
 
 

COMMUNITY DEVELOPMENT DEPARTMENT 
PLANNING COMMISSION STAFF REPORT 

 

Meeting Date:  July 15, 2020 

Agenda Item No:  4.5  

Staff Contact:  Anthony Viera, Associate Planner 

    (949) 497-0398 | aviera@lagunabeachcity.net 

Project Location:  1391 South Coast Highway and 168 Mountain Road | APN: 644-015-11 

Case: Case:   Conditional Use Permit 20-6387, Planning Commission Design Review 20-6384,  

Planning Commission Sign Permit 20-6006, Coastal Development Permit 20-6388,  

and Variance 20-6389 

Applicant: Applicant:   Marshall Ininns, Architect for DIG Coast Liquor, LLC 

 
Executive Summary:  The applicant requests approval of Conditional Use Permit 20-6387, Planning 

Commission Design Review 20-6384, Planning Commission Sign Permit 20-6006, Coastal Development Permit 

20-6388, and Variance 20-6389 to rehabilitate two commercial buildings located at 1391 South Coast Highway 

and 168 Mountain Road (previously Coast Liquor and Big Macs Surf Shack, respectively) and establish two retail 

stores, one food service establishment, and an approximately 2,500-square-foot office area. To facilitate the 

intensification of use, the applicant is requesting incentives to reduce the parking required to be provided on-site 

through both the Historic Preservation and Parking Code provisions of the Laguna Beach Municipal Code. Staff 

finds the application consistent with the intent and purpose of the C-1, Local Business District, as well as the 

goals and policies of the City’s General Plan.  The following staff report provides an analysis of the request with 

a recommendation for City Council approval. The staff report also identifies several design elements for which 

staff is specifically requesting Planning Commission recommendations to forward to the City Council (see pages 

30-31 of this report). 
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BACKGROUND:  The proposed project site is located within the C-1, Local Business District. The 
site is developed with two vacant commercial structures on the ocean side of South Coast Highway at 
the highway/Mountain Road intersection. Surrounding land uses include the 24-room Coast Inn with 
vacant ground floor restaurant to the southeast, an R-2 residential neighborhood to the southwest 
across Gaviota Drive,1 and a surface parking lot for use by Capri Laguna hotel guests to the northwest. 
Additional surrounding commercial uses include but not limited to beach rentals, psychic, Subway take-
out restaurant, and general retail uses located across the highway and to the northeast of the project 
site. An annotated vicinity map is provided below for reference. 
 

 Figure 1 

 
The presence of two beach access stairs, three hotels, and a variety of retail stores, food 
establishments, and personal services stimulate high levels of pedestrian activity in the 
vicinity on a year-round basis and most notably during the summer visitor season 
(Memorial to Labor Day). 

 
1 This R-2, Residential Medium Density Zone is generally developed with single- and multi-family dwellings along the 
oceanfront. 
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Site Characteristics: The 8,500-square-foot corner lot abuts the public right-of-way on three sides. As 
shown in the photo below, a significant change in elevation occurs in the east-west direction, resulting 
in a highway-level storefront accessed from South Coast Highway, where, although two stories, the 
Coast Liquor building reads as single-story. The Coast Liquor lower level is visually experienced and 
entered primarily through the parking lot, with the Olympic cottage accessed at the Mountain Road 
sidewalk. An approximately 12-foot drop in elevation occurs from the highway sidewalk to the 
centerline of Gaviota Drive. Parking at the site is legal, nonconforming with eight parking spaces 
provided. 
 
   Figure 2 

 
The lot exhibits an approximately 12-percent slope in the east-west direction. 

 
Architectural History: Constructed in advance of the 1932 Summer Olympics held in Los Angeles, 
the cottage was one of several used to house athletes and was later brought to Laguna Beach after the 
conclusion of the Games. The structure was inventoried as a “K” or key building during the City’s 
1980-1981 historic survey. The Historic Resources Inventory description, provided as Exhibit D, 
notes that it was one of several relocated to Laguna Beach, and at the time of the survey was one of 
the most unaltered cottages to remain. An original porch was enclosed in 1984 and later remodeled. 
According to the Secretary of the Interior’s (SOI) Standards and California Environmental Quality 
Act compliance review prepared by Ostashay & Associates and provided as Exhibit E, the “K” rating 
and placement on the City’s Historic Register is warranted if significant, character-defining features 
are restored and rehabilitated on the exterior of the building in a manner consistent with the SOI 
Standards. This structure was recommended for placement on the City’s Historic Register as a key 
building by the Heritage Committee first on December 16, 2015, and again on February 11, 2020. City 
staff was supportive in both instances. 
 
The Coast Liquor building was constructed in 1957 in a Mid-Century Modern style. The post and beam 
structure was designed by noted local designer Chris Abel, who later received licenses in engineering 
and architecture. According to Ostashay, Abel designed over 200 buildings and structures, many in 
Laguna Beach. The building was initially called the Coast Inn Liquor Store and was built and operated 
by the owner of the Coast Inn. Notable architectural features include a flat roof with wide overhanging 
irregular eaves, exposed post and beam elements, a long ribbon of large, fixed-pane storefront 
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windows with wood frames and transoms, vertical board and batten siding, and a recessed, canted 
corner entry. Ostashay notes that the rear (west) elevation is utilitarian in design and devoid of any 
stylistic ornamentation. As indicated in the historic assessment, much of the mid-century post and 
beam style and character remain visually evident. As an early work of noted designer and architect 
Chris Abel, a recognized master within the community, and a very good example of the post and beam 
Mid-Century Modern style, Ostashay concludes that the building is potentially eligible for listing on 
the City’s Historic Register as an E-rated, “exceptional” structure. On December 16, 2015, the 
Heritage Committee recommended that the Coast Liquor building be placed on the Historic Register 
as E-rated and with the condition that the proposed work to the building maintain compatibility with 
the prevailing architectural style of the structure. 
 
Following their review of the current project, the Heritage Committee on February 11, 2020 
unanimously recommended approval of the project and placement of the Coast Liquor and Olympic 
cottage buildings on the Historic Register as E- and K-rated buildings, respectively, contingent upon 
the completion of the presented rehabilitation project and subject to the following additional 
conditions: (1) restoration of the three central angled storefront windows; (2) optimization of the 
rooftop mechanical equipment to minimize the equipment screen footprint; (3) if found feasible by 
an architectural historian, restoration of the redwood stain siding finish; and (4) compliance with all 
of the conditions of approval recommended in the historic assessment. Minutes from the February 
11, 2020 meeting have been provided as Exhibit F. 
 
PROJECT REVIEW HISTORY:  
 
Planning Commission Review: The project previously encompassed both the Coast Liquor and Coast 
Inn properties. At that time, the Coast Liquor site was envisioned with a raised pool deck serving hotel 
guests,2 retail area, and deli with 20 outdoor seats. Coast Inn, a 24-room hotel with ground-floor 
restaurant, was proposed to be remodeled to include dining at the ground floor in the location of the 
former Boom Boom Room, new food and beverage service areas at an oceanfront restaurant and dining 
deck, food and beverage service at the rooftop, and a new rooftop pool. This project history spanned 
several years under its prior association with the Coast Inn remodel project and was first heard by the 
Planning Commission on December 14, 2016. Many of the concerns expressed by the Commission 
over the course of three hearings were driven in significant part by the Coast Inn component of the 
project, including but not limited to the scale of the project, neighborhood compatibility concerns, 
authenticity of the historic rehabilitation and appropriateness of the assigned historical rating, and 
parking, trash, loading, and delivery impacts associated with the intensification of use.3 At the Planning 
Commission’s third and final hearing on October 4, 2017, the Commission unanimously voted to 
recommend that the City Council deny the project.  
 
City Council Review: The City Council reviewed the integrated Coast Inn/Coast Liquor project on 
January 23, 2018. The Council noted that they could support historic rehabilitation of the properties, 
but certain outstanding issues would first need to be adequately addressed. Specifically, the size of the 

 
2 This amenity was eliminated prior to the Planning Commission’s October 4, 2017 hearing on the project. 
3 At the last public hearing held on this iteration of the project, which occurred before the City Council on January 23, 
2018, the requested parking credits totaled 86 spaces.  
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Coast Inn rooftop deck with heaters and umbrellas and neighborhood issues related to parking, noise, 
and trash delivery. This iteration of the project was then reviewed by a subcommittee of the City 
Council on February 12, 2018. A modified project limited to the Coast Inn property will be presented 
to the City Council on July 28, 2020. While the Coast Inn project is no longer considered an 
intensification of use and no parking requirement reductions are requested through the historic 
preservation incentives, this request continues to include a historic rehabilitation of the building to 
reflect the original Spanish Colonial Revival style. The revised Coast Inn project also includes a rooftop 
pool and dining area for registered, overnight hotel guests and their personal guests and new rooftop 
signage. 
 
STAFF ANALYSIS:  The applicant requests approval of a Conditional Use Permit, Planning 
Commission Design Review, Planning Commission Sign Permit, Coastal Development Permit, and 
Variance to rehabilitate and preserve two historical commercial buildings and establish two retail 
stores, one food service establishment, and offices.  
 
Figures 3 and 4 

 

 
Primary building elevations. Existing conditions with roof alterations shown staked. 

 
Proposed Land Use Summary: The applicant is proposing to rehabilitate the existing historic fabric of 
the Coast Liquor building and Olympic cottage based on visual inspection, historical photographs, and 
building permit records. The liquor store would be converted from a single- to multi-tenant building. 
A 1,485-square-foot coffee shop would occupy the highway corner. Consistent with the historical use 
of the property, a 1,220-square-foot liquor and convenience store would occupy the remaining 
highway-level tenant space. Abutting the South Coast Highway sidewalk, the applicant is proposing 
to create a 28-seat outdoor dining area. A tenant has not yet been secured for the 346-square-foot 
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Olympic cottage, which would remain retail and is envisioned to provide beach rentals, beach toys, 
and sundry goods. The 2,530-square-foot lower level of the Coast Liquor building is proposed to be 
occupied by one or more office tenants. 
 

 Figure 5 

 
Highway-level land use plan. Not shown: offices at the Coast Liquor lower level. 

 
Conditional Use Permit 20-6387: A Conditional Use Permit (CUP) is required to allow offices on the 
ground floor, grant three parking credits as incentive for establishing a 28-seat sidewalk café, and to 
receive a reduction in parking requirements not to exceed 75-percent based on the degree to which 
the historic character of the buildings are preserved and/or enhanced. Upon recommendation by the 
Planning Commission, City Council approval is required to grant the parking reduction and parking 
credits. 
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Offices at the Lower Level: 
The purpose of the C-1, Local Business District is to provide for the local retail business and 
commercial needs of the City, including certain highway-related uses and limited residential uses. Cafés 
not serving alcoholic beverages are permitted by-right in the C-1 Zone and are therefore not subject 
to a CUP. Retail uses are similarly exempt from the CUP process. Business and professional offices 
are conditionally permitted in this zone provided that they do not exceed 50-percent of the gross floor 
area of the entire structure and are located above the ground floor level. Because the proposed office space 
is not located above the ground floor, the Planning Commission must find that the proposed use is 
similar to and no more obnoxious or detrimental to the welfare of the neighborhood in which it is 
located than any use expressly permitted in the C-1 Zone, and provided further that the proposed use 
is not one which is specifically relegated to or prohibited in the City’s Light Industrial Zones. 
 
When the City prepared its Local Coastal Program (LCP) in the early 1990’s, the City Council had 
contemplated permitting uses such as professional offices on the ground floor in the C-1 Zone. During 
the LCP certification process, the California Coastal Commission revised the City-proposed C-1 
regulations to place additional restrictions on offices and other land uses. In the Coastal Commission’s 
opinion, such uses could out-compete businesses that could be expected to better serve the visitor 
population, such as retail stores and food establishments. In order to encourage a balanced mix of 
uses in this zone, business and professional offices, medical offices, repair stores, residential, 
educational uses, and other businesses that are likely to primarily cater to residents are permissible 
with a CUP provided that they do not exceed 50-percent of the gross floor area and are located above 
the ground floor. It should be noted that these types of businesses are generally permitted by-right in 
the Commercial-Neighborhood Zone, which is intended to feature a stricter resident-serving 
orientation.  
 
Staff believes that the proposed multi-tenant land use mix is well-aligned with the intent and purpose 
of the C-1 Zone. The Olympic Cottage would maintain its retail designation along Mountain Road, 
which due to its proximity to a beach access point can and should take advantage of the visibility it 
would receive from beach-going visitors. The Coast Liquor building would provide retail and food 
service uses at the primary ground level/street level consistent with the C-1 Zone. Although the lower 
level offices are not located above the ground floor, they: (1) are oriented to the residences across 
Gaviota Drive, rather than visitor vehicular and pedestrian traffic; (2) are obscured from view along 
South Coast Highway, with little visibility along Mountain Road; and (3) are not at the primary street 
level. These facts coupled with what is known about shopper behavior limits the productivity of this 
lower level for retail or similar uses. Furthermore, use of this area as office would not preclude the 
property from providing visitors with both food and retail options along each primary street frontage. 
Lastly, local offices provide Laguna Beach residents with local employment opportunities, potentially 
reducing the vehicle miles traveled and improving quality of life by promoting jobs-housing balance. 
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Figures 6 and 7 

 
Left: View toward Mountain Road. A residence at the corner of Mountain and Gaviota is visible at the right. Note the positioning 
of the cottage and its effects on public views into this area, which compounds the issues described on the previous page. Right: 
Roll-up bay doors currently punctuate the lower level entry. Viewed from the rear, the building takes on a two-story appearance, 
with the “upper level” better-suited to providing retail and food opportunities, rather than office uses, due to its direct access 
from the highway sidewalk. 

 
Staff recommends that the Planning Commission find the proposed lower level offices to be similar 
to and no more obnoxious or detrimental to the welfare of the neighborhood than the list of permitted 
and conditionally permitted uses in the C-1 Zone (Exhibit G). Specifically, the lower level office area 
may be considered similar to business and professional offices above the ground floor, for the reason 
that the offices would not be located at the building’s primary street level. Additionally, the office 
would occupy approximately 48-percent of the Coast Liquor building’s gross floor area, below the 50-
percent maximum. 
 
Parking: 
The site is currently improved with an eight-stall surface parking lot. In order to accomplish the 
proposed intensification and change of use, the applicant is requesting a reduction in parking 
requirements pursuant to Laguna Beach Municipal Code (LBMC) Section 25.45.006(A)(3) based on 
the degree to which the historic character of the building will be preserved, and an additional request 
for three parking credits pursuant to LBMC Section 25.52.006(G)(3) for providing a sidewalk café. 
The parking lot would also be reconfigured to increase the parking supply to 13 passenger vehicle-
equivalent stalls.4 A 14th stall could be provided without relocation of the existing trash storage area, 
which would limit the requested parking reduction incentive to 51.4-percent. This alternative is 
discussed on page 12 (see: Trash and Deliveries). As demonstrated by the following tabulation, a 54.1-

 
4 As shown on Sheet A101 of the architectural drawings, the property would provide five standard vehicle spaces, four 
compact parking spaces, one van-accessible space, four motorcycle spaces, and bicycle racks accommodating up to eight 
bicycles. 
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percent reduction in parking requirements plus three parking credits would satisfy the additional 
parking demand and facilitate the change of use. Pursuant to LBMC Section 25.45.006(A)(3), E-rated 
structures in commercial zones may be granted a conditional use permit to allow a reduction in parking 
requirements up to a maximum of 75-percent based on the degree to which the historic character of 
the building is preserved and/or enhanced. 
 
  Table 1 

Parking Analysis 
Square 

Footage 
Required 

Ratio 
Total Spaces  

Lower Level Office, 1391 SCH 2529.63 SF 1:250 SF 10.12 spaces 

Liquor/Convenience Store, 1391 SCH 1220.42 SF 1:500 SF 1 2.44 spaces 

Food Service, 1391 SCH 1485.2 1:100 14.85 spaces 

28-seat outdoor dining area, 1391 SCH 193.72 SF 1:3 seats 9.33 spaces 

Total Spaces Required  37 Spaces 

Grandfathered Parking 
5,531.66SF / 500 (minus eight 

existing spaces provided) -3 Spaces 

Historic Parking Reduction (Coast Liquor Bldg.) 54.1% (of 37 spaces required) -20 Spaces 

Coast Liquor Parking Requirement 14 Spaces 

 
Square 

Footage 
Required 

Ratio 
 

Olympic Cottage, 168 Mountain Rd. 346.03 SF 1:250 SF 2 spaces 2 

Net Required Parking (1391 SCH plus 168 Mountain Rd.) 16 Spaces  

Parking Provided -13 Spaces 

Sidewalk Café Parking Credits -3 Spaces 

Total Required   0 Spaces  
1 The 1958 parking standard is applied based on the continuation of the historical use (retail liquor/convenience). 
2 2 parking spaces per commercial space minimum. 

 
The incentives available to structures placed on the City’s Historic Register are a key element to the 
City’s historic preservation and rehabilitation strategy. LBMC Chapter 25.45 notes that the Historic 
Preservation Ordinance safeguards the heritage of the City, and that these structures can enhance the 
visual character of the City, foster public appreciation of and civic pride in the beauty of the City and 
the accomplishments of its past, strengthen the economy by improving the City’s attractiveness to 
residents and visitors, and stabilize and improve property values. Commercial property owners have 
frequently taken advantage of the parking reduction incentive to pursue adaptive reuse projects 
involving the rehabilitation of older, notable structures. These projects provide the public benefits 
described above and grant property owners greater flexibility to reposition historic properties that may 
otherwise have difficulty keeping pace with market trends. As noted in the table below, several General 
Plan policies encourage the City’s historic preservation program. 
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Table 2 

General Plan Policies Analysis and Comment 

Land Use Element, 
Action 1.1.13 and 5.1.3 

Encourage preservation of historic 
structures and adaptive reuse of 
buildings. 

The proposed project would retain, 
repair, and rehabilitate the important 
character-defining features of the Coast 
Liquor building’s primary east and south 
elevations. Modest compatible changes 
will also occur at the rear (west) 
elevation. The work proposed for this 
structure follows the intent of the SOI 
Standards in that the building would be 
used as it was historically (commercial) 
and would retain its form, massing, 
spatial relationships, notable materials, 
and distinctive features that identify with 
its architectural style, period of 
construction, and designer. The work 
proposed for the Olympic cottage would 
also restore many of the lost features of 
the resource that associate it with its 
period of significance and historical 
significance. The Olympic cottage work 
scope would similarly comply with the 
SOI Standards. 

Land Use Element 
Policy 3.3 

Encourage the preservation of 
historically significant buildings 
and protect the character-defining 
components of Laguna Beach’s 
commercial neighborhoods. 

Historic Resources 
Element Policy 1.3 

Protect historic buildings through 
the implementation and expansion 
of incentive programs specifically 
designed to encourage rehabilitation 
and preservation. Incentive 
programs could include flexible 
development standards, fee waivers 
and property tax reductions. 

 
The combined land use intensities at the Coast Inn and Coast Liquor sites were contemplated to be 
significantly higher during the Planning Commission and City Council’s 2016-2018 proceedings. At 
the January 23, 2018 City Council meeting, the project included a request to reduce the combined 
parking requirement by 86 spaces through the historic preservation and sidewalk café incentives.5 By 
contrast, the Coast Liquor project currently requests a reduction of 23 parking spaces, and no reductions 
are now necessary for the Coast Inn project. This equates to an approximately 73-percent decrease in 
the number of required parking spaces requested to be waived. It should also be noted that the 
significantly more intense project described in the background of this report was evaluated by a 
qualified traffic engineer, who concluded that the project would not have caused a significant traffic 
impact at the study intersections based on the City’s thresholds of significance, and therefore no traffic 
mitigation measures would have been required for the project.  
 
The exterior building improvements, which are thoroughly described in the Planning Commission 
Design Review section of this report, are in staff’s opinion proportionate to the requested parking 
requirement reduction request. Additionally, if the project is approved, a written agreement between 

 
5 Due to the scale of the prior project and the flexibility provided by a credit of 98 grandfathered parking spaces based on 
the 1958 parking standards, the requested parking reduction incentive would have constituted only a 37-percent parking 
reduction through the historic preservation incentives. However, as shown on the parking table on page nine of this report, 
the Coast Liquor project is far less reliant on grandfathered parking credits, with only three such credits allotted. 
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the City and the property owner would be executed, memorializing the owner’s obligations and 
responsibilities to ensure the preservation of the historic character of the structure in perpetuity. It is 
important to note that properties utilizing this incentive generally tie the reduction in with a 
commitment to either preserve (in the case of an unaltered façade) or restore (altered or remodeled 
façade) the primary elevation(s). However, the parking reduction provisions also grant the City the 
ability to use any “visible interior elements” integral to the historic building design as part of the 
justification for conferring the incentive. As indicated in the SOI Standards compliance review memo, 
the wood plank and beam ceiling at 1391 South Coast Highway contributes to the overall historical 
integrity of the Mid-Century Modern post and beam style and character. Condition No. 37 would 
require preservation of this architectural feature.  
 
The following recent historic rehabilitation example is provided for comparative purposes. Consistent 
with the staff recommendations forwarded to the Planning Commission and City Council in 
conjunction with the Slice rehabilitation project, staff also finds the current application’s parking 
reduction request of 20 spaces through the historic preservation program (54.1-percent) 
commensurate with the project’s commitment to preserve and restore historic materials and features 
and maintain the buildings’ historical significance in perpetuity. Finally, it is important to note that the 
historic preservation incentive is requested only for the Coast Liquor building, although both historic 
structures at the site would be rehabilitated in compliance with the SOI Standards. 
 

Figures 8 and 9 

 
A 2017 rehabilitation project at 477 Forest Avenue (Slice) satisfied the additional parking demand generated by the proposed 
change of use from retail to food service by rehabilitating the existing historic fabric in return for a 62.8-percent historic parking 
reduction, or a reduction of 27 spaces. Because the building exterior was mostly in an unaltered historic condition, most of the 
exterior work involved repairs to address issues of deferred maintenance. However, a mansard roof and soffit added in 1969 to 
coordinate with the new office building constructed at the site concealed a character-defining element: the irregular parapet 
wall. The restoration therefore included removal of a roof form and material out of character with the Mediterranean/Mission 
Revival style and in opposition to the building’s lack of ornamentation. It is important to note that this project did not involve 
significant reconstruction, as the original parapet was concealed within the mansard roof. Finally, the parking reduction was 
later increased to 65.2-percent, or 30 spaces, to accommodate an outdoor dining area. 

 
Pursuant to LBMC Section 25.52.006(G)(3), the parking standards may be reduced by a maximum of 
three spaces when the proposed use is a sidewalk café having outdoor seating available to the general 
public as well as restaurant customers, which contributes positively to the local pedestrian 
environment.  The applicant is requesting three credits for a 28-seat, approximately 190-square-foot 
outdoor dining area adjacent to the South Coast Highway sidewalk. Staff believes that local residents 
and visitors would benefit from the public seating availability, which would allow the general public 
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to enjoy an al fresco dining environment at the historic Coast Liquor. Outdoor dining would also 
contribute to the vibrancy of this key pedestrian thoroughfare by introducing activity and a people-
watching opportunity. Applications for the parking credit must also include methods to encourage use 
of alternative forms of transportation.  The applicant is proposing to install bicycle racks for up to 
eight bicycles at the rear parking lot and therefore satisfies the criteria. The site’s multi-modal 
orientation is further reinforced by its proximity to an OCTA bus stop (approximately 130 feet 
southeast), walking distance to several hotels, and convergence of multiple commercial and 
recreational destinations, including Cress Street Beach and Mountain Road Beach.  
 
                                               Figure 10 

 
Proposed outdoor dining area. 

 
Trash and Deliveries: 
In response to waste-related concerns, the applicant is proposing to construct a new trash enclosure 
adjacent to the Olympic cottage. This design is consistent with a prior iteration of the Coast Liquor 
project but was only recently added to the current scope. The Planning Commission may also consider 
the existing configuration as an alternative; however, staff believes that the applicant’s proposed 
relocation appreciably improves neighborhood compatibility over the existing conditions.6 The 
proposed trash enclosure would be located at the southwest corner of the parking lot, near the 
Mountain Road/Gaviota Drive intersection. The enclosure would feature seven-foot tall masonry 
walls with gate access to fully conceal the area from public view. This design places the enclosure near 
a high-activity intersection, where impacts to the Gaviota Drive residences (i.e., wheeling of dumpsters 
and closing of lids) would be minimized and compatible with existing noise sources and levels. The 
applicant’s proposed landscaping, which includes a hedge delineating the alley and two new tree wells 
within the parking lot, would provide additional concealment for “back of house” operations.  
 

 
6 Retention of the existing trash storage area would allow for one additional parking space. In staff’s opinion, the 

benefits achieved by relocation outweigh the gain of one off-street parking space.  

Property line 
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The trash enclosure has been sized to accommodate three commercial dumpsters with a three-cubic-
yard capacity per dumpster, with space for additional, smaller bins if needed. Trash will be collected 
daily, and a letter documenting the trash pick-up procedure has been provided by Waste Management. 
Once per day, the dumpsters will be loaded onto a “stinger” truck. This vehicle will maneuver the 
dumpsters individually to a full-size trash truck positioned on Mountain Road. Historically, staff 
understands that the dumping operation occurred on Gaviota Drive. The current proposal is less 
disruptive and would reduce the length of time that the full-size trash truck would spend on Gaviota 
Drive (adjacent to residential properties, where circulation impacts are most pronounced due to the 
one-way, single-lane condition.  
 

Figures 11 and 12 

 
Top: Gaviota Drive, as viewed from Mountain Road. Bottom: Gaviota Drive at the Cress 
Street intersection. The existing pattern of development limits the ability of many 
properties along Gaviota from concealing dumpsters and smaller residential bins. 

 
Trash generated at the Coast Inn will continue to be deposited at the Coast Liquor site. The City has in 
the past expressed support for trash receptacle consolidation when, as here, narrow street conditions 

Existing 

trash 

storage 

area. 

New trash 

enclosure 
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and the pattern of development limit the ability of businesses to effectively screen trash bins from 
public view.7 Provided that this use is regulated with appropriate conditions of approval, staff believes 
that the proposed trash plan would preserve the residential character and livability of the nearby 
residential properties. As indicated in Condition Nos. 18-20, restrictions would include limitations on 
trash pickup and the transfer of waste between properties to ensure that these activities occur during 
reasonable hours. It is also important to note that while every property faces practical constraints 
which limit trash storage capacity, commercial businesses may request an increase in their service 
levels. At this time, staff does not believe that the proposed project or the anticipated uses at the Coast 
Inn property will collectively create a waste capacity issue given the proposed daily pickup and the use 
of three, three-cubic-yard dumpsters. However, as uses change or business operations modify over 
time, these businesses may request a second daily pickup to ensure adequate capacity is maintained. 
These additional pickups will continue to be required to comply with the pickup times set forth in the 
attached draft Resolution, if adopted. Finally, the proposed project will comply with State legislative 
mandates related to recyclables and organics. 
 
The applicant is proposing to utilize the existing yellow-curb delivery zone located on Mountain Road. 
To minimize delivery and traffic impacts, the applicant proposes to maintain the signs that state: “20-
Minute Loading Zone: 7:00 a.m. to 6:00 p.m., Monday to Saturday for Commercial Delivery Vehicles 
Only and Metered Parking from 6:00 p.m. to 7:00 p.m. Monday to Saturday, 8:00 a.m. to 7:00 p.m. on 
Sunday and Holidays. Smaller vans may also unload at the Coast Liquor property. 
 
Planning Commission Design Review 20-6384 
As indicated in the architectural drawings, provided as Exhibit B, the proposed project would 
rehabilitate the Coast Liquor and Olympic cottage buildings to facilitate changes of use, with many of 
their historical architectural features and design elements preserved, repaired, and restored. On 
February 11, 2020, the Heritage Committee reviewed the project and recommended approval of the 
scope of work and placement of the Coast Liquor and Olympic cottage buildings on the Historic 
Register as E- and K-rated buildings, respectively, contingent upon the completion of the presented 
rehabilitation project and subject to the following additional conditions: (1) restoration of the three 
central angled storefront windows; (2) optimization of the rooftop mechanical equipment to minimize 
the equipment screen footprint; (3) if found feasible by an architectural historian, restoration of the 
redwood stain siding finish; and (4) compliance with all of the conditions of approval recommended 
in the historic assessment. Various Committee members also made specific recommendations for the 
content of the historic plaques to be placed on each building, which have been incorporated into the 
draft Resolution for approval as Condition No. 38.  
 
Coast Liquor: 
The mixed-use proposal calls for improvement of the historic Coast Liquor building to accommodate 
retail, food service, and office uses. Exterior improvements would include: (1) new rooftop mechanical 
equipment and associated board and batten wood screen; (2) repair or replacement of the deteriorated 
fascia boards; (3) replacement storefront glazing in two bays along the east elevation to provide new 

 
7 As part of the Downtown Action Plan project, the City is actively exploring a Trash Enclosure and Consolidation Plan 
for the businesses along the Forest Lane alley to enhance the alley’s function and visual appeal, since trash bins in that area 
are generally unconcealed and compete for limited available space. 
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door openings onto the South Coast Highway sidewalk; (4) new roof signage echoing the original 
1950’s-era building signage; (5) restoration of the original fixed-pane fenestration, trim, and board and 
batten siding at the south elevation facing the Coast Inn; (6) pipe guardrail to be brought up to code 
and inlaid with a honeycomb grid; (7) replacement decorative hardscaping at the primary elevations; 
(8) application of a grey-tone color scheme;8 and (9) rear elevation modifications including a ribbon 
of new window openings beneath the roof eave, enlarged windows at the southern end of the rear 
wall, replacement roll-up doors with new tongue and groove wood trellis canopies, demolition of the 
masonry incinerator, and a new door opening with trellis canopy flanked by new sidelites. An internal 
floor area addition of approximately 49 square feet would occur with the removal of an interior 
staircase. The applicant has identified a diamond concrete paver with four color options. The applicant 
requests that the Planning Commission recommend two of these for the installation. The project 
architectural historian does not recommend the use of the onyx black. 
 

Figures 13, 14, and 15 

 
Proposed South Coast Highway Elevation 

 
Proposed Mountain Road Elevation 

 
8 Color swatches may be viewed at the project site prior to the July 15, 2020 Planning Commission meeting. The 

proposed Olympic cottage color schemes will also be made available for review at the site and are discussed on page 

17 of this report. 
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Proposed Gaviota Drive/Parking Lot Elevation 

 
The project architectural historian notes that while a grey color scheme is appropriate for Mid-Century 
Modern buildings, restoration of the original red color scheme is highly encouraged to supplement 
the existing character-defining features of the building that render it historically significant and qualify 
it for listing on the City’s Historic Register. It is important to note that the historian does not consider 
the applicant’s preferred color program to be inconsistent with the SOI Standards, and staff’s review 
of the standards confirmed the same.9 Staff is supportive of the grey-tone finish for this building. 
 
Figures 16 and 17 

 
Top: 1950’s postcard illustrating the building’s original red paint-stain. Bottom: 1960’s appearance. Note the 
recessed, angled fenestration at the central bays. This notched detail was redesigned to create a flush, uniform 
appearance at the street following a vehicle collision. While unoriginal to this building, staff believes this change 
maintains compatibility with the Mid-Century Modern post and beam style. Post and beam construction freed 
designers to eliminate bulky support walls and introduce continuous planes of glass. Mid-Century buildings of 

 
9 Grimmer, Anne E. “The Secretary of the Interior’s Standards for the Treatment of Historic Properties with Guidelines 
for Preserving, Rehabilitating, Restoring & Reconstructing Historic Buildings.” Technical Preservation Services. U.S. Dept. of 
the Interior, 2017. https://www.nps.gov/tps/standards/treatment-guidelines-2017.pdf, p. 90. Accessed 5 Jul. 2020. 

https://www.nps.gov/tps/standards/treatment-guidelines-2017.pdf
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this style characteristically feature long expanses of repeating glass and wood forms combined with clerestory 
windows. Staff believes this change is acceptable, and it was not raised as an issue in the historic assessment. 
Refer to Exhibit H for additional clarifying imagery. 

 
A new board and batten wood mechanical screen is proposed at the west roof area. This location is 
currently furnished with rooftop mechanical equipment, and more will be added once the café 
operator has prepared the tenant improvement plans. In anticipation, the project architect has 
designated a centralized mechanical area concealed behind a four-foot tall screen. The Heritage 
Committee requested that the footprint of the mechanical equipment be minimized to reduce the 
screen’s visual prominence at the highway. At the time, the land use mix included two food services. 
One of these food service occupancies has since been omitted from the project and replaced with a 
retail use. Because food services have greater mechanical needs compared to general retail uses, this 
change is likely to result in a smaller mechanical footprint than initially projected by the architect. 
Mechanical screens can effectively minimize clutter when a large number of unscreened appurtenances 
would distract from the building architecture. Mechanical screens however also add to building mass, 
and their use has been generally limited to multi-tenant buildings with large quantities of rooftop 
equipment in a centralized area. Pending more information during the tenant improvement plan 
review phase, staff believes that there may be benefits to an unscreened approach, where all new 
rooftop mechanical equipment would instead be painted a blue-grey to recede into the sky.10 Staff is 
recommending that the Planning Commission and City Council delegate this decision to staff for 
review during building plan check when more information becomes available. All equipment would 
continue to be required to fit within the staked equipment envelope (see: Condition No. 41). 
 
Olympic Cottage: 
The highly altered Olympic Cottage would be rehabilitated to more closely resemble its original 
historic appearance and materials dating from 1932. The scope of work includes: (1) removal of the 
non-original siding, (2) restoration of historically compatible fenestration along the rear (parking lot) 
elevation; (3) restoration of the two-step gable roof; (4) restoration of the gable louvered vent openings 
on the side walls; (5) application of a two-tone stucco plaster exterior; (6) restoration of the decorative 
wood posts at the front elevation; and (7) reconfiguration of the primary façade oriented toward 
Mountain Road with a three-bay window opening and replacement door. The color and material board 
include includes four possible color programs for the cottage. The applicant requests that the Planning 
Commission recommend one color program for the City Council’s approval. The project architectural 
historian finds the use of green on this structure to be inappropriate and recommends schemes 1 or 
2. Staff finds schemes 1 and 2 to be equally appropriate and flattering with a two-tone stucco 
application.    
 
 
 
 

 
10 In other instances, the Planning Commission has conditioned new rooftop equipment to be repainted from its factory 
finish to approximate the color of the background against which the unit(s) would be most frequently viewed. A blue-grey 
that is differentiated from the Coast Liquor color scheme could minimize contrast against the sky and reduce its visual 
association with the building, thereby breaking up the massing of the structure.  
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Figures 18, 19, and 20 

 

 
Clockwise from top left: 1932 Olympic cottages under construction, existing condition at the primary (Mountain Road) 
elevation, and proposed primary elevation. Note the enclosure of the front porch. The Heritage Committee discussed the 
possible restoration of the porch, but ultimately concluded that the removal of floor area would likely render the structure 
commercially unviable given the small size of the existing building (346 square feet). The Committee also noted that the 
cottage’s “key” rating appeared to be merited primarily on its associations with the 1932 Los Angeles Olympic Games, rather 
than its architectural significance. 

 
Parking Lot and Landscaping: 
As previously indicated, the applicant would resurface the eight-stall parking lot to provide 13 vehicle-
equivalent parking spaces and relocate the trash storage area toward the high activity Mountain 
Road/Gaviota Drive corner. An existing landscape strip delineating the parking lot and alley would 
be replanted with a Tecoma ‘solar flare’ hedge with showy trumpet-shaped flowers. The hedge would 
be maintained at a six-foot height to provide visual relief of the parking lot. Although landscaping 
opportunities are limited at this site, the applicant’s landscape plan maximizes opportunities to soften 
the parking lot with two new tree wells and a refreshed drought-tolerant plant palette within all existing 
planters. At the South Coast Highway frontage, moveable planters would define the sidewalk edge, 
and three new street trees are proposed behind the curb subject to a Caltrans Encroachment Permit. 
The tree wells would be planted with Brisbane boxes as recommended by the Landscape and Scenic 
Highways Resource Document. 
 
Building Lighting: 
The lighting plan would introduce fluted light fixtures mounted to the exterior walls and beneath the 
eaves to complement the historic rehabilitation work. The parking lot area is also proposed to receive 
additional security lighting. Due to the parking lot’s proximity to and visibility from several nearby 
residences, the applicant was asked to revise the lighting plan to better respond to the property’s 



CUP 20-6387, PCDR 20-6384, 
PC SIGN 20-6006, CDP 20-6388,  

and VAR 20-6389 
July 15, 2020 

Page 19 
 

commercial-residential interface. Staff noted that the motion-activated spotlights may be particularly 
disruptive to the nearby residences along Gaviota Drive. Although these residences maintain a 
southwest orientation toward the ocean, these structures do provide limited fenestration overlooking 
the project parking lot, and the light fixture quantity appears excessive and inconsistent with LBMC 
Chapter 7.70 (Good Neighbor Outdoor Lighting), which aims to enhance neighborhood character 
and night sky beauty while reducing light pollution, glare, and light trespass. 10 light fixtures are 
proposed within the parking lot, five of which are motion-activated security floodlights. Staff 
recommends that the Planning Commission consider reducing the quantity of security lights at the 
parking lot after receiving public testimony on the matter. If a revised lighting plan proves 
unsatisfactory to the applicant following construction, the applicant could submit a design review 
application to modify the plan. At this time no photometric study has been provided to justify the 
lighting plan, which staff considers excessive based on other commercial lighting plans processed 
through the Planning Commission. An alternative approach would be to incorporate landscape 
lighting at the new tree wells, which could provide low-level illumination over areas not currently set 
to receive lighting, thereby improving security in a light-sensitive manner. 
 
Design Review Criteria: 
Building and site improvements subject to design review are required to be designed in a manner 
which best satisfies the design review criteria specified within Laguna Beach Municipal Code Section 
25.05.040(H). As evaluated below, staff finds the proposal consistent with all applicable Design 
Review Criteria. 
 
Access. Conflicts between vehicles, pedestrians and other modes of transportation should be minimized by specifically 
providing for each applicable mode of transportation. Handicapped access shall be provided as required by applicable 
statutes. 
 

Staff Comment: The applicant is proposing to relocate the trash storage area to a new 
enclosure located at the southwest corner of the parking lot, where impacts to nearby sensitive 
land uses would be minimized. The proposed trash plan would preserve the residential 
character and livability of the nearby residential properties, with the use of a stinger truck 
allowing the full-size trash truck to remain on Mountain Road and limiting traffic impacts to 
Gaviota Drive. Parking for the site is currently legal, nonconforming. The proposed parking 
lot reconfiguration, sidewalk café parking credits, and incentives for the proposed historic 
rehabilitation work and alternative modes of transportation would bring the property into 
conformance with current parking requirements. The project reinforces the multi-modal 
orientation of the project area with the provision of bicycle racks and proposed mixture of 
resident- and visitor-serving uses that would create synergy with other land uses within walking 
distance, including but not limited to several hotels and the convergence of multiple 
commercial and recreational destinations, including Cress Street Beach and Mountain Road 
Beach. Finally, the site would provide a van-accessible parking space in accordance with federal 
accessibility requirements. 
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Design Articulation. Within the allowable building envelope, the appearance of building and retaining wall mass 
should be minimized. Articulation techniques including, but not limited to, separation, offsets, terracing and reducing 
the size of any one element in the structure may be used to reduce the appearance of mass. 
 

Staff Comment: Consistent with the SOI Standards, the form, massing, and spatial 
relationships of both structures would maintain their historic integrity. The proposed 
improvements are consistent with these standards, and do not adversely affect the perceived 
massing of these structures. The rooftop mechanical equipment will be located in an area 
which is presently furnished with various appurtenances, and the final placement of new 
rooftop mechanical equipment will be optimized during the tenant improvement plan review 
phase. 

 
Design Integrity. Consistency with the applicant’s chosen style of architecture should be achieved by the use of 
appropriate materials and details. Remodels should be harmonious with the remaining existing architecture; and 
 
Historic Preservation. Destruction or alteration to properties with historic significance, as identified in the city’s 
historic resources inventory or historic register, should be avoided whenever possible. Special preservation consideration 
should be given to any structures over forty-five years old. 
 

Staff Comment: The project would rehabilitate the existing historic fabric of the Coast Liquor 
building and Olympic cottage based on visual inspection, historical photographs, and building 
permit records. As indicated in the historic assessment, the overall work proposed for both 
buildings will comply with the SOI Standards. The modest exterior building changes may be 
categorized as either repair, rehabilitation, or where necessary restoration of important 
character-defining features at both buildings, or where changes are proposed, alterations that 
constitute compatible new design concepts. 

 
Environmental Context. Development should preserve and, where possible, enhance the city’s scenic natural setting. 
Natural features, such as existing heritage trees, rock out-cropping, ridgelines and significant watercourses should be 
protected. Existing terrain should be utilized in the design and grading should be minimized; and 
 
Landscaping. Landscaping shall be incorporated as an integrated part of the structure’s design and relate 
harmoniously to neighborhood and community landscaping themes. View equity shall be an important consideration in 
the landscape design. The relevant landscaping guidelines contained in the City’s “Landscape and Scenic Highways 
Resource Document” should be incorporated, as appropriate, in the design and planned maintenance of proposed 
landscaping. 
 

Staff Comment: Existing planting areas will be replanted with a refreshed, drought-tolerant 
landscape palette. The proposed parking lot improvements will reduce the impermeable 
surface area at the site and provide new tree wells. Although site constraints limit new 
landscape opportunities, the applicant will provide three new street trees along South Coast 
Highway subject to Caltrans approval. 
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General Plan Compliance. The development shall comply with all applicable policies of the general plan, including 
all of its elements, applicable specific plans, and the certified local coastal program. 
 

Staff Comment: The rehabilitation and adaptive reuse project is in compliance with the 
General Plan. As previously discussed, the proposal is well-aligned with the historic 
preservation policies of the General Plan. Staff has also identified below a series of Land Use 
Element policies with relevance to the project and with which the project would comply: 
 

Land Use Element Policy 2.3 Preserve and enhance the qualities that contribute to 
the character of the residential community, including quiet neighborhoods, pedestrian 
use of streets, and appropriate levels of illumination and nighttime activity and seek to 
mitigate the effects of high-volume thru-traffic; and 
 
Land Use Element Policy 3.6 Encourage creation of public spaces and sidewalk 
areas as part of new development and major remodels; and 
 
Land Use Element Policy 3.8 Encourage pedestrian access and orientation in all 
commercial areas; and 
 
Land Use Element Policy 4.3 Maintain and enhance access to coastal resource areas, 
particularly the designated public beaches, by ensuring that access points are safe, 
attractive, and pedestrian-friendly. 
 

Staff Comment: Beach access stairs to Mountain Road Beach are located 
approximately 100 feet southwest of the project site. The proposed 
rehabilitation and preservation of two historic structures would visually 
enhance the area immediately surrounding this public beach access point and 
introduce a pedestrian-friendly café and other uses that may be enjoyed by 
residents and visitors when visiting the beach. 

 
Land Use Element Policy 5.4 Preserve and maintain the residential character and 
livability of neighborhoods adjacent to commercial districts and/or individual 
businesses by regulating and minimizing impacts from commercial activities, including 
but not necessarily limited to deliveries, amplified music, light trespass, alcohol-related 
impacts, and employee or valet parking. Establishment of any new preferential parking 
districts in the coastal zone shall be prohibited. 
 

Staff Comment: The project site abuts the 1300-block of Gaviota Drive. Due 
to the narrow street condition, pattern of commercial development directly 
north of the residences, and the established land use intensities, these 
residential properties directly interface with their commercial neighbors. Staff 
believes that the trash storage and collection plan has been well-considered to 
improve previous conditions and harmonize the proposed businesses with 
their residential neighbors, and deliveries would continue to occur on-site or 
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at the adjacent yellow-curb loading zone. After receiving public testimony, the 
Planning Commission may consider modifications to the lighting plan to 
ensure land use compatibility and compliance with night sky policies. It should 
also be noted that the neighborhood’s proximity to the ocean and a highway 
result in a relatively high ambient noise level, and significant pedestrian activity 
further influences the character of this mixed-use area.  

 
Land Use Element Policy 6.1 Promote, encourage and retain resident-serving businesses 

throughout the commercial zones of the community. 

 
Staff Comment: The mixed-use project would include a café, 
liquor/convenience store, and offices, which may serve residents for their 
retail and commercial needs. 

 
Lighting and Glare. Adequate lighting for individual and public safety shall be provided in a manner 
which does not significantly impact neighboring properties. Reflective materials and appurtenances that cause 
glare or a negative visual impact (e.g., skylights, white rock roofs, high-gloss ceramic tile roofs, reflective glass, 
etc.) should be avoided or mitigated to a level of insignificance in those locations where those surfaces are visible 
from neighboring properties. 
 

Staff Comment: As discussed in this staff report, the Planning Commission may 
consider recommending a reduction in the quantity of security lights at the parking lot 
after receiving public testimony on the matter. The lighting plan could incorporate 
landscape lighting at the new tree wells, which could provide low-level illumination 
over areas not currently set to receive lighting, thereby improving security in a light-
sensitive manner. 

 
Neighborhood Compatibility. Development shall be compatible with the existing development in the 
neighborhood and respect neighborhood character. Neighborhood character is the sum of the qualities that 
distinguish areas within the city, including historical patterns of development (e.g., structural heights, mass, scale 
or size), village atmosphere, landscaping themes and architectural styles. 
 

Staff Comment: The proposed project integrates compatible new design concepts 
while preserving and restoring many of the architectural characteristics and historical 
qualities of the Coast Liquor building and Olympic cottage. 

 
Pedestrian Orientation. Commercial development design shall enhance and encourage pedestrian uses. 
Incorporation of articulated building masses, compact open spaces and courtyards, mixed use developments, use 
of landscaping as part of design, and orientation to pedestrian access should be maximized. 
 

Staff Comment: The mixed-use site would accommodate a 28-seat outdoor dining area 
adjacent to the South Coast Highway sidewalk which adds to the vibrancy of a key 
pedestrian thoroughfare. Although the Landscape and Scenic Highways Resource 
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Document notes that this stretch of highway features few street trees, the applicant is 
proposing to establish three new tree wells along the highway frontage. 
 

Sign Quality. Signs shall be incorporated into the architecture of the structure and shall be made of high 
quality materials, be simple in design and be visually compatible with the surrounding physical environment in 
terms of color, scale and size. Use of natural materials in the construction of signs is encouraged. 
 

Staff Comment: The proposed aluminum building signage has been designed to 
reference the original, 1950’s-era signage, including the lettering presentation, size, 
materials, and placement. The sign would convey a high-quality appearance and is well-
aligned with the goals of the historic rehabilitation project (see staff’s sign analysis 
below). 

 
Planning Commission Sign Permit 20-6006 and Variance 20-6389 
The applicant is requesting approval to install one uplit roof sign at the South Coast Highway 
elevation. The sign plans have been provided as Exhibit I. A Planning Commission Sign Permit is 
required for letter heights in excess of eight inches. A Variance is required to deviate from the 
provisions of LBMC Chapter 25.54 and allow a prohibited sign type (roof sign) with non-compliant 
lighting. 
 

Figures 21 and 22 

 
Proposed Sign Design 

 
Historic Sign Photo 

 
The roof sign would be centered above the primary building elevation parallel to highway traffic. One 
line of 20-inch black aluminum copy is proposed to read “COAST MARKETPLACE.” The five-inch 
deep letters would be mounted onto an eight-inch tall black aluminum base housing the electrical 
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components. The sign has been designed to echo the form and style of the 1950’s-era roof sign11 and 
serves as a building identification sign for the multi-tenant structure. The most discernable differences 
between the historic and proposed signs are their relative quantities and the use of a silver rail spanning 
the top of the 1950’s-era signs. The Coast Marketplace sign would also appear to utilize significantly 
larger letter returns, with a five-inch depth proposed. Unless an applicant intends to pin-mount flat-
cut letters, the Planning Commission has generally permitted letter returns in the range of one to three 
inches, with three-inch returns typically reserved for such locations where their placement is set back 
from the pedestrian or motorist to mitigate for the additional bulk.12 Consistent with this precedent 
and the historical imagery above, staff is recommending that the letter returns be reduced to three 
inches. No tenant signage is proposed at this time. 
 
Pursuant to Section 25.54.008(d) of the Municipal Code, a site’s combined allowable sign area of all 
permanent signs shall not exceed one square foot per linear foot of building or suite frontage. The 
Coast Liquor building maintains frontages of approximately 97 and 39 feet along South Coast Highway 
and Mountain Road, respectively. The applicant is proposing a sign area of 49 square feet along South 
Coast Highway only. Pursuant to Municipal Code Section 25.54.018(D)(4), “the height of sign letters 
must be proportional to the allowed sign size and its location.  Font size should primarily be related 
to location.  Signs outside the downtown area should allow larger font sizes to be legible to faster 
moving traffic.” Because the scale of the proposed sign appears to be proportional to the 1950’s 
reference signage, staff is supportive of 20-inch tall letters in this instance. Although the letters may 
be slightly larger than necessary based on the type and speed of traffic along South Coast Highway, 
the roof sign is compatible with the building scale and architecture, consistent with the proportions 
of the 1950’s-era signs, and complementary to the goals of the historic rehabilitation project. 
 
Each of the 16 letters would be illuminated by a 15-watt gooseneck fixture mounted below the sign 
face. Based on the historical photographs available to staff, it is unclear whether the Beverages roof 
signage provided uplighting comparable to the applicant’s proposed sign lighting scheme. Because the 
applicant has selected an unpermitted sign type (roof sign) to coordinate with the historic rehabilitation 
of the building, staff believes that the selected sign lighting method should be consistent and/or 
sympathetic to the original sign character. Absent additional information, the original building signage 
was likely left unilluminated, although the use of uplights is also a possibility. The Sign Code currently 
permits shielded, downcast gooseneck lamps mounted above the sign face or halo illumination only. 
Either option would require significant design changes which are inconsistent with the 1950’s-era 
design. Therefore, while the use of uplights requires a variance, staff is supportive of the general 
concept in this instance. With that said, staff had asked the applicant to consider an alternative design 
which integrates the lights into the metal sign base to conceal and shield the lights from public view 
along the highway frontage. The applicant did not provide a response to this suggestion when it was 
forwarded during the plan check process. The staff-suggested alternative provides a tidier appearance 
that should be considered given the large quantity of fixtures, but does require that the sign be set 
back from the roof edge if the base visibility is to be minimized. 

 
11 The most discernable differences are their relative quantities and the use of a silver rail spanning the top of the 

1950’s-era signs. 
12 The Planning Commission’s 2016 Gelson’s wall signage approval is one such instance where three-inch returns 

were found to be contextually appropriate. 
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Figures 23, 24, 25, and 26 

 

         
Counterclockwise from top: (1) Elevation view demonstrating the light fixture arrangement; (2) applicant-proposed lighting 
design; (3) staff-suggested alternative for consideration; and (4) light fixture detail demonstrating appropriate shielding to 
minimize light pollution. The applicant has selected a short, six-inch extension rod to minimize the visibility of the 16 light 
fixtures. 

 
Pursuant to LBMC Section 25.54.016(H), roof signs are prohibited. LBMC Section 25.54.010(C) 
further states that lighting fixtures used to illuminate signs from the front shall be mounted from the 
top of the sign structure. A variance is therefore required to deviate from these provisions and allow 
an uplit roof sign. According to LBMC Section 25.05.025, “variances may be granted when there are 
special circumstances applicable to the property involved, including size, shape, topography, location 
and surroundings, that would cause the strict application of the zoning ordinance to deprive the 
property of the privileges enjoyed by other property in the vicinity and zone.” Specifically, the approval 
authority must make the following four findings to grant a variance. 

1. There are special circumstances applicable to the property involved, including size, shape, topography, 
location or surroundings which cause the strict application of the zoning ordinance to deprive such property 
of privileges enjoyed by other property in the vicinity and under identical zoning classification. 

2. Such variance is necessary for the preservation and enjoyment of a substantial property right of the applicant, 
which right is possessed by other property owners under like conditions in the same vicinity and zone. 

3. The granting of the variance will not be detrimental to the public health, safety, convenience and welfare or 
injurious to property or improvements in the vicinity in which the property is located. 

4. The granting of such a variance will not be contrary to the objectives of the zoning ordinance or the general 
plan. 
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As indicated below and in the attached Resolution, the required variance findings can be made to 
allow a roof sign and deviate from the sign lighting restrictions to allow uplighting. As previously 
discussed, post and beam construction allows for large expanses of glass with the elimination of bulky 
support walls. Post and beam is a hallmark of Mid-Century Modern architecture and was utilized by 
local designer Chris Abel at the Coast Liquor building’s primary elevation. Of the various sign types 
permissible by the Sign Code, wall signs are generally the most appropriate for motorist visibility along 
a four-lane highway. However, the character-defining glass storefront greatly limits wall sign 
attachment opportunities. While two ribbons of board and batten siding segment the glazing, the 
width of these wall surfaces are restrictive and would be better suited for subordinate tenant signage 
with a pedestrian orientation. Staff also considered the use of blade signage which would project from 
the building and thereby avoid obscuring architectural features of the building. However, in order to 
achieve adequate visibility across the width of the highway, these signs would need to be scaled such 
that their appearance would have an outsized presence along a key historical elevation. Moreover, such 
a blade sign is inappropriate to the scale of the building along the highway, which maintains a low, 
single-story profile. Smaller, pedestrian-oriented blade signage may be also be more appropriately 
planned for future tenants of the building. Commercial buildings in the immediate project vicinity 
either provide adequate wall area to support a highway-oriented wall sign or read as multi-story 
structures with appropriately-sized blade signage. These signs include but are not limited to the wall 
signage at the multi-tenant property The Colonnade (1400 South Coast Highway), the Capri Laguna blade 
sign (1441 South Coast Highway), walls signs at Capri Galleria (1417-1427 South Coast Highway), two 
wall signs at Chakra Spa (1390 South Coast Highway), the Subway blade sign (1350 South Coast 
Highway), and Friendship Shelter wall sign (1335 South Coast Highway). A variance to allow a roof sign 
is therefore necessary to bring this property up to par with the privileges afforded to commercial 
buildings in the immediate vicinity and under like zoning, which are otherwise able to achieve adequate 
highway visibility through the use of wall or blade signage due to the vertical scale of these buildings, 
presence of suitable wall areas on which to place signage, and most importantly, lack of competing 
historic preservation goals. 
 
Figure 27 

 
Coast Liquor building as viewed from the sidewalk adjacent to the northbound travel lanes, approximately 70-
80 feet from the façade. 
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California Environmental Quality Act (CEQA) Determination 
Pursuant to CEQA Guidelines Sections 15301(a) (Existing Facilities – Interior or Exterior 
Alterations), 15303(c) (Conversion of Small Structures – Commercial Uses not Exceeding 10,000 
Square Feet), and 15331 (Historical Resource Restoration/Rehabilitation), staff recommends that the 
Planning Commission and City Council determine that the proposed project is exempt from CEQA 
under the Class 1, 3, and 31 categorical exemptions because the proposed action consists of an 
adaptive reuse and historic rehabilitation and preservation of two existing structures. The highly 
altered Olympic cottage would be rehabilitated to more closely resemble its original historic 
appearance and materials dating from 1932 and no intensification of use for this structure is proposed, 
thereby qualifying for the class 1(a) and 31 exemptions. The historic Mid-Century Modern Coast Liquor 
building would be converted from a single- to multi-tenant building with a coffee shop, retail 
liquor/convenience store, and office space, with a new 28-seat outdoor dining area adjacent to the 
highway storefront. The proposed improvements to this structure would retain, repair, and rehabilitate 
the important character-defining features at the primary elevations in accordance with the SOI 
Standards. Because the adaptive reuse and historic rehabilitation project at the Coast Liquor building 
does not exceed 10,000 square feet in an urbanized area, the proposed improvements qualify for the 
class 3(c) and 31 exemptions. 
 
CEQA Guidelines Section 15300.2 identifies several exceptions to the categorical exemptions. A 
project must clear these conditions to maintain eligibility for a categorical exemption. As indicated in 
the table below, staff finds there is no reasonable possibility of a significant effect on the environment 
due to unusual circumstances, and therefore the project is categorically exempt from CEQA. 
 

Table 3 

Exceptions to the Categorical Exemptions Analysis and Comment 

15300.2(a) 
Location. Classes 3, 4, 5, 6, and 11 are qualified by 
consideration of where the project is to be located – a 
project that is ordinarily significant in its impact on the 
environment may in a particularly sensitive environment 
be significant. Therefore, these classes are considered to 
apply in all instances, except where the project may impact 
on an environmental resource of hazardous or critical 
concern where designated, precisely mapped, and officially 
adopted pursuant to law by federal, state, or local agencies. 

The project is located in an urbanized area and no 
environmentally sensitive resources would be impacted by the 
proposed project. The proposed project consists of the 
rehabilitation and restoration of two existing, locally 
significant structures and site all improvements would occur 
within previously disturbed areas. 

15300.2(b) 
Cumulative Impact. All exemptions for these classes are 
inapplicable when the cumulative impact of successive 
projects of the same type in the same place, over time is 
significant. 

A known project at 1401 South Coast Highway (Coast Inn) has 
been substantially reduced in scope and no longer includes an 
intensification of use. The Coast Inn project will rehabilitate a 
historic structure consistent with its original Spanish Colonial 
Revival style. The Coast Inn project also includes a new rooftop 
pool and dining area limited to registered overnight hotel 
guests and a limited number of their guests. The ground-floor 
restaurant at the Coast Inn property is proposed to be 
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remodeled with no use intensification, and occupancies are 
anticipated to decrease at the restaurant to achieve Building 
and Fire Code compliance. Based on these facts, the Coast Inn 
property is reasonably expected to result in at most a nominal 
increase in trash generation, which will continue to be 
deposited at a consolidated trash storage area on the Coast 
Liquor property. A trash plan has been prepared which, in 
conjunction with the conditions of approval, would preserve 
the residential character and livability of the nearby residential 
properties. Restrictions would include limitations on trash 
pickup and the transfer of waste between properties to ensure 
that these activities occur during reasonable hours. The 
relocated trash storage area toward the high activity Gaviota 
Drive/Mountain Road intersection will improve upon the 
existing conditions with regard to the residential/commercial 
interface. Finally, deliveries will continue to occur at the 
existing yellow-curb delivery zone located on Mountain Road, 
and smaller vehicles servicing the Coast Liquor property may 
continue to unload at the Coast Liquor site. 

15300.2(c) 
Significant Effect. A categorical exemption shall not be 
used for an activity where there is a reasonable possibility 
that the activity will have a significant effect on the 
environment due to unusual circumstances. 

The project site abuts the residential 1300-block of Gaviota 
Drive. Due to the narrow street condition, pattern of 
commercial development directly north of the residences 
along the highway frontage, and the established land use 
intensities, these residential properties directly interface with 
their commercial neighbors. The proposed project is 
consistent with the land use pattern in the immediate vicinity, 
which includes highway-fronting commercial (food service, 
hotel, retail, etc.) and residential dwellings along Gaviota 
Drive. Therefore, the proposed project does not involve any 
unusual factors which might give rise to a reasonable 
possibility that the project will have a significant effect on the 
environment, and the applicant proposes land uses that are 
already found in the immediate project area and intended to 
be accommodated in the C-1 Zoning District. Therefore, the 
proposed project comports to the existing land use pattern in 
the project vicinity. 
 
It should also be noted that the combined land use intensities 
at the Coast Inn and Coast Liquor sites were contemplated to be 
significantly higher during the Planning Commission and City 
Council’s 2016-2018 proceedings. The revised projects for 
both sites involve a 58-percent decrease in the number of 
required parking spaces requested to be credited and waived 
through the City’s incentives for sidewalk cafés and historic 
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preservation program. The comparably land use-intensive 
2016-2018 project was evaluated by a qualified traffic engineer, 
who concluded that the project would not have caused a 
significant traffic impact at the study intersections, and 
therefore no traffic mitigation measures would have been 
required for the prior project.  

15300.2(d) 
Scenic Highways. A categorical exemption shall not be 
used for a project which may result in damage to scenic 
resources, including but not limited to, trees, historic 
buildings, rock outcroppings, or similar resources, within 
a highway officially designated as a state scenic highway. 
This does not apply to improvements which are required 
as mitigation by an adopted negative declaration or 
certified EIR. 

South Coast Highway has qualified as a candidate scenic 
highway and is included in the State Master Plan of Scenic 
Highways, yet has not received an official State designation. 
The project would not damage any scenic resources, but 
instead improves upon the existing conditions through the 
rehabilitation and preservation of two locally significant 
historic structures. The project would also provide new 
landscaping at the highway and within the existing parking lot. 

15300.2(e) 
Hazardous Waste Sites. A categorical exemption shall 
not be used for a project located on a site which is included 
on any list compiled pursuant to Section 65962.5 of the 
Government Code. 

The project is not located on a hazardous waste site. 

15300.2(f) 
Historical Resources. A categorical exemption shall not 
be used for a project which may cause substantial adverse 
change in the significance of a historical resource. 

The proposed project would retain, repair, and rehabilitate the 
important character-defining features of the Coast Liquor 
building’s primary east and south elevations. Modest 
compatible changes will also occur at the rear (west) elevation. 
The work proposed for this structure follows the intent of the 
Secretary of the Interior’s Standards in that the building would 
be used as it was historically (commercial) and would retain its 
form, massing, spatial relationships, notable materials, and 
distinctive features that identify with its architectural style, 
period of construction, and designer. The work proposed for 
the Olympic cottage would also restore many of the lost 
features of the resource that associate it with its period of 
significance and historical significance. The Olympic cottage 
work scope would similarly comply with the SOI Standards. A 
qualified architectural historian will be retained to review the 
construction drawings and ensure compliance with the SOI 
Standards prior to permit issuance and conduct periodic on-
site construction monitoring. For these reasons, the project 
will not cause substantial adverse change in the significance of 
a historical resource. 

 
Coastal Development Permit (CDP) Determination 
The proposed intensification of use constitutes development for which a Coastal Development Permit 
is required and is appealable to the California Coastal Commission due to the project’s location within 
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300 feet of a beach. To ensure compliance with the City’s certified Local Coastal Program, the project 
has been reviewed for conformity with the criteria set forth in Municipal Code Section 25.07.012(F)(1-
9). In addition, the project complies with all applicable provisions of the General Plan and Local 
Coastal Program. 
 
Finding No. 1 The project is in conformity with all the applicable provisions of the general plan, including the certified 
local coastal program and any applicable specific plans. 
 

Staff Comment: As previously discussed, the proposed project is compliant with the General Plan 
and is also consistent with the Zoning Code and all other components which comprise the City’s 
Local Coastal Program. The findings to grant a variance and allow an uplit roof sign can be made. 

 
Finding No. 2 Any development located between the sea and the first public road paralleling the sea is in conformity with 
the certified local coastal program and with the public access and public recreation policies of Chapter 3 of the Coastal Act. 
 

Staff Comment: The proposed project is compliant with the General Plan, the Zoning Code, 
and all other components which comprise the City’s Local Coastal Program. The findings to 
grant a variance and allow an uplit roof sign can be made. Finally, the proposed project is 
consistent with the public access and recreation policies of the Coastal Act. Beach access stairs 
to Mountain Road Beach are located approximately 100 feet southwest of the project site. The 
proposed rehabilitation and preservation of two historic structures would visually enhance the 
area immediately surrounding this public beach access point and introduce a pedestrian-
friendly café and other uses that may be enjoyed by residents and visitors when visiting the 
beach. 

 
Finding No. 3 The proposed development will not have any significant adverse impacts on the environment within the 
meaning of the California Environmental Quality Act 
 

Staff Comment: The proposed project is exempt from CEQA under the Class 1(a), 3(c), and 31 
categorical exemptions as described elsewhere in this staff report. 

 
RECOMMENDATION:  Staff recommends that the Planning Commission recommend approval 
of Conditional Use Permit 20-6387, Planning Commission Design Review 20-6384, Planning 
Commission Sign Permit 20-6006, Coastal Development Permit 20-6388, and Variance 20-6389 with 
a 54.1-percent parking reduction based on the degree to which the historic character of the buildings 
will be restored and preserved and three parking credits for providing a sidewalk café. 
 
The staff report also identifies several design elements for which staff is specifically requesting 
Planning Commission recommendations to forward to the City Council. These are: 

1. Select two colors for the replacement decorative hardscape at the South Coast Highway 
frontage. The applicant has provided a range of four options which they find acceptable. The 
onyx black paver is discouraged by the project architectural historian 
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2. Select a color program for the Olympic cottage. The applicant has provided four options for
consideration. The project architectural historian recommends schemes 1 or 2.

3. After receiving public testimony on the site lighting plan, consider reducing the quantity of
security lights at the parking lot. The security light fixture count may be maintained as
proposed, reduced, or reduced and replaced with landscape lighting at the new tree wells.

4. Consider an alternative sign lighting design which integrates the lights into the metal sign base
to conceal and shield the lights from public view along the highway frontage, or maintain the
sign lighting as proposed.

ATTACHMENTS: Exhibit A: Application 
Exhibit B: Architectural Drawings 
Exhibit C: Color and Material Board 
Exhibit D: Historic Inventory Listing 
Exhibit E: Secretary of the Interior’s Standards/CEQA Compliance Report 
Exhibit F: 2/11/20 Heritage Committee Meeting Minutes 
Exhibit G: C-1 Zone – Permitted and Conditionally Permitted Uses
Exhibit H: Reference Photograph – Angled Storefront Bays 
Exhibit I: Sign Plans 
Resolution 
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RECORDING REQUESTED BY 

CITY OF LAGUNA BEACH 

AND WHEN RECORDED MAIL TO: 

 

CITY CLERK 

CITY OF LAGUNA BEACH 

505 FOREST AVENUE 

LAGUNA BEACH, CA 92651 

 

(Fee Exempt per Govt. Code 27383) THIS SPACE RESERVED FOR RECORDING  
 

RESOLUTION NO. 

 

A RESOLUTION OF THE CITY COUNCIL  

OF THE CITY OF LAGUNA BEACH 

APPROVING CONDITIONAL USE PERMIT 20-6387, PLANNING COMMISSION 

DESIGN REVIEW 20-6384, PLANNING COMMISSION SIGN PERMIT 20-6006, 

COASTAL DEVELOPMENT PERMIT 20-6388 AND VARIANCE 20-6389  

AT 1391 SOUTH COAST HIGHWAYAND 168 MOUNTAIN ROAD 

  
 

WHEREAS, an application has been filed by the property owner at 1391 South Coast 

Highway and 168 Mountain Road (previously Coast Liquor and Big Macs Surf Shack, 

respectively) requesting approval of Conditional Use Permit 20-6387, Planning Commission 

Design Review 20-6384, Planning Commission Sign Permit 20-6006, Coastal Development 

Permit 20-6388, and Variance 20-6389 to rehabilitate two commercial buildings and establish 

two retail stores, one food service establishment, and an approximately 2,500-square-foot 

office area, in conjunction with a 54.1% parking reduction based on the degree to which the 

historic character of the buildings will be restored and preserved and three parking credits for 

providing a sidewalk café; and 

WHEREAS, the  Planning Commission of the City of Laguna Beach, acting in accordance 

with the provisions of Municipal Code Sections 25.05.025, 25.05.030, 25.05.040, 25.05.050, and 

25.54, and conducted a legally noticed public hearing regarding this proposal on July 15, 2020, 

and after carefully considering the oral and documentary evidence and arguments presented at the 

hearing, voted to recommend City Council approval of the application; and 
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WHEREAS, on _________, ____, the City Council conducted a legally noticed public 

hearing of Conditional Use Permit 20-6387, Planning Commission Design Review 20-6384, 

Planning Commission Sign Permit 20-6006, Coastal Development Permit 20-6388, and Variance 

20-6389; and  

WHEREAS, the City Council of the City of Laguna Beach considered all of the 

evidence and arguments presented in support of and in opposition to the applications; and 

WHEREAS, the proposed project is exempt from the provisions of the California 

Environmental Quality Act pursuant to CEQA Guidelines Sections 15301(a) (Existing Facilities 

– Interior or Exterior Alterations), 15303(c) (Conversion of Small Structures – Commercial Uses 

not Exceeding 10,000 Square Feet), and 15331 (Historical Resource Restoration/Rehabilitation) 

because the proposed action consists an adaptive reuse and historic rehabilitation and 

preservation of two existing structures. The highly altered Olympic cottage would be 

rehabilitated to more closely resemble its original historic appearance and materials dating 

from 1932 and no intensification of use for this structure is proposed, thereby qualifying for 

the class 1(a) and 31 exemptions. The historic Mid-Century Modern Coast Liquor building 

would be converted from a single- to multi-tenant building with a coffee shop, retail 

liquor/convenience store, and office space, with a new 28-seat outdoor dining area adjacent to 

the highway storefront. The proposed improvements to this structure would retain, repair, and 

rehabilitate the important character-defining features at the primary elevations in accordance 

with the SOI Standards. Because the adaptive reuse and historic rehabilitation project at the 

Coast Liquor building does not exceed 10,000 square feet in an urbanized area, the proposed 

improvements qualify for the class 3(c) and 31 exemptions; 
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WHEREAS, CEQA Guidelines Section 15300.2 identifies several exceptions to the 

categorical exemptions. A project must clear these conditions to maintain eligibility for a 

categorical exemption. As indicated below, there is no reasonable possibility of a significant 

effect on the environment due to unusual circumstances, and therefore the project is 

categorically exempt from CEQA. The location exception (15300.2(a)) does not apply in that 

the project is located in an urbanized area and no environmentally sensitive resources would 

be impacted by the proposed project. The proposed project consists of the rehabilitation and 

restoration of two existing, locally significant structures and site all improvements would occur 

within previously disturbed areas. The cumulative impact exception (15300.2(b)) does not 

apply in that a known project at 1401 South Coast Highway (Coast Inn) has been substantially 

reduced in scope and no longer includes an intensification of use. The Coast Inn project will 

rehabilitate a historic structure consistent with its original Spanish Colonial Revival style. The 

Coast Inn project also includes a new rooftop pool and dining area limited to registered 

overnight hotel guests and a limited number of their guests. The ground-floor restaurant at the 

Coast Inn property is proposed to be remodeled with no use intensification, and occupancies 

are anticipated to decrease at the restaurant to achieve Building and Fire Code compliance. 

Based on these facts, the Coast Inn property is reasonably expected to result in at most a 

nominal increase in trash generation, which will continue to be deposited at a consolidated 

trash storage area at 1391 South Coast Highway and 168 Mountain Road. A trash plan has 

been prepared which, in conjunction with the conditions of approval, would preserve the 

residential character and livability of the nearby residential properties. Restrictions would 

include limitations on trash pickup and the transfer of waste between properties to ensure that 
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these activities occur during reasonable hours. The relocated trash storage area toward the high 

activity Gaviota Drive/Mountain Road intersection will improve upon the existing conditions 

with regard to the residential/commercial interface. Finally, deliveries will continue to occur 

at the existing yellow-curb delivery zone located on Mountain Road, and smaller vehicles 

servicing the Coast Liquor property may continue to unload at the Coast Liquor site. The 

significant effect exception (15300.2(c)) does not apply in that the project site abuts the 

residential 1300-block of Gaviota Drive. Due to the narrow street condition, pattern of 

commercial development directly north of the residences along the highway frontage, and the 

established land use intensities, these residential properties directly interface with their 

commercial neighbors. The proposed project is consistent with the land use pattern in the 

immediate vicinity, which includes highway-fronting commercial (food service, hotel, retail, 

etc.) and residential dwellings along Gaviota Drive. Therefore, the proposed project does not 

involve any unusual factors which might give rise to a reasonable possibility that the project 

will have a significant effect on the environment, and the applicant proposes land uses that are 

already found in the immediate project area and intended to be accommodated in the C-1 

Zoning District. Therefore, the proposed project comports to the existing land use pattern in 

the project vicinity. It should also be noted that the combined land use intensities at the Coast 

Inn and Coast Liquor sites were contemplated to be significantly higher during the Planning 

Commission and City Council’s 2016-2018 proceedings. The revised projects for both sites 

involve a 73-percent decrease in the number of required parking spaces requested to be credited 

and waived through the City’s incentives for sidewalk cafés and historic preservation program. 

The comparably land use-intensive 2016-2018 project was evaluated by a qualified traffic 
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engineer, who concluded that the project would not have caused a significant traffic impact at 

the study intersections, and therefore no traffic mitigation measures would have been required 

for the prior project. The scenic highways exception (15300.2(d)) does not apply in that South 

Coast Highway has qualified as a candidate scenic highway and is included in the State Master 

Plan of Scenic Highways, yet has not received an official State designation. The project would 

not damage any scenic resources, but instead improves upon the existing conditions through 

the rehabilitation and preservation of two locally significant historic structures. The project 

would also provide new landscaping at the highway and within the existing parking lot. The 

hazardous waste sites exception does not apply in that the project is not located on a hazardous 

waste site. The historical resources exception (15300.2(f)) does not apply in that the proposed 

project would retain, repair, and rehabilitate the important character-defining features of the 

Coast Liquor building’s primary east and south elevations. Modest compatible changes will 

also occur at the rear (west) elevation. The work proposed for this structure follows the intent 

of the Secretary of the Interior’s Standards in that the building would be used as it was 

historically (commercial) and would retain its form, massing, spatial relationships, notable 

materials, and distinctive features that identify with its architectural style, period of 

construction, and designer. The work proposed for the Olympic cottage would also restore 

many of the lost features of the resource that associate it with its period of significance and 

historical significance. The Olympic cottage work scope would similarly comply with the SOI 

Standards. A qualified architectural historian will be retained to review the construction 

drawings and ensure compliance with the SOI Standards prior to permit issuance and conduct 

periodic on-site construction monitoring. For these reasons, the project will not cause 
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substantial adverse change in the significance of a historical resource; and 

 WHEREAS, the City Council has made the following findings regarding Conditional 

Use Permit 20-6387: 

1. The site for the proposed use is adequate in size and topography to accommodate such use, 

and all yards, spaces, walls and fences, parking, loading and landscaping are adequate to properly 

adjust such a use with the land and uses in the vicinity in that the proposed project is a remodel 

and rehabilitation of two historic structures consistent with Secretary of the Interior’s Standards 

to facilitate a change in use. Parking for the site is currently legal, nonconforming. The proposed 

parking lot reconfiguration, sidewalk café parking credits, and incentives for the proposed 

historic rehabilitation work would bring the property into conformance with current parking 

requirements. The project reinforces the multi-modal orientation of the project area with the 

provision of bicycle racks and proposed mixture of resident- and visitor-serving uses that 

would create synergy with other land uses within walking distance, including but not limited 

to several hotels and the convergence of multiple commercial and recreational destinations, 

including Cress Street Beach and Mountain Road Beach. Finally, the site would provide a van-

accessible parking space in accordance with federal accessibility requirements. The proposed 

changes of use will comport to the existing land use pattern in the immediately project vicinity, 

which include but are not limited to food services, retail, and hotels along the highway frontage. 

Landscaping will be provided at the parking lot and along the highway to improve the project’s 

integration with the surrounding built and natural environment. A new, relocated trash enclosure 

and the proposed trash plan would preserve the residential character and livability of the nearby 

residential properties, in contrast with several nearby properties with frontage along Gaviota 
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Drive, which due to the existing pattern of development are limited in their ability to adequately 

conceal dumpsters and smaller residential bins from public view. 

2. The site for the proposed use has access to streets and highways adequate in width and 

pavement type to carry the quantity and kind of traffic generated by the proposed use. The 

combined land use intensities at the Coast Inn and Coast Liquor sites were contemplated to be 

significantly higher during the prior, 2016-2018 iteration of this project. The revised projects 

for both sites involve a 73-percent decrease in the number of required parking spaces requested 

to be credited and waived through the City’s incentives for sidewalk cafés and historic 

preservation program. The comparably land use-intensive 2016-2018 project was evaluated by 

a qualified traffic engineer, who concluded that the project would not have caused a significant 

traffic impact at the study intersections, and therefore no traffic mitigation measures would 

have been required for the prior project. Additionally, the proposed trash and delivery plans 

are consistent with existing commercial operations in the immediate vicinity, and as 

conditioned the trash storage and collection plan would reduce impacts to the one-way Gaviota 

Drive over the preexisting condition, with the use of a stringer truck limiting the duration of 

time that a full-size trash truck would be positioned on Gaviota Drive. 

3. The proposed use will have no substantial adverse effect upon abutting property in that the 

site is appropriate for the proposed retail, food service, and office uses and consistent with the 

existing pattern of development, which includes a diverse mix of commercial uses with frontages 

along both South Coast Highway and Gaviota Drive, including but not limited to food services, 

retail, and hotels. Additionally, the proposed site changes have been conditioned to mitigate any 

such effect. 
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4. The proposed use is consistent with the objectives and policies of the City’s General Plan in 

that the use will support the present diversity of land use within the C-1, Local Business District 

and the project will preserve two locally significant historic resources. Specifically, the proposed 

project has been found to adhere to Land Use Element policies 2.3, 3.3, 3.6, 3.8, 4.3, 5.4, and 6.1, 

Land Use Element actions 1.1.13 and 5.1.3, and Historic Resources Element policy 1.3, as 

discussed in the accompanying staff report. 

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

and general welfare in that provisions have been included to ensure continued land use 

compatibility. 

6. The proposed lower level offices are similar to and no more obnoxious or detrimental to the 

welfare of the neighborhood than the list of permitted and conditionally permitted uses in the C-

1 Zone, and the proposed office use is not one which is specifically relegated to or prohibited in 

the City’s Light Industrial Zones. Specifically, the lower level office area is similar to business 

and professional offices above the ground floor, for the reason that the offices would not be 

located at the building’s primary street level. The Coast Liquor building would provide retail and 

food service uses at the primary ground level/street level consistent with the C-1 Zone. Although 

the lower level offices are not located above the ground floor, they: (1) are oriented to the 

residences across Gaviota Drive, rather than visitor vehicular and pedestrian traffic; (2) are 

obscured from view along South Coast Highway, with little visibility along Mountain Road; and 

(3) are not at the primary street level. These facts coupled with what is known about shopper 

behavior limits the productivity of this lower level for retail or similar uses. Furthermore, use of 

this area as office would not preclude the property from providing visitors with both food and 
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retail options along each primary street frontage. The intention of the office floor level restrictions 

is to ensure that adequate visitor-serving businesses are being provided throughout the C-1 Zone. 

Additionally, the office would occupy approximately 48-percent of the gross floor area at 1391 

South Coast Highway, below the 50-percent maximum. 

  WHEREAS, the City Council has found that the proposed project as conditioned best 

satisfies the design review criteria, and desires to approve Planning Commission Design Review 

20-6384 and Planning Commission Sign Permit 20-6006, subject to the facts and findings in 

the staff report; and 

WHEREAS, the City Council has made the following findings regarding Coastal 

Development Permit 20-6388: 

1.   The proposed project is compliant with the General Plan and is also consistent with the Zoning 

Code and all other components which comprise the City’s Local Coastal Program. The findings 

to grant a variance and allow an uplit roof sign can be made.   

2.  The project, which is located between the sea and the first public road paralleling the sea, 

is compliant with the General Plan, the Zoning Code, and all other components which comprise 

the City’s Local Coastal Program. The findings to grant a variance and allow an uplit roof sign 

can be made. Finally, the proposed project is consistent with the public access and recreation 

policies of the Coastal Act. Beach access stairs to Mountain Road Beach are located 

approximately 100 feet southwest of the project site. The proposed rehabilitation and 

preservation of two historic structures would visually enhance the area immediately 

surrounding this public beach access point and introduce a pedestrian-friendly café and other 

uses that may be enjoyed by residents and visitors when visiting the beach.   
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3.  A Categorical Exemption, pursuant to CEQA Guidelines Sections 15301(a), 15303(c) and 

15331 has been determined; therefore, the project is not anticipated to have any significant adverse 

impacts on the environment within the meaning of the California Environmental Quality Act. The 

proposed project is in compliance with the applicable rules and regulations set forth in the 

Municipal Code and will not cause any significant adverse impacts on the environment. 

WHEREAS, the City Council has made the following findings in regard to Variance 20-

6389 to allow a roof sign [LBMC 25.54.016(H)] with uplighting [LBMC 25.54.010(C)]: 

1. There are special circumstances applicable to the property involved which cause the strict 

application of the Zoning Ordinance to deprive the property of privileges enjoyed by other 

property in the vicinity and under identical zoning classification. Post and beam construction 

allows for large expanses of glass with the elimination of bulky support walls. Post and beam 

is a hallmark of Mid-Century Modern architecture and was utilized by local designer Chris 

Abel at the Coast Liquor building’s primary elevation. Of the various sign types permissible 

by the Sign Code, wall signs are generally the most appropriate for motorist visibility along a 

four-lane highway. However, the character-defining glass storefront greatly limits wall sign 

attachment opportunities. While two ribbons of board and batten siding segment the glazing, 

the width of these wall surfaces are restrictive and would be better suited for subordinate tenant 

signage with a pedestrian orientation. The use of blade signage which would project from the 

building and avoid obscuring architectural features of the building was considered. However, 

in order to achieve adequate visibility across the width of the highway, these signs would need 

to scaled such that their appearance would have an outsized presence along a key historical 

elevation. Moreover, such a blade sign is inappropriate to the scale of the building along the 
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highway, which maintains a low, single-story profile. Commercial buildings in the immediate 

project vicinity either provide adequate wall area to support a highway-oriented wall sign or 

read as multi-story structures with appropriately-sized blade signage. Therefore, a variance to 

allow a roof sign is necessary to bring this property up to par with the privileges afforded to 

commercial buildings in the immediate vicinity and under like zoning, which are otherwise 

able to achieve adequate highway visibility through the use of wall or blade signage due to the 

vertical scale of these buildings, presence of suitable wall areas on which to place signage, and 

lack of competing historic preservation goals. The use of uplighting would allow for the 

appropriate levels of sign illumination similar to the sign lighting provided at nearby 

commercial properties, but designed in a manner compatible with the historic rehabilitation 

and preservation of the building.   

2. Such variance is necessary for the preservation and enjoyment of a substantial property right of 

the applicant, which right is possessed by other property owners under like conditions in the same 

vicinity and zone in that the variance would preserve a substantial property right to provide 

adequate highway-oriented signage with appropriate levels of illumination suitable to the type 

and speed of traffic along the four-lane highway, comparable to the rights currently enjoyed by 

The Colonnade (1400 South Coast Highway), Capri Galleria (1417-1427 South Coast Highway), 

Chakra Spa (1390 South Coast Highway), Subway (1350 South Coast Highway), and the 

Friendship Shelter (1335 South Coast Highway).  

3. The granting of the variance will not be detrimental to the public health, safety, convenience 

and welfare or injurious to property and improvements in the vicinity in which the property is 

located in that the proposed uplit roof sign would not obstruct ocean, beach, or hillside views from 

129



CUP 20-6387, PCDR 20-6384,  
PC SIGN 20-6006, CDP 20-6388,  

and VAR 20-6389  
__________, _____ 

Page 12 

 

neighboring properties, and further, do not obstruct light, air, or solar access to neighboring 

properties. Additionally, the project proposes the preservation of a historic resource, and the 

signage has been conditioned to ensure that the intensity of lighting is appropriately regulated.   

4. The granting of the variance will not be contrary to the objectives of the zoning ordinance and 

the General Plan in that the proposed rehabilitation and restoration conforms with the Secretary 

of the Interior’s Standards for the Treatment of Historic Properties.     

  WHEREAS, an approximately 50-square-foot interior floor area addition is proposed at 

1391 South Coast Highway (Coast Liquor), and Laguna Beach Municipal Code Section 

25.56.008 states that a legal, nonconforming structure may be enlarged or expanded if: (1) the 

enlargement or expansion complies in every respect with all applicable provisions of Title 25; (2) 

the enlargement or expansion and the project as a whole complies with the design review 

provisions in Section 25.05.040(A) and (H); and (3) the required number of parking spaces is 

provided; and the City Council finds that the proposed floor area addition complies with these 

provisions; and 

NOW, THEREFORE, BE IT RESOLVED that Conditional Use Permit 20-6387, 

Planning Commission Design Review 20-6384, Planning Commission Sign Permit 20-

6006, Coastal Development Permit 20-6388, and Variance 20-6389 are hereby granted to 

the following extent: 

 Approval to rehabilitate two commercial buildings and establish two retail stores, 

one food service establishment, and an approximately 2,500-square-foot office area at 

1391 South Coast Highway and 168 Mountain Road, in conjunction with a 54.1% parking 

reduction based on the degree to which the historic character of the buildings will be 
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restored and preserved and three parking credits for providing a sidewalk café. 

BE IT FURTHER RESOLVED, that the following condition(s) are set forth to protect the 

health, safety and welfare of the community and to assure the intent and purpose of the 

regulations: 

1. The Conditional Use Permit shall be subject to review if written complaints are received, and 

shall be subject to administrative review one (1) year after issuance of the certificate of use to 

determine if the approved conditions of approval are in compliance.  These reviews may result in 

a formal noticed public hearing before the Planning Commission and/or City Council.  After the 

public hearing on the matter, the Planning Commission and/or City Council may require 

immediate condition compliance, amend the conditions of approval or proceed with revocation 

of the Conditional Use Permit as specified in Municipal Code Section 25.05.075. 

2. It is understood that the conditions of approval apply herein to any future owners or lessees 

operating under this Conditional Use Permit.  This means in legal terms that the conditions of 

approval for the Conditional Use Permit shall be and hereby are obligations of and binding upon 

the applicant and his/her heirs, successors, assigns, agents and representatives.  The conditions 

shall constitute a covenant running with and binding the land in accordance with the provisions 

of California Civil Code Section 1468.  Failure to comply with such conditions, and each of them, 

and any other related federal, state and local regulations may be grounds for revocation of the 

Conditional Use Permit, in addition to other remedies that may be available to the City. 

3. Applicable Certificate of Use and/or Certificate of Occupancy shall not be issued until City 

staff has verified compliance with all conditions of approval. 

4. This Conditional Use Permit shall not be operative until the owner of the subject property has 
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signed an affidavit in the form attached to this Resolution, whereby the property owner 

acknowledges and consents to the imposition of the conditions set forth in this Resolution, and 

agrees that such conditions shall constitute restrictions running with the land and shall be binding 

upon the property owner and the property owner’s, successors and assigns.  If the applicant is 

different from the owner of the subject property, then this Conditional Use Permit shall also not 

be operative until the applicant has signed an affidavit in the form attached to this Resolution, 

whereby the applicant acknowledges and consents to the imposition of the conditions set forth in 

this Resolution, and agrees that such conditions shall be binding upon the applicant and the 

applicant’s heirs, successors and assignees. 

5. This Conditional Use Permit shall lapse and automatically become void two years following 

the Effective Date unless: a) the privileges authorized are established; or b) a building permit is 

issued and construction is begun and thereafter diligently pursued to completion; or c) an 

extension of time is granted pursuant to Municipal Code Section 25.05.030 (I); provided, 

however, that in the event multiple discretionary governmental approvals are required for the 

proposed project, the two-year period shall not commence until all final approvals have been 

obtained. 

6. If the use authorized under this Resolution and Conditional Use Permit is abandoned or 

terminated for any reason for a period of at least one year, the Conditional Use Permit shall 

automatically expire and become void. 

7. In the absence of specific provisions or conditions herein to the contrary, the application and 

all plans or exhibits attached to the application are relied upon, incorporated and made a part of 

this resolution.  It is required that such plans or exhibits be complied with and implemented in a 
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consistent manner with the approved use and other conditions of approval.  Such plans and 

exhibits for which this Conditional Use Permit has been granted shall not be substantially changed 

or substantially amended except pursuant to a subsequent Conditional Use Permit or Variance as 

might otherwise be required or granted pursuant to the terms of Title 25 of the City of Laguna 

Beach Municipal Code. 

8. No additions or enlargements to the use of structures for which this Conditional Use Permit 

has been granted shall be allowed except pursuant to a subsequent Conditional Use Permit or 

Variance as might otherwise be required or granted pursuant to the terms of Title 25 of the City 

of Laguna Beach Municipal Code. 

9. The permittee shall defend, hold harmless and indemnify, at his/her/its expense, the City, 

the City Council and other City bodies and members thereof, officials, officers, employees, 

agents and representatives (collectively, the City) from and against any and all third-party 

claims, actions or proceedings to attack, set aside, void or annul the approval of this conditional 

use permit, or any associated determination made pursuant to the California Environmental 

Quality Act.  This obligation shall encompass all costs and expenses incurred by the City in 

defending against any claim, action or proceeding, as well as costs, expenses or damages the 

City may be required by a court to pay as a result of such claim, action or proceeding. 

10. The use of expanded polystyrene (Styrofoam) food containers is prohibited. 

11. Outdoor display or additional outdoor seating of any kind shall be prohibited, unless approved 

or an amendment to this Conditional Use Permit is approved.  Application for such an amendment 

may only be accepted for processing, if outdoor display/dining is a permitted use in the applicable 

zoning district. 
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12. A City business license shall be obtained prior to the operation of any business use permitted 

by this Conditional Use Permit. 

13. No proposed change or modification to the specifically permitted use at 1391 South Coast 

Highway and 168 Mountain Road, which includes a two retail stores, one food service 

establishment, and an approximately 2,500-square-foot office area shall be allowed except 

pursuant to a subsequent or amended Conditional Use Permit as may be required pursuant to the 

terms of Title 25 of the City of Laguna Beach Municipal Code. 

14. The applicant shall not allow, act, cause or permit any lessee, agent, employee, exhibitor or 

concessionaire any “prohibited discharge” (as defined in Municipal Code Section 16.01.020) into 

the City’s storm water drainage system. 

15. The proposed use is subject to the food facility requirements of the Orange County Health 

Department.  A building permit for tenant improvements shall not be issued until the Orange 

County Health Department approves the plans.   

16. The proposed use is subject to the grease interceptor installation requirement and must be 

installed in the location indicted on the City Council-approved plan.   

17. Employees shall not engage in sidewalk solicitation.  Sidewalk solicitation may include any 

of the following:  (1) the distribution of product samples outside of an enclosed building, (2) 

interactions that may occur between employees and pedestrians outside of an enclosed building 

with the intent to solicit business or (3) any employee positioned at or near a doorway with the 

intent to attract the patronage of a pedestrian located beyond the physical boundary of the private 

property. 

18. Trash pick-up services shall occur daily and only between the hours of 9:00 a.m. to 5:00 p.m. 
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Trash pick-up service levels shall be increased as necessary based on waste generation and 

dumpster/enclosure capacities at 1391 South Coast Highway   

19. Trash from the Coast Inn use(s) located at 1401 South Coast Highway may only be 

transported across Mountain Road to 1391 South Coast Highway between the hours of 8:00 a.m. 

to 9:00 p.m. daily. Trash must be stored onsite at the Coast Inn outside of these hours.  A trash 

storage and transportation plan must be submitted prior to the issuance of a Building Permit. The 

trash storage and transportation plan shall require a leak-proof container to be used whenever trash 

is being transported across public rights-of-way. The trash storage area at 1391 South Coast 

Highway shall be regularly cleaned and refuse removed daily without creating a public nuisance 

and without place waste or waste receptacles on the public sidewalks or other public ways. All 

employees shall be trained on this plan and responsible for its implementation. 

20. A “stinger” truck shall maneuver all dumpsters to the full-size trash truck stationed on 

Mountain Road to limit traffic impacts to Gaviota Drive. 

21. The operators of the uses authorized by this permit will be responsible for the cleanup of all 

on-site and adjacent public areas, including the sidewalks. A practical plan for monitoring and 

implementing this cleanup will be provided as a condition of this permit. 

22. Prior to issuance of a building permit, the owner(s) of the affected properties (1391 and 1401 

South Coast Highway) shall execute a reciprocal easement for the mutual benefit of the properties 

for the purpose of providing shared access to the consolidated trash storage facilities at 1391 South 

Coast Highway in perpetuity. The reciprocal easement shall be recorded and kept on file with the 

Department of Community Development. 

23. The existing loading zone on Mountain Road must be maintained.  A sign must remain 
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installed and shall state: 20 Minute Loading Zone: 7:00 a.m. to 6:00 p.m., Monday to Saturday 

for Commercial Delivery Vehicles Only and Metered Parking from 6:00 p.m. to 7:00 p.m. 

Monday to Saturday, 8:00 a.m. to 7:00 p.m. on Sunday and Holidays.  Metered parking is subject 

to a three-hour parking limit, Saturday and Sundays. 

24. All outdoor lighting must be hooded, fully shielded, and aimed downward and must comply 

with the approved exterior lighting plans. 

25. Historic Construction Monitoring is required and a historic monitor must be hired prior to the 

issuance of a building permit.    

26. The property owner shall sign an updated Historic Preservation Agreement prior to the 

issuance of a Building Permit.   

27. Upon approval and full entitlement of the proposed project, as discussed herein and illustrated 

in the submitted project plans, the Coast Liquor building and Olympic Cottage structure shall be 

“conditionally” placed on the Laguna Beach Historic Register by the project applicant. As 

conditioned herein and by the City Council, as appropriate, the Coast Liquor building shall be 

listed on the Register as an “E” (Excellent) rated structure. Similarly, the Olympic Cottage 

structure shall be placed on the Register as a “K” (Key) rated structure. Such formal listing of 

these two properties on the City’s Register is predicated on the completion of their in-kind 

rehabilitation as proposed in the project plans approved by the City. Recordation of a written 

agreement between the city and the property owner, acknowledging the owner’s obligations and 

responsibilities to ensure preservation of the historic character of the structure, is required prior to 

building permit final. 

28. Prior to any necessary re-design efforts of any project plans or preparation of construction 
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drawings for the Coast Liquor/Olympic Cottage Development project a qualified city-approved 

historic preservation professional consultant (architectural historian and/or historic architect) who 

meets the Secretary of the Interior’s Professional Qualification Standards (36 CFR 61) for 

architectural history and/or historic architecture shall be hired and paid for by the applicant 

through the City. This individual should have at least 10 years of experience in design review and 

collaboration applying the four treatment approaches of the SOI Standards, as applicable. The 

historic preservation professional shall review the project plans prior to formal plan check 

submittal to the City (and through the entire plan check review process thereof) and provide 

comment and/or approval (if so deemed) for compliance with the SOI Standards. Such review 

and approval is required prior to the issuance of a demolition permit, building permit, or other 

type of permit associated with the proposed project (including mechanical). Any re-design efforts 

made by the applicant in consultation with the preservation consultant should also be reviewed 

by the City for acceptability. 

29. The applicant should specify on the project elevation plans prepared for plan check review by

the City and the historic consultant the existing and proposed exterior conditions, features, 

textures/finishes, and materials of both properties on the parcel: the Coast Liquor building and 

Olympic Cottage structure. Such information should address all existing and proposed 

architectural details and material types; window, door, and siding type and size; paint colors; 

landscape and hardscape details; lighting fixtures; signage; and any demolition, structural and 

shoring information as required of the project by the applicant and/or City staff. 

30. A detailed exterior door and window schedule (noting existing and proposed features,

including hardware, if new or existing; material specification; type and size; location; and any 
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conditional comments) is also required as part of the plan check submittal packet. Also required 

prior to the formal plan check submittal of project plans are illustrated plans indicating the location 

and dimensions of any and all rooftop equipment and exterior vent openings, including HVAC 

and any necessary screening forms required by the City on either building. This information will 

need to be reviewed by the qualified historic preservation professional prior to formal plan check 

submittal for consistency with the SOI Standards. Any revisions made to the project plans during 

the entire plan check review process will also need to be reviewed by a qualified historic 

preservation professional in association with City staff prior to final plan check approval and the 

issuance of any permits. 

31. Any additional design plans, which may include structural and shoring plans, seismic plans, 

mechanical plans, etc., shall comply with the SOI Standards; State Historical Building Code, as 

applicable; and other relevant historic preservation rehabilitation references and guidelines (e.g. 

National Park Service Preservation Briefs series, National Park Service Interpreting the Standards 

bulletins, etc.). Such plans shall be reviewed for SOI Standards compliance by qualified historic 

preservation professional in association with City staff prior to final plan check approval and the 

issuance of any permits. 

32. Original character-defining features on the exterior of the Coast Liquor property and Olympic 

Cottage will be substantially retained, rehabilitated, and restored according to the SOI Standards 

in order to ensure that all remaining historic fabric is appropriately treated and returned to its 

original appearance wherever feasible. Where the severity of the feature is beyond repair it may 

be replaced in-kind upon approval by the historic consultant. Consistent with the SOI Standards, 

the design of those features restored and reconstructed shall be based on photographic and 
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physical evidence. Compatible in-kind rehabilitation work for either improvement on site shall be 

inspired by associated archival/photographic evidence. 

33. The overall historic architectural qualities of the Coast Liquor building will be retained and 

preserved. The overall historic character of the Olympic Cottage structure will be retained, 

restored, and preserved. The removal of any distinctive material or alteration of features, spaces, 

and spatial relationships that characterize the properties will be avoided. Removal of such features 

may be acceptable if such work was previously reviewed and approved by the historic consultant 

and City staff. 

34. All work for ADA compliance shall follow the State Historical Building Code (SHBC) and 

the recommendations specified in the SOI Standards. As applicable, the SHBC shall be utilized 

throughout the duration of the project. 

35. All modifications made to the Coast Liquor building and Olympic Cottage will be undertaken 

in conformance with the SOI Standards (rehabilitation). Any damage caused to a building’s 

original historic fabric during design and/or construction activities associated with the project will 

be reported to the City by the applicant, general contractor, project architect, or on-site 

preservation monitor and repaired by the applicant immediately in a manner consistent with the 

SOI Standards. 

36. Periodic on-site construction monitoring by a qualified historic preservation consultant hired 

by the applicant through the City is also required. The historic preservation consultant shall 

perform periodic on-site construction monitoring in those areas where exterior historic features 

may be impacted by the implementation of the rehabilitation and/or restoration work proposed 

for the Coast Liquor building and/or Olympic Cottage structure. This monitoring effort shall 
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ensure that all work associated with the proposed project is executed in a manner that conforms 

to the approved final design/construction plans and the SOI Standards. Appropriate language shall 

be incorporated into the general construction contract and/or project plans specifying coordination 

with the preservation consultant/monitoring effort including but not limited to notification 

procedures, responsibilities for monitoring delays, location of affected historic features, etc. The 

preservation consultant shall be contacted immediately if any unanticipated discoveries of historic 

material/features are encountered during any phase of the demolition/construction work. The 

consultant shall have the authority to stop work in the immediate area of the unanticipated 

discovery in order to assess and develop appropriate treatment for such finds. Any 

recommendations provided by the preservation consultant shall be reviewed by the City, the 

applicant, and general contractor and implemented as proposed at the cost of the applicant. At 

each phase of the project and upon project completion, the qualified preservation consultant shall 

document the project’s progress at various intervals with the preparation of construction 

monitoring reports. Such reports are to be submitted to the City for inclusion in the project’s file. 

Oversight and construction monitoring by a qualified preservation consultant are important to 

reduce the potential adverse impacts of the proposed project that may otherwise detract from the 

historical significance of the two resources (Coast Liquor and Olympic Cottage) or render them 

ineligible for inclusion in the City of Laguna Beach Historic Register as “E” (Coast Liquor) and 

“K” (Olympic Cottage) rated structures. 

37. The wood plank and beam ceiling at 1391 South Coast Highway contributes to the overall 

historic integrity of the Mid-Century Modern post and beam style and character and shall be 

preserved. Mechanical improvements shall be designed to minimize impacts to this building 
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feature. 

38. The Historic Register plaques shall note the cottage’s association with the 1932 Olympic 

games (168 Mountain Road) and recognize the local contributions of Chris Abel (1391 South 

Coast Highway). The content of these plaques shall be developed in consultation with the historic 

consultant. 

39. The roof sign shall be limited to three-inch returns. 

40. All sign lighting shall be turned off when the businesses occupying the 1391 South Coast 

Highway building are closed; and (2) if there are complaints regarding the intensity of the lighting, 

the Director of Community Development can require the lighting to be dimmed or, if necessary, 

turned off. 

41. The permittee shall submit a complete rooftop mechanical plan for the 1391 South Coast 

Highway building with the tenant improvement plan submittal to accommodate the permitted 

use(s). Subject to the Director of Community Development’s approval, the equipment screen shall 

either be installed in accordance with the design review plans or omitted. If omitted, all new 

rooftop appurtenances shall be contained within the staking envelope in accordance with the 

certified staking plan and painted blue-grey to recede into the background. A paint chip shall be 

submitted to the City for approval prior to painting. 

42. A “right turn only” sign shall be provided at the Gaviota Drive driveway. 

43. A Caltrans Encroachment Permit is required for the new street trees proposed within the South 

Coast Highway right-of-way. 

44. Prior to the issuance of a building permit, the applicant must be in compliance with the Art in 

Public Places Ordinance (LBMC Chapter 1.09).   
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45. The required parking shall be available free of charge to the tenants and customers of the 

businesses during their hours of operation. 

46. The building exteriors shall be maintained in an exemplary manner and in conformance with 

the Secretary of the Interior’s Standards for the Treatment of Historic Properties. This shall 

include building and site maintenance on an as-needed basis to maintain the paint application, 

landscaping and architectural features (including but not limited to windows, doors and roofing) 

in excellent condition. 

47. An occupant load sign shall be posted above the food service establishment front door. 

48. There shall be no live entertainment allowed. 

49. Expiration:  If development has not commenced within two years from the final action of the 

approval authority on the application, the Design Review approval, including any appeals, shall 

expire. Development, once timely commenced, shall be pursued in a diligent manner and 

completed in a reasonable period of time. Any application for extension of the Design Review 

approval must be made prior to the expiration date and shall be accompanied by an explanation 

of good cause for the request. If the project is appealed to the Coastal Commission, this expiration 

period shall not begin until the appeal process is completed.   

50. Interpretation.  Any questions of intent or interpretation of any condition will be determined 

by the Director of Community Development. 

51. Grounds for Revocation.  The entitlement approval shall be subject to revocation or 

modification with regard to the grounds set forth in Title 25 of the Laguna Beach Municipal Code, 

including without limitation failure to comply with all conditions of approval. 

 NOW THEREFORE BE IT RESOLVED that the above decision was approved and 
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rendered on the _____ day of ________, ____ (the “Effective Date”).     

 ADOPTED this ______________. 

 

              Bob Whalen, Mayor  

 

ATTEST: 

 

 

 City Clerk 

 

 

 I, LISETTE CHEL, City Clerk of the City of Laguna Beach, California, do hereby 

certify that the foregoing Resolution No. _____ was duly adopted at a Regular Meeting of the 

City Council of said City held on ________, 2020, by the following vote: 

 

 AYES: COUNCILMEMBER(S):   

 NOES: COUNCILMEMBER(S):   
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PROPERTY OWNER(S) CONSENT AFFIDAVIT 

 

The owner(s) of the above described property, and the owner(s) of all interests therein, do hereby 

consent to the imposition of the above stated conditions, and agree that said conditions shall 

constitute restrictions running with the land and shall be binding on said owner(s), the owner’s 

heirs, successors and assigns. 

 

Signed this   day of                                  , _______, by 

 

  
  Signature of Owner    Signature of Owner 

 

  
  Name (Print or Type)    Name (Print or Type) 

 

A notary public or other officer completing this certificate verifies only the identity of the 

individual who signed the document to which this certificate is attached, and not the 

truthfulness, accuracy, or validity of that document. 

 

State of California 

County of Orange} SS. 

 

On ___________________________, before me ___________________________________, a  

Notary Public, personally appeared ________________________________________________ 

 

who proved to me on the basis of satisfactory evidence to be the person(s) whose name(s) is/are 

subscribed to the within instrument and acknowledged to me that he/she/they executed the same 

in his/her/its/their authorized capacity(ies), and that by his/her/its/their signature(s) on the 

instrument the person(s), or the entity upon behalf of which the person(s) acted, executed the 

instrument. 

 

I certify under PENALTY OF PERJURY under the laws of the State of California that the 

foregoing paragraph is true and correct. 

 

WITNESS my hand and official seal. 

 

 

Signature       

Signature of Notary Public 

Place NOTARY SEAL OR STAMP 

above 
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APPLICANT(S) CONSENT AFFIDAVIT 

The applicant(s) of the above described Conditional Use Permit do hereby consent to the 

imposition of the above stated conditions, and agree that said conditions shall be binding on said 

applicant(s), the applicant’s heirs, successors and assigns. 

Signed this day of  , _______, by 

Signature of Applicant  Signature of Applicant 

Name (Print or Type) Name (Print or Type) 

A notary public or other officer completing this certificate verifies only the identity of the 

individual who signed the document to which this certificate is attached, and not the 

truthfulness, accuracy, or validity of that document. 

State of California 

County of Orange} SS. 

On ___________________________, before me ___________________________________, a 

Notary Public, personally appeared _______________________________________________ 

who proved to me on the basis of satisfactory evidence to be the person(s) whose name(s) is/are 

subscribed to the within instrument and acknowledged to me that he/she/they executed the same 

in his/her/its/their authorized capacity(ies), and that by his/her/its/their signature(s) on the 

instrument the person(s), or the entity upon behalf of which the person(s) acted, executed the 

instrument. 

I certify under PENALTY OF PERJURY under the laws of the State of California that the 

foregoing paragraph is true and correct. 

WITNESS my hand and official seal. 

Signature 

Signature of Notary Public 

Place NOTARY SEAL OR STAMP 

above 
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