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SUMMARY OF LCP AMENDMENT REQUEST NO. 1-13-A 

 
Request by City Of Laguna Beach to amend the Implementation Plan portion of the certified Local 
Coastal Program (LCP) to replace the current flood ordinance Chapter 25.38 Flood Damage 
Prevention, with the proposed flood ordinance Chapter 25.38 Floodplain Management.  Local 
Coastal Program Amendment 1-13-A was submitted pursuant to City Council Resolution No. 
13.004 which requests action on Ordinance No. 1576.  The proposed amendment will affect Title 25 
Zoning which is contained in the City’s certified Implementation Plan.  Only the Implementation 
Plan portion of the City’s certified LCP is affected by the proposed amendment.  The amendment is 
proposed to reflect updates required by the Federal Emergency Management Agency (FEMA) and 
the California Department of Water Resources (DWR), and to address the issue of future sea level 
rise. 
 
SUMMARY OF STAFF RECOMMENDATION 
 
Staff is recommending that the Commission, after public hearing: 
 
Approve the amendment request to the Implementation Plan as submitted. 
 
The proposed amendment, as submitted, is in conformance with and adequate to carry out the 
provisions of the certified Land Use Plan.  The motion to accomplish this recommendation is 
found on page 2. 
 
STANDARD OF REVIEW 
 
The standard of review for the proposed Implementation Plan amendment is conformance with 
and adequacy to carry out the policies of the certified Land Use Plan. 
 
SUMMARY OF PUBLIC PARTICIPATION 
 
Section 30503 of the Coastal Act requires public input in Local Coastal Program development.  It 
states:  During the preparation, approval, certification, and amendment of any local coastal 
program, the public, as well as all affected governmental agencies, including special districts, shall 
be provided maximum opportunities to participate.  Prior to submission of a local coastal program 
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for approval, local governments shall hold a public hearing or hearings on that portion of the 
program which has not been subjected to public hearings within four years of such submission. 
 
The City of Laguna Beach Planning Commission and City Council held five public hearings on the 
proposed replacement of Chapter 25.38 of Title 25 (the flood ordinance):  City Council 2/12/13; and 
1/29/13; Planning Commission 12/12/12; 10/10/12; and 9/12/1.  In addition, 1/8th page notices were 
published in the local newspaper, the Laguna Beach Coastline Pilot.  No written comments were 
received during the City’s review process.  Four members of the public spoke at the Planning 
Commission meeting of 10/10/12.  All comments focused on the requirement for businesses located 
within special flood hazard areas to install contingency floodproofing measures. 
 
Exhibits:   
 

1. City Council Resolution No.13.004; Ordinance No. 1576 
2. Maps Depicting Flood Zones in the City of Laguna Beach (online only)(15 maps total) 

 
ADDITIONAL INFORMATION 
 
Copies of the staff report are available online at www.coastal.ca.gov and at the South Coast 
District office located at 200 Oceangate, Suite 1000, Long Beach, 90802.  To obtain copies of the 
staff report by mail, or for additional information, contact Meg Vaughn in the Long Beach office 
at (562) 590-5071. 
 
I. STAFF RECOMMENDATION 
 
Following a public hearing, staff recommends the Commission adopt the following resolution and 
findings. 
 
Approval of the IP Amendment as Submitted 
 

MOTION:       I move that the Commission reject Implementation Plan Amendment No. 1-
13-A for the City of Laguna Beach as submitted. 

 
STAFF RECOMMENDATION: 

 
Staff recommends a NO vote.  Failure of this motion will result in certification of the 
Implementation Plan as submitted and the adoption of the following resolution and findings.  The 
motion passes only by an affirmative vote of a majority of the Commissioners present. 
 

RESOLUTION TO CERTIFY THE IMPLEMENTATION PLAN AS SUBMITTED: 
 
The Commission hereby certifies the Implementation Plan Amendment 1-13-A for the City of 
Laguna Beach as submitted and adopts the findings set forth below on grounds that the 
Implementation Plan amendment conforms with, and is adequate to carry out, the provisions of the 
certified Land Use Plan.  Certification of the Implementation Plan amendment complies with the 

http://www.coastal.ca.gov/
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California Environmental Quality Act, because either 1) feasible mitigation measures and/or 
alternatives have been incorporated to substantially lessen any significant adverse effects of the 
Implementation Plan on the environment, or 2) there are no further feasible alternatives and 
mitigation measures that would substantially lessen any significant adverse impacts on the 
environment. 
 
 
II. FINDINGS 
 
The following findings support the Commission's approval as submitted of the proposed LCP 
Implementation Plan amendment.  The Commission hereby finds and declares as follows: 
 
A.  Amendment Description 
  
The City of Laguna Beach has requested to amend the Implementation Plan (IP) portion of the 
certified Local Coastal Program (LCP).  The main document comprising the City’s certified 
Implementation Plan is Title 25 Zoning, the City’s Zoning Code, although the certified IP also 
includes other documents.  The changes proposed to the City’s certified IP pursuant to this 
amendment request affect only Title 25 and are reflected in City Council Resolution No. 13-004, 
which requests action on Ordinance 1576, Chapter 25.38 Floodplain Management.  LCPA 1-13 
also includes a second request, submitted via City Council Resolution No. 12.072 requesting action 
on Ordinance No.1572 regarding maximum building heights.  The changes proposed via the 
separate resolutions are not related to each other.  Although submitted together as a single 
submittal, because the two segments of the proposed LCPA were submitted via separate resolutions 
and are not interdependent, Commission staff is processing them independently, as LCPA 1-13-A 
(flood ordinance) and LCPA 1-13-B (maximum building heights).  This prevents the processing of 
one impacting the processing of the other.  That is, if issues are identified in one part of the LCPA, 
that would not prevent final certification of the other part of the LCPA.  A separate staff report for 
LCPA 1-13-B will be prepared.  The changes proposed under LCPA 1-13-A are described in 
greater detail below. 
 

Ordinance No. 1576 – Revisions to Chapter 25.38 Floodplain Management 
 
City Council Resolution No. 13.004 requests Commission action on Ordinance No. 1576.  
Ordinance No. 1576 proposes to replace the IP’s existing Chapter 25.38 Flood Damage Prevention 
with a new Chapter 25.38 Floodplain Management.  The replacement flood ordinance is intended to 
follow the State Department of Water Resources model for agency ordinances and would 
incorporate the new areas of special flood hazard identified by the Federal Emergency Management 
Agency (FEMA) in the updated Flood Insurance Study (FIS) for the City of Laguna Beach and will 
reference the most recently updated Flood Insurance Rate Maps (FIRM) and Flood Boundary and 
Floodway Maps, which are dated December 3, 2009.  The updated flood ordinance (Floodplain 
Management) was originally submitted as part of Laguna Beach Local Coastal Program 
Amendment No. 1-11.  However, the City withdrew the flood ordinance portion of LCPA 1-11 
prior to Commission action in order to allow additional time for City and Commission staff to work 
toward developing mutually agreeable modifications to the proposed Chapter 25.38 Floodplain 
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Management.  The primary issue at that time was that the proposed flood ordinance did not address 
future sea level rise. 
 
Language that has been added to the proposed Chapter 25.38 Floodplain Management based on 
language developed through City and Commission staff discussions includes: 
 

1) Addition of a definition for “sea level rise”; 
2) Recognition of future sea level rise impacts in Section 25.38.011 Findings of Fact as one of 

the bases of the need for these flood regulations; 
3) Recognition that location (siting) of development can affect flood hazard; 
4) Requiring that “base flood elevation” (BFE) calculations be modified to reflect future sea 

level rise; 
5) Requirement for the following additional information to be submitted with floodplain 

building permit applications: 
a.  expected life of structure, and, 
b.  base flood elevation information modified to reflect future  sea level rise; 

6)  Requirement that the lowest allowable floor elevation must be elevated to or above two feet 
above base flood elevation as modified for future sea level rise in Coastal High Hazard areas 
(V zones); 

7)  Prohibition on the use of fill to support roads in Coastal High Hazard areas. 
 
The initial impetus for the City’s revisions to the flood ordinance is described in the City Council 
Agenda Bill, dated 9/1/09, which states: 
 

“On August 21, 2008, on behalf of the Federal Emergency Management Agency (FEMA), 
staff from the California Department of Water Resources met with City staff to review the 
City’s participation in the National Flood Insurance Program and conducted a field 
inspection as part of their biennial review.  (Every two years there is a review of the City’s 
compliance with their requirements.)  The State’s follow-up report, which resulted from that 
meeting, found the City to be in general compliance with the required floodplain 
enforcement requirements, but did note that the City’s Floodplain Management Ordinance 
needed to be updated to comply with the latest Federal Standards.” 

 
On June 3, 2009, the City was informed that FEMA had completed a re-evaluation of the flood 
hazards within the community and had updated the City’s Flood Insurance Study and prepared new 
Flood Insurance Rate Maps.  The Flood Insurance Study and Flood Insurance Rate Maps became 
effective, for FEMA purposes, on December 3, 2009.  FEMA required that the City’s flood 
ordinance be updated to reference the new Flood Insurance Study and Flood Insurance Rate Maps 
to remain eligible for federal flood insurance.  As a result of the update requirement, a draft 
ordinance amending the City flood ordinance was prepared and sent to the Department of Water 
Resources for review.  The draft ordinance was found to be in compliance with the latest National 
Flood Insurance Program and state standards.  Proposed changes to the City’s flood ordinance were 
generated by the process described above. 
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Subsequent to changes to the City’s flood ordinance based upon the above described input from 
FEMA and the Department of Water Resources, Commission staff provided comments on the 
revised flood ordinance when reviewing the City’s previous LCPA 1-11 submittal, as noted above. 
 
Changes reflected in the proposed ordinance based on input from FEMA and the Department of 
Water Resources (DWR) are similar to the existing flood ordinance language, but updated and 
somewhat expanded.  For example a number of new definitions are proposed to be added.  Proposed 
new definitions include: accessory structure; accessory use; alluvial fan; apex; encroachment; 
manufactured home park or subdivision (definitions are proposed for existing, expanded, and new); 
fraud and victimization; governing body; hardship; historic structure; levee; levee system; market 
value; obstruction; primary frontal dune; program deficiency; public safety and nuisance; 
recreational vehicle; regulatory floodway; substantial damage; substantial improvement; water 
surface elevation; and, watercourse.  Definitions are found in Section 25.38.020 (See exhibit 1). 
 
Another proposed change would require that businesses within areas of special flood hazard 
(identified on the Flood Insurance Rate Map or FIRM and as identified by the City’s floodplain 
administrator) install contingency flood proofing measures within ninety days of written notification 
from the City (extensions of up to ninety days may be granted).  A business that already meets the 
floodproofing requirements may be exempted from this requirement.  This requirement is found in 
Section 25.38.055. 
 
In addition, the proposed LCPA would add a requirement for certification by a registered civil 
engineer or licensed land surveyor that the required lowest floor elevation for residential 
development, including manufactured homes, complies with the requirements of the flood 
ordinance (Section 25.38.050 C.1 and 2 and Section 25.38.053.1).  For non-residential 
development, minimum elevation and/or required floodproofing must be certified by a registered 
civil engineer or architect. 
 
Also, the proposed flood ordinance will increase the lowest floor elevation requirement.  The 
currently certified flood ordinance requires that all new construction or substantial improvements of 
residential structures, including manufactured homes, are required to have the lowest floor, 
including basement, to be elevated to or above the base flood elevation.  The proposed ordinance 
would increase that to be at or above two feet above the base flood elevation.  And in Coastal High 
Hazard areas (V zones), the lowest floor elevation would be required to be elevated to or above two 
feet above the base flood elevation as modified for future sea level rise.  These changes are found in 
Section 25.38.050.C and in Section 25.38.053.1.B.1. 
 
Other changes proposed to the flood ordinance include moving the language describing the process 
for an appeal of the floodplain administrator’s decision (Section 25.38.043) out of the section 
describing the process for requesting a variance from the floodplain regulations (Section 25.38.060).  
In addition, the standards for allowing a variance are clarified and make clear that a variance is only 
granted in extenuating circumstances.  Proposed new section 25.38.060 Nature of Variances states 
(in part): “A variance may be granted for a parcel of property with physical characteristics so 
unusual that complying with the requirements of this ordinance would create an exceptional 
hardship to the applicant or the surrounding property owners.  The characteristics must be unique 
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to the property and not be shared by adjacent parcels.  The unique characteristic must pertain to 
the land itself, not to the structure, its inhabitants or the property owner.”  This section goes on to 
state:  “It is the duty of the Laguna Beach City Council to help protect its citizens from flooding.  
This is so compelling and the implications of the cost of insuring a structure built below flood level 
are so serious that variances from the flood elevation or from other requirements in the flood 
ordinance are quite rare.  The long term goal of preventing and reducing flood loss and damage 
can only be met if variances are strictly limited.  … The criteria are designed to screen out those 
situations in which alternatives other than a variance are more appropriate.”  In addition, the 
proposed floodplain chapter would add a section requiring findings that must be made in order for a 
variance to be granted (proposed Section 25.38.062 B). 
 
In addition, the section on Standards of Construction (proposed section 25.38.050) is proposed to be 
expanded to better describe construction methods to be employed to reduce flood hazard.  For 
example, new sections are proposed describing flood hazard reduction measures for: flood 
openings; garages and low cost accessory structures; and crawlspaces.  Standards of Construction is 
found under the heading “Provisions for Flood Hazard Reduction Sections.”  Newly proposed under 
this heading is a section establishing “Standards for Recreational Vehicles” which would require 
that, within Zones A1-30, AH, AE, V1-30 and VE, if a recreational vehicle is on site more than 180 
consecutive days or is not licensed and ready for highway use it must meet the elevation and 
anchoring requirements for manufactured homes in Section 25.38.042 of the ordinance.  In addition, 
recreational vehicles placed on sites within Zones V1-30, V and VE must meet these same 
requirements of Section 25.38.054(A) as well as the requirements of Section 25.38.057(Coastal 
High Hazard Areas), including elevation and anchoring.  Standards applicable to Recreational 
Vehicles are found in Section 25.38.054.   
 
B.  Areas Designated on the Flood Insurance Rate Map (FIRM) 
 
The Federal Emergency Management Agency (FEMA) updated the Flood Insurance Study (FIS) 
for the City of Laguna Beach.  The FIS references and incorporates the most recently updated 
Flood Insurance Rate Maps (FIRM).  The FIRM identifies areas of the City that are at greater risk 
from flooding.  These areas are identified on the FIRM as Special Flood Hazard Areas and are 
those areas in the floodplain subject to a 1% or greater chance of flooding in any given year 
(Shown on the FIRM as Zone A, AO, A1-A30, AE, A99, AH, V1-V30, VE or V). 
 
In the City of Laguna Beach these Special Flood Hazard Areas (SFHA) are predominantly found 
along the sandy beach and within the major canyons (Laguna Canyon and Aliso Canyon).  
Currently very little development along the beach falls within one of the SFHAs because much of 
the oceanfront development in Laguna Beach is at higher elevations (e.g. on the bluff top).  The 
area identified on the FIRM with the most development in a SFHA is the City’s downtown area. 
Downtown Laguna is located where Laguna Canyon outlets onto Main Beach.  This SFHA 
extends inland, up the canyon.  Development within the downtown area is predominantly small 
scale commercial development on small lots.  Inland, up the canyon is a mix of predominantly 
commercial and light industrial.  The area of the downtown nearest the beach, just inland of Coast 
Highway, however, falls within the VE zone.   Aliso Canyon is predominantly developed with the 
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Aliso Creek Inn & Golf Course.  The downstream end of Aliso Canyon is developed on either side 
of Coast Highway with a public beach park. 
 
When considering the proposed flood ordinance it is important to recognize that different areas of 
the coast are subject to different types and degrees of flood threat.  For example, some areas of 
Laguna Beach are subject to an increased level of flood threat compared to other areas of the City.  
The low lying areas that fall within a narrow path of concentrated flood flows tend to be at greatest 
risk from flooding.  One such example of this is the City’s downtown area, which is located at the 
mouth of Laguna Canyon.  Many areas within the City, however, are at higher elevations and not 
within the path of concentrated flows from inland areas (e.g. within canyons).  Much of the City’s 
bluff top areas typically would not be expected to become threatened from flooding either from 
inland upstream areas due to their location away from concentrated canyon flows or from tidal 
action due to their elevation.  Currently most areas at risk from tidal flooding are the largely 
undeveloped sandy beach areas.  However, in the downtown area development located just inland 
of Coast Highway, within the first few blocks of Main Beach falls within the Coastal High Hazard 
(V) zone.  As with most of the City’s downtown area, this area is developed principally with small 
scale commercial development.  The extent of areas at risk from tidal flooding may increase with 
future sea level rise. 
 
C. Approval of Implementation Plan Amendment No. 1-13-A as Submitted 
 
The standard of review for amendments to the Implementation Plan of a certified LCP is whether 
the Implementation Plan, as amended, will be in conformance with and adequate to carry out, the 
policies of the certified Land Use Plan (LUP). 
 
Consistency with Certified Land Use Plan 
 
The City’s certified LUP Land Use Element (LUE) contains the following policies: 
 
Policy 7.3  Design and site new development to protect natural and environmentally sensitive 

resources, such as areas of unique scenic quality, public views, and visual 
compatibility with surrounding uses and to minimize natural landform alterations. 

 
Action 7.3.3:  Design and site new development to avoid hazardous areas and 

minimize risks to life and property from coastal and other hazards. (Ongoing 
implementation.) 

 
Action 7.3.4: Require new development to assure stability and structural integrity, 

and neither create nor contribute significantly to erosion, geologic instability, or 
destruction of the site or surrounding area or in any way require the construction of 
protective devices that would substantially alter natural landforms along bluffs and 
cliffs. (Ongoing implementation.) 

 
Action 7.3.15: Prepare and periodically update comprehensive studies of 
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seasonal and long-term shoreline change, episodic and chronic bluff retreat, flooding, 
and local changes in sea levels, and other coastal hazard conditions. (Long-term 
implementation.) 

 
Policy 10.3  Ensure that all new development, including subdivisions, the creation of new building 

sites and remodels that involve building additions, is evaluated to ascertain potential 
negative impacts on natural resources, ESHA and existing adjacent development.  
Proposed development shall emphasize ESHA impact avoidance over impact 
mitigation.  Any mitigation required due to an unavoidable negative impact should be 
located on-site rather than off-site, where feasible.  Any off-site mitigation should be 
located within the City’s boundaries and in close proximity to the project. 

 
Action 10.3.2 Continue to require in-depth analysis of constraint issues for properties, especially 

those designated on the City’s hazard maps so that the nature of the constraint and 
the best options for mitigation or avoidance will be considered at all stages of the 
approval process since these constraints may affect what development is appropriate 
for the property. 

   
The City’s certified LUP Open Space/Conservation Element contains the following policies: 
 
Policy 1-E Prohibit the construction of buildings and other man-made structures on the sandy 

portion of the beach unless necessary for public health and safety. 
 
Policy 1-F Shoreline protective devices which may adversely affect the sand supply or cause an 

adverse impact to shoreline processes shall not be approved unless the situation is 
one in which there is clear evidence that the existing structure(s) are in danger from 
erosion and when designed to eliminate or mitigate adverse impacts on local 
shoreline sand supply and unless all feasible alternatives have been explored. 

 
Policy 9-A Promote the preservation and restoration of Laguna’s natural drainage channels, 

freshwater streams, lakes and marshes to protect wildlife habitat and to maintain 
watershed, groundwater and scenic open space. 

 
Policy 9-B Prohibit filling and substantial alteration of streams and/or diversion or culverting of 

such streams except as necessary to protect existing structures in the proven interest 
of public safety, where no other method for protection of existing structures in the 
flood plain are feasible or where the primary function is to improve fish and wildlife 
habitat.  This provision does not apply to channelized sections of streams without 
significant habitat value. 

 
Policy 9-C a) Streams on the Major Watershed and Drainage Courses Map and the South 

Laguna and Laguna Canyon Biological Values Maps which are also “blue-line” 
streams identified on the USGS 7.5 Minute Quadrangle Series, shall be identified 
and mapped on the Coastal Environmentally Sensitive Areas Map of the Land Use 
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Plan.  For these streams, a minimum setback of 25 feet from the top of the stream 
banks shall be required in all new developments.  A greater setback may be 
necessary in order to protect all riparian habitat based on a site-specific assessment.  
No disturbance of major vegetation, or development, shall be allowed within the 
setback area.  This provision shall not apply to channelized sections of streams 
without significant habitat value.  Where development is proposed on an existing 
subdivided lot which is otherwise developable consistent with all City ordinances 
and other policies of this Plan except that application of this setback would result in 
no available building site on the lot, the setback may be reduced provided it is 
maintained at a width sufficient to protect all existing riparian habitat on the site and 
provided all other feasible alternative measures, such as modifications to the size, 
siting and design of any proposed structures, have been exhausted. 

 b) Require a setback of a minimum of 25 feet measured from the centerflow line of 
all natural drainage courses or streams on the Major Watershed and Drainage 
Courses Map and the South Laguna and Laguna Canyon biological Values Maps 
other than the “blue-line” streams referenced in 9-C(a) above.  Such setback shall be 
increased upon the recommendation of the City Engineer and environmental planner 
through the environmental review process.  However, a variance may be given in 
special circumstances where it can be proven that design of a proposed structure on 
an affected lot will preserve, enhance or restore the significance of the natural 
watercourse.  At no time shall grubbing of vegetation, elimination of trees, or 
disturbance of habitat be allowed within the setback area before or after construction. 

 
Policy 9-K Promote preservation and enhancement of the natural drainage of Laguna Beach. 
 
Policy 9-T Restore and retain Aliso Creek in a natural state and protect the Creek from 

infringement of new development. 
 
Policy 10-A   Require that plan review procedures recognize and avoid geologically unstable areas, 

flood-prone lands, and slopes subject to erosion and slippage. 
 
The LUP requires that development be sited to avoid hazards and that it minimize risks to life and 
property from coastal and other hazards.  Flood hazard falls into this category.  The LUP further 
requires that development assure stability and structural integrity, and neither create nor contribute 
significantly to erosion, geologic instability, or destruction of the site or surrounding area.  The LUP 
also requires consideration of flooding, and local changes in sea levels as part of development 
review.  Overall, the certified LUP requires that hazards, including flooding, be considered during 
the project review process and that measures be implemented to lessen and/or avoid adverse 
impacts from site hazards identified during review to the subject site or to the surrounding area. 
 
The City of Laguna Beach has a history of damage due to flooding.  Historically, flooding and 
mudslides have caused millions of dollars of damage to homes, businesses and public infrastructure.  
The most recent heavy flooding, in December of 2010, inundated Laguna Canyon and the 
downtown area.  Both the downtown area and Laguna Canyon Road were closed due to the 
flooding.  The proposed flood ordinance update and revisions are intended to increase protection 
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from flooding in the areas within the City that have been identified as and demonstrated to be flood 
prone. The proposed changes to the flood ordinance are described in greater detail previously.   The 
new flood protection measures proposed in the revised flood ordinance will increase the level of 
protection from flooding within areas of the City that have been identified as flood prone areas (e.g. 
on the FIRM).  However, these revised regulations are not meant to create new or added 
development potential within flood prone areas where such potential does not already exist. 
 
The flood ordinance proposes to incorporate consideration of future sea level rise into project 
review and implementation of the proposed flood protection measures.  Flooding can occur from 
both upstream accumulation of rainfall and runoff, and from the ocean via tidal flooding.  Tidal 
flooding occurs when extreme high tides occur concurrently with storm surge events.  Anticipated 
future sea level rise will exacerbate tidal flooding.  Thus, it is important that flood hazard analysis 
specifically consider the impacts of sea level rise on proposed development. The flood ordinance 
proposes consideration of a range of sea level rise scenarios during the initial planning phase in 
order to assess project vulnerability and, to the extent feasible, reduce expected risks and increase 
resiliency to sea level rise enhanced flooding.  
 
As proposed, expected sea level rise figures will be based on best available science.  As a starting 
reference point, the ordinance proposes the current best available sea level rise science to be the 
2012 National Academy of Science Report, Sea-Level Rise for the Coasts of California, Oregon and 
Washington: Past, Present and Future.1  For Laguna Beach, the NAS report predicts sea level rise 
from 5.0 to 23.94 inches from 2000 to 2050 and from 17.4 to 65.55 inches from 2000 to 2100. 
 
Although these sea level rise design heights could change as the issue continues to evolve into the 
future, the best available science will also evolve in the future.  It is important that a minimum 
design standard be utilized based on the best data currently available in order to adequately plan for, 
and design around, potential hazards. On a practical level, this will help guide preparation of an 
appropriate level of analysis and provide more consistent data. Therefore, minimum numeric 
standards within the flood ordinance are appropriate. The inclusion of these standards will not 
hinder the City’s ability to formally amend these numbers through the LCP Amendment process, as 
the science evolves and new data becomes available in the future.  The proposed flood ordinance 
requires that the base flood elevation be adjusted for future sea level rise based on these sea level 
rise standards identified in the ordinance. 
 
A new requirement of the proposed flood ordinance is that existing businesses located in areas of 
special flood hazard must install the required contingency floodproofing measures within ninety 
days of notice from the City.  These contingency floodproofing measures would also be required 
with construction of new development.  In addition, more specific standards of construction are 
included in the proposed revisions which also help to clarify the intent of the ordinance as well as 
assisting in its implementation.  In addition, flood protection measures are newly proposed to apply 
to recreational vehicles (when on site long term and when located in coastal high hazard zones), 

 
1 Full reference for the NAS Report – National Academy of Sciences. 2012. Sea-Level Rise for the Coastal of 
California, Oregon and Washington: Past, Present and Future.  National Academies Press. Washington, DC: 
http://dels.nas.edu/Report/Level-Rise-Coasts/13389 
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providing additional protection in flood prone areas.  Other changes proposed to the flood ordinance 
include defining a number of additional terms allowing for greater understanding of the intent of the 
ordinance as well as in guiding implementation of the ordinance.   
 
In addition, the proposed flood ordinance includes a required increase in the allowable lowest floor 
elevation level for new development (substantial improvement).  Currently, the lowest level must be 
elevated to or above the base flood elevation.  The proposed ordinance would increase that to be at 
or above two feet above the base flood elevation. In Coastal High Hazard areas (V zones), the 
proposed flood ordinance requires that the lowest allowable level must be elevated to or above two 
feet above base flood elevation as modified for future sea level rise.   
 
V zones are areas susceptible to tidal flooding (that is flooding from the ocean rather than from 
upstream/inland).  Most of the areas within the City that fall within the V zone category are not 
developed and under current zoning are not likely to be developed in the future.  This is because 
most of the V zones are sandy public beach areas which are land use designated Public Recreation 
and Parks and zoned: at Main Beach Park - Downtown Specific Plan Central Business District 
Park; and elsewhere Recreation.  These land use and zone designations allow only limited, minor 
development that can be easily relocated such as walkways and picnic areas, as well as temporary 
uses.  Public buildings and facilities are also allowed, but when located on the oceanfront these uses 
must also comply with the LUP’s Open Space/Conservation Element policies 1E and 1F.  OSC 
policies 1E prohibits man-made structures on the sandy portion of the beach unless necessary for 
public health and safety.  Policy 1F prohibits shoreline protective devices except in narrow 
instances.  Thus, within the City’s V zones, the proposed flood ordinance would not create 
development potential in areas that are not otherwise developable. 
 
However, limited developed areas of the City do fall within a designated V zone.  This is true for 
the area just inland of Main Beach, across Coast Highway, in the City’s downtown area.  This area 
is developed with small scale commercial development.  This is the area where new development, 
including substantial improvements as defined in the ordinance, would require elevating the lowest 
floor level to two feet above the base flood elevation as modified to reflect sea level rise.  The 
additional standards described in the Provisions for Flood Hazard Reduction Sections (beginning 
with Section 25.38.050) of the proposed ordinance would also be required. 
 
Also, when an application for a Floodplain Building Permit (Section 25.38.042.A.9) is submitted, it 
must include the adjusted base flood elevation necessary to reflect sea level rise regardless of 
whether it is in a V or other zone.  In addition, Section 25.38.041.F requires the floodplain 
administrator to “make interpretations, where needed, as to the exact location of the boundaries of 
the areas of special flood hazard, where there appears to be conflict between a mapped boundary 
and actual field conditions.”  Moreover, the floodplain administrator must be able to make the 
determination that “the site is reasonably safe from flooding over the expected life of the 
development (minimum 75 years)”, per Section 25.38.041.A.3.  Thus, the proposed ordinance 
incorporates consideration of sea level rise when determining the base flood elevation. 
 
Section 25.38.042 of the flood ordinance clarifies that in addition to obtaining a Floodplain 
Development Building Permit, any other required permits must also be obtained.  Section 
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25.38.042 states, in part: “The floodplain development building permit is additional to any other 
required permit, including a coastal development permit.”  In addition, Section 25.05.050 of the 
certified IP requires that “In addition to any other permits required, any development within the 
coastal zone that constitutes development as defined in Section 25.07.006(D) that is not exempt 
pursuant to 25.07.008, requires approval of a coastal development permit pursuant to Section 
25.07”.  Thus, an applicant for a floodplain development building permit would be aware that 
approval of floodplain development building permit would not obviate the need to also obtain any 
other required approvals.  This would assure that such development, in addition to being found 
consistent with the requirements of the flood ordinance, would also need be consistent with other 
City requirements including consistency with the certified Local Coastal Program. 
 
The proposed flood ordinance does not, and is not intended to supercede the LUP’s natural 
resource protection policies.  All development subject to the proposed flood ordinance must still 
comply with the policies of the certified LUP, including the  Vegetation and Wildlife Resources 
policies and Watersheds and Watercourses policies cited above.  In developed areas of the 
floodplain, such as the City’s downtown area, it is likely that most often these policies would not 
apply because, due to the long-term built-out nature of the area, there are fewer or no natural 
watercourses or sensitive habitats.  Nevertheless, if such were to be discovered, the applicable 
LUP protection polices would apply.  For example, if development were proposed along Aliso 
Creek in the South Laguna area, consideration would be given to avoidance of flood hazard rather 
than allowing new development within the floodplain.  The currently certified flood ordinance 
(Flood Damage Prevention) has not prevented implementation of the LUP polices including the 
natural resource protection policies and neither would the proposed flood ordinance (Floodplain 
Management).  Rather, the flood ordinance establishes methods to reduce flood hazard in 
floodplain areas that were developed long ago and there is no feasible alternative.  
 
The changes proposed to the flood ordinance are also described in the Amendment Description 
section of this staff report.  The changes proposed via LCPA 1-13-A will result in greater 
protection from flooding than is currently afforded in the certified version of the flood ordinance, 
consistent with the certified LUP’s requirement to avoid and/or lessen impacts due to hazards.  
Therefore, staff recommends that the Commission approve the proposed Implementation Plan 
amendment as submitted. 
 
III. CALIFORNIA ENVIRONMENTAL QUALITY ACT 
 
Section 21080.9 of the California Public Resources Code – and the California Environmental 
Quality Act (CEQA) - exempts local governments from the requirement of preparing 
environmental impact reports (EIRs), among other things, in connection with their activities and 
approvals necessary for the preparation and adoption of local coastal programs (LCPs).  The 
Commission’s LCP review and approval program has been found by the Resources Agency to be 
functionally equivalent to the EIR process.  Thus, under Section 21080.5 of CEQA, the 
Commission is relieved of the responsibility to prepare an EIR for each LCP.  Nevertheless, the 
Commission is required, in approving an LCP submittal, to find that the proposal does conform 
with the provisions of CEQA, and to base any certification on a specific factual finding supporting 
the conclusion that the proposal “meets the requirements of [CEQA] Section 21080.5(d)(2)(i) … , 
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which requires that an activity will not be approved or adopted as proposed if there are feasible 
alternatives or feasible mitigation measures available which would substantially lessen any 
significant adverse impact which the activity may have on the environment.”  14 C.C.R. Sections 
13555(b), 13542(a), and 13540(f).  The City of Laguna Beach LCP amendment 1-13-A consists of 
an amendment to the Implementation Plan (IP) only.  The City has found the proposed amendment 
to be categorically exempt under CEQA. 
 
As outlined in this staff report, the proposed Implementation Plan amendment as submitted is not 
expected to result in significant adverse impacts on the environment.  For the reasons described 
above and throughout this staff report, the IP amendment is in conformity with and adequate to 
carry out the policies of the certified LUP, including the land use and public access policies.  
Therefore, the Commission finds that approval of the Implementation Plan amendment as submitted 
will not result in significant adverse environmental impacts under the meaning of CEQA.  
Therefore, the Commission certifies City of Laguna Beach LCP amendment request 1-13-A as 
submitted. 
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City of Laguna Beach - Flood Zones - Mid Laguna Canyon
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City of Laguna Beach - Flood Zones - Upper Laguna Canyon

Data layers that appear on this map may or may not be accurate, current, or 
otherwise reliable.

5,787

© City of Laguna Beach

964

Legend

1:

Feet0 964482
                          
Notes

City Limits
Specific Plan Areas
FEMA 2-Ft. Cross-Sections
FEMA 100-Year Base Flood (1% Annual)

A
AE
AE, FLOODWAY
AH
VE

2008 Color Aerial Orthophotos
Red:    Band_1
Green: Band_2
Blue:   Band_3

2008 Building Footprints

LGB-MAJ-1-13-A 
Exhibit 2, Page 13



City of Laguna Beach - Flood Zones - Upper Laguna Canyon, Part 2
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City of Laguna Beach - Flood Zones - Upper Laguna Canyon, Part 3
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