations of pedestrian traffic
within the downtown. The proximity
of Main Beach also brings heavy
pedestrian traffic and tends to attract [ _ .
beach-related and  visitor-serving Figure 9 - Coast Highway runs parallel to Main
businesses. The uses a]ong Coast Beach :{nd mntﬂins.a high concentration of
Highway vellect & Visitor-serving pedestrian and vehicular traffic.

orientation as required by the California Coastal Commission. The most dominant
uses include restaurants, specialty food shops, art galleries, gift stores, clothing
stores and other small retail businesses.

Central Bluffs

Located on the south side of South
Coast Highway between Laguna
Avenue and Sleepy Hollow Lane, the
Central Bluffs occupy 2.5 acres of
oceanfront property. The area is
comprised of more than ten properties
held under a number of separate
ownerships; one parcel was donated
to the City in 1999 and developed into : 5 .
a small park along Coast Highway. Figure 10 - This public park with panoramic

The area currently supports a mixture \-'iew§ of the ocean and Main Beach is located in

of development, including i the Central Bluffs area.

galleries, a time-share facility, several residential uses including two single-family
homes, and the Hotel Laguna. The Central Bluffs, in comparison with adjacent
blufftop properties to the south, is generally underutilized and the majority of
existing development is nonconforming.

The area plays an important role in giving the Downtown area its identity. The
Hotel Laguna, built in 1930, has been a landmark for visitors and residents alike.
Other structures, including an artists' studio village, provide the ambiance of a
friendly seaside artists' colony. The natural terrain of the bluffs invites the passer-
by to explore, reflect and stroll along its platform above the sea.

The Central Bluffs’ 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.
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7. Glenneyre Street

The short block of Glenneyre Street
between Forest Avenue and Park
Avenue/Laguna  Avenue  carries
substantial pedestrian traffic. The
location of the Orange County Public
Library at the comer of Glenneyre
and Laguna Avenue serves as a focus
for resident activity. Beyond Park ™= —
4% Hia. Aveniiss, the 565 cosiut Figure 11 - The Orange County Public Library
ang Lagu ; 72 located on Glenneyre Street and is a local
of a public parking garage and destination for many community members.
residential and office uses.

8. Second, Third and Mermaid Streets

Although part of the downtown area,
the character of this area located just
east of Forest Avenue is substantially
different from the rest of the
downtown. With few exceptions, all
of the uses in the area are low-
intensity, consisting of business
offices and residences. Pedestrian
and public activity in the area is also
of a lesser intensity. Third Street

TrE—

is

carries a substantial volume of

: Figure 12 - This area is typically lower intensity
through traffic, but Mermaid and residential use with some limited resident serving

Second Streets handle only light uses.
amounts of local traffic, resulting in a
relatively quiet environment.

This area is suitable for office, residential, and supporting retail uses without the
interference and competition of more intensive commercial uses. In addition, this
area provides a desirable transition between the main portion of the downtown
and the residential areas to the east.

Development and remodeling efforts have had an impact on the overall character
of this area. The building at the corner of Third and Mermaid, previously a utility
building owned by GTE, was remodeled to function as affordable housing for
disabled individuals. The Water District facilities on Third Street underwent
expansion, and the building at the corner of Second and Forest Avenue was
remodeled and expanded to accommodate an underground parking structure and
new retail uses.
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9.

10.

City Hall/Village Entrance

Anchoring the northern end of the
downtown basin is the Laguna Beach
City Hall and adjacent property
referred to as the Village Entrance.
The City Hall complex has become
very prominent and distinctive within
the downtown, and functions as an
important node of public activity.

The Village Entrance site
immediately to the north of City Hall =% T

| i £ 1 Figure 13 - The Village Entrance area serves as
presently C‘OHSlStS O parking areas, ,rking for people visiting downtown Laguna
and a portion of the City corporate Beach. This area is the link between the Central
yard_ The Village Entrance site lI,’\vusitl‘less District and the summer art festival

. . . 10ns.

visually identifies the entrance to the
City. This area also represents an important link between the summer art festivals
and the Central Business District. For these reasons, the area is included in the
Civic Art District.

Development is still being considered for Village Entrance, and interim design
improvements are currently undergoing a planning process.

Laguna Canyon Road

Included in the Specific Plan Area is

the end portion of Laguna Canyon

Road as it enters the Central Business

District. This area is not part of the

main downtown, but still has an

important relationship to the overall

downtown. The area supports the

City's three summer art festivals,

which draw large numbers of people

into the area on a seasonal basis, Figure 14 - Laguna Canyon Road is low-intensity

including many who circulate to and residentia_land commercial |{se. Most oftI!e
commercial use on Laguna Canyon Road is

from the downtown area. Due to the yesigent serving.

concentration of arts-related uses and

its visibility as a gateway to the City,

this area is included in the Civic Art

District.

Aside from the art festival grounds, the area supports a small number of retail
commercial business, a growing number of which are arts-related. These uses
have been generally resident serving and largely dependent upon direct vehicular
access.
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Land Use Summary: The following table summarizes land uses in the Downtown
Specific Plan area:

Uses* Total No. Percentage
Residential: 419

Single-family 59 14%
Multiple-family 360 86%
Non-Residential: 456

Office/Professional 133 29%
Local Business 96 21%
Visitor Serving 96 21%
Mixed Use a9 22%
Financial 14 3%
Institutional 13 3%
Industrial 5 1%

*Based on 1997/98 Business License Data and 1990 Census Data

It should be noted that the land use' summary produced for the Specific Plan adopted in
1989 was based on a 1985 land use survey whereas the numbers in the above table are
based on recent business license information and 1990 Census data. The numbers shown
in the above table seem to indicate that the number of visitor-serving uses has decreased
in the last decade, while office uses, local business and particularly mixed uses have
increased. While it is intriguing to contemplate that such change may be the consequence
of the Downtown Specific Plan, it may also be due to using different data. Another land
use count in five or ten years can again be based on business license and Census data thus
permitting a more valid analysis of land use change over time.

Demographic and Housing Profile

This section will be updated pending results of the ongoing parking study.

A profile of the Downtown population, housing and employment characteristics can be
drawn from the 2010 Census and the 2015 American Community Survey 5-year
estimates.

Population: Approximately 2 percent of the total city population, or 540 people, lives in
the Downtown area. The percentage of seniors (over the age of 65) living Downtown has
decreased from 19 percent to 16 percent since the last Downtown Specific Plan update,
and this percentage is now lower than the citywide distribution of seniors (22.5%) The
Hispanic population in the Downtown has decreased by 2% since the last Downtown
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Specific Plan update (10%), but is still significantly higher than the citywide figure (7%).
As might be expected, the percentage of children (under 19 years) living in the downtown
is substantially less than the percentage of children in the citywide population (13%).
Furthermore, the downtown population has a higher percentage of persons living below
the poverty level than other areas of the city. Based on Census block group figures,
approximately 12 percent of the downtown population is below the poverty level whereas
the citywide figure is 6 percent.

Household Composition: The majority of households in the downtown are one-person
households. Approximately 69% of downtown households are one-person whereas the
citywide figure for one-person households is 38%.

Housing Characteristics: Of the 439 dwelling units in the Downtown, approximately 17
percent are single-family residences. The majority (83 percent) of housing in the
Downtown is either duplex units or multi-family, with most of the multi-family housing
comprised of five or more units. This compares to the citywide figure of 33 percent as
duplex or multi-family units. Not surprisingly, considering the multi-family figures, the
percentage of renter-occupied units in the Downtown (89%) is substantially higher than
the citywide figure (38 percent).

Employment: Based on the 1992 Economic Census, there is a work force of
approximately 10,000 employees in Laguna Beach. Of that total, an estimated 2,000-
2,200 work in the Central Business District with approximately 34 percent employed in
the retail trade. The predominant industries in the Downtown are retail trade, finance,
insurance and real estate services, professional services and personal services.

Lot Configuration and Ownership Patterns

Early subdivision activity in LLaguna Beach took place primarily between 1887 and 1925.
The lot configuration found today in the Central Business District is largely the result of
that early subdivision activity.

Within the Downtown Specific Plan area, there are almost 500 lots held by about half as
many property owners. Many of these lots are quite small, some measuring
approximately 25-ft. x 90ft. or less. Small lots and fragmented ownership characterize
much of the privately held property in the Downtown. In contrast, publicly held property
includes some very large parcels such as Irvine Bowl and Main Beach Park. Other
properties held under public ownership are dispersed throughout the downtown and
include the Glenneyre Parking Garage, several surface parking lots, the library, transit
center, the Village Entrance site, including City Hall and the Lumberyard parking lot and
the Laguna Beach County Water District facilities.
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Parking and Circulation

Parking: According to the 2013 Downtown
Specific Plan Area and Laguna Canyon
Road Parking Management Plan, total public
on-street parking capacity within the
Downtown and Canyon study area is 926
parking spaces (with 620 Downtown, and
280 in the Canyon). There are 621 public
off-street  parking  spaces  available
Downtown, and an additional 430 off-street Figure 15 - Shown above is an example of one of the
parking spaces are available in the Canyon many public off-street parking lots in the downtown
study area (ACT V lot and Laguna College *"*

of Art and Design lot) during the summer

months. The total summer parking capacity is 1,977, and the total non-summer parking
capacity is 1,547. Total parking in the Downtown Specific Plan area, including the
Laguna Canyon section and including private parking, is in excess of
3,200Approximately half of the Downtown parking spaces are private off-street parking
stalls which are only available to certain users (such as bank customers) and are not
always fully utilized during peak parking periods.

Despite the large number of parking spaces in the Downtown, a parking deficiency
caused primarily by the tremendous influx of visitors may occur during peak times, such
as summer weekdays and weekends, holidays and weekends during other times of the
year.

Circulation: The two principal arterials providing access to Laguna Beach are Coast
Highway and Laguna Canyon Road. These arterials, which are under the jurisdiction of
the California Transportation Authority (Caltrans), impact circulation in the Downtown
Specific Plan area.

During peak periods, traffic bottlenecks occur at every intersection in the Downtown
Specific Plan area involving a local street and one of the two major arterials. In addition
to the arterials, many of the local streets and local intersections are also congested.
Motorists searching for parking opportunities add to the general level of congestion in the
downtown.

Broadway, as an extension to Laguna Canyon Road, is a major access road to Laguna
Beach and to Coast Highway. Broadway is congested during the summer months and,
consequently, a street signal light was added in 1996 to the Beach/Broadway intersection
to improve vehicle traffic flow and pedestrian crossing activity. In addition, a bus turnout
was added in 2005 along Broadway adjacent to the transit center. In 2009, a portion of
Cliff Drive between Broadway and Beach Street was changed to a one-way street in the
westerly direction, and a portion of Beach Street between Cliff Drive and Broadway was
changed to a one-way street in the southeasterly direction to improve circulation.

The intersection of Forest Avenue/Park Avenue/Coast Highway creates congestion and
conflicts between people and cars due to the large number of pedestrians, high traffic
volumes, and odd configuration of the intersection.
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Pedestrian circulation is heaviest on Forest Avenue and Coast Highway. To a lesser
extent, there is pedestrian activity at the southern end of Ocean Avenue, Broadway,
Laguna Avenue and Legion Street, and along Glenneyre and Beach Street. A dedicated
left turn lane was added in 2009 to the Legion/South Coast Highway intersection to
improve intersection level-of-service (1.OS), by allowing a greater amount of vehicles to
turn from Legion Street onto South Coast Highway per light cycle. The pedestrian
crosswalk was relocated from the southeast corner of the Legion/South Coast Highway
intersection to the northeast corner to reduce the amount of pedestrian/right-of-way
interaction, and to be a street closer to the primary downtown pedestrian area. During the
summer, the area along the northern ends of Forest Avenue, Ocean Avenue and
Broadway carries heavy pedestrian traffic generated by the art festivals.

Landscape Features and Open Space Lands

Significant landscape and open space features mark the downtown. Steep, undeveloped
hillsides define the northern end of the downtown while the southern end is bound by the
beach. Adjacent to the beach, the Central Bluffs rise nearly vertically some 50 feet above
sea level.

Main Beach Park provides a unique and spectacular focus to the Central Business
District. The wide expanse of beach, with the boardwalk, and volleyball and basketballi
courts, connects to Heisler Park to the west via a winding walkway landscaped with
specimen trees and rose bushes. The EI Paseo area at the eastern end of Main Beach Park
provides a small playground, public restrooms, and a landscaped entry to the Park.

Other public parks in the Specific Plan area are Jahraus Park adjacent to Cliff Drive and a
"pocket park" located next to the Peppertree parking lot (lot 2). There is a small park with
benches and plantings provided on the church site at the northeast comer of Second Street
and Forest Avenue. A number of very small landscaped areas can be found throughout
the downtown; most of these are maintained by the City.

Trees and an abundance of shrubs and vegetation within the coastal plain provide a
natural, park-like setting. Historically, Eucalyptus trees lined Forest Avenue from the
canyon to the ocean. There are two California Pepper Trees of notable size in the
Downtown. One is in the mini-park adjacent to the Peppertree parking lot (lot 2). The
other, growing in front of City Hall, has been designated a Heritage Tree. It is the only
such designation within the Downtown Specific Plan area.

Urban Design Features

The attractiveness of the Central Business District is based on the variety of architectural
styles, small-scale buildings, and pedestrian amenities. Peppertree Lane is an example of
development that typifies the Laguna Beach village character. This development
incorporates a connecting passageway between sidewalk and alley that creates an
intimate space for the pedestrian. The use of brick for the building facades and
passageway, small-scale architectural features, landscaping and lighting, as well as a
variety of small shops, all contribute toward the overall effect.
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There are many buildings in the downtown
area which are listed in the City's Historic
Resources Inventory and which make a
notable architectural contribution to the
village character. In fact, a number of these
buildings, such as the Eschbach building
(305 Forest  Avenue),  Lumberyard
(previously known as the Ivy House and then
Cedar Creek, 384 Forest Avenue), and Hotel

Laguna, are eligible for inclusion in the Figure 16 - The Lumberyard is one of the many

National Register of Historic Buildings. buildings in the downtown area which are listed in
- o o the City's Historic Resources Inventory.,
A fine example of a building with its original

facade restored is the Pharmacy building on

the southwest corner of Forest Avenue and Beach Street (292-294 Forest Avenue).
Although the storefront is often the most important architectural feature of historic
buildings, many older buildings in Laguna have had their historic value and character
essentially destroyed through modernization of the storefront.

The City Hall and Fire Station complex, the Water District and the First Presbyterian
Church are all examples of institutional buildings that blend with the village architectural
fabric.

Street furniture and landscaping tucked into small areas enhance the pedestrian
orientation of the Downtown. Two seating areas that receive heavy use are located on
Forest Avenue (one at the Forest/Glenneyre intersection and the other at the
Forest/Pacific Coast Highway intersection). Also, a small area adjacent to the Glenneyre
parking structure with benches and landscaping is often used.

Public Infrastructure and Utilities

Publicly-owned facilities such as streets,
water and sewer facilities, public buildings,
and parks play a major role in shaping
communities. In a developed area like
Laguna Beach, particularly the Central
Business District, where infrastructure
systems are largely in place, public facilities
assume a less important role in shaping the

environment than would be the case in a rural Figure 17 - The above photo is an example of a

or undeveloped area. Nevertheless. it is public restroom in the downtown area that is owned
; o 2 and maintained by the City.

important to maintain and update the

infrastructure in order to support an attractive

and vital downtown environment.

The majority of new development opportunities in the downtown area will occur on
vacant or under-utilized parcels. Since this development is occurring in an established
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area, the City's capital improvement program focuses on maintaining the operating
efficiency of existing infrastructure. This includes normal maintenance and repair and
replacement of older facilities when necessary.

In contrast to other types of infrastructure which are generally adequate to handle existing
levels of development, the storm drainage system is inadequate. To alleviate capacity
problems, drainage improvements are planned as part of the Master Plan of Drainage, but
most of these improvements are not in the Downtown area. The Laguna Canyon channel
upstream of Beach Street is operated and maintained by the Orange County Flood
Control District. The City maintains the channel downstream from Beach Street except
for the portion passing under Coast Highway. The City is investigating improvements for
the channel near Beach Street and a restoration project near the ocean outfall.

Intergovernmental coordination is required for multi-jurisdictional projects such as the
Laguna Canyon Flood Control Channel. Certain transportation infrastructure, including
Coast Highway and Laguna Canyon Road, also fall under multi-jurisdictional authority.

Although the existing infrastructure may be considered generally adequate, some
modification may be necessary to support the goals of the Downtown Specific Plan.

Environmental Hazards

The downtown area is subject to certain environmental hazards, such as flooding,
liquefaction and wave run-up.

Laguna Canyon Channel, which drains a
5,900-acre  watershed, is the major
watercourse through the city. The total
drainage area is about six miles in length and
averages about 1.4 miles in width. Nearly 80
percent of the watershed is characterized by
a wide, hilly basin. This basin, in turn,
funnels into a well-defined, narrow canyon
that ev?ntua”y apsns Onto the coas.tal Figure 18 - The existing Laguna Canyon Channel

ﬂOOdplalﬂ- Most of the Downtown SPEClﬁC runs parallel to Laguna Canyon Road, shown here
Plan area is within that coastal ﬂoodplain is a stretch of the channel just north of the Village
(see Exhibit B). Entrance site.

Despite the Laguna Canyon flood control

channel, flood damage to the downtown area

can be substantial during years of unusually

high rainfall. The flood control improvements can handle, at most, a 25-year storm;
however, some sections of the channel have even less capacity. Since the downtown area
is within the 100-year floodplain, it is evident that the present storm drainage system
provides very inadequate flood protection.
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The 100-year storm represents the amount of run-off produced by a storm that has a one
percent chance of occurring in any given year, or that would occur on an average once
every 100 years. The flooding produced from a 100-year storm, termed the "base" flood,
is the flood level used in flood hazard planning. In the event of a 100-year flood in the
Laguna Canyon watershed, floodwaters overflow the flood control channel and inundate
portions of the downtown. This area, referred to as the 100-year or base floodplain,
generally extends across the width of the downtown basin between Broadway and
Mermaid Streets.

The downtown area is also subject to wave run-up. This type of flooding is typically
caused by large swells produced by storms at sea occurring at high tide. Approximately
every 10-15 years, waves wash up on Coast Highway between Broadway and Ocean
Avenue. In the past, water and debris left by the waves have typically caused no damage
to the commercial area, but Coast Highway has been blocked off to traffic. Main Beach
Park has suffered damage from wave run-up and heavy sand deposition.

Most of the Downtown Specific Plan area is subject to an additional hazard related to
earthquake liquefaction where some soils can temporarily behave as a fluid during an
earthquake. Buildings, utilities, and transportation facilities may suffer great damage in
areas that are subject to liquefaction.

Other hazards affecting smaller portions of the Specific Plan area are slope and bluff
instabilities. Slope instability is of concern in areas where the underlying fill or surficial
materials are loose and can become saturated or where foundation conditions vary greatly
within one lot or between adjoining sites. For example, one portion of a site may be on
sound bedrock and another portion on unsafe slide debris, thick residual soils, or loose
fill. The area between Cliff Drive and Broadway and portions of the Irvine Bowl Park are
subject to slope instability.

The western end of Main Beach and the Central Bluffs are subject to moderate bluff
instability. Both natural forces and human activity precipitate the erosion processes,
which cause bluff instability. Erosion by wave action, wind, rain and geomorphic
processes is natural and constant. Runoff over the bluff edge from irrigation and the
introduction of man-made structures such as drainage outlets, fences and stairways cause
bluff erosion. Other factors contributing to bluff erosion include introduction of non-
native vegetation, pedestrian movement on the bluff face, grading of the bluff top, poor
sitt planning and the lack of  understanding  bluff  dynamics.
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SECTHON-CHAPTER H2: PROFILE OF DOWNTOWN CHARACTERISTICS

Historical Perspective of Development

During the 1840’s, Laguna Beach was excluded from the two principal land grants in the area
(Irvine and Moulton Ranches) and was;~: therefore, open to homesteading privileges under the
homesteading laws of the 1800’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 present Hotel Laguna.

By the turn of the century, a small town had formed with a drugstore, café, market and
lumberyard. These were all located in the vicinity of what is now Forest Avenue. Forest
Avenue, so named because Eucalyptus trees ran along it from the canyon to the ocean, was the
first street to become paved. A building boom occurred in the 1920°s. Beach houses were built,
first in the bluff area around Main Beach, and then up and down Laguna’s coastline and canyons.
Former vacationers were now becoming permanent residents. The rise in population increased
demand for goods and services that in turn encouraged greater commercial development in the
downtown area. Laguna Beach was incorporated in 1927 with a population approaching 1,500.
Even during those early years, Laguna Beach was developing a reputation as an art community.
Since then, Laguna has continued to grow as an art center. Today, the well-known art festivals ~
the Pageant of the Masters, the Festival of Arts, the Sawdust Festival and Art-A-Fair — draw
hundreds of thousands of visitors to the downtown area each summer.

Over time, the central business district has grown to include many small-scale buildings that
reflect a diverse mix of age, size and architectural style. Local businesses, which are generally
independently owned, provide a wide range of goods and services.

The unique charm of the downtown is, in no small measure, created by its physical setting as
well as by the small-scale and diversity of building styles. That the downtown basin is located
on the flat delta area at the mouth of Laguna Canyon, surrounded by steep canyons, and bordered
by the Pacific shoreline with only two roads providing access, establishes a physical separation
from other regions of the city and contributes to the area having a special identity.

Land Use and Zoning

Overview: Within the downtown area, the General Plan land use designation is “Central
Business District” (CBD). Other land use designations which apply to the downtown include
“Commercial and Tourist Corridor,” “Local Business/Professional,” “Public Recreation and
Parks,” “Public/Institutional” and “Village High Density.” Two small parcels on Broadway are
designated “Village Low Density.”

Existing land use is characterized by a broad range of businesses, including retail shops, resident
services, offices restaurants, and specialty food stores. Within the Specific Plan area, art studios
and commercial businesses are replacing industrial uses on Laguna Canyon Road. Residential
uses are located primarily on Lower Cliff Drive, although there are other properties throughout
the downtown, which support residential uses, including two senior housing developments.

The land use districts, or zoning, established by the Downtown Specific Plan divide the
downtown into areas that support the existing development pattern. These districts are

designated for resident-serving—ecemmereial—downtown commercial core uses, visitor-serving

commercial, civic and arts-related uses, office, multiple-family residential and public parks.
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Diversity of Uses: Downtown Laguna Beach has historically served as the center of the City’s
business, civic, cultural, and other public activities and has come to represent the identity and
heritage of the City. The diversity of uses within the downtown, which varies from street to
street, adds interesting dimensions and character to the area. The different characteristics of the
downtown streets are described below with respect to the uses that they have traditionally
supported.

1.

Forest Avenue

Forest Avenue acts as the “Main Street” of downtown Laguna Beach. The street features an
almost continuous string of retail businesses, most of which have their entrances immediately
adjacent to the sidewalk. The street itself is somewhat narrow and the speed of traffic is
relatively slow. Forest Avenue also provides some landscaping and street fumiture in the
public right-of-way. All these features help to make Forest Avenue a popular environment
for pedestrian use and public activity.

The retail businesses on Forest Avenue cater to both residents and visitors. The street also
supports a number of small business offices located on the second floor. The intensity of
uses is somewhat greater towards the southerly end of the street near Coast Highway.

QOcean Avenue

Ocean Avenue is located one block te-the-west of Forest Avenue, but the street has a very
different orientation and atmosphere. The uses are generally less intense and more resident
serving. The most dominant uses are resident serving retail businesses and commercial
offices. The emphasis-ofthe-area north of Beach Street is-onresident-serving-businesses-and
includes resident serving commercial uses as well as sumerous-several older residences. The
area south of Beach Street includes financial institutions, restaurants and bars.

Ocean Avenue is less pedesirian-friendly than Forest Avenue because there are several
surface parking lots that break up the street wall and cieate a more auto-oriented
environment. There are also fewer places to sit along the street, which may discourage
pedestrians from gathering and interacting.

Broadway

Broadway, the third of the three north-south streets through the downtown core, represenis-a

{Ferent-envi 2 adway-serves as the initial segment of State Highway 133 and is
consequently one of the widest and most heavily traveled streets in the downtown. This
situation discourages casual pedestrian traffic, isolates uses on either side of the street, and
interferes with easy access from one use to another.

The uses along Broadway are a combination of resident- and visitor-serving, featuring
general retail uses, offices, and restaurants. The higher intensity uses occur more toward the
southerlysouthern end of the street approaching Coast Highway. Broadway is particularly
important in that it serves as the westesly—western anchor of commercial activity in the
downtown.

Lower CHff Drive

Lower Cliff Drive supports a single row of multiple-family residential buildings overlooking
the activity centers of the downtown. Because the area is strictly residential and is located on
a sloping bluff, it is not a functional or physical part of the main downtown activity center.
The area does, however, possess a strong visual relationship with the downtown.

11-2



Coast Highway

The Specific Plan Area includes the segment of Coast Highway between Cliff Drive and
Legion Street. Coast Highway supports one of the heaviest concentrations of pedestrian
traffic within the downtown. The proximity of Main Beach also brings heavy pedestrian
traffic and tends to attract beach-related and visitor-serving businesses. The uses along Coast
Highway reflect a visitor-serving orientation as required by the California Coastal
Commission. The most dominant uses include restaurants, specialty food shops, art galleries,
gift stores, clothing stores and other small retail businesses.

Central Bluffs

Located on the south side of South Coast Highway between Laguna Avenue and Sleepy
Hollow Lane, the Central Bluffs occupy 2.5 acres of oceanfront property. The area is
comptised of more than ten properties held under a number of separate ownerships, one
parcel was donated to the City in 1999-vith-the-provision-that-it-be-developed-as-apark and
developed into a small park along Coast Highway. The area currently supports a mixture of
development, including art galleries, a time-share facility, several residential uses including
two single-family homes, and the Hotel Laguna. The Central Bluffs, in comparison with
adjacent blufftop properties to the south, is generally underutilized and the majority of
existing development is nonconforming.

The area plays an important role in giving the Downtown area its identity. The Hotel
Laguna, built in 1930, has been a landmark for visitors and residents alike. Other structures,
including an artists® studio village, provide the ambiance of a friendly seaside artists’ colony.
The natural terrain of the bluffs invites the passer-by to explore, reflect and stroll along its
platform above the sea.

The Central Bluffs’ unigue 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.

Glenneyre Street

The short block of Glenneyre Street between Forest Avenue and Park Avenue/Laguna
Avenue carries substantial pedestrian traffic. The location of the Orange County Public
Library at the corner of Glenneyre and Laguna Avenue serves as a focus for resident activity.
Beyond Park and Laguna Avenues, the uses consist of a public parking garage and residential
and office uses.

Second, Third and Mermaid Streets

Although part of the downtown basinarea, the character of this area located just east of Forest
Avenue is substantially different from the rest of the downtown. With few exceptions, all of
the uses in the area are low-intensity, consisting of business offices and residences.
Pedestrian and public activity in the area is also of a lesser intensity. Third Street carries a
substantial volume of through traffic, but Mermaid and Second Streets handle only light
amounts of local traffic, resulting in a relatively quiet environment.

This area is suitable for office, residential, and supporting retail uses without the interference
and competition of more intensive commercial uses. In addition, this area provides a
desirable transition between the main portion of the downtown and the residential areas to the
east.
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10.

New-dDevelopment and remodeling efforts have had an impact on the overall character of
this area. The building at the corner of Third and Mermaid, previously a utility building
owned by GTE, has-beeawas remodeled to function as affordable housing for disabled
individuals. The Water District facilities on Third Street have—undergeneunderwent
expansion, and the Seeurity Pacific Banlk-building at the corner of Second and Forest Avenue
was remodeled and expanded to accommodate an underground parking structure and new
retail uses.

City Hall/Village Entrance

Anchoring the nertheslynorthern end of the downtown basin is the Laguna Beach City Hall
and adjacent property referred to as the Village Entrance. The City Hall complex has
become very prominent and distinctive within the downtown, and functions as an important
node of public activity.

The Village Entrance site immediately to the north of City Hall presently consists of parking
areas, and a portion of the City corporate yard. The Village Entrance site visually identifies

the entrance to the City.

o ¥

- - 2F owsn—This area also represents an
important link between the summer art festivals and the Central Business District. For these
reasons, the area is included in the Civie Art District.

Development is still being considered for Village Entrance, and interim design improvements
are currently undergoing a planning process.

Laguna Canyon Road

Included in the Specific Plan Area is the end portion of Laguna Canyon Road as it enters the
Central Business District. This area is not part of the main downtown-basis, but still has an
important relationship to the overall downtown. The area supports the City’s three summer
art festivals, which draw large numbers of people into the area on a seasonal basis, including
many who circulate to and from the downtown area. Due to the concentration of arts-related
uses and its visibility as a gateway to the City, this area is included in the Civic Art District.

Aside from the art festival grounds, the area supports a small number of retail commercial
business, a growing number of which are arts-related. These uses have been generally
resident serving and largely dependent upon direct vehicular access.
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Land Use Summary: The following table summarizes land uses in the Downtown Specific Plan
area:

Uses* Total No. Percentage

Residential: 419

Single-family 59 14%
Multiple-family 360 86%
Non-Residential: 456

Office/Professional 133 29%
Local Business 96 21%
Visitor Serving 96 21%
Mixed Use 99 22%
Financial 14 3%
Institutional 13 3%
Industrial 5 1%

*Based on 1997/98 Business License Data and 1990 Census Data

It should be noted that the land use summary produced for the Specific Plan adopted in 1989
was based on a 1985 land use survey whereas the numbers in the above table are based on
recent business license information and 1990 Census data. The numbers shown in the above
table seem to indicate that the number of visitor-serving uses has decreased in the last
decade, while office uses, local business and particularly mixed uses have increased. While
it is intriguing to contemplate that such change may be the consequence of the Downtown
Specific Plan, it may also be due to using different data. Another land use count in five or
ten years can again be based on business license and Census data thus permitting a more
valid analysis of land use change over time.

U.S—CensusDemographic and Housing Profile

This seetion will be updated pending results of the ongeing parking study

A profile of the Downtown population, housing and employment characteristics can be drawn
from the 19902010 Census and the 2015 American Community Survey S-year ¢stimates.

Population: Approximately 2 percent of the total city population. or 540 people. lives in the
downtown area. The percentage of seniors (over the age of 63) living in—the—dewntown
Downtown has decreased from 19 percent to 16_percent since the last Downtown Specific Plan
update. and this percentage is now_lower than the citywide distribution of seniors (22.5%).

0% )-is5-hi - Howide distribution-of seniers-4%)—The Hispanic population in the
downtown has decreased by 2% since the last Downtown Specific Plan update (2810%). but is
still significantly higher is-mere-than double-the citywide figure (7%). As might be expected, the
percentage of children (under $8-19 years) living in the downtown is substantially less than the
percentage of children in the citywide population (13%). Furthermore, the downtown population

has a higher percentage of persons living below the poverty level than other areas of the city.
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Based on eensus—Census #raet-block group figures, approximately ++12%— percent of the
downtown population is below the poverty level whereas the citywide figure is 6%- percent.

Household Composition: The majority of households in the downtown are one-person
households. Approximately 9569% of downtown households are one-person whereas the
citywide figure for one-person households is 3338%.

Housing Characteristics: Of the 419439 dwelling units in the downtown, approximately 17
percent enby-59-{er1t4-percent)-are single-family residences. The majority (86-83 percent) of
housing in the downtown is either duplex units or multi-family, with most of the multi-family
housing comprised of five or more units. This compares to the citywide figure of 35-33 percent
as duplex or multi-family units. Not surprisingly, considering the multi-family figures, the
percentage of renter-occupied units in the dewsntewn-Downtown (8789%}) is substantially higher
than the citywide figure (48-38 percent).

Employment: Based on the 1992 Economic Census, there is a work force of approximately
810,000 employees in Laguna Beach. Of that total, an estimated 2,000-2,200 work in the Central
Business District with approximately 34 percent employed in the retail trade. The predominant
industries in the downtown are retail trade, finance, insurance and real estate services,
professional services and personal services.

Lot Configuration and Ownership Patterns

Early subdivision activity in Laguna Beach took place primarily between 1887 and 1925. The
lot configuration found today in the Central Business District is largely the result of that early
subdivision activity.

Within the downtown Specific Plan area, there are almost 500 lots held by about half as many
property owners. Many of these lots are quite small, some measuring approximately 25-ft. x 90-
ft. or less. Small lots and fragmented ownership characterize much of the privately held property
in the downtown. In contrast, publicly held property includes some very large parcels such as
Irvine Bowl and Main Beach Park. Other Properties-properties held under public ownership are
dispersed throughout the downtown and include the Glenneyre Parking Garage, several surface
parking lots, the library, transit center, the Village Entrance site, including City Hall and the
Lumberyard parking lot and the Laguna Beach County Water District facilities.

Parking and Circulation

Parking: According to the 2013 Downtown Specific Plan Arvea and Laguna Canyon Road
Parking Management Plan. total public on-street parking capacity within the Downtown and
Canvon study area is 926 parking spaces (with 620 Downtown, and 280 in the Canyon). There
are 621 public off-street parking spaces available Downtown, and an additional 430 off-street
parkine spaces are available in the Canyon study area (Act V lot and Laguna College of Art and
Design lot) during the summer months. The total summer parking capacity is 1,977, and the
total non-summer parking capacity is 1,547. Total parking in the Downtown Specific Plan area,
including the Laguna Canyon section and including private parking, is in excess of 2;9963.200.




parkingis-2.561 spaces—Approximately half of the downtown parking spaces are private off-
street parking stalls which are only available to certain users (such as bank customers) and are

not always fully utilized during peak parking periods.

Despite the large number of parking spaces in the downtown, a parking deficiency caused
primarily by the tremendous influx of visitors may occur during peak times, such as summer
weekdays and weekends, holidays and weekends during other times of the year.

Circulation: The two principal arterials providing access to Laguna Beach are Coast Highway
and Laguna Canyon Road. These arterials, which are under the jurisdiction of the California
Transportation Authority (Caltrans), impact circulation in the Downtown Specific Plan area.

During peak periods, traffic bottlenecks occur at every intersection in the Downtown Specific
Plan area involving a local street and one of the two major arterials. In addition to the arterials,
many of the local streets and local intersections are also congested. Motorists searching for
parking opportunities add to the general level of congestion in the downtown.

Broadway, as an extension to Laguna Canyon Road, is a major access road to Laguna Beach and
to Coast Highway. Broadway is congested during the summer months and, consequently, a street
signal light was added in 1996 to the Beach/Broadway intersection to improve vehicle traffic
flow and pedestrian crossing activity.__In addition. a bus turnout was added in 2005 along
Broadway adjacent to the transit center. In 2009, a portion of Cliff Drive between Broadway and
Beach Street was changed to a one-way street in the westerly directly, and a portion of Beach
Street between Cliff Drive and Broadway was changed to a one-way street in the southeasterly
direction to improve circulation. :

The intersection of Forest Avenue/Park Avenue/Coast Highway creates congestion and conflicts
between people and cars due to the large number of pedestrians, high traffic volumes, and odd
configuration of the intersection.

Pedestrian circulation is heaviest on Forest Avenue and Coast Highway. To a lesser extent, there
is pedestrian activity at the southern end of Ocean Avenue. and-Broadway, Laguna Avenue and
Legion Street. and along Glenneyre and Beach Street. A dedicated left turn lane was added in
2009 to the Legion/South Coast Highway intersection to improve intersection level-of-service
(L.OS). by allowing a greater amount_of vehicles to turn from Legion Strect onto South Coast
Hichway per light cyele. The pedestrian crosswalk was relocated from the southeast corner of
the Legion/South Coast Highway intersection to the northeast corner o reduce the amount of
pedestrian/right-of-way interaction, and to be a street ¢loser to the primary downtown pedestrian
area. During the summer, the area along the northern ends of Forest Avenue, Ocean Avenue and
Broadway carries heavy pedestrlan trafﬁc generated by the art festlvals Yo-tmprove—the
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Landscape Features and Open Space Lands

Significant landscape and open space features mark the downtown. Steep, undeveloped hillsides
define the northern end of the downtown while the southern end is bound by the beach. Adjacent
to the beach, the Central Bluffs rise nearly vertically some 50 feet above sea level.

Main Beach Park provides a unique and spectacular focus to the Central Business District. The
wide expanse of beach, with the boardwalk, and volleyball and basketball courts, connects to
Heisler Park to the west via a winding walkway landscaped with specimen trees and rose bushes.
The El Paseo area at the eastern end of Main Beach Park provides a small playground, public
restrooms, and a landscaped entry to the Park.

Other public parks in the Specific Plan area are Jahraus Park adjacent to CIliff Drive and a
“pocket park” located next to the Eerest-AvenuePeppertree parking lot (lot 2). There is a small
park with benches and plantings provided on the church site at the northeast corner of Second
Street and Forest Avenue. A number of very small landscaped areas can be found throughout the
downtown; most of these are maintained by the City.

Trees and an abundance of shrubs and vegetation within the coastal plain provide a natural, park-
like setting. Historically, Eucalyptus trees lined Forest Avenue from the canyon to the ocean.
There are two California Pepper Trees of notable size in the downtown. One is in the mini-park
adjacent to the Eorest-AvenuePeppertree parking lot_(lot 2). The other, growing in front of City
Hall, has been designated a Heritage Tree. It is the only such designation within the Downtown
Specific Plan area.

Urban Design Features

The attractiveness of the Central Business District is based on the variety of architectural styles,
small-scale buildings, and pedestrian amenities. Peppertree Lane is an example of development
that typifies the Laguna Beach village character. This development incorporates a connecting
passageway between sidewalk and alley that creates an intimate space for the pedestrian. The
use of brick for the building facades and passageway, small-scale architectural features,
landscaping and lighting, as well as a variety of small shops, all contribute toward the overall
effect.

There are many buildings in the downtown area which are listed in the City’s Historic Resources
Inventory and which make a notable architectural contribution to the village character. In fact, a
number of these buildings, such as the Eschbach building (305 Forest Avenue), Cedar-Greek
Lumbervard (previously known as the Ivy House_ and then Cedar Creek, 384 Forest Avenue), and
Hotel Laguna, are eligible for inclusion in the National Register of Historic Buildings.

A fine example of a building with its original facade restored is the Pharmacy building on the
southwest corner of Forest Avenue and Beach Street (292-294 Forest Avenue). Although the
storefront is often the most important architectural feature of historic buildings, many older
buildings in Laguna have had their historic value and character essentially destroyed through
modernization of the storefront.

The City Hall and Fire Station complex, the Water District and the First Presbyterian Church are
all examples of institutional buildings that blend with the village architectural fabric.

Street furniture and landscaping tucked into small areas enhance the pedestrian orientation of the
downtown. Two seating areas that receive heavy use are located on Forest Avenue (one at the
Forest/Glenneyre intersection and the other at the Forest/Pacific Coast Highway intersection).
Also, a small area adjacent to the Glenneyre parking structure with benches and landscaping is
often used.
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Public Infrastructure and Utilities

Publicly owned facilities such as streets, water and sewer facilities, public buildings, and parks
play a major role in shaping communities. In a developed area like Laguna Beach, particularly
the Central Business District, where infrastructure systems are largely in place, public facilities
assume a less important role in shaping the environment than would be the case in a rural or
undeveloped area. Nevertheless, it is important to maintain and update the infrastructure in order
to support an atiractive and vital downtown environment.

‘The majority of new development opportunities in the downtown area will occur on vacant or
under-utilized parcels. Since this development is occurring in an established area, the City’s
capital improvement program focuses on maintaining the operating efficiency of existing
infrastructure. This includes normal maintenance and repair and replacement of older facilities
when necessary.

In contrast to other types of infrastructure which are generally adequate to handle existing levels
of development, the storm drainage system is inadequate. To alleviate capacity problems,
drainage improvements are planned as part of the Master Plan of Dramage but most of these
1mpr0vements are not in the downtown area. 5 : :

: +_ The Laguna Canvon channei
upstream_of Beach Street is onemted and mamtamed by the Qrange County Flood Control
District. The City maintains the channel downstream from Beach Street except for the portion
passing under Coast Highway. The City is investisating improvements for the channel near
Beach Street and a restoration project near the ocean outfall.

Intergovernmental coordination is required for multi-jurisdictional projects such as the Laguna
Canyon Flood Control Channel. Certain transportation infrastructure, including Coast Highway
and Laguna Canyon Road, also fall under multi-jurisdictional authority.

Although the existing infrastructure may be considered generally adequate, some modification

may be necessary to support the goals of the Downtown Specific Plan Medﬁeaﬂem—be—}mﬁwe

Environmental Hazards

The downtown area is subject to certain environmental hazards, such as flooding, liquefaction
and wave run-up.

Laguna Canyon Channel, which drains a 5,900-acre watershed, is the major watercourse through
the city. The total drainage area is about six miles in length and averages about 1.4 miles in
width. Nearly 80 percent of the watershed is characterized by a wide, hilly basin. This basin, in
turn, funnels into a well-defined, narrow canyon that eventually opens onto the coastal
floodplain. Most of the Downtown Specific Plan area is within that coastal floodplain (see
Exhibit B).

Despite the Laguna Canyon flood control channel, flood damage to the downtown area can be
substantial during years of unusually high rainfall. The flood control improvements can handle,
at most, a 25-year storm; however, some sections of the channel have even less capacity. Since
the downtown area is within the 100-year floodplain, it is evident that the present storm drainage
system provides very inadequate flood protection.
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Insert Exhibit B — 100Yr. Floodplain Map (8%:” x 11”)
Insert an updated version of the 100Yr, Floodplain Map
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The 100-year storm represents the amount of run-off produced by a storm that has a one percent
chance of occurring in any given year, or that would occur on an average once every 100 years.
The flooding produced from a 100-year storm, termed the “base” flood, is the flood level used in
flood hazard planning. In the event of a 100-year flood in the Laguna Canyon watershed,
floodwaters overflow the flood control channel and inundate portions of the downtown. This
area, referred to as the 100-year or base floodplain, generally extends across the width of the
downtown basin between Broadway and Mermaid Streets.

The downtown area is also subject to wave run-up. This type of flooding is typically caused by
large swells produced by storms at sea occurring at high tide. Approximately every 10-15 years,
waves wash up on Coast Highway between Broadway and Ocean StreetAvenue. In the past,
water and debris left by the waves have typically caused no damage to the commercial area, but
Coast Highway has been blocked off to traffic. Main Beach Park has suffered damage from
wave run-up and heavy sand deposition.

Most of the downtown Specific Plan area is subject to an additional hazard related to earthquake
liquefaction where some soils can temporarily behave as a fluid during an earthquake.
Buildings, utilities, and transportation facilities may suffer great damage in areas that are subject
to liquefaction.

Other hazards affecting smaller portions of the Specific Plan area are slope and bluff instabilities.
Slope instability is of concern in areas where the underlying fill or surficial materials are loose
and can become saturated or where foundation conditions vary greatly within one lot or between
adjoining sites. For example, one portion of a site may be on sound bedrock and another portion
on unsafe slide debris, thick residual soils, or loose fill. The area between CIff Drive and
Broadway and portions of the Irvine Bowl Park are subject to slope instability.

The western end of Main Beach and the Central Bluffs are subject to moderate bluff instability.
Both natural forces and human activity precipitate the erosion processes, which cause bluff
instability. Erosion by wave action, wind, rain and geomorphic processes is natural and constant.
Runoff over the bluff edge from irrigation and the introduction of man-made structures such as
drainage outlets, fences and stairways cause bluff erosion. Other factors contributing to bluff
erosion include introduction of non-native vegetation, pedestrian movement on the bluff face,
grading of the bluff top, poor site planning and the lack of understanding bluff dynamics.
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