
STATE OF CALIFORNIA – NATURAL RESOURCES AGENCY                                                        EDMUND G. BROWN, JR., Governor 
 

CALIFORNIA COASTAL COMMISSION 
South Coast Area Office 
200 Oceangate, Suite 1000 
Long Beach, CA 90802-4302 
(562) 590-5071 

 

1 
 

 

 
SECOND ADDENDUM 

 
November 14, 2013 
 
To: Commissioners & Interested Persons 
 
From: South Coast District Staff 
 
Re: Commission Meeting of Friday, November 15, 2013, Item F21b, City of Laguna Beach 

Major Amendment Request No. 1-12 (LGB-MAJ-1-12) (Artists Work Live Units 
& Second Residential Units), Laguna Beach, Orange County. 

 
 
I. STAFF NOTE ON REVISIONS TO THE STAFF RECOMMENDATION: 
 
Commission staff has revised its recommendation such that three of the five recommended 
Suggested Modification should be deleted.  Specifically, Suggested Modification Nos. 2, 3, and 4 
are recommended for deletion in their entirety.  In addition, staff is recommending that Suggested 
Modification No. 5 be modified as shown below.  Suggested Modification No. 1 should remain as 
is and Suggested Modification No. 5 should be re-numbered Suggested Modification No. 2.  These 
changes are shown following the discussion below.  The findings in support of this change follow 
the revised suggested modifications. 
 
II.  CHANGES TO THE SUGGESTED MODIFICATIONS: 
 
ON PAGES 5 THROUGH 7, MAKE THE FOLLOWING CHANGES: 
Suggested Modification Nos. 2, 3, and 4 are recommended for deletion in their entirety.   
 
ON PAGE 7, CHANGE SUGGESTED MODIFICATION NO. 5: 
All of Section 25.16.075 is a suggested modification.  However, only the change proposed in this 
addendum is shown in strike-out/insert.   
 
SUGGESTED MODIFICATION NO. 2  5 : 
 
Section 25.16.075 Coastal Development Permit – Required Findings 
In addition to any other findings required for approval of artist work/live unit(s), a coastal 
development permit as required pursuant to Chapter 25.07 shall only be approved when all of the 
following findings, support by substantial evidence in the record, can be made: 

(A) The artist work live unit(s) is/are consistent with the policies of the certified Land Use 
Plan including the Land Use Element, the Open Space/Conservation Element, and the 
Coastal Land Use Plan Technical Appendix; 
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(B) If a density bonus is part of any artist work/live project proposal, that the increase in 
density can be feasibly accommodated on the site in a manner that is in conformity with 
the certified local coastal program.; 

 
(C) If the proposal includes fewer parking spaces than the number of parking spaces that 
would be required under Chapter 25.52, that the approval of the reduction in the number of 
required parking spaces or the elimination of the parking requirement will have no adverse 
impact on public coastal access and/or use of public recreational trails. 

 
III. CHANGES RECOMMENDED TO THE FINDINGS: 
Changes Shown strike-out/insert 
 
ON PAGE 20, DELETE THE SECOND FULL PARAGRAPH AS FOLLOWS: 
No information was submitted with the amendment request regarding whether the proposed parking 
reductions could have adverse impacts on public access, despite the fact that parking is recognized 
in the certified LUP as necessary to maximize public access and recreation and that there is already 
inadequate parking to serve the demand. 
 
ON PAGE 21, DELETE THE THIRD PARAGRAPH AS FOLLOWS: 
However, as proposed, these parking reductions would be allowed outright without consideration to 
whether a specific project’s reduced parking would adversely impact public coastal access.  
Depending upon the location and specifics of a project, it is possible that these reductions will have 
adverse impacts on public coastal access due to the reduced parking requirement.  In the City of 
Laguna Beach, where inadequate parking is already acknowledged as having adverse impacts on 
access, specific findings regarding whether a proposed project would adversely impact public 
access or not if the amount of parking spaces provided were reduced to less than that required in 
Chapter 25.52 Parking Requirements, should be required before these reductions could be allowed.  
In cases where no impacts would result, the project could be found to be in conformance with the 
policies of the certified LUP and thus the parking reduction could be allowed.  However, where it is 
determined that adverse impacts would result, the reductions could not be found to be in conformity 
with the policies of the certified LUP and so should not be allowed.  As proposed, the amendment 
allows these parking reductions whether or not adverse impacts to coastal access would result.  
Therefore, as proposed the amendment is not in conformity with nor adequate to carry out the 
policies of the certified Land Use Plan regarding maximizing public access and must be denied. 
 
ON PAGES 16-21 & 24, MAKE FOLLOWING CHANGES: 
Move the entire Subsection 1 titled Reductions in Required Parking, beginning on page 16 from the 
section of the staff report titled “B. Findings for Denial of Implementation Plan Amendment 1-12 as 
Submitted” (as modified above) to the section of the staff report titled “C. Findings of Approval of 
Implementation Plan Amendment 1-12 if Modified as Suggested”, to Subsection “2. Parking 
Reduction” on page 24, preceding the paragraph that begins “As described previously in the 
findings for denial, . . .” and modify that paragraph as follows: 
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2. Parking Reductions 

 
[Insert the findings from Subsection 1 titled Reductions in Required Parking (moved from “B. 
Findings for Denial of Implementation Plan Amendment 1-12 as Submitted”) here.] 
 
As described above previously in the findings for denial as submitted, as proposed the amendment 
would reduce the amount of parking required for artists’ work/live units and for second residential 
units.  However, the proposed parking reduction for Artist Work/Live Units to 1.5 spaces per 
residential unit is consistent with what the City’s current per-unit parking requirement is for multi-
family residential development in the certified IP.  Artist Work/Live units can be developed as 
multiple unit projects.  If a single unit is proposed, the parking standard would require two spaces, 
consistent with the current requirement.  Chapter 25.52 Parking Requirements of the certified 
Implementation Plan requires that “the fractional number shall be rounded up to the nearest whole 
number.”  Thus, the parking reductions proposed for the residential portion of the AWL units 
would not result in adverse impacts on public coastal access. 
 
The proposed amendment also includes the elimination of a parking requirement for the retail 
component associated with an AWL unit.  The allowable retail space associated with AWL units is 
limited to 15% of the gross floor area of the unit, and sales are limited only to those items created 
by the resident artist at the AWL unit.  Thus, such retail space is not likely to be a separate customer 
draw in and of itself, but rather more likely will appeal to existing foot traffic in the vicinity.  
Consequently it is not likely that an additional parking demand will be generated by this limited 
retail function.  Furthermore, some existing parking is required on site and that parking would be 
available on a shared use basis.  Finally, the City has indicated that, although AWL units are 
allowed in other zones, they are most likely to be proposed in the Light Industrial zones (M-1A and 
M-1B).  These zones are located inland along Laguna Canyon, not within easy access to the City’s 
coastal amenities (i.e. beach, downtown retail and dining, art festivals)  Thus, impacts to public 
coastal access due to lack of parking is not expected to be an issue.     As proposed, the parking 
reductions would not be limited to only those projects where findings can be made that the reduced 
number of parking spaces would not have adverse impacts on public access, including access to the 
beach and to other visitor serving amenities.  Thus, as proposed, the amendment must be denied.  
However, if the amendment were modified to add a section that stipulates the findings that must be 
made in order to approve a coastal development permit for a project with parking reductions that 
could be allowed in the amended Chapters 25.16 and 25.17, the amendment could be found to be in 
conformity with and adequate to carry out the policies of the certified Land Use Plan.  Therefore, 
the Commission finds that only if modified as suggested can the amendment could can be found to 
be in conformity with and adequate to carry out the policies of the certified Land Use Plan as 
submitted. 
 
LGB LCPA 1-12 AWL&2ndUnits 2nd adden 11.14.13 mv 
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ADDENDUM 
 
 
To: Commissioners & Interested Persons 
 
From: South Coast District Staff 
 
Re: Commission Meeting of Friday, November 15, 2013, Item F21b, City of Laguna Beach 
Major Amendment Request No. 1-12 (LGB-MAJ-1-12) (Artists Work Live Units 
& Second Residential Units), Laguna Beach, Orange County. 
 
 
There are one typo each in Suggested Modification No. 1 and No. 3.  In each, the subsection 
numbers are incorrect.  The corrections should be made on pages 5 and 6 of the staff report.  The 
corrected subsection numbers are shown below (deleted number is shown in strike-out; the correct 
number is shown in bold, italic, underline): 
 
 
Suggested Modification No. 1: 
Add new subsection 25.16.035 as follows [re-number as appropriate]: 
25.16 5 .035 Authorization – Coastal Development Permit Required. 
An artist work/live unit proposal, including one that proposes a density bonus, that constitutes 
development as defined in Chapter 25.07 Coastal Development Permit shall require approval of 
a coastal development permit consistent with that Chapter unless the development is otherwise 
exempt pursuant to that chapter 
 
 
Suggested Modification No. 3: 
Retain subsection 25.16  7 .050(A)(6) which is proposed for deletion in its entirety and modify as 
follows [Although this entire section is proposed for deletion it is not shown in strike out for clarity 
as it is suggested to remain.]: 
Additional parking shall be provided in accordance with the minor retail function requirements set 
forth in subsection B Criteria for Minor Retail Function of this section. 
Modify Subsection 25.16  7 .050(B) Criteria for Minor Retail Function as follows 
 
[The remainder of Suggested Modification should remain as is in the staff report.]  
 
 
 
 
 
LGB LCPA 1-12 AWL&2ndUnits adden 11.13 mv 
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TO:  Commissioners and Interested Persons 
 
FROM: Sherilyn Sarb, Deputy Director 
  Teresa Henry, District Manager 
 Karl Schwing, Supervisor, Regulation & Planning 
 Meg Vaughn, Coastal Program Analyst 
 
SUBJECT: Major Amendment Request No. 1-12 (LGB-MAJ-1-12) (Artists Work Live Units 

& Second Residential Units) to the City of Laguna Beach Certified Local Coastal 
Program (For Public Hearing and Commission Action at the November 15, 2013 
meeting in Newport Beach). 

 
SUMMARY OF LCP AMENDMENT REQUEST NO. 1-12 

 
Request by City of Laguna Beach to amend the Implementation Plan (IP) of the certified Local 
Coastal Program (LCP).  The amendment proposes to change the certified Local Coastal Program 
LCP IP by modifying both Chapter 25.16 Artists Live/Work and Chapter 25.17 Second Residential 
Units.  Changes proposed to Chapter 25.16 are reflected in City Council Ordinance No. 1567, and 
were submitted pursuant to City Council Resolution No. 12.051.  Changes proposed to Chapter 
25.17 are reflected in City Council Ordinance No. 1570, and were submitted pursuant to City 
Council Resolution No. 12.062.  No changes are proposed to the Land Use Plan (LUP) portion of 
the certified LCP. 
 
Changes proposed to Chapter 25.16 Artists Live/Work (Ordinance No. 1567) include: a shift to 
place greater emphasis on the work aspect of this chapter over the residential aspect; establishing 
an Artist Occupancy Permit and related procedure including creation of an Artist Review Panel 
intended to assure that the units will be occupied by working artists; adding and modifying 
definitions; modifying development standards to, among other things, assure that the Artist Work 
Live units are compatible with the underlying zone in which they occur; adding the M-1B Light 
Industrial zone to the zones in which these units are allowed; increasing the amount of area that 
may be dedicated to retail use from 10% to 15% of the gross floor area of the unit; and, adding a 
new enforcement section.  Also proposed is new language regarding density bonus and a reduction 
in the amount of required parking. 
 
Changes proposed to Chapter 25.17 Second Residential Units (Ordinance No. 1570) include: 
elimination of the design review requirement for second units; newly allowing detached second 
units on 6,000 square foot lots and a sliding range for the allowable square footage of the second 
unit based on the lot size; establishing a minimum size for second units of 275 square feet; limiting 
the maximum height to a single story and 12 feet; and eliminating the requirement that the owner 
occupy one of the units.  Also proposed are reductions in the amount of parking required, an 
affordable housing incentive that eliminates the parking requirement for second units, and a new 
prohibition on use of the second unit for short-term lodging. 
 
Potential issues raised by the proposed amendment include impacts to public access due to the 
proposed parking reductions; potential impacts to public access and visitor uses due to the 
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prohibition on use of second units for short term lodging; and, impacts to coastal resources 
potentially arising from density bonuses.   
 
SUMMARY OF STAFF RECOMMENDATION 
 
Staff is recommending that the Commission, after public hearing: 
 
Deny the amendment request to the Implementation Plan as submitted, and; 
Approve the amendment request to the Implementation Plan if modified as recommended. 
 
The proposed amendment, if modified as recommended, would be in conformance with and 
adequate to carry out the provisions of the certified Land Use Plan.  The motions to accomplish 
this recommendation are found on pages 3 & 4. 
 
STANDARD OF REVIEW 
 
The standard of review for the proposed amendment to the LCP Implementation Plan is 
conformance with and adequacy to carry out the provisions of the certified Laguna Beach 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 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. 
 
Ordinance No. 1567:  The proposed changes affecting Chapter 25.16 Artist Live/Work were the 
subject of two City Council public hearings: May 15, 2012, May 1, 2012; and ten Planning 
Commission public hearings: March 14, 2012, January 25, 2012, September 14, 2011, May 11, 
2011, February 9, 2011, January 4, 2011, December 8, 2010, September 8, 2010, March 31, 2010, 
February 22, 2006.  In addition, a Planning Commission Subcommittee conducted six public 
workshops with artists, art organizations, architects and developers.  Because the amendment is of 
citywide effect, 1/8th page notices were placed in the local newspaper (Laguna Beach Coastline 
Pilot) for the City Council and Planning Commission meetings.  Public testimony at the hearings 
included concerns regarding support of the proposed amendment in general, support for and 
opposition to including student artists as artists for purposes of qualifying for the artist live work 
units, support for a revised, more specific definition of “artist”, support for the intent of the Artist 
Work/Live ordinance of providing an affordable option to encourage artists to live in Laguna 
Beach, questions regarding whether a change to the maximum height was appropriate, and concerns 
regarding whether or not to continue to allow artist work/live units in the M1-A (light industrial) 
zones. 
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Ordinance No. 1570:  The proposed changes affecting Chapter 25.17 Second Residential Units were 
subject to three City Council public hearings: July 17, 2012, June 19, 2012, and June 5, 2012; and 
two Planning Commission public hearings: April 25, 2012, March 28, 2012; and one Design 
Review public hearing: November 10, 2011.  Because the ordinance is of citywide effect, 1/8th page 
notices were published in the local newspaper, the Laguna Beach Coastline Pilot.  Public testimony 
at the hearings included concerns regarding eliminating Design Review requirement for the units, 
prohibiting short term rental of the units, issues relating to street access, lot coverage, maximum 
size of the second units, and concerns regarding historic structures.  
 
ADDITIONAL INFORMATION 
 
Copies of the staff report are available on the Commission’s website at www.coastal.ca.gov.  For 
additional information, contact Meg Vaughn in the Long Beach office at (562) 590-5071. 
 
DEADLINE FOR COMMISSION ACTION 
 
The proposed amendment was deemed complete on October 12, 2012.  A request to extend the 
deadline to act was granted on December 12, 2012.  The final date by which the Commission must 
act on this amendment request is December 20, 2013. 
 
 
I. STAFF RECOMMENDATION 
 
Following a public hearing, staff recommends the Commission adopt the following resolutions and 
findings. 
 
A. Denial of the IP Amendment as Submitted 
 

MOTION: I move that the Commission reject the Implementation Plan Amendment No. 
1-12 for the City of Laguna Beach as submitted. 

 
STAFF RECOMMENDATION OF REJECTION: 

 
Staff recommends a YES vote.  Passage of this motion will result in rejection of Implementation 
Plan amendment 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 DENY CERTIFICATION OF THE IMPLEMENTATION PLAN 
AS SUBMITTED: 

 
The Commission hereby denies certification of the Implementation Plan Amendment No. 1-12 
submitted for the City of Laguna Beach and adopts the findings set forth below on grounds that the 
Implementation Plan amendment as submitted does not conform with, and is inadequate to carry 
out, the provisions of the certified Land Use Plan.  Certification of the Implementation Plan would 
not meet the requirements of the California Environmental Quality Act as there are feasible 

http://www.coastal.ca.gov/
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alternatives and mitigation measures that would substantially lessen the significant adverse impacts 
on the environment that will result from certification of the Implementation Plan as submitted. 
 
B. Approval of the IP Amendment with Suggested Modifications 
 

MOTION:       I move that the Commission certify the Implementation Plan Amendment No. 
1-12 for the City of Laguna Beach if it is modified as suggested by staff. 

 
STAFF RECOMMENDATION: 

 
Staff recommends a YES vote.  Passage of this motion will result in certification of the 
Implementation Plan with suggested modifications 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 WITH 
SUGGESTED MODIFICATIONS: 

 
The Commission hereby certifies the Implementation Plan Amendment 1-12 for the City of Laguna 
Beach if modified as suggested and adopts the findings set forth below on grounds that the 
Implementation Plan amendment with the suggested modifications conforms with, and is adequate 
to carry out, the provisions of the certified Land Use Plan.  Certification of the Implementation Plan 
amendment if modified as suggested complies with the California Environmental Quality Act, 
because either 1) feasible mitigation measures and/or alternatives have been incorporated to 
substantially lessen any significant adverse effects of the 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. 
 
 
Exhibits: 
 

1. Vicinity Map 
2. Resolution No. 12-051 Artist Work/Live 
3. Ordinance No. 1567 Artist Work/Live (Final Language Adopted by City) 
4. Artist Live/Work (Strike Out/Insert Version) 
5. Downtown Specific Plan Area Map 
6. Ordinance No. 1570 Second Residential Units (Final Language Adopted by City) 
7. Resolution No. 12-062 Second Residential Units 
8. Second Residential Unit (Strike Out/Insert Version) 
9. Inventory of Hotels/Motels in Laguna Beach 
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II. SUGGESTED MODIFICATIONS 
 
Certification of City of Laguna Beach LCP Amendment Request No. 1-12 is subject to the 
following modifications.   
 
The Commission’s suggested additions are shown in bold, italic, underlined text. 
 
The Commission’s suggested deletions are shown in bold, italic, underlined, strike out text. 
 
The City’s proposed additions are shown in underline. 
 
The City’s proposed deletions are shown in strike out. 
 
Chapter 25.16 Artist Work/Live Units 
 
Suggested Modification No. 1: 
 
Add new subsection 25.16.035 as follows [re-number as appropriate]: 
 
25.15.035 Authorization – Coastal Development Permit Required. 
An artist work/live unit proposal, including one that proposes a density bonus, that constitutes 
development as defined in Chapter 25.07 Coastal Development Permit shall require approval of 
a coastal development permit consistent with that Chapter unless the development is otherwise 
exempt pursuant to that chapter. 
 
 
Suggested Modification No. 2: 
 
Modify proposed subsection 25.16.050(A)(5) as follows: 
 
Parking shall be provided in accordance with residential parking standards as indicated in Chapter 
25.52,  Parking shall be provided in accordance with residential parking standards as indicated 
in Chapter 25.52.  However, the parking standard may be reduced to Oone and one half (1.5) 
parking spaces shall be provided for each artist’s working and living unit in all zones where artist 
work/live units are allowed when an applicant demonstrates, supported by substantial evidence 
in the record, that such parking reduction will not have adverse impacts on public coastal access 
and/or recreational trails.  As an incentive to provide additional affordable units beyond the 
minimum 25% affordable unit requirement, the Planning Commission may allow one parking space 
per artist work/live unit in all zones where artist work/live units are allowed when an applicant 
demonstrates, supported by substantial evidence in the record, that such parking reduction will 
not have adverse impacts on public coastal access and/or public recreational trails.  Additional 
parking for incidental retail, where permitted, is not required. except that covered parking 
requirements need not be met The location and layout of the parking may be communal or tandem, 
or both, pursuant to Planning Commission approval in the following zones: M-1A and M-1B Light 
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Industrial, C-N Commercial-Neighborhood, LBP Local Business Professional, Downtown Specific 
Plan – CBD 3 canyon commercial Civic Art District, CBD – Office and CBD Central Bluffs. 
 
 
Suggested Modification No. 3: 
 
Retain subsection 25.17.050(A)(6) which is proposed for deletion in its entirety and modify as 
follows [Although this entire section is proposed for deletion it is not shown in strike out for clarity 
as it is suggested to remain.]: 
 
Additional parking shall be provided in accordance with the minor retail function requirements set 
forth in subsection B Criteria for Minor Retail Function of this section. 
 
Modify Subsection 25.17.050(B) Criteria for Minor Retail Function as follows: 
 
(B) Criteria for Minor Retail function.  Limited Minor retail functions, in conjunction with artist’s’ 
joint living and working working and living units, may be permissible as determined by provisions 
of the Conditional Use Permit and subject to the minimum conditions outlined below in this 
section; provided, however, that The minor retail functions shall is not be allowed in R-2 
Residential Medium Density and R-3 Residential High Density zones. 
 (1) Retail functions shall not be approved unless determined by the Planning Commission to 
be compatible with surrounding uses. 
 (2) The retail use Retail functions shall be limited to the display and retail sale of art-work 
created by the artist in the unit working space of the artists’ working and living unit.  
 (3) Retail functions as specified above shall not occupy more than ten fifteen percent (15%) of 
the gross floor area of the an artists’ working and living unit, including the floor area of the 
working space if located separately from the unit that contains the residential dwelling area. 
 (4) Retail space functions shall be integrated into and with the working space. 
 (5) A Prior to engaging in any retail functions a commercial business license shall be obtained 
from the City by the artist or the artist’s business engaging in the retail functions.  
 (6) Commercial parking requirements shall be calculated in accordance with Chapter 25.52, 
retail use, and in no circumstance shall less than one space be provided.  Commercial parking 
requirements shall be calculated in accordance with Chapter 25.52, retail use, and in no 
circumstance shall less than one space be provided. However, the parking standard may be 
reduced or eliminated by the approving authority if the project applicant can demonstrate, as 
supported by substantial evidence in the record, that the parking reduction or elimination will 
have no adverse impact on public coastal access and/or use of public recreational trails.  
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Suggested Modification No. 4: 
 
Add new subsection 25.16.050(A)(17.5)[between subsections (17) and (18), re-number as 
appropriate]: 
 
(17.5) The use of the artist’s working and living unit(s), including any incidental retail, shall not 
generate excessive vehicular traffic or parking demand that would interfere with public coastal 
access or with the use of public recreational trails. 
 
 
Suggested Modification No. 5: 
 
Add new Section 25.16.075, following Section 25.16.070 Findings [re-number as appropriate] as 
follows: 
 
Section 25.16.075 Coastal Development Permit – Required Findings 
In addition to any other findings required for approval of artist work/live unit(s), a coastal 
development permit as required pursuant to Chapter 25.07 shall only be approved when all of the 
following findings, supported by substantial evidence in the record, can be made: 

(A) The artist work live unit(s) is/are consistent with the policies of the certified Land Use 
Plan including the Land Use Element, the Open Space/Conservation Element, and the 
Coastal Land Use Plan Technical Appendix; 

(B) If a density bonus is part of an artist work/live project proposal, that the increase in 
density can be feasibly accommodated on the site in a manner that is in conformity with 
the certified local coastal program; 

(C) If the proposal includes fewer parking spaces than the number of parking spaces that 
would be required under Chapter 25.52, that the approval of the reduction in the number 
of required parking spaces or the elimination of the parking requirement will have no 
adverse impact on public coastal access and/or use of public recreational trails. 

 
 
 
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, but the certified IP also includes a 
number of other documents.  However in this case only Title 25 Zoning is proposed to be modified, 
specifically Chapter 25.16 Artist Live Work and Chapter 25.17 Second Residential Units.  The 
changes proposed to Chapter 25.16 Artist Live Work are reflected in Ordinance No. 1567 which 
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was submitted for Commission action via City Council Resolution No. 12.51.  The changes 
proposed to Chapter 25.17 Second Residential Units are reflected in Ordinance No. 1570 which 
was submitted for Commission action via City Council Resolution No. 12.062.  The changes 
proposed via the separate resolutions are not related to each other.  The proposed changes are 
described in greater detail below.  Only the Implementation Plan portion of the City’s certified LCP 
is affected by the proposed amendment.  
 

1. Setting & Background 
 
The Coastal Zone in Laguna Beach represents some 4.78 square miles of land, encompassing the  
entire City limits except for Sycamore Hills, which is inland of the intersection of Laguna Canyon 
and El Toro Roads.  Geographically, the City is comprised of three main parts: the shoreline, the 
coastal plain, and the hillsides and canyons. The City's shoreline extends for approximately 4.2 
linear miles.  Most of the City’s shoreline is fronted by bluffs, with areas of pocket beaches.  The 
shoreline does include two large sandy beaches: Main Beach adjacent to the City’s downtown area, 
at the mouth of Laguna Canyon; and, Aliso Beach in South Laguna at the mouth of Aliso Canyon.  
The coastal plain lies between the ocean bluff tops and the base of the San Joaquin Hills.  Inland of 
the coastal plain are the hillside and canyon areas.  The City’s downtown is located on the flat delta 
area at the mouth of Laguna Canyon, surrounded by canyon walls inland, and bordered on the west 
by the Pacific shoreline.  Only two roads provide access into and out of the City (Coast Highway 
and Laguna Canyon Road), which establishes a physical separation from other regions and 
contributes to the downtown area having a special identity.  The special identify of the downtown is 
known locally as the village character. 
 
The City’s Land Use Plan was originally certified in the 1980s and consists of the Coastal Land Use 
Element, the Open Space/Conservation Element, and the Coastal Technical Appendix.  An 
Implementation Plan for the City was certified in 1993, with the City assuming coastal development 
permit issuing authority at that time.  The certified IP is comprised of a number of different 
documents, but the main document is the City’s Title 25 Zoning Code.  The Open 
Space/Conservation Element, and Title 25 have been amended a number of times since original 
certification.  The Coastal Land Use Element was updated and replaced in its entirety via LCPA 1-
10 in 2012. 
 

2. Ordinance No. 1567 – Artist Live Work 
 
The City takes pride in its identify as an “artist colony.”  Indeed, this sense of artistic presence, as 
exemplified by the art festivals, art museum and art galleries, is a major visitor draw to Laguna 
Beach.  In order to maintain and enhance this artistic association, the City, in its certified LCP, 
encourages the presence of working artists as residents of the City.  The City recognizes that for 
some artists it would be cost prohibitive to live in Laguna Beach without incentives to make it 
financially feasible.  That is the intent of the Artists’ Work/Live Chapter.  By providing both living 
and working space together in a single facility, the cost of living within the City is intended to be 
somewhat reduced.  This intent is reflected in Section 25.16.010 Intent and Purpose, which states: 
“This chapter is intended to facilitate the provision of an affordable lifestyle, for artists of limited or 
modest income as an incentive to locate and remain in Laguna Beach.” 
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Regarding the City’s arts identification, the Downtown Specific Plan (part of the certified LCP 
Implementation Plan) states: 
 

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. 

 
The Downtown Specific Plan contains the following polices regarding artists’ residential units: 
 
Topic 2: Identity as an Art Colony 
Policy 1. Encourage a balanced mix of art-oriented uses, such as artist live/work, art supply, art 
studios, computer graphics and design businesses, and art galleries in the downtown. 
 
Policy 6. Provide incentives and encouragement for the development of artists' living and working 
quarters in the Civic Art District and other appropriate zoning districts in the downtown 
area. 
 
Policy 7. Establish standards regulating commercial activities associated with artist live/work that 
are consistent with the goals and policies of the Downtown Specific Plan. 
 
Topic 9: Housing 
Policy 3. Encourage a mixture of residential and commercial uses within a single building. Artist 
Live/work would be an especially desirable option in an appropriate location. 
 
The proposed amendment would modify existing Chapter 25.16 which is currently titled Artists’ 
Live Work.  Artist Live/Work units have been allowed in the City’s certified LCP Implementation 
Plan since it was originally certified in 1993.  Initially, however, the artist units were described as 
an allowable use separately within each of the separate zones in which they were allowed.  City of 
Laguna Beach LCP Amendment No. 1-07C deleted the descriptions in each of the individual 
allowed zones and, instead, created new Chapter 25.16 Artists’ Live/Work.  At that time the intent 
of the Artists’ Live/Work Chapter was to provide affordable living in Laguna Beach for artists as 
an incentive to locate and/or remain in Laguna Beach.  As currently certified, Chapter 25.16 allows 
artist units in the following zones: R-2 Residential Medium Density, R-3 Residential High Density, 
LBP Local Business Professional, C-N Commercial Neighborhood, M-1A Light Industrial, and 
within the Downtown Specific Plan area they are allowed in the CBD - Central Business District-
Office district, CBD - Central Bluffs district, and in the Civic Art district.  The proposed 
amendment would newly allow artists’ work/live units in the M-1B Light Industrial zone. 
 
Recently, concerns have been raised with the current version of Chapter 25.16 as to whether these 
units, intended to promote artists’ residency in the City, are in fact being occupied by artists and 
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used to produce art.  This concern was the genesis of the proposed changes to Chapter 25.16.  The 
proposed re-ordering of the title words in the Chapter, from Artists’ Live/Work to Artists’ 
Work/Live, is intended to emphasize the intention that the units are to be artist work space first, 
with residential use second.  The units are intended to be occupied by working artists, with the 
artistic work being conducted within the unit as an integral part of the space.  The proposed 
amendment is intended to more clearly identify the intended greater emphasis on the work aspect of 
these units over the residential aspect, and to assure that the units are occupied by legitimate, 
working artists.  The definition of Artists’ Working and Living unit is proposed to be revised to 
more clearly emphasize the work aspect of the unit.  The more significant changes proposed are 
described in greater detail below. 
 

a) Density Bonus 
 
One of the more significant changes includes a proposed change to Section 25.16.050 Minimum 
Requirements for Artists’ Working and Living Units, which is proposed to be modified by adding a 
new subsection under the existing section 25.16.050(A) Development Standards.  The proposed 
new subsection 25.16.050(A)(3)(c) would add a new provision that effectively recognizes for the 
first time that a density bonus may be granted for artists’ work live units.  The proposed section 
states (underling indicates City’s language proposed to be added; strike out indicates City’s existing 
language proposed to be deleted): 
 

25.16.050(A): 
(3) Unit Size for Each Artists’ Working Living Unit, Density Standards and General 

Provisions. 
(c) Unless otherwise approved as an incentive for providing additional affordable units 
beyond the required 25% for developments of two or more units as required by the 
City’s Housing Element of the General Plan, Tthe density standards applicable to each 
artist’s working and living development project shall be no greater than the density 
otherwise allowed in the underlying applicable allowable zone. 

 
The Housing Element referenced in the proposed language above is not part of the City’s certified 
Local Coastal Program.   
 

b) Reduced Parking Requirements 
 
As an incentive to provide Artist Work/Live units, the proposed amendment would reduce the 
residential parking requirement from the currently required two spaces per artist residential unit to 
1½ spaces for each artist unit, regardless of the zone in which it is located (Section 
25.16.050(A)(5)).  The proposed language does not specify whether the parking requirement for a 
single artist unit would be rounded down to one space or rounded up to two spaces.  However, 
Chapter 25.52 Parking Requirements, subsection 25.52.012(d), regarding the number of parking 
spaces required, requires that “the fractional number shall be rounded up to the nearest whole 
number” (with exceptions for complexes with multiple uses, where the figure for each use may be 
tabulated with fractions, but when added together must be rounded up). 
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Also, the amendment would eliminate the parking requirement for any retail use associated with the 
artist work/live unit (25.16.050(A)(5) & 25.16.050(B)(6)[5 and 6 proposed to be deleted])).  
Currently up to 10% of the gross floor area of the unit may be used as retail space and parking for 
the retail use is required consistent with Chapter 25.52 (one space per 250 square feet), with a 
minimum of one parking space required.  The proposed amendment would increase the area of the 
unit allowed to be dedicated as retail space to 15%  (25.16.050(B)(3)).  No change is proposed to 
the current prohibition on retail functions within the R-2 and R-3 zones (25.16.050(B)).  Retail use 
is limited to display and sale of artwork created by the resident artist of the subject artist unit 
(25.16.050(B)(2)). 
 
The currently certified version of Chapter 25.16 requires that parking be provided in accordance 
with residential parking standards as indicated in Chapter 25.52 Parking Requirements for both 
residential and retail uses. This parking standard is proposed to be changed as an incentive to 
property owners and developers to provide artist units by allowing a reduction in the amount of 
required parking.  Currently, Section 25.52.012(a) requires a minimum of two spaces for all 
uses/tenancies (excluding multiple-family residential uses and unless otherwise specified in Chapter 
25.52).  Moreover, the requirement for single or two family residential parking is 2 spaces per 
dwelling and an additional parking space is required when the gross floor area is 3,600 square feet 
or more.  For multi-family dwelling units the parking requirement is 1½ spaces for every studio or 
1-bedroom, two spaces for every unit with 2 or more bedrooms and one additional space for every 
additional four units.  In addition, the parking requirement for general retail uses is one space for 
every 250 square feet of gross floor or display area.  Chapter 25.16 currently requires that parking 
be provided for both the residential use and any associated retail use at the rate described in Chapter 
25.52, and including a minimum of one parking space for any retail use associated with the artist 
work live unit. 
 
Section 25.16.050(C)(6) proposes to add to the existing subsection (6) the following sentence: “The 
unauthorized rental of an affordable unit, or the failure of an occupant of an artist’s working and 
living unit to comply with the definition of an “artist” shall be grounds for revocation of the Artist 
Occupancy Permit and the commencement of appropriate code enforcement proceedings against 
the occupant, the owner or both.” 
 

c) Artist Occupancy Permit 
 
Another significant change proposed by the amendment is the creation of a new permit called an 
“Artist Occupancy Permit.”  This permit procedure sets up a process that will require an applicant 
for an artist work/live unit to submit evidence demonstrating their credentials as an artist including: 
a) evidence of a documented body of work, b) evidence of formal artistic training, c) evidence that 
the artistic work has been presented in some type of public forum, and d) letters of recommendation 
from arts professionals.  The newly required Artist Occupancy Permit is proposed to be 
administered by the proposed “Artist Review Panel,” which will be responsible for either approving 
or denying an application for an Artist Occupancy Permit.  As proposed, the decision of the Artist 
Review Panel would be appealable to the City Council.  The proposed Artist Occupancy Permit and 
Artist Review Panel are intended to assure that the units will be occupied by legitimate artists and 
their families.  The Artist Review Panel members will be appointed by the City Council. 
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d) Allow Artists’ Work/Live Units in M-1B Light Industrial Zone 

 
A further proposed change would add the M-1B Light Industrial zone as a zone in which Artist 
Work/Live units are allowed.  Currently, Artist Work/Live units are allowed in the following zones: 
M-1A Light Industrial, C-N, Commercial-Neighborhood, LBP Local Business Professional, 
Downtown Specific Plan – CBD, Civic Art District, CBD-Office, CBD – Central Bluffs, R-2 
Residential Medium Density and R-3 Residential High Density.  Artist work/live units are not 
currently allowed and are not proposed to be allowed in the C-1 General Commercial zone.  The C-
1 zone is the zone that implements the Commercial Tourist Corridor land use designation.  The 
Commercial Tourist Corridor land use designation and the C-1 General Commercial zone represent 
the main visitor serving commercial areas of the City.  This designation/zone occurs along much of 
the Coast Highway corridor, among other places.  The M-1B Light Industrial zone occurs within the 
Laguna Canyon corridor, along Laguna Canyon Road, inland of the Downtown Specific Plan area, 
Coast Highway and the main visitor serving areas of the City. 
 

e) Setback Requirements 
 
Regarding required setbacks, the amendment would add a requirement that artists units within the 
M-1A or M-1B zones be consistent with the minimum setback requirements for property located in 
those zones.  For artists units within other allowable zones, the required setbacks are the minimum 
setback required for property located in the R-2 and R-3 zones.  In addition, as currently certified, 
Chapter 25.16 requires that all artists’ work live units must be setback a minimum of 20 feet from a 
property line that abuts an R-1 zone. 
 

f) Maximum Building Heights 
 
As certified, Chapter 25.16 is silent on the maximum allowable building height.  The proposed 
amendment would add the following statement:  “Maximum building height shall be that height 
specified in the applicable allowable zone.” 
 

g) Area Required for Artist Work Space  
 
The proposed amendment would increase the area of the unit that is required to be dedicated to 
artist work space from 30% of the total square footage of the unit, to at least 50 % of the total 
square footage of the unit.  In the M-1A and M-1B zones, the minimum area dedicated to work 
space would be required to be 66% of the square footage of the unit. 
 

h) Additional Changes Proposed 
 
Other changes proposed to Chapter 25.16 Artists Live/Work include: adding and modifying 
definitions; modifying development standards to, among other things, assure that the Artist Work 
Live units are compatible with the underlying zone in which they occur; and, adding a new 
enforcement section.  A new definition for “artists working and living development project” is 
proposed to make clear that these developments may include one or more units.  New definitions 
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are proposed for “residential dwelling area” and for “working space.”   The newly proposed 
enforcement section, Section 25.16.080 Enforcement, establishes, among other things that is it a 
misdemeanor to sell or rent an affordable artist unit to someone not eligible for the affordability 
benefit, and also establishes that the City may take legal action if rent or sale price in excess of the 
affordable rate is collected.  However, a definition of affordable or a description of how 
affordability would be implemented is not included in Chapter 25.16 either as currently certified or 
as proposed. 
 
Section 25.16.050(C)(6) appears to be missing the word “artist”:  (6) An owner of an artist’s 
working and living unit shall be required to sign an affidavit, punishable under penalty of perjury, 
that the artist’s working and living unit is in compliance with this chapter, including but not limited 
to that the individual unit is occupied by an [artist] in accordance with an Artist Occupancy Permit. 
… 
 
Section 25.16.070 Findings appears to have a typo: The following findings, in addition to those 
required by Section 25.04.030 25.05.030, shall be made in support of a decision to approve a 
Conditional Use Permit for an artist’s working and living development project and all artists’ 
working and living units: . . . 
Provisions for Conditional Use Permits are found in Chapter 25.05 and there is no Chapter 25.04 in 
Title 25. 
 
 3. Ordinance No. 1570 – Second Residential Units 
 
City Council Resolution No. 12.062 requests action on Ordinance No. 1570 which proposes 
modifications to existing Chapter 25.17 Second Residential Units.  Second residential units are 
allowed in the R-1 Residential Low Density and R/HP Residential Hillside Protection zones.  The 
R/HP zone is a low density residential designation that applies to lots in the hillside areas of the 
City and requires development in those areas to be sensitive to the hillside terrain and to 
environmental constraints and to provide for the conservation of existing natural open space lands, 
unique landforms, scenic hillsides and sensitive biological habitats. 
 
The amendment proposes to replace Section 25.17.030 Minimum Requirements in its entirety with a 
new Section 25.17.030 Minimum Requirements. The majority of the changes proposed fall under 
the proposed revisions to Section 25.17.030 Minimum Requirements.  Section 25.17.030 establishes 
the minimum requirements for approval of any second residential unit.  Some of the more 
significant changes proposed in conjunction with the replacement of Section 25.17.030 Minimum 
Requirements are described below. 
 

a) Prohibition on Use of the 2nd unit for short-term lodging 
 
Although Chapter 25.17 is currently silent on the matter, the proposed amendment would add 
language to Section 25.17.030 which states: “A second residential unit shall not be rented for less 
than 30 days, and shall not be converted at any time to short-term lodging pursuant to Chapter 
25.23, as otherwise allowed in the R-1 zone.” (Proposed new Section 25.17.030(Q). 
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b) Parking Reductions 

 
As certified, Chapter 25.17 requires both the main residential unit and the second unit to provide 
parking as required in Chapter 25.52 Parking Requirements.  (25.17.030(M) existing).  While 
retaining the requirement that the main residence comply with the certified LCP parking 
requirements of a minimum of two parking spaces per residential unit, the proposed amendment 
would reduce the parking requirement for all second residential units from two parking spaces to 
one.  And, in addition, if the second unit provides low or moderate income housing, the proposed 
amendment would eliminate the parking requirement entirely without considering whether any 
adverse impacts would result from the reduction.  (25.17.030(R) and (S) proposed). 
 
An additional affordable housing incentive is proposed to be added that would eliminate (for low 
income units) or reduce (for moderate income units) the City’s typically required building, 
planning, or zoning fees.  These incentives, parking and fee reductions, would be granted when the 
property owner limits by deed restriction, covenant and/or other instrument acceptable to the City, 
the occupancy of the units to low-income or moderate income households for a minimum of 55 
years.  Income levels and rental rates would be based on those established annually by the State of 
California (25.17.030(R) Low Income and (S) Moderate Income, proposed). 
 

c) Minimum Lot Size for 2nd Unit 
 
Currently Chapter 25.17 requires that the lot size comply with the minimum lot size required in the 
zone in which the second unit is proposed (25.17.030(N) existing).  The proposed amendment 
would establish an overriding minimum lot size necessary to allow a second residential unit.  The 
proposed minimum lot size is 6,000 square feet. A new standard that establishes a sliding range for 
the allowable square footage of the second unit based upon the size of the lot is also proposed.  The 
sliding range is proposed as follows:  “The maximum second residential unit size shall be 
determined by multiplying the square-footage of the building site by seven percent (7%).”  In 
addition, the proposed amendment would establish a minimum size for new second residential units 
of 275 square feet.  The proposed sliding scale would allow a second unit up to the current 
maximum size for second units of 640 square feet. 
 

d) Nonconforming Structure 
 
The amendment proposes to delete the following language:  “Where the existing single family 
dwelling on the lot constitutes a nonconforming structure, any second residential unit shall be 
subject to the provisions of Chapter 25.56.”  [Chapter 25.56 is titled Nonconforming Buildings, 
Lots and Uses]  (25.17.030(E) existing). 
 

e) Rented but Not sold deleted 
 
As certified, Chapter 25.17 allows that a second residential unit may be rented but not sold 
separately from the main residential dwelling (25.17.030(G).    The proposed amendment would 
delete the requirement that the second residential unit not be sold separately. 
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f) Design & Design Review 

 
Currently a second residential unit is subject to the Design Review regulations of Section 25.05.040.  
However, the proposed amendment would only require that second residential units be subject to 
Design Review when the second unit is constructed in conjunction with the construction of a main 
residence, or when subsequent additions and/or exterior modifications to an existing second 
residential unit are proposed.  In addition, the proposed amendment would limit the requirement for 
Design Review to issues related to the main residence and subsequent additions/modifications to an 
existing second residential unit.  Also, the proposed amendment would establish language stating 
that Design Review of a project cannot result in the removal of or reduction in size of the existing 
second residential unit.  However, the proposed amendment includes a new section that would 
require that an application for a second residential unit include a written summary explaining how 
the unit has been designed to comply with the City’s Residential Design Guidelines.  Also, a new 
height limit allowing a maximum height for second units of a single story and a maximum of twelve 
feet above grade is proposed.  The proposed height limit would not apply to second units within an 
existing structure. 
 

g) Historic Structures 
 
New language is proposed which prohibits second residential units that would be attached to any 
“E” Exceptional or “K” Key rated historic structure, or to any structure listed on the Historic 
Register. (25.17.030(O) proposed). 
 

h) Other minor changes proposed 
 
Currently Section 25.17.030(J) requires that second residential units “comply with the zoning 
requirements and property development standards for the zone within which the lot is located.”  
That language is proposed to be modified to require: “zoning plan check for compliance with 
applicable zoning standards and criteria.”(25.17.030(C) proposed).  In addition, new language is 
proposed that states: “The building site coverage limitation shall include all structures, including 
the main residence, the second residential unit, garages, etc.  The totality of the structure(s) on the 
lot shall not exceed the allowable building site coverage specified in the zone in which the second 
residential unit is proposed.” 
 
The proposed amendment would eliminate the requirement that the owner occupy one of the units 
(either the main residential unit or the second unit) by eliminating following language: “One of the 
residential dwellings on a lot on which the second residential unit is proposed to be established 
shall be for the exclusive occupancy of the owner of the lot and shall not be rented or leased as long 
as the second residential unit exists.” 
 
The proposed amendment would provide clarification that conversion of a portion of an existing 
single family main residence to a second unit is allowed provided it complies with the standards 
Chapter 25.17 and provided it does not exceed fifty percent of the main residence floor area. 
 



Laguna Beach LCP Amendment 1-12 
Artists Work Live Units & Second Residential Units 

Page 16 
 
 

 
 

In addition, although second residential units currently must comply with both the zoning district in 
which it is located and with the subject Chapter 25.17 Second Residential Units, the proposed 
amendment would add new language that states that where there is a conflict between the base 
zoning district and the requirements of Chapter 25.17, Chapter 25.17 shall take precedence. 
 
No change is proposed to existing Section 25.17.040 Coastal Development Permits for Second 
Residential Units which states that all the provisions of Chapter 25.07 regarding the review and 
approval of coastal development permits in relation to second residential units are applicable, 
except that a public hearing is not required and that, if appealable, the coastal development permit 
may be appealed to the Coastal Commission without a discretionary appeal hearing by the City 
Council.  However, there does appear to be a typo in this section in that the title of the Chapter is 
shown as 12.17 rather than 25.17 and the Section number is shown as 12.17.040 rather than 
25.17.040. 
 
B. Findings for Denial of Implementation Plan Amendment 1-12 as Submitted 
 
The standard of review for amendments to the Implementation Plan of a certified LCP is whether 
the Implementation Plan, as amended by the proposed amendment, will be in conformance with 
and adequate to carry out, the policies of the certified Land Use Plan (LUP). 
 

1. Reductions in Required Parking 
 
The visitor serving areas of the City are primarily located along Coast Highway and in the 
downtown area.  Artist Work/Live units are allowed in zones that are in or adjacent to these areas.  
Much of the downtown development was established in the 1950s or earlier, prior to the imposition 
of parking standards.  Regarding parking, Topic 5: Parking of the Downtown Specific Plan states: 
 

“One of the most notable problems in downtown Laguna Beach is the deficiency of parking 
facilities. The City has adopted requirements for off-street parking that are considered 
adequate to satisfy normal parking demands generated by commercial businesses. A parking 
problem continues to exist since the majority of the buildings provide little or no off-street 
parking.  These buildings were built before the City adopted off-street parking requirements 
and are consequently "grandfathered." This means they receive a credit for parking which is 
not actually provided. This credit exists for the life of the building.” 

 
As stated in the DSP: “Laguna Beach draws over 3 million visitors each year. The art festivals, 
coastal recreation opportunities, shops, restaurants and the general ambiance of the community are 
the central attractions to visitors who come to Laguna primarily during the summer and school 
vacation periods as well as during warm weekends throughout the year.” 
 
The certified LUP includes a number of policies that require that public access to the shoreline and 
visitor serving uses be maximized.  In addition, the certified LUP includes a number of policies that 
recognize that the provision of adequate parking is a necessary factor in maximizing public access. 
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The Coastal Land Use Plan Technical Appendix segment of the certified LUP incorporates the 
following Coastal Act policies regarding public access and visitor serving uses: 
 
Section 30210 
 

In carrying out the requirement of Section 2 of Article XV of the California Constitution, 
maximum access, which shall be conspicuously posted, and recreational opportunities shall 
be provided for all the people consistent with public safety needs and the need to protect 
public rights, rights of private property owners, and natural resource areas from overuse. 

 
Section 30222 
 

The use of private lands suitable for visitor-serving commercial recreational facilities 
designed to enhance public opportunities for coastal recreation shall have priority over 
private residential, general commercial development, but not over agriculture or coastal-
dependent industry. 

 
Section 30252(4) 
 

The location of and amount of new development should maintain and enhance public access 
to the coast by providing adequate parking facilities or providing substitute means of 
serving development with public transportation. 

 
In addition, the Coastal Element Land Use Plan portion of the certified LUP contains the 
following policies: 
 

Policy 6.9 Provide public access to designated public areas wherever safe and legally and 
environmentally appropriate. 

 
Policy 8.8 Evaluate and, if necessary, amend the parking standards to ensure that new development 
and intensifications of use provide the quantity of parking for the uses proposed. 

 
In addition, GOAL 5 of the Coastal Element Land Use Plan states: 
 

Policy 5.3 Evaluate and, if necessary, modify the commercial parking standards for new 
development and/or changes of use, especially when such occurrences impact adjacent residential 
or visitor-serving areas. 

 
The LUP policies cited above require that public access be maximized and recognize that parking is 
a significant factor in assuring maximum access.  Coastal access includes access to the City’s 
beaches, but also the ability to access the many visitor amenities available in the City including the 
summer art festivals, shopping and dining, and use of the City’s parks and coastal walkways. 
 
That there is a lack of adequate parking to serve beach goers and other visitors to Laguna Beach is 
underscored by a project currently under consideration by the City – construction of parking 
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structure in the City’s downtown core, just north of City Hall, with a goal to include a 500-space 
parking structure and about 100 surface parking spaces, (a net gain of 200 spaces).  A memo from 
the Community Development Director to the City Manager, dated 10/14/13, regarding the Village 
Entrance Project – Visitor Serving Parking (available on the City’s website at: 
http://lagunabeachcity.net/civicax/filebank/blobdload.aspx?blobid=9271 ), states: “Laguna Beach is 
an older city that was not designed for the high amount of beach parking that is needed to 
accommodate the current demand generated by both tourists and residents, much less future 
demand.”  The memo also acknowledges that Commission staff is “open to integrated programs that 
address the access issue through a combination of methods.” 
 
It should also be noted that the certified Coastal Element Land Use Plan includes goals and policies 
to minimize automobile use.  Policy 1.1 aims to reduce greenhouse gas emissions, and cars are a 
main source of those emissions.  A Guiding Principle of the City’s Coastal Land Use Element 
Mission Statement is: 
 

4. Minimize the impact of the automobile on the character of Laguna Beach and emphasize a more 
pedestrian-oriented environment, safer sidewalks/pathways, landscaped buffer zones, and alternative 
means of transportation. Transportation alternatives are a high priority for Laguna Beach, 
particularly during the summer festival season. During the summer months and on holidays and 
weekends Laguna Beach is frequently impacted by traffic. Through its General Plan policies, the 
City continually strives to facilitate the movement of traffic in a safe and uncongested manner 
consistent with a pedestrian-oriented community. The proximity of some commercial and residential 
land uses in the City and mixed-use development are ideal for pedestrian and bicycle use. General 
Plan policies promote and encourage a pedestrian-oriented community by developing a system of 
bicycle rights-of-way and pedestrian paths, increasing alternative transit opportunities, and 
discouraging high-speed traffic along City streets.] 

 
The Commission recognizes and supports the goal of promoting non-automobile circulation.  In 
providing the summer shuttle system, remote parking at the ACT V lot (located inland of the beach 
and downtown on Laguna Canyon Road) that is served by the shuttle, the taxi voucher program, 
employee parking programs, and the regular public transit system the City has made great strides in 
this direction.  In addition, Policies 20 and 21 of the Downtown Specific Plan (DSP) require 
preparation of a Downtown Specific Plan Parking and Traffic Management Program.  First on the 
list of very high priority Improvement Projects in the DSP is a “Traffic Management Plan” that will 
include consideration of parking solutions.  Other policies in the DSP refer to a “Downtown Specific 
Plan Parking and Traffic Management Program”.  In April of this year, the City circulated a draft 
“Downtown Specific Plan Area & Laguna Canyon Road Parking Management Plan”.  The 
Introduction portion of the draft Plan states: 
 

“One of the notable issues observed by residents, visitors, employees and business people in 
Downtown Laguna Beach and Laguna Canyon Road is trying to find a place to park their 
vehicle.  This is particularly true during peak summer conditions, when in addition to the 
usual attractions contained in the Downtown environment, Laguna Beach becomes a 
popular destination due to its beaches and summer art festivals.” 

 

http://lagunabeachcity.net/civicax/filebank/blobdload.aspx?blobid=9271
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The draft Downtown Specific Plan Area & Laguna Canyon Road Parking Management Plan 
includes much information and strategies for improving the parking condition in the City’s 
downtown area.  However, it is yet to be finalized and incorporated into the LCP and although it 
contains parking improvement strategies, as currently written none are required to be implemented, 
but rather are suggestions.  In addition, funding sources for the various parking strategies 
considered remain to be identified.  Nevertheless, preparation of the draft Parking Management Plan 
is a very significant and valuable step toward ultimately improving the access issues that arise due 
to lack of available parking needed to serve the current and future demand. 
 
In the meantime however, support for those coastal visitors who arrive to the City’ coastal zone via 
car must still be provided to assure that public access is maximized.  One form of support for 
coastal visitors is the provision of adequate parking, especially in areas near the beach and near and 
within the visitor serving areas of the City including the downtown area.  To maximize public 
access and visitor serving uses within Laguna Beach, the provision of adequate public parking 
remains a vital component.  While the Commission and its staff support promoting alternative 
means of transportation and reducing dependence on the automobile, there must still be recognition 
that many coastal visitors, particularly those from inland areas, at this point in time, cannot feasibly 
access Laguna Beach without use of an automobile.   
 
Until such time as non-automobile coastal access for visitors is readily available, parking must be 
provided to assure maximum access is provided consistent with the requirements of the certified 
LUP, including the Coastal Technical Appendix’s express incorporation of Sections 30210 and 
30223 of the Coastal Act.  The Commission recognizes that, once parked within the City’s coastal 
zone, the ability to move about the City, either via the pedestrian friendly downtown area or along 
the length of City’s Coast Highway and Laguna Canyon Road via the free summer shuttle and the 
City’s regular year round transit system, the need to re-park does not happen with each different 
visitor serving use sampled.  However, that initial parking space still must be provided.  And, 
currently, as outlined above, adequate parking to serve the visitor and beach-goer demand does not 
exist.  Once in the City, the summer shuttle/trolley service is a valuable method to move within the 
City between beaches and other visitor destinations, however, visitors to the City are still largely 
dependent upon the automobile to reach the Laguna Beach in the first place.  In order to promote 
public access to City’s visitor amenities from inland areas, which still typically requires the use of 
an automobile, the availability of adequate parking remains a major factor.   
 
As proposed, both Chapter 25.16 Artists’ Work/Live and Chapter 25.17 Second Residential Units 
would reduce the parking requirement for artists’ work/live units and second residential units.  The 
parking reductions are intended as an incentive to encourage property owners and developers to 
provide these types of residential units.  The certified LCP includes a number of policies promoting 
artists’ units to encourage artists to live within the City.  Coastal Element Land Use Plan Policy 6.2 
promotes the provision of housing to serve low and moderate income households.  In addition, State 
law requires that affordable residential units be made available. 
 
The parking requirement for Artists Work/Live units is proposed to be reduced from the standard 
required by Chapter 25.52 Parking Requirements (generally two spaces per residential unit), to a 
requirement for 1.5 spaces per unit.  In addition, as proposed, the 1.5 spaces per unit can be further 
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reduced to one space per unit when a certain percentage of the units are deed restricted for 
affordability beyond the minimum 25% affordable unit requirement for such development.  In 
addition, parking for retail use associated with an artist unit is proposed to be eliminated entirely.  
Currently, the certified Chapter 25.16 requires parking consistent with Chapter 25.52 Parking 
Requirements, which requires one parking space for every 250 square feet of retail. 
 
In addition, pursuant to proposed changes to Chapter 25.17 Second Residential Units, the parking 
requirement for second residential units would be reduced from two spaces per unit (primary and 
second unit) to require a single space for the second unit, but would maintain a two space 
requirement for the primary residence.  All of the parking reductions are intended as incentives to 
provide affordable housing units.  The parking reductions for artists’ units are also intended as 
incentives to provide artists units. 
 
No information was submitted with the amendment request regarding whether the proposed parking 
reductions could have adverse impacts on public access, despite the fact that parking is recognized 
in the certified LUP as necessary to maximize public access and recreation and that there is already 
inadequate parking to serve the demand. 
 
In the case of second residential units, the second units are limited to a maximum of 640 square 
feet, and limited to lots with a minimum size of 6,000 square feet.  In addition, both the primary 
residence and second unit together would still be required to be within the allowable lot coverage 
constraints.  Therefore, not every lot in the R-1 and R/HP zones would meet the requirements 
necessary to allow a second unit.  Further, the R/HP lots and many of the R-1 lots are located in the 
inland, hillside areas, not within walking distance to the beaches and visitor serving areas of the 
City.  Also, because the units would already be located in the City, a resident of a second unit could 
more easily get around the City using the City’s public transportation and would not need an initial 
parking space upon arrival into the City as would a visitor.  For these reasons, impacts to public 
access and recreation due to parking reductions for second residential units are expected to minimal, 
and thus, the proposed reduced parking requirement for second units may not always result in 
adverse impacts to public coastal access.  
 
Similar arguments can be made supporting the reduced parking for the Artist Work/Live residential 
units.  Although there is not a specific requirement that an artist unit be affordable, because the unit 
must comply with the regulations of the underlying zone in which it occurs and the maximum 
percentage of the unit that may be dedicated to residential use would be limited to 50% of the total 
unit and 66% of the unit in the light industrial zones, the residential area of any unit would be 
smaller than typical residences in any of the allowable zones.  In addition, the units could only be 
occupied by artists (as determined by and enforced via language in the proposed amendment), 
which would limit their marketability and thus cost.  Moreover, the goal of establishing these units 
is to make living in Laguna Beach affordable to artists.  Based on these factors, it is expected that 
the artists units will indeed be affordable to low or moderate incomes.  In addition, many of the 
zones in which the units are allowed are well served by alternate transportation options including 
the summer shuttle, pedestrian and bicycle options, and the regular public transit system, which 
would allow an Artist Work/Live resident to more easily get around the City and so would not need 
an initial parking space upon arrival into the City as would a visitor 
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The proposed changes to Chapter 25.16 Artist Work/Live also proposes to eliminate any parking 
requirement for the retail use that is allowed in conjunction with these units.  Currently, the 
standards of Chapter 25.52 Parking Required apply to the retail use.  The retail parking standard is 
one parking space for every 250 square feet, with a minimum of one space required for retail space 
below 250 square feet.  It should be noted, however, that the retail use would be limited to a 
maximum of 15% of the total size of the unit, and so the space is not typically expected to create a 
significant customer draw in and of itself.  More typically, the retail function is expected to appeal 
to visitors already in the area (the downtown area for example), thus not creating its own separate 
parking demand. 
 
For these reasons, impacts to public coastal access due to parking reductions for artists’ work/live 
and second residential units are also expected to minimal, and thus, the proposed reduced parking 
requirement may not always result in adverse impacts to public coastal access. 
 
However, as proposed, these parking reductions would be allowed outright without consideration to 
whether a specific project’s reduced parking would adversely impact public coastal access.  
Depending upon the location and specifics of a project, it is possible that these reductions will have 
adverse impacts on public coastal access due to the reduced parking requirement.  In the City of 
Laguna Beach, where inadequate parking is already acknowledged as having adverse impacts on 
access, specific findings regarding whether a proposed project would adversely impact public 
access or not if the amount of parking spaces provided were reduced to less than that required in 
Chapter 25.52 Parking Requirements, should be required before these reductions could be allowed.  
In cases where no impacts would result, the project could be found to be in conformance with the 
policies of the certified LUP and thus the parking reduction could be allowed.  However, where it is 
determined that adverse impacts would result, the reductions could not be found to be in conformity 
with the policies of the certified LUP and so should not be allowed.  As proposed, the amendment 
allows these parking reductions whether or not adverse impacts to coastal access would result.  
Therefore, as proposed the amendment is not in conformity with nor adequate to carry out the 
policies of the certified Land Use Plan regarding maximizing public access and must be denied. 
 

2. Protection of Coastal Resources - Density Bonus Incentive 
 
The proposed amendment includes a change to Section 25.16.050 Minimum Requirements for 
Artists’ Working and Living Units.  This section is proposed to be modified by adding a new 
subsection under the existing section 25.16.050(A) Development Standards.  The proposed new 
subsection 25.16.050(A)(3)(c) would add a new provision that effectively recognizes for the first 
time that a density bonus may be granted for artists’ work live units.  The proposed section states 
(underling indicates City’s language proposed to be added; strike out indicates City’s existing 
language proposed to be deleted): 
 

25.16.050(A): 
(4) Unit Size for Each Artists’ Working Living Unit, Density Standards and General 

Provisions. 
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(c) Unless otherwise approved as an incentive for providing additional affordable units 
beyond the required 25% for developments of two or more units as required by the 
City’s Housing Element of the General Plan, Tthe density standards applicable to each 
artist’s working and living development project shall be no greater than the density 
otherwise allowed in the underlying applicable allowable zone. 

 
The Housing Element referenced in the proposed language above is not part of the City’s certified 
Local Coastal Program.   
 
Concerns raised by the potential application of a density bonus stem from the potential for impacts 
to coastal resources, including, but not limited to, sensitive habitat, public access, and public views.  
For example, if the density is allowed to be increased to a point where the footprint of a structure is 
larger than what would otherwise be allowed, that could result in development in or closer to 
sensitive habitat than would be consistent with habitat protection policies, such as required buffers 
or avoidance of impacts, of the certified LUP.  Thus, without provisions to assure such impacts 
would not occur, the proposed density bonus could not be found to be in conformance with the 
policies of the certified LUP. 
 
Coastal Act Section 30604(f)-(g) states: 
 

(f) The commission shall encourage housing opportunities for persons of low and moderate 
income.  In reviewing residential development applications for low- and moderate-income 
housing, as defined in paragraph (3) of subdivision (h) of Section 65589.5 of the 
Government Code, the issuing agency or the commission, on appeal, may not require 
measures that reduce residential densities below the density sought by an applicant if the 
density sought is within the permitted density or range of density established by local zoning 
plus the additional density permitted under Section 65915 of the Government Code, unless 
the issuing agency or the commission on appeal makes a finding, based on substantial 
evidence in the record, that the density sought by the applicant cannot feasibly be 
accommodated on the site in a manner that is in conformity with Chapter 3 (commencing 
with Section 30200) or the certified local coastal program. 
 
(g)  The Legislature finds and declares that it is important for the commission to encourage 
the protection of existing and the provision of new affordable housing opportunities for 
persons of low and moderate income in the coastal zone. 

 
The City is proposing these changes to the IP in an effort to make it consistent with State 
Affordable Housing law (Government Code section 65915).  Section 65915m of the Government 
Code, however, provides that it is not intended to limit application of the Coastal Act1.  The Coastal 
Act establishes that the standard of review for Implementation Plan amendments is the certified 
Land Use Plan and that the standard of review for local coastal development permits is the total 
                                                 
1 Government Code Section 65915(m) states: 
(m) Nothing in this section shall be construed to supersede or in any way alter or lessen the effect or application of the 
California Coastal Act (Division 20 (commencing with Section 30000) of the Public Resources Code). 
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Local Coastal Program.  Thus, any project that is inconsistent with the certified LCP would also be 
inconsistent with Coastal Act requirements.  Therefore, any amendment to the certified IP intended 
to carry out the requirements of Government Code Section 65915, must also be consistent with the 
policies of the certified Land Use Plan. 
 
The City’s certified LUP includes policies for the protection of public access and recreation, 
protection of environmentally sensitive habitat areas (ESHA) and wetlands, promotion of visitor 
serving uses, protection of visual resources, and protection of water quality, among others.  The 
proposed amendment does include a section on required findings necessary for approval of a 
conditional use permit for an artists’ work/live unit.  A CUP for an artist work/live unit may include 
approval of a density bonus.  The findings the City must make to approve a CUP, potentially 
including density bonus, are that the proposed use: will not have an adverse effect to health, safety 
or welfare of persons residing or working in the surrounding area or impair the use and enjoyment 
of surrounding property in the vicinity of the site; the site is adequate in size and shape to 
accommodate development requirements; the site is adequately served by streets to serve the traffic 
generated by the use; that there are sufficient conditions imposed to assure that the unit will not be 
separately rented or sold; that the art work be compatible with zoning and the surrounding area; and, 
that the unit reflect the use and be compatible with the surrounding neighborhood. 
 
The required findings for approval of a CUP for an artist unit do not include a requirement that a 
project with a density bonus incentive be consistent with the certified LUP.  Government Code 
section 65915 stipulates that it is not intended to limit application of the Coastal Act.  It is the 
Coastal Act that establishes that the standard of review for amending a certified Implementation 
Plan, such as the City of Laguna Beach Implementation Plan, is the certified Land Use Plan and that 
the standard for local coastal development permits is the Local Coastal Program as a whole.  So any 
project that is inconsistent with the LCP is also inconsistent with the requirements of the Coastal 
Act.  Pursuant to the Government Code section 65915(m), any revision to bring the affordable 
housing section of the certified IP into conformity with the requirements of the density bonus 
statute, must also comply with the requirements of the Coastal Act.  So, in addition to the 
requirements of consistency with the LUP dictated in section 30513 and 30514 of the Coastal Act 
for certification of Implementation Plan amendments, the Commission recognizes that Government 
Code section 65915 is coexistent with the Coastal Act and further affirms that the City is required to 
comply with the Coastal Act, including the Coastal Act’s provisions relating to Implementation 
Plan amendment certification, when adopting ordinances related to density bonus proposals. As 
proposed, the IP amendment is not fully consistent with relevant policies of the LUP.  The 
amendment does not ensure that any density bonuses would be consistent with the certified LUP 
and therefore does not conform with, and is inadequate to carry out, the certified LUP as required 
by Coastal Act section 30513.  Consistency with the resource protection policies of the certified 
LUP is necessary in order to achieve the basic goals of the Coastal Act.  Therefore, the 
Implementation Plan amendment must be denied as proposed.   
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C. Findings for Approval of Implementation Plan Amendment 1-12 if Modified 
as Suggested 

 
1. Incorporation of Findings for Denial of Implementation Plan Amendment 1-12 

as Submitted 
 
The findings for denial of the Implementation Plan amendment as submitted are incorporated as if 
fully set forth herein. 
 

2. Parking Reductions 
 
As described previously in the findings for denial as submitted, as proposed the amendment would 
reduce the amount of parking required for artists’ work/live units and for second residential units. 
As proposed, the parking reductions would not be limited to only those projects where findings can 
be made that the reduced number of parking spaces would not have adverse impacts on public 
access, including access to the beach and to other visitor serving amenities.  Thus, as proposed, the 
amendment must be denied.  However, if the amendment were modified to add a section that 
stipulates the findings that must be made in order to approve a coastal development permit for a 
project with parking reductions that could be allowed in the amended Chapters 25.16 and 25.17, the 
amendment could be found to be in conformity with and adequate to carry out the policies of the 
certified Land Use Plan.  Therefore, the Commission finds that only if modified as suggested can 
the amendment could be found to be in conformity with and adequate to carry out the policies of the 
certified Land Use Plan. 
 

3. Protection of Coastal Resources - Density Bonus Incentive 
 
As described previously in the findings for denial as submitted, as proposed the amendment would 
not ensure that any density bonuses would be consistent with the resource protection policies of the 
certified LUP.  As proposed, a density bonus could be allowed for an artists’ work/live unit without 
making the findings that the artist unit, with the density bonus, can only be approved when the 
density bonus incentive is consistent with the resource protection policies of the certified LUP.  
However, if the amendment were modified as suggested the amendment would be consistent with 
the certified LUP.  The modifications suggested to bring the amendment into conformity with the 
LUP identify when a coastal development permit is required and identify specific findings that must 
be made in order to approve a coastal development permit for artists work/live units.  The specific 
findings required specify that in order to approve a coastal development permit for artist work/live 
units, including units with a density bonus incentive, that any density bonus must be consistent with 
the policies of the certified Local Coastal Program Land Use Plan.  Only if modified as suggested 
could the proposed amendment be found to be in conformity with and adequate to carry out the 
policies of the certified Land Use Plan. 
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4. Lower Cost Overnight Accommodations 
 
Among the changes proposed to Chapter 25.17 Second Residential Units is a proposal to add a new 
subsection, which would prohibit short-term rental of second residential units.  Chapter 25.17 is 
currently silent on use of second units for short-term lodging, however, in practice, the City has 
prohibited their use as short term lodging.  The proposed amendment would add language to 
Section 25.17.030 which states: “A second residential unit shall not be rented for less than 30 days, 
and shall not be converted at any time to short-term lodging pursuant to Chapter 25.23, as 
otherwise allowed in the R-1 zone.”  Chapter 25.23 Short-term Lodging establishes the standards for 
the short-term lodging use.  “Short-term” is defined in Chapter 25.23 as thirty days or less.  Section 
25.23.030 identifies the zones in which short-term lodging is allowed and prohibits the use in all 
other zones.  Currently, short-term lodging is allowed in the following zones: Residential Low 
Density R-1, Residential Medium Density R-2, Residential High Density R-3, Local 
Business/Professional LB/P, Commercial Neighborhood C-N, Local Business C-1, Commercial 
Hotel-Motel CH-M, and Village Community V-C.  Approval of short-term lodging in the 
Residential Low Density R-1 zone is subject to a conditional use permit.  In all other zones where 
the use is allowed, an administrative use permit is required.  As currently certified, the LCP allows 
short-term lodging in the R-1 zone and second residential units are allowed within the R-1 zone.  It 
is reasonable to conclude that the certified LCP allows these second residential uses within the R-1 
zone to be used for short-term lodging.  
 
The City has indicated that the goal with the proposed changes to Chapter 25.17 Second Residential 
Units, is to promote use of these second units as a means of providing affordable housing within the 
City.  The reasoning being that these second units, because their size is limited to a maximum of 
640 square feet, are smaller than other residences in the City so they are inherently more affordable.  
Because the City is virtually built out and the cost of land in the City is high, the City has indicated 
there are few opportunities to otherwise meet the State’s affordable housing requirement.  Because 
short-term rentals can be more lucrative to property owners, the City believes that allowing the 
option of renting these second residential units on a short-term basis would be a strong disincentive 
to provide long-term rental use of the second units.  If the second units were allowed to be rented on 
a short-term basis, the potential number of affordable residential units in the City would be 
significantly reduced. 
 
No information was included in the amendment request file to address the proposed removal of the 
short-term lodging use for second residential units in the R-1 zone and thus, no analysis of whether 
impacts to visitor serving use, specifically, overnight accommodations, would occur due to the 
proposed prohibition on use of second units for short-term lodging.  City staff reports and minutes 
from Planning Commission and City Council meetings on the matter indicate the loss of lower cost 
visitor accommodations was not considered in this decision. 
 
However, the City’s LUP includes strong support for visitor serving uses including lower cost 
overnight accommodations such as can be provided with short-term rentals.  Policy 6.2 of the 
certified Coastal Element Land Use Plan requires that affordable overnight accommodations be 
protected, encouraged and, where, feasible, provided.  The certified Coastal Technical Appendix 
incorporates Coastal Act Section 30213 which requires that lower cost visitor facilities be 
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protection, encouraged, and where feasible provided.  It is important that the proposed LCP 
amendment avoids creating a disincentive to provide such use or that would prohibit the use 
entirely.   
 
Pursuant to the policies of the certified LUP, the City has a responsibility to ensure that a range of 
affordable visitor opportunities be provided within the City, including overnight accommodation 
facilities. As shown in Exhibit 9 (Overnight Accommodations in the Coastal Zone of the City of 
Laguna Beach), the City of Laguna Beach does have a variety of accommodation types in various 
price ranges.  These are largely in the form of hotel/motel rooms. The City has indicated that there 
are not presently any hostels, campgrounds, or other types of accommodations that are generally 
considered to be ‘lower cost’. Therefore, it is important to protect existing accommodations in the 
City that are at the lower to moderate cost of the spectrum, and to encourage provision of additional 
such accommodations. 
 
The provision of overnight visitor accommodations serves a significant purpose as a subset of 
visitor serving uses. The short-term lodging use would also promote visitor use and public access.  
Overnight visitor accommodations allow those who do not live within a day’s drive of the coast an 
opportunity to enjoy coastal zone amenities when they otherwise may not be able to do so. Access 
to coastal recreation facilities is enhanced when there are overnight lodging facilities for all 
economic sectors. Those members of the public that cannot get to the coast within a day’s journey, 
would need to travel to the coast, and then would need a place to stay overnight so that, finally 
reaching the coast, they don’t have to turn around and head back. 
 
Thus, lower and moderate cost overnight accommodations promote visitor use and public access in 
the area.  Short-term lodging is a visitor serving use that can be lower and moderate cost, which is a 
priority use in the City’s certified LUP.  Short-term lodging in residential zones offer increased 
options in overnight visitor accommodations.  Depending on site-specific circumstances, short-term 
rental of a residence can provide a lower cost option than in a traditional hotel.  This can be true 
when traveling with extended family or other larger groups, for example, where renting a single 
residence is less expensive than renting multiple traditional hotel rooms.  Short-term residential 
rental units also typically include full kitchen facilities, which allow overnight visitors the option of 
preparing meals in, a more affordable option than dining out.  Short-term rental of residential units 
allow visitors the option of extended stays at rates often more affordable than an equivalent duration 
stay in a traditional hotel. 
 
A number of visitor serving overnight accommodations exist in the City of Laguna Beach.  In 
conjunction with the update of the City’s Coastal Land Use Element (LGB-MAJ-1-10), the City 
prepared an inventory of hotels and motels in the City, including the location, number of rooms, and 
the range of room rates (see Exhibit 9).  These range from high-end hotels such as the Montage 
where the rate varies upward to over $1,000 per night, to the Crescent Bay Inn where rates range 
from $69 to $159 per night.  The rates range depending upon, among other things, the time of year 
(generally highest during summer weekends and lowest during winter weekdays).  The rate 
information was collected by the City approximately two years ago, but still provides a valid gauge 
of the amount of overnight accommodations available in the City and the range of cost.  In addition, 
Chapter 25.22 establishes standards for Bed and Breakfast facilities within the City.  Bed & 
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Breakfast facilities are defined in Section 25.22.020 as “residential dwelling(s) with short-term 
lodging rooms and the service of breakfast meals included in the daily room rate, and one common 
room available for guest interaction.”  Stays at a Bed & Breakfast are limited to a maximum of 30 
days.  Bed &Breakfast facilities provide another source short-term visitor accommodations in the 
City. 
 
In addition, it is important to note that there would be no change to the existing option of allowing 
the primary residence associated with the second residential unit to be rented on a short-term basis.  
Much of the development seaward of Coast Highway and in the City’s hillside areas is zoned R-1 or 
R/HP, the zones in which second residential units are allowed.  Thus, all the primary residential 
units within these zones would retain the option of short-term rental, subject to approval of a 
conditional use permit and consistent with the requirements of Chapter 25.23 Short-term Lodging.  
Thus, even if second residential units were prohibited from being rented out on a short-term basis, a 
significant number of residential units would still retain the option to provide short-term overnight 
visitor accommodations. 
 
All primary residences within the R-1 and R/HP zones would retain the short-term rental option.  
There is currently a significant supply of traditional overnight visitor accommodations 
(hotels/motels), with a range of costs (Exhibit 9) in the City.  Other overnight visitor 
accommodation options, such as Bed and Breakfast facilities, are also available within the City.  
Policy 6.2 of the certified Coastal Element Land Use Plan protects existing and encourages new 
affordable overnight accommodations.  Based on all these factors, it can be concluded that a 
substantial pool of overnight visitor accommodations, including lower cost options, will remain 
even if Chapter 25.16 prohibits second residential units from being used for short term lodging.  
Therefore, the amendment as proposed, can be found to be in conformity with and adequate to carry 
out the policies of the certified LUP with regard to protection and promotion of short term visitor 
accommodations. 
 

5. Other Changes 
 
The remaining changes of the proposed LCP amendment do not raise issues of conformity with and 
adequacy to carry out the policies of the certified LUP.  No modifications are suggested for the 
remaining changes proposed via Ordinance No. 1567 and Ordinance No. 1570. 
 
 6. Conclusion 
 
The certified LUP requires that coastal resources such as public access and recreation, public views, 
and sensitive habitats be protected.  For the reasons described above, only if modified as suggested 
can the proposed Implementation Plan amendment be found to be in conformity with and adequate 
to carry out the policies of the City’s certified Land Use Plan.  Therefore, the Commission finds 
that, only if modified as suggested is the proposed Implementation Plan amendment consistent with 
and adequate to carry out the provisions of the certified Land Use Plan (LUP). 
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IV. CALIFORNIA ENVIRONMENTAL QUALITY ACT 
 
Section 21080.9 of the California Public Resources Code – within the California Environmental 
Quality Act (CEQA) - exempts local governments from the requirement of preparing an 
environmental impact report (EIR) in connection with its activities and approvals necessary for the 
preparation and adoption of a local coastal program (LCP).  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 LCP does conform with the provisions of CEQA, including the 
requirement in CEQA section 21080.5(d)(2)(A) that the amended LCP 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 13542(a), 13540(f), and 13555(b).  The City of Laguna Beach 
LCP amendment 1-12 consists of an amendment to Implementation Plan (IP) only. 
 
As outlined in this staff report, the proposed IP amendment is not in conformity with the policies of 
the certified Land Use Plan.  However, if modified as suggested, the IP amendment will be in 
conformity with and adequate to carry out the policies of the Land Use Plan.  Thus, the Commission 
finds that the IP amendment, if modified as suggested, is in conformity with and adequate to carry 
out the land use policies of the certified LUP.  Therefore, the Commission finds that approval of the 
LCP amendment as modified will not result in significant adverse environmental impacts under the 
meaning of CEQA.  Therefore, the Commission certifies LCP amendment request 1-12 if modified 
as suggested herein. 
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