


 

APPENDIX A: Air Quality and Greenhouses Gases Data 

  





























































































































































 

APPENDIX B: Biological Technical Report 

  











































































































AutoCAD SHX Text
COMPACT

AutoCAD SHX Text
COMPACT

AutoCAD SHX Text
COMPACT

AutoCAD SHX Text
COMPACT

AutoCAD SHX Text
COMPACT

AutoCAD SHX Text
COMPACT

AutoCAD SHX Text
COMPACT

AutoCAD SHX Text
COMPACT

AutoCAD SHX Text
COMPACT

AutoCAD SHX Text
COMPACT

AutoCAD SHX Text
COMPACT

AutoCAD SHX Text
COMPACT

AutoCAD SHX Text
COMPACT

AutoCAD SHX Text
COMPACT

AutoCAD SHX Text
COMPACT

AutoCAD SHX Text
COMPACT

AutoCAD SHX Text
COMPACT

AutoCAD SHX Text
COMPACT

AutoCAD SHX Text
COMPACT

AutoCAD SHX Text
COMPACT

AutoCAD SHX Text
COMPACT

AutoCAD SHX Text
COMPACT

AutoCAD SHX Text
COMPACT

AutoCAD SHX Text
COMPACT

AutoCAD SHX Text
COMPACT

AutoCAD SHX Text
COMPACT

AutoCAD SHX Text
COMPACT

AutoCAD SHX Text
COMPACT

AutoCAD SHX Text
COMPACT

AutoCAD SHX Text
COMPACT

AutoCAD SHX Text
COMPACT

AutoCAD SHX Text
COMPACT

AutoCAD SHX Text
COMPACT

AutoCAD SHX Text
COMPACT

AutoCAD SHX Text
COMPACT

AutoCAD SHX Text
COMPACT

AutoCAD SHX Text
COMPACT

AutoCAD SHX Text
COMPACT

AutoCAD SHX Text
COMPACT

AutoCAD SHX Text
COMPACT

AutoCAD SHX Text
COMPACT

AutoCAD SHX Text
COMPACT

AutoCAD SHX Text
COMPACT

AutoCAD SHX Text
COMPACT

AutoCAD SHX Text
COMPACT

AutoCAD SHX Text
COMPACT

AutoCAD SHX Text
COMPACT

AutoCAD SHX Text
COMPACT

AutoCAD SHX Text
COMPACT

AutoCAD SHX Text
COMPACT

AutoCAD SHX Text
COMPACT

AutoCAD SHX Text
COMPACT

AutoCAD SHX Text
COMPACT

AutoCAD SHX Text
COMPACT

AutoCAD SHX Text
COMPACT

AutoCAD SHX Text
COMPACT

AutoCAD SHX Text
COMPACT

AutoCAD SHX Text
COMPACT

AutoCAD SHX Text
COMPACT

AutoCAD SHX Text
COMPACT

AutoCAD SHX Text
COMPACT

AutoCAD SHX Text
COMPACT

AutoCAD SHX Text
COMPACT

AutoCAD SHX Text
COMPACT

AutoCAD SHX Text
COMPACT

AutoCAD SHX Text
COMPACT

AutoCAD SHX Text
COMPACT

AutoCAD SHX Text
COMPACT

AutoCAD SHX Text
COMPACT

AutoCAD SHX Text
COMPACT

AutoCAD SHX Text
COMPACT

AutoCAD SHX Text
COMPACT

AutoCAD SHX Text
COMPACT

AutoCAD SHX Text
COMPACT

AutoCAD SHX Text
COMPACT

AutoCAD SHX Text
COMPACT

AutoCAD SHX Text
COMPACT

AutoCAD SHX Text
COMPACT

AutoCAD SHX Text
ZONE X OTHER

AutoCAD SHX Text
ZONE X OTHER

AutoCAD SHX Text
ZONE AE

AutoCAD SHX Text
ZONE AE

AutoCAD SHX Text
ZONE X

AutoCAD SHX Text
ZONE X

AutoCAD SHX Text
ZONE X

AutoCAD SHX Text
ZONE AE

AutoCAD SHX Text
ZONE AE

AutoCAD SHX Text
ZONE AE

AutoCAD SHX Text
ZONE AE

AutoCAD SHX Text
PARCEL 1

AutoCAD SHX Text
P.M.B. 178/46-47

AutoCAD SHX Text
PARCEL 2

AutoCAD SHX Text
P.M.B. 178/46-47

AutoCAD SHX Text
LAGUNA CANYON ROAD

AutoCAD SHX Text
10' Utility easement

AutoCAD SHX Text
per PMB 178/46-47

AutoCAD SHX Text
Access easement per

AutoCAD SHX Text
Inst. No. 2012000076739 O.R

AutoCAD SHX Text
N 15%%d38'56" E 275.15'

AutoCAD SHX Text
N 07%%d03'30" W 398.88'

AutoCAD SHX Text
N 64%%d46'26" W 271.72'

AutoCAD SHX Text
N 88%%d46'16" E 263.34'

AutoCAD SHX Text
'

AutoCAD SHX Text
3

AutoCAD SHX Text
7

AutoCAD SHX Text
.

AutoCAD SHX Text
0

AutoCAD SHX Text
9

AutoCAD SHX Text
3

AutoCAD SHX Text
=

AutoCAD SHX Text
L

AutoCAD SHX Text
"

AutoCAD SHX Text
0

AutoCAD SHX Text
3

AutoCAD SHX Text
'

AutoCAD SHX Text
1

AutoCAD SHX Text
3

AutoCAD SHX Text
%%d

AutoCAD SHX Text
9

AutoCAD SHX Text
2

AutoCAD SHX Text
=

AutoCAD SHX Text
Δ

AutoCAD SHX Text
'

AutoCAD SHX Text
4

AutoCAD SHX Text
2

AutoCAD SHX Text
.

AutoCAD SHX Text
8

AutoCAD SHX Text
5

AutoCAD SHX Text
7

AutoCAD SHX Text
=

AutoCAD SHX Text
R

AutoCAD SHX Text
10078

AutoCAD SHX Text
TG=140.05

AutoCAD SHX Text
10216

AutoCAD SHX Text
140.46 T.W.

AutoCAD SHX Text
10275

AutoCAD SHX Text
144.72 T.W.

AutoCAD SHX Text
10527

AutoCAD SHX Text
138.80 Deck

AutoCAD SHX Text
10590

AutoCAD SHX Text
138.89 Threshold

AutoCAD SHX Text
10675

AutoCAD SHX Text
139.10 Deck

AutoCAD SHX Text
10691

AutoCAD SHX Text
138.93 T.W.

AutoCAD SHX Text
10695

AutoCAD SHX Text
139.10 T.W.

AutoCAD SHX Text
10696

AutoCAD SHX Text
139.78 T.W.

AutoCAD SHX Text
10700

AutoCAD SHX Text
139.78 T.W.

AutoCAD SHX Text
10702

AutoCAD SHX Text
139.13 T.W.

AutoCAD SHX Text
10703

AutoCAD SHX Text
138.40 T.W.

AutoCAD SHX Text
10737

AutoCAD SHX Text
139.00 T.W.

AutoCAD SHX Text
10741

AutoCAD SHX Text
138.89 T.W.

AutoCAD SHX Text
10744

AutoCAD SHX Text
137.69 T.W.

AutoCAD SHX Text
10748

AutoCAD SHX Text
137.68 T.W.

AutoCAD SHX Text
10769

AutoCAD SHX Text
140.96 T.W.

AutoCAD SHX Text
10776

AutoCAD SHX Text
139.00 Threshold

AutoCAD SHX Text
Existing building

AutoCAD SHX Text
24" Oak

AutoCAD SHX Text
36" Oak

AutoCAD SHX Text
30" Oak

AutoCAD SHX Text
30"

AutoCAD SHX Text
30"

AutoCAD SHX Text
18"

AutoCAD SHX Text
36" Oak

AutoCAD SHX Text
36" Oak

AutoCAD SHX Text
46" Oak

AutoCAD SHX Text
48" Oak

AutoCAD SHX Text
20"

AutoCAD SHX Text
16"

AutoCAD SHX Text
10"

AutoCAD SHX Text
24"

AutoCAD SHX Text
8"

AutoCAD SHX Text
12"

AutoCAD SHX Text
16"

AutoCAD SHX Text
Irr. valve

AutoCAD SHX Text
Irr. valve

AutoCAD SHX Text
Irr. valve

AutoCAD SHX Text
Irr. valve

AutoCAD SHX Text
30"

AutoCAD SHX Text
30"

AutoCAD SHX Text
20"

AutoCAD SHX Text
20"

AutoCAD SHX Text
12"

AutoCAD SHX Text
12"

AutoCAD SHX Text
16"

AutoCAD SHX Text
24"

AutoCAD SHX Text
24"

AutoCAD SHX Text
24"

AutoCAD SHX Text
14"

AutoCAD SHX Text
14"

AutoCAD SHX Text
10"

AutoCAD SHX Text
10"

AutoCAD SHX Text
12"

AutoCAD SHX Text
TR1

AutoCAD SHX Text
Light pole

AutoCAD SHX Text
Electric box

AutoCAD SHX Text
Manhole

AutoCAD SHX Text
Verizon manhole

AutoCAD SHX Text
GTE manhole

AutoCAD SHX Text
12" Air gap

AutoCAD SHX Text
12"

AutoCAD SHX Text
12" Air gap

AutoCAD SHX Text
Water valve

AutoCAD SHX Text
Utility vault

AutoCAD SHX Text
Edison manhole

AutoCAD SHX Text
Telephone box

AutoCAD SHX Text
Cable anchor

AutoCAD SHX Text
12"

AutoCAD SHX Text
16"

AutoCAD SHX Text
36"

AutoCAD SHX Text
14"

AutoCAD SHX Text
14"

AutoCAD SHX Text
16"

AutoCAD SHX Text
40"

AutoCAD SHX Text
Irr. valve

AutoCAD SHX Text
4" Watermain

AutoCAD SHX Text
Utility vault

AutoCAD SHX Text
Irr. valve

AutoCAD SHX Text
TR7

AutoCAD SHX Text
Utility pole

AutoCAD SHX Text
Cable anchor

AutoCAD SHX Text
Sawcut patch

AutoCAD SHX Text
Sewer CO

AutoCAD SHX Text
Cable anchor

AutoCAD SHX Text
Utility pole

AutoCAD SHX Text
TR5

AutoCAD SHX Text
6"

AutoCAD SHX Text
Utility pole

AutoCAD SHX Text
Irr. valve

AutoCAD SHX Text
Sawcut patch

AutoCAD SHX Text
Gas meter

AutoCAD SHX Text
10"

AutoCAD SHX Text
6"

AutoCAD SHX Text
8"

AutoCAD SHX Text
8"

AutoCAD SHX Text
6"

AutoCAD SHX Text
6"

AutoCAD SHX Text
6"

AutoCAD SHX Text
18"

AutoCAD SHX Text
20"

AutoCAD SHX Text
10"

AutoCAD SHX Text
6"

AutoCAD SHX Text
6"

AutoCAD SHX Text
6"

AutoCAD SHX Text
6"

AutoCAD SHX Text
6"

AutoCAD SHX Text
6"

AutoCAD SHX Text
Irr. valve

AutoCAD SHX Text
Irr. valve

AutoCAD SHX Text
24"

AutoCAD SHX Text
TG=138.81

AutoCAD SHX Text
4" Drain

AutoCAD SHX Text
TG=138.77

AutoCAD SHX Text
4" Drain

AutoCAD SHX Text
TG=138.79

AutoCAD SHX Text
4" Drain

AutoCAD SHX Text
12"

AutoCAD SHX Text
32"

AutoCAD SHX Text
TR3

AutoCAD SHX Text
Utility pole

AutoCAD SHX Text
Cable anchor

AutoCAD SHX Text
ADA Ramp

AutoCAD SHX Text
22"

AutoCAD SHX Text
20"

AutoCAD SHX Text
ADA Ramp

AutoCAD SHX Text
Irr. valve

AutoCAD SHX Text
16"

AutoCAD SHX Text
Firehose valve

AutoCAD SHX Text
ADA Ramp

AutoCAD SHX Text
165

AutoCAD SHX Text
Existing building

AutoCAD SHX Text
Guard post

AutoCAD SHX Text
Guard post

AutoCAD SHX Text
Guard post

AutoCAD SHX Text
Guard post

AutoCAD SHX Text
Guard post

AutoCAD SHX Text
Guard post

AutoCAD SHX Text
Guard post

AutoCAD SHX Text
Permeable surface

AutoCAD SHX Text
12"

AutoCAD SHX Text
6"

AutoCAD SHX Text
12"

AutoCAD SHX Text
18"

AutoCAD SHX Text
18"

AutoCAD SHX Text
10"

AutoCAD SHX Text
14"

AutoCAD SHX Text
1.5" domestic water

AutoCAD SHX Text
backflow device

AutoCAD SHX Text
4" fire protection

AutoCAD SHX Text
backflow device

AutoCAD SHX Text
6"

AutoCAD SHX Text
10"

AutoCAD SHX Text
INV=130.58

AutoCAD SHX Text
15027

AutoCAD SHX Text
140.00

AutoCAD SHX Text
Spot 2 decimal

AutoCAD SHX Text
15028

AutoCAD SHX Text
140.05

AutoCAD SHX Text
Spot 2 decimal

AutoCAD SHX Text
Drip line of Oak tree

AutoCAD SHX Text
Drip line of Oak tree

AutoCAD SHX Text
Drip line of Oak tree

AutoCAD SHX Text
Drip line of Oak tree

AutoCAD SHX Text
Drip line of Oak tree

AutoCAD SHX Text
5" Oak

AutoCAD SHX Text
24" Oak

AutoCAD SHX Text
18" Oak

AutoCAD SHX Text
6" Oak

AutoCAD SHX Text
36" Oak

AutoCAD SHX Text
12" Oak

AutoCAD SHX Text
22" Oak

AutoCAD SHX Text
22" Oak

AutoCAD SHX Text
22" Oak

AutoCAD SHX Text
Elderberry tree

AutoCAD SHX Text
Drip line of

AutoCAD SHX Text
Elderberry tree

AutoCAD SHX Text
Drip line of

AutoCAD SHX Text
40" Oak

AutoCAD SHX Text
4" Oak

AutoCAD SHX Text
Drip line of Oak tree

AutoCAD SHX Text
153.7

AutoCAD SHX Text
Top of horizontal trunk

AutoCAD SHX Text
155.4

AutoCAD SHX Text
Top of horizontal trunk

AutoCAD SHX Text
VAN























































































http://www.prbo.org/calpif/htmldocs/scrub.html






























Brandon Elrod
Scope Of Work





Brandon Elrod
Limit of Disturbance Zone

Brandon Elrod
High Value Habitat Area

Brandon Elrod

Brandon Elrod

Brandon Elrod

Brandon Elrod

Brandon Elrod

Brandon Elrod

Brandon Elrod

Brandon Elrod

Brandon Elrod

Brandon Elrod

Brandon Elrod

Brandon Elrod

Brandon Elrod

Brandon Elrod

Brandon Elrod

Brandon Elrod

Brandon Elrod

Brandon Elrod

Brandon Elrod
Stamp

kscheib
PolyLine

kscheib
PolyLine

kscheib
PolyLine

kscheib
Polygon

kscheib
Polygon











Brandon Elrod
Stamp

kscheib
PolyLine

kscheib
PolyLine

kscheib
PolyLine



Brandon Elrod
Stamp

Brandon Elrod
Stamp



Brandon Elrod
Stamp



Brandon Elrod
Stamp

Brandon Elrod

Brandon Elrod

Brandon Elrod

Brandon Elrod

Brandon Elrod

Brandon Elrod

Brandon Elrod

Brandon Elrod

Brandon Elrod

Brandon Elrod

Brandon Elrod



Brandon Elrod
Stamp



Brandon Elrod
Stamp

Brandon Elrod
Stamp

Brandon Elrod
Updated sewer
utility location

Brandon Elrod
Updated water
utility location

Brandon Elrod
16’

Brandon Elrod
39’

Brandon Elrod
42’

Brandon Elrod
25’

Brandon Elrod
20’

Brandon Elrod
35’

Brandon Elrod
Figures represent Trunk-to-Trench approximate dimensions

Brandon Elrod
12’

Brandon Elrod
10’

Brandon Elrod
Tunneling recommended

Brandon Elrod

Brandon Elrod

Brandon Elrod

Brandon Elrod

Brandon Elrod

Brandon Elrod

Brandon Elrod

Brandon Elrod

Brandon Elrod

Brandon Elrod

Brandon Elrod









Brandon Elrod
Stamp



Brandon Elrod

Brandon Elrod
this page left intentionally blank







Brandon Elrod
Stamp



Brandon Elrod

Brandon Elrod
Trees 86-88 are Coast Live Oaks that will need to be strategically pruned ahead of construction. 86 requires canopy lifting and lateral reduction to clear the new building structure. 87-88 require corrective work.

Brandon Elrod
86

Brandon Elrod
87

Brandon Elrod
88





Brandon Elrod
null

Brandon Elrod
Exhibit is now invalid: Trench has been relocated into main driveway.



Brandon Elrod

Brandon Elrod
Exhibit invalid: Utility trench has been relocated outside of planter.

Brandon Elrod
null



Brandon Elrod

Brandon Elrod
null

Brandon Elrod
Exhibit invalid: Utility trench has been relocated



Brandon Elrod
Domestic Water and (2) Fire Water lines will enter the site here at the NE corner of the site.





Brandon Elrod
null

Brandon Elrod
Update 3/20/23: In accordance with updated Limits of Disturbance, these trees will not be impacted by construction.

Brandon Elrod
null





Brandon Elrod

Brandon Elrod



Brandon Elrod
null

Brandon Elrod

Brandon Elrod

Brandon Elrod
Exhibit invalid: Utility trench has been relocated outside of planter.





Brandon Elrod
Exhibit invalid: Trees are now outside Limit of Disturbance

Brandon Elrod

Brandon Elrod
null







 

APPENDIX C: Cultural and Tribal Cultural Resources  
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APPENDIX D: Energy Data 

  







 

APPENDIX E: Geotechnical Report 
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APPENDIX F: Fuel Modification Plan 
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1 Introduction 
Rivertech Inc. is supporting assisting Laguna College of Art and Design (Client) by assessing 
existing flood characteristics and recommending drainage and flood hazard mitigation measures for 
the proposed improvements at the Laguna College of Art and Design (LCAD) north campus in 
compliance with the governing City of Laguna Beach municipal code 25.38 and the National Flood 
Insurance Program (NFIP) guidelines. The project site is within two parcels, APN 632-081-14 and 
632-081-15, located at 2825 and 2851 Laguna Canyon Road, respectively, in the City of Laguna 
Beach, Orange County, California.  
There is a designated special flood hazard area (SFHA), i.e., floodplain and floodway, as defined 
by the Federal Emergency Management Agency (FEMA), which is documented on Flood 
Insurance Rate Map (FIRM) Panel 06059C0409J (published December 3. 2009)1 and adopted by 
the City of Laguna Beach, on the property, as depicted in Figure 1. The flood source is identified 
as Laguna Canyon Creek. 

Figure 1. Flood Hazard Areas (source: FEMA and City of Laguna Beach)2 

                                                 
1  Flood Insurance Rate Map, Orange County, California and Incorporated Area, Map No. 06059C0409J, Federal Emergency 

Management Agency, December 3, 2009. 
2  City of Laguna Beach Geographic Information System Map (LBWebMaps), 2021. 

https://lagunabeach.maps.arcgis.com/apps/webappviewer/index.html?id=75a3aa3236c7475bb5e81925d130a763&extent=-13123258.3471,3958953.8571,-13093447.906,3978502.6271,102100
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Figure 2. Floodplain map (source: City of Laguna Beach). 

 
Figure 3. Flood hazard area (source: FEMA). 

SITE 
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The proposed development is partially located in the designated floodway, which at this location 
runs longitudinally towards the western property boundary. The statutory definition of a 
regulatory floodway is as follows: 

44 CFR 59.1 "Regulatory floodway" means the channel of a river or other watercourse and 
the adjacent land areas that must be reserved in order to discharge the base flood without 
cumulatively increasing the water surface elevation more than a designated height. 

In the case of this reach of Laguna Canyon Creek where the project site is located, the designated 
height is the most restrictive (i.e., 0.0 – 1.0 foot), so any physical change, even placement of fill, 
could potentially affect the floodway. The floodway regulation defined in the NFIP and regulated 
by FEMA is as follows: 

44 CFR 60.3(d)(3): [In the regulatory floodway, communities must] Prohibit encroachments, 
including fill, new construction, substantial improvements, and other development within the 
adopted regulatory floodway unless it has been demonstrated through hydrologic and hydraulic 
analyses performed in accordance with standard engineering practice that the proposed 
encroachment would not result in any increase in flood levels within the community during the 
occurrence of the base flood discharge. 

There are clear benefits of effectively addressing flood hazards and opportunities to minimize the 
risk and associated liability. There is no proposed encroachment into the floodway. The following 
analysis ensures the minimization of negative flood impact and demonstrates the compliance with 
floodplain management requirements. 

2 Problem Statement 
The proposed site improvements are limited to the removal of existing Building C structure and 
installation of a new campus student center structure and associated grading and structural 
measures, most of which is located outside of the floodplain in Zone X, and very minimally in 
the floodplain fringe (i.e., Zone AE) but outside of the regulatory floodway. Grading is not 
planned in the regulatory floodway and the proposed structure is on the floodplain fringe and 
outside of the floodway. The Laguna Canyon Creek flood flows are conveyed from east to west 
and through and around the improved portions of the site, such that hydraulic and floodplain 
analyses are required to reflect these changes and ensure compliance with municipal code and 
NFIP guidelines. Local canyon hillside drainage is conveyed to the site from a south to north 
direction. Figure 4 provides a plan view perspective of the proposed condition with the 
improvements. 
The flood flows are conveyed through the improved portions of the site, such that hydraulic and 
floodplain analyses are required to reflect these changes and ensure compliance with municipal 
code and NFIP guidelines. Figure 4 provides a plan view of the proposed condition.  
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Figure 4. Proposed Conditions, Plan View of Site3,4 

The proposed structure is to be built at grade, with minimal grading, on the fringe of the effective 
(existing) floodplain designated as Zone AE, of Laguna Canyon Creek (see attached site plans in 
appendix). The obstructions to the flow are caused by the north face of a proposed structure, 
which has a maximum width of approximately 77 feet, normal to the direction of flow. The 
proposed Student Center structure is not a new encroachment to the floodplain but rather the 
replacement of existing Building C, i.e., the existing single-story structure on higher ground on 
the southern portion of the site. The total longitudinal length (i.e., in the direction of flow) of the 
proposed structure is approximately 150 feet but as the hydraulic will show, outside of the 
floodplain. The post-project hydraulic model simulates the impact of the construction of this 

                                                 
3  Topographic and Boundary Survey, North Campus Student Center 2825 Laguna Canyon Rd Laguna Beach, CA 92651, 

LPA, February 2019. 
4  Conceptual Grading Plan, North Campus Student Center, 2825 & 2851 Laguna Canyon Road, LPA, July 2021. 
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proposed development, including the proposed grading, structures and paved and vegetated 
surfaces. 
Adjacent to this site, there is a designated floodway, which does not extend into site but is 
influenced by any modifications to the flood flows of Laguna Canyon Creek. The existing and 
proposed structures are located outside of the floodway limits, hence, the implementation of this 
project has no negative effect on the floodway. 

2.1 Objectives 
The critical hydraulic and floodplain issues identified by the City of Laguna Beach municipal 
code5 regarding the flood source are, as follows: 

• The project is located within a floodplain and does not encroach the regulatory floodway. Hence, 
the scope of this study is limited to the 100-year floodplain analysis and no floodway analysis. 

• All new construction or substantial improvements of nonresidential structures are: 
o elevated or be flood-proofed, together with attendant utility and sanitary facilities, 

below the elevation recommended, so that the structure is watertight with walls 
substantially impermeable to the passage of water;  

o have structural components capable of resisting hydrostatic and hydrodynamic loads 
and effects of buoyancy; and  

o certified by a registered civil engineer or architect that the above is accurate. 
Rivertech cannot certify structural durability to withstand flood forces, which needs to be 
performed by a structural engineer, but we can provide guidance and coordinate with the 
structural designer. 
The most important flood-related project objectives is to address the needs and solve the 
problems, as follows: 

• Identify the flood potential and risk 
• Develop a concept to minimize the risks of flood damage. 
• Address the aforementioned concerns raised by the City of Laguna Beach 

3 Technical Approach, Methodology and Analysis 
Rivertech hydrologic and floodplain engineering analysis for the site. 

3.1 Hydrologic Analysis 
Rivertech performed hydrologic analysis for the site using the methodology prescribed by the 
County of Orange. Rivertech developed a hydrologic model to estimate the local runoff from the 
canyon hillside on to the site. There is local drainage that originates from two significant 
watercourses, as discussed and shown in Figure 2. The clearwater runoff is potentially bulked by 
the sediment and debris that is transported during significant storm events. Under this task, we 
will estimate runoff and bulked flow. Although, the City and County do not prescribe specific 

                                                 
5  Ordinance of the City of Laguna Beach, Chapter 25.38, Floodplain Management. 
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methodologies for estimating bulked flow, we reviewed the guidance from these governing 
agencies and recommend a reasonable and defensible approach. 

 
Figure 5. Local drainage watershed map. 

 
Figure 6. Drainage concentration points. 
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3.2 Hydraulic Analysis 
Rivertech verified the effective (existing condition) hydraulic model that FEMA developed to 
establish and the effective (existing) BFEs and the limits of floodplain of the flood source, 
known as Laguna Canyon Creek. From this model, we estimated the hydraulic characteristics of 
the flood source.  
Rivertech applied the hydraulic methodologies approved by FEMA, the City and the County to 
develop the proposed solution. We obtained from the FEMA NFIP Library the effective 
hydraulic HEC-RAS6 modeling data (exhibited in the appendix), which established effective 
base flood elevations (BFE) for Laguna Canyon Creek and is the basis of the Flood Insurance 
Study (FIS)7  and FIRM. 
For both the pre-project and post-project scenarios, we developed a digital terrain model (DTM) 
to represent the surface of the site and areas immediately upstream and downstream of the site. 
The DTM is a hybrid of the site survey topography4 and the City GIS topography2 for off-site 
areas immediately upstream and downstream of the site. 

3.2.1 Corrected Effective and Pre-Project Hydraulic Models 
We compared the results of our duplicate effective hydraulic and verified that the results were 
within 0.1 feet throughout the study. We developed the corrected effective (existing/pre-project) 
condition hydraulic model to achieve the following: 

1. correct minor incorrect hydraulic modeling;  
2. more accurately represent the physical geometry (i.e., higher resolution topography) only 

within the site limits; and 
3. confirm the effective (existing) BFEs and the limits of floodplain of the flood source. 

Using this model, we estimated the hydraulic characteristics of the flood source for the existing 
(pre-project) condition.  

                                                 
6  River Analysis System, HEC-RAS – Version 6.0.0, Hydrologic Engineering Center, US Army Corps of Engineers, Davis, 

California, May 2021. 
7  Flood Insurance Study, Orange County, California and Incorporated Area, Flood Insurance Study Number 06059C, Federal 

Emergency Management Agency, December 3, 2009. 
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Figure 7. Laguna Canyon Creek Pre-Project Floodplain 

3.2.2 Post-Project (Proposed) Condition 
We used the existing condition hydrologic data as the baseline and input to the post-project 
(proposed) condition hydraulic model, which reflects the proposed physical changes as a result 
of the implementation of the proposed project, and apply the prescribed hydraulic methods, as 
required by FEMA, the City of Laguna Beach and County of Orange.  
The post-project scenario hydraulic model was developed to simulate a proposed structure in the 
existing/effective floodplain, currently mapped as partially within the existing/effective 
floodplain, and its obstruction to the path of flow. 
The hydraulic work and floodplain maps are exhibited in the appendix. The proposed structures 
are located between river stations 106+13 (downstream boundary) and 107+57 (upstream 
boundary). 
Figure 8 is an illustration of a typical post-project hydraulic section that reflects the 
implementation of a single-story structure (looking downstream and to the south). The effective 
hydraulic model simulated the existing structure, including the trailer, but both are outside of the 
floodplain. As can be seen in Figure 8, the proposed Student Center structure is outside of the 
effective floodplain (Zone AE). We modeled the proposed single-story structure as an 
obstruction to flow, as illustrated in Figure 8, which is treated hydraulically similarly to 
ineffective flow areas (as simulated in the effective hydraulic model), so there is a conservative 
redundancy of obstruction and ineffective flow area. Nevertheless, the net effective effect is no 
increase in BFEs. 



Hydrologic and Floodplain Engineering Services 
Laguna College of Art + Design, Laguna Beach, California 

 

August 2021 11 

 
Figure 8. Hydraulic Model Cross Section 106+85, Post-Project Scenario 

The site consists of mostly paved and impervious structural elements and some vegetated 
surfaces. Typically, the roughness coefficients for the various surfaces are as follows: 0.016 for 
paved surfaces (i.e., parking lots, sidewalks, etc.); and natural channel and overbanks, 0.035 –  
0.050, which are consistent with the effective FEMA hydraulic sections at and immediately 
upstream and downstream of the site.  

3.3 Floodplain Analysis and Flood Hazard Mitigation 

On this site, there is a designated floodway, which covers no more than 10 feet of the 
northwestern portion of the site adjacent to Laguna Canyon Road and outside of the footprint of 
the proposed structures. Our study demonstrates that there is no negative impact on the floodway 
and floodplain (Zone AE). We are issuing a certified No Rise Certificate, accordingly. 

4 Results 
The following sections summarize the findings of the hydrologic and hydraulic analyses. For 
more detailed information, refer to exhibits in the appendix. 

4.1 Hydrology 
Using the guidelines prescribed by the Count of Orange,8 we estimated the local peak flows 
draining to the site from the adjacent hillside areas. Figure 5 illustrates the contributing sub-
basins draining to site. We used the Watershed Modeling System (WMS)9 implementation of the 

                                                 
8  Orange County Hydrology Manual, Orange County Environmental Management Agency, October 1996 
9  Watershed Modeling System (WMS), Version 11.1.2, Aquaveo, http://www.aquaveo.com, Jul 12 2021. 

http://www.aquaveo.com/
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Orange County hydrologic methodologies. We delineated the watershed areas using a high-
resolution digital terrain model.10 
 Table 1 summarizes the results of the Rational Method peak flow estimates for the contributing 
drainage areas. The detailed output is exhibited in the appendix. 

Table 1. Rational Method peak flow summary. 

Hydrologic 
Node Location Drainage 

Area (ac) 
Peak Discharge (ft3/s), High Confidence (85%) 

2-year 5-year 10-year 25-year 100-year 

18C North Campus Student 
Center 9.1 11.3 16.7 21.6 26.1 33.7 

17C West property limit 14.6 17.5 26.1 33.9 41.0 53.3 

16C East property limit (@ 
LCR) 30.2 32.2 48.1 62.1 75.3 97.5 

4.1.1 Bulked Flow 
We performed an estimate of the 100-year bulked flow11 of the local runoff to the site, whose 
sources concentrate at hydrologic nodes 17C and 18C. The rainfall depths in the table below 
reflect NOAA Atlas 1412 estimates. 

Table 2. 100-year Debris flow volume summary. 

Hydrologic 
Node Location Drainage 

Area (ac) 
i15  

(in/hr) 
Relief 

(ft) 
Volume 

(yd3) 

17C West property limit 14.6 4.68 576 690 

16C East property limit (@ 
LCR) 30.2 4.68 856 1,308 

In Orange County, there is no specific requirements or guidelines for sediment and debris 
bulking but other measures such as freeboard and high-confidence limits are incorporated to 
implicitly account for bulking. 

4.2 Hydraulics 
The revised post-project hydraulic model and the existing (corrected effective) scenario 
hydraulic models yield the following results shown in Table 1. Comparing the results of the two 
scenarios, it can be seen that the post-project scenario yields equivalent or lower water-surface 
elevations throughout the study reach. The water-surface elevations, as represented by river 
stations 106+13 through 108+29, resulting from the implementation of the project are not 

                                                 
10  USGS Lidar: Southern CA Wildfires, 1-m resolution, 2018. 
11  Empirical models for predicting volumes of sediment deposited by debris flows and sediment-laden floods in the transverse 

ranges of southern California, Gartner J.E., Cannon S.H., Santi P.M., Engineering Geology 176:45-56, doi: 
http://dx.doi.org/10.1016/j.enggeo.2014.04.008, 2014. 

12  NOAA Atlas 14, Precipitation Frequency Data Server (PFDS), https://hdsc.nws.noaa.gov/hdsc/pfds/. 

http://dx.doi.org/10.1016/j.enggeo.2014.04.008
https://hdsc.nws.noaa.gov/hdsc/pfds/
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increased but rather equal or less than the existing scenario, which meets the criteria of both the 
City of Laguna Beach and the FEMA.  
The base flood elevations (BFE) tie back into the effective BFEs at the upstream and 
downstream boundaries of the property, corresponding to sections 110+31 and 102+15, 
respectively, resulting in no net increase of BFEs in the adjacent properties. 
The range for the water-surface elevations for the transects along the western and eastern 
property lines are 139.2 and 142.2, respectively. 

Table 3. Water-surface comparison. 
FIS  Post-Project Scenario Existing/Corrected Effective Scenario 

River 
Station 

Discharge 
Total 

W.S. 
Elevation Max Depth Velocity 

Total 
Top 

Width 
W.S. 

Elevation Max Depth Velocity 
Total 

Top 
Width 

 ft3/s feet feet feet/sec feet feet feet feet/sec feet 

105+43 958.62 139.97 3.4 
 

6.0 309.8 141.19 4.6 5.7 336.1 

106+13 958.62 140.94 3.9 2.9 370.0 142.04 5.0 1.8 379.4 

106+85 958.62 141.16 3.2 1.5 281.0 142.12 4.7 0.9 349.9 

107+57 958.62 141.27 1.1 4.8 272.1 142.03 2.4 3.1 253.8 

108+29 958.62 142.09 2.0 6.1 116.1 142.24 2.1 4.7 198.7 
Note: River stations in blue are new site-specific sections 

Figure 9 illustrates the backwater profile of the existing and proposed scenarios. Cross-section 
plots are exhibited in the appendix. The complete output of the hydraulic model is exhibited in 
the appendix. 

 
Figure 9. Laguna Canyon Creek water-surface profiles 

The plan view of the post-project floodplain is exhibited in Figure 10 below, where the green 
lines are cross sections and blue line is the stream centerline. The proposed structure encroaches 
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the floodplain fringe. The grading of the parking lot minimally encroaches the floodplain (Zone 
AE) but as cut to the existing grades, which results in a reduction in BFEs.  
As required by FEMA and the City of Laguna Beach, the cumulative effect of encroachments 
and impacts caused by nearby or adjacent development in the floodplain have been analyzed and 
reflected in the results of this study. Rivertech confirms that the proposed improvements comply 
with City code and FEMA regulations. 

 
Figure 10. Laguna Canyon Creek Post-Project Floodplain 

5 Conclusion 
In conclusion, the benefits from the accomplishment of the above tasks and the overall objective 
of the project are as follows:  

• Reduction of the flood hazard risk to the property, 
• Minimizing the erosion potential and failure of adjacent  drainage and insurable structures,  
• Demonstrated compliance with FEMA and City of Laguna Beach floodplain regulations, and 
• Implementation of the proposed project with no negative impact 

Respectfully Submitted, 

RIVERTECH INC. 

 

Tamim Atayee, PE, F.ASCE 
Principal and CEO 
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Appendix H 
Land Use Consistency  

Applicable Goals, Policies, and Actions of the General Plan 
Policy/Action Would the Project Conflict? 

Land Use Element 
Goal 1: Create a community that is sustainable, 
resilient, and regenerative. 

No conflict. The project would include sustainability 
features such as energy efficient lighting, HVAC, low-water 
use plantings, and drip irrigation. As described in Section 6, 
Energy, and Section 8, Greenhouse Gas Emissions, the 
project would not result in the wasteful use of energy 
resources, nor would it result in GHG emissions that would 
exceed the applicable impact thresholds. 

Policy 1.1: Reduce greenhouse gas (GHG) emissions 
80% below 1990 levels by 2050. 

No conflict. The project would comply with Title 24 energy 
conservation standards and would include sustainability 
features such as EnergyStar appliances, durable building 
materials, and low-flow fixtures that would reduce resource 
consumption and GHG emissions. 

Policy 1.2: Support design strategies and 
construction standards that maximize use of 
alternative energy sources and passive solar 
architecture in buildings. 

No conflict. The project would minimize the adverse effects 
on the environment through compliance with energy 
efficiency requirements, such as reducing indoor and 
outdoor water demand, installing energy-efficient 
appliances and equipment, and complying with California 
Title 24 Building Energy Efficiency Standards.  

Action 1.2.7: Ensure that all development projects 
and major remodels implement sustainable 
landscaping strategies such as use of low or ultra-
low water use plants and non-invasive plants. 

No conflict. Landscaping would include the installation of 
landscaped areas with native, drought-tolerant plants. 
Furthermore, the irrigation system would be designed and 
constructed to facilitate irrigation and avoid over-watering. 
The use of an automated timer system would control valve 
run times, and low precipitation heads would minimize the 
amount of water entering the landscape areas. The system 
would be equipped with a moisture detection system and/or 
rain shut-off trigger(s) to avoid unnecessary irrigation. 

Policy 1.3: Support planning and design solutions 
that reduce water consumption and implement 
water conservation practices. 

No conflict. The project would reduce indoor and outdoor 
water demand by installing energy-efficient appliances and 
equipment and using an automated timer system that would 
control valve run times, and low precipitation heads would 
minimize the amount of water entering the landscape areas. 

Action 1.3.2: Encourage or require the use of 
xeriscape in new construction and major remodels. 

No conflict. Landscaping would include installation of 
landscaped areas with native, drought-tolerant trees and 
plants, along with native shrubs and grasses, and would 
utilize a water-saving irrigation system.   

GOAL 5: Promote compatibility among land uses in 
the community. 

No conflict. The project is designated as Industrial in the 
City’s General Plan and zoned M-1A, Light Industrial. The site 
is currently developed with existing school uses. Adjacent 
land uses include corporate offices, light industrial uses, and 
commercial uses. The project would redevelop a portion of 
the site with a new Student Center, landscaping, pedestrian 
pathways, site lighting, and driveway improvements. The 
new development would create a visually cohesive, high 
quality private school campus, which would be compatible 
with the existing uses in the area.  
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Policy 5.1. Establish standards and review 
procedures to ensure that infill development 
and/or redevelopment is neighborhood-
compatible. 

No conflict. The project would be located on a previously 
developed infill site and is in a commercial and light 
industrial area. The City’s standards and review procedures 
appropriately require a discretionary review process 
involving public hearings before the Planning Commission 
and City Council to thoroughly consider neighborhood 
compatibility. 

Policy 5.2: Ensure that all new development, 
including subdivisions and the creation of new 
building sites and remodels that involve building 
additions, is adequately evaluated to ascertain 
potential negative impacts on natural resources 
and adjacent development, emphasizing impact 
avoidance over impact mitigation. Required 
mitigation should be located on-site rather than 
off-site. Any off-site mitigation should be located 
within the City’s boundaries and in close proximity 
to the project. 

No conflict. The project is subject to CEQA review for 
evaluation of impacts on natural resources and adjacent 
development. This document evaluates the potential 
environmental effects that could result from the 
construction, implementation, and operation of the project. 

Goal 7: Protect, preserve, and enhance the 
community’s natural resources. 

No conflict. The project would conduct fuel modification 
activities as required by its VHFHSZ designation. However, 
these activities would not impact the ‘Open Space Preserve 
Areas’ and ‘High Value Habitat’ land adjacent to the site. The 
project would not impact any wetlands or riparian habit and 
would incorporate mitigation measures to project sensitive 
habitat, special status plants. and wildlife and would not 
have a significant impact on natural resources.  

Policy 7.1: Protect dedicated and accepted open 
space. 

No conflict. The project site is located immediately adjacent 
to Big Bend Restoration site to the east; the parcel to the 
south is an undeveloped, naturally vegetated steep 
mountainside with numerous large native oak tree species 
and walking trails that are managed by Orange County (OC) 
Parks. The project would conduct fuel modification activities 
as required by its VHFHSZ designation. However, because 
the City-owned parcels are designated as ‘Open Space 
Preserve Areas’ and ‘High Value Habitat’ lands, the project 
applicant would not be allowed off-site to complete a full 
195 feet FMZ and there would be no impact to dedicated 
open space areas.  

Policy 7.3: Design and site new development to 
protect natural and environmentally sensitive 
resources, such as areas of unique scenic quality, 
public views, and visual compatibility with 
surrounding uses and to minimize natural landform 
alterations. 

No conflict. The project site is within Zone 3 (as defined in 
the LSHRD) and is characterized as a mixture of light 
industrial, office, and residential uses. The project would 
replace an aging building set back from the street with a new 
building constructed of materials that would blend into the 
surrounding natural landscape. Building height, massing, 
and materials would be consistent with the City’s Zoning 
Code and goals and regulations related to visual quality. 
Landscape improvements on the site would be maintained 
at proper heights and dimensions consistent with City codes 
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for landscaping and shrubbery and consistent with the 
surrounding natura, native landscape in the canyon. Lighting 
improvements on the site would be consistent with City 
lighting standards. Furthermore, the Design review by the 
City would ensure that the project would align with 
regulations governing scenic quality.  

Action 7.3.3: Design and site new development to 
avoid hazardous areas and minimize risks to life and 
property from coastal and other hazards. 

No conflict. The project would replace a non-code compliant 
building with a new code-compliant, ignition resistive, Type 
1-B fully sprinklered steel framed building. Conformance 
with current CBC requirements and site-specific design 
recommendations in the Geotechnical Report would 
minimize the risk of earthquake-induced landslides at the 
project site. 

Action 7.3.4: Require new development to assure 
stability and structural integrity, and neither create 
nor contribute significantly to erosion, geologic 
instability, or destruction of the site or surrounding 
area or in any way require the construction of 
protective devices that would substantially alter 
natural landforms along bluffs and cliffs. 

No conflict. The project includes an Erosion Control Plan 
that includes erosion control Best Management Practices 
(BMPs), Sediment Control BMPs, and other construction-
related non-stormwater management control BMPs. The 
project design would comply with all City Building Code and 
the California Building Code standards for seismic safety and 
hazards.  

Policy 7.4: Ensure that development, including 
subdivisions, new building sites and remodels with 
building additions, is evaluated to ascertain 
potential negative impacts on natural resources. 
Proposed development shall emphasize impact 
avoidance over impact mitigation. Any mitigation 
required due to an unavoidable negative impact 
should be located on-site, where feasible. Any off-
site mitigation should be located within the City’s 
boundaries close to the project, where feasible. 

No conflict. The project is subject to CEQA review for 
evaluation of impacts on natural resources and adjacent 
development. This document evaluates the potential 
environmental effects that could result from the 
construction, implementation, and operation of the project. 

Action 7.6.1: Allow fuel modification programs to 
be modified on existing legal building sites to 
address and mitigate impacts to environmentally 
sensitive resources, particularly for properties 
abutting open space areas. 

No conflict. The project site is adjacent to City-owned open 
space areas designated as ‘Open Space Preserve Areas’ and 
‘High Value Habitat’ lands and located in a Very High Fire 
Hazard Severity Zone (VHFHSZ). This VHFHSZ designation 
requires the project conform to the 195-foot Fuel 
Modification Zone (FMZ) as detailed in the City’s 
Landscape/Fuel Modification Guidelines and Maintenance 
Program. Because the City-owned parcels are designated as 
‘Open Space Preserve Areas’ and ‘High Value Habitat’ lands, 
the project applicant would not be allowed off-site to 
complete a full 195 feet FMZ and fuel modification activities 
are constrained. Therefore, the applicant has prepared an 
Alternate Material, Design or Method of Construction 
(AM&M) analysis  to provide specific information about the 
available on- and offsite FMZs, as well as an evaluation of 
the site’s fire environment and risk and alternative means of 
fire protection. 
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Action 7.6.2: Allow fuel modification alternative 
means and methods for existing legal building sites 
in areas where high- and very-high-value habitat 
may otherwise be impacted and in areas where an 
Environmentally Sensitive Habitat Area (ESHA) 
(“ESHA” as defined in the LCP Glossary), may 
otherwise be impacted. 

No conflict. The project site is adjacent to City-owned open 
space areas designated as ‘Open Space Preserve Areas’ and 
‘High Value Habitat’ lands and located in a Very High Fire 
Hazard Severity Zone (VHFHSZ). This VHFHSZ designation 
requires the project conform to the 195-foot Fuel 
Modification Zone (FMZ) as detailed in the City’s 
Landscape/Fuel Modification Guidelines and Maintenance 
Program. Because the City-owned parcels are designated as 
‘Open Space Preserve Areas’ and ‘High Value Habitat’ lands, 
the project applicant would not be allowed off-site to 
complete a full 195 feet FMZ and fuel modification activities 
are constrained. Therefore, the applicant has prepared an 
Alternate Material, Design or Method of Construction 
(AM&M) analysis  to provide specific information about the 
available on- and offsite FMZs, as well as an evaluation of 
the site’s fire environment and risk and alternative means of 
fire protection. 

Policy 7.10: Require new construction and grading 
to be located in close proximity to preexisting 
development to minimize environmental impacts 
and growth-inducing potential. 

No conflict. The project site is located within an urbanized 
setting in the City.  

GOAL 10: Ensure that proposals for new 
development, subdivisions, and major remodels 
are sufficiently evaluated to protect public health 
and safety and natural resources. 

No conflict. The project is subject to CEQA review for 
evaluation of impacts on natural resources and adjacent 
development. This document evaluates the potential 
environmental effects that could result from the 
construction, implementation, and operation of the project 

Action 10.3.1: Continue preparation of initial 
studies, pursuant to the CEQA, for any proposed 
development, including single-family residences, 
located within environmentally sensitive areas. 

No conflict. As determined by the City this project is subject 
to CEQA, and that the preparation of an Initial Study is 
required, which evaluates the potential environmental 
effects that could result from the construction, 
implementation, and operation of the project. 

Action 10.3.2: Continue to require in-depth 
analysis of constraint issues for properties, 
especially those designated on the City’s hazard 
maps so that the nature of the constraint and the 
best options for mitigation or avoidance will be 
considered at all stages of the approval process 
since these constraints may affect what 
development is appropriate for the property. 

No conflict. The project site is classified as VHFHSZ. As 
discussed further in Section 20, Wildfire, the project would 
be developed in conformance with LBMC Chapter 15.01, 
California Fire Code, which adopts the 2019 California Fire 
Code and establishes provisions for fire safety related to 
construction, maintenance and design of buildings and land 
use. The project includes an Alternate Material, Design or 
Method of Construction (AM&M) analysis  to provide 
specific information about the available on- and offsite 
FMZs, as well as an evaluation of the site’s fire environment 
and risk and alternative means of fire protection. 

Policy 10.6: Require all fuel modification to be 
located within the site being developed. Exceptions 
may be granted for existing legal building sites 
when findings can be made by the approval 
authority that other alternatives are not available 
and a strict application of this provision would 

No conflict. The project site is adjacent to City-owned open 
space areas designated as ‘Open Space Preserve Areas’ and 
‘High Value Habitat’ lands and located in a Very High Fire 
Hazard Severity Zone (VHFHSZ). This VHFHSZ designation 
requires the project conform to the 195-foot Fuel 
Modification Zone (FMZ) as detailed in the City’s 
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endanger environmentally sensitive resources or 
deny a property owner reasonable use of an 
already existing legal building site. Fuel 
modification performed by private property 
owners cannot go beyond property lines without 
agreement by the adjacent property owners. Fuel 
modification on public land to protect existing 
development should be avoided whenever 
feasible; if avoidance isn’t feasible, measures must 
be employed to minimize the amount of fuel 
modification necessary on public land. 

Landscape/Fuel Modification Guidelines and Maintenance 
Program. Because the City-owned parcels are designated as 
‘Open Space Preserve Areas’ and ‘High Value Habitat’ lands, 
the project applicant would not be allowed off-site to 
complete a full 195 feet FMZ and fuel modification activities 
are constrained. Therefore, the applicant has prepared an 
Alternate Material, Design or Method of Construction 
(AM&M) analysis  to provide specific information about the 
available on- and offsite FMZs, as well as an evaluation of 
the site’s fire environment and risk and alternative means of 
fire protection. 

Action 10.6.1: The development proposal should 
address the required fuel modification as part of 
the initial application and should integrate fuel 
modification provisions into the site plan in such a 
way as to minimize impact on existing native 
vegetation and areas of visual prominence. Any 
required thinning of flammable vegetation shall be 
conducted outside of the bird nesting season if 
feasible. Alternative means to thinning and/or 
removal of native vegetation for fire hazard 
management such as minimizing the building 
envelope, and/or siting of the structure(s) away 
from hazard areas, and/or use of fire retardant 
design and materials are preferred where feasible. 

No conflict. The project applicant has prepared an Alternate 
Material, Design or Method of Construction (AM&M) 
analysis to provide specific information about the available 
on- and offsite FMZs), as well as an evaluation of the site’s 
fire environment and risk and alternative means of fire 
protection.t 

Action 10.6.2 Equivalent methods of fire risk 
reduction shall be determined on a case by-case 
basis by the City and may include the following, or 
a combination of the following, but are not limited 
to: compliance with Building Code and Fire Code 
requirements for projects; tile roof treatments; 
irrigated buffer zones; installation of masonry or 
other non-combustible fire resistant wall; boxed 
eaves; reduced landscaping; other alternative 
construction to avoid the need for vegetation 
thinning, pruning or vegetation removal. 

No conflict. The project applicant has prepared an Alternate 
Material, Design or Method of Construction (AM&M) 
analysis  to provide specific information about the available 
on- and offsite FMZs), as well as an evaluation of the site’s 
fire environment and risk and alternative means of fire 
protection.t 

Transportation, Circulation, and Growth Management Element 
Policy 2S: Require right-of-way dedications for all 
developments located adjacent to Laguna Canyon 
Road and Coast Highway as specified in Section 
25.53 of the Municipal Code. 

No conflict. The project already includes appropriate right-
of-way. 

Policy 11C: Preserve the scenic qualities of all 
highways, including views of both ocean and 
hillsides. 

No conflict. The Student Center is separated visually from 
Laguna Canyon Road by mature trees between the roadway 
edge and the existing parking area. Seven trees would be 
removed between the street edge and parking area as these 
trees are either diseased, leaning, or hazardous trees. 
Removal of these seven trees would not result in changes to 
scenic qualities as up to 24 trees would be preserved in this 
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area of the site. There would be no changes to or obstruction 
of views of canyon hills from the new Student Center due to 
the distance of the roadway to the Student Center and the 
less than 35-foot building height of the Student Center. The 
project would include parking lot changes, including tree 
removal, new lighting, and new landscaping. None of these 
components would be large enough to obstruct views of the 
canyon hills.  

Policy 11E: Require the use of landscaping, special 
architectural treatments and siting considerations 
for projects visible from major highways and 
arterial streets. 

No conflict. The project would replace an aging building set 
back from the street with a new building constructed of 
materials that would blend into the surrounding natural 
landscape. Building height, massing, and materials would be 
consistent with the City’s Zoning Code and goals and 
regulations related to visual quality. Landscape 
improvements on the site would be maintained at proper 
heights and dimensions consistent with City codes for 
landscaping and shrubbery and consistent with the 
surrounding natura, native landscape in the canyon. Lighting 
improvements on the site would be consistent with City 
lighting standards 

Open Space Conservation Element 
Policy 1B: Require the use of drought-resistant 
plantings and natural vegetation to reduce 
irrigation practices. 

No conflict. Landscaping would include of the landscaped 
areas with native, drought-tolerant plants. Furthermore, the 
irrigation system would be designed and constructed to 
facilitate irrigation and avoid over-watering. The use of an 
automated timer system would control valve run times, and 
low precipitation heads would minimize the amount of 
water entering the landscape areas. The system would be 
equipped with a moisture detection system and/or rain 
shut-off trigger(s) to avoid unnecessary irrigation. 

Policy 1C: Require the installation of rain gutters 
and other water transport devices as a condition of 
approval on blufftop development, in order to 
convey water to the street (away from the bluff 
side). When this is impractical, all water shall be 
piped to the base of the bluff. 

No conflict. Site drainage would be collected by a series of 
roof gutters and drain inlets in site hardscape and landscape 
areas to collect excess runoff and not allow surface water to 
accumulate and result in standing water/ponding situation, 
the collected runoff would then be conveyed to a storm 
water lift station and pumped into the Laguna Canyon Road 
storm drain system.  

Policy 4A: Ensure that development plans and 
designs incorporate appropriate Site Design, 
Source Control and Structural Treatment Control 
Best Management Practices (BMPs), where 
feasible, to reduce to the maximum extent 
practicable, pollutants and runoff from the 
proposed development. Structural Treatment 
Control BMPs shall be implemented when a 
combination of Site Design and Source Control 
BMPs are not sufficient to protect water quality. 

No conflict. During construction, the project would be 
required to prevent the transport of sediments from the site 
by stormwater runoff and winds through the required 
compliance of LBMC Section 22.17.010, Construction 
Project Erosion and Sediment Control Maintenance 
Requirements, as well as adherence to requirements 
provided in the NPDES permit. 
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Policy 4B: Ensure that development minimizes the 
creation of impervious surfaces, especially 
contiguously connected impervious areas, or 
minimizes the area of existing impervious surfaces 
where feasible. 

No conflict. The project would expand the amount of 
landscaped area on the project site.  

Policy 4C: Ensure that development is designed and 
managed to minimize the volume and velocity of 
runoff (including both stormwater and dry weather 
runoff) to the maximum extent practicable, to 
avoid excessive erosion and sedimentation.- 

No conflict. All stormwater flows would be directed to storm 
drainage features The proposed structure, pavement, and 
landscaping, which would include installation of native, 
drought-tolerant plants, would prevent substantial erosion. 
Furthermore, the irrigation system would be designed and 
constructed to facilitate irrigation and avoid over-watering, 
thereby avoid excessive erosion.  

Policy 4D: Ensure that development and existing 
land uses and associated operational practices 
minimize the introduction of pollutants into coastal 
waters (including the ocean, estuaries, wetlands, 
rivers and lakes) to the maximum extent 
practicable. 

No conflict. The project would include a biofiltration raised 
planter box that would receive excess runoff in site 
hardscape and landscape areas, which would then be 
treated and pumped into the Laguna Canyon Road storm 
drain. 

Policy 4G: Ensure that all development minimizes 
erosion, sedimentation and other pollutants in 
runoff from construction-related activities to the 
maximum extent practicable. Ensure that 
development minimizes land disturbance activities 
during construction (e.g., clearing, grading and cut-
and-fill), especially in erosive areas (including steep 
slopes, unstable areas and erosive soils), to 
minimize the impacts on water quality. 

No conflict. During construction, the project would be 
required to prevent the transport of sediments from the site 
by stormwater runoff and winds through the required 
compliance of LBMC Section 22.17.010, Construction 
Project Erosion and Sediment Control Maintenance 
Requirements, as well as adherence to requirements 
provided in the NPDES permit.  

Policy 4J: Promote infiltration of both storm water 
and dry weather runoff, as feasible, to protect 
natural hydrologic conditions. 

No conflict. The project would include a biofiltration 
plantings that would receive excess runoff in site hardscape 
and landscape areas. 

Policy 8N: Encourage the preservation of existing 
drought-resistant, native vegetation and 
encourage the use of such vegetation in landscape 
plans. 

No conflict. Landscaping would include installation of 
native, drought-tolerant plants. 

Policy 9I: Require new development projects to 
control the increase in the volume, velocity and 
sediment load of runoff from the greatest 
development areas at or near the source of 
increase to the greatest extent feasible. 

No conflict. All stormwater flows would be directed to storm 
drainage features and would be discharged to Coast 
Highway. The proposed structure, pavement, and 
landscaping, which would include revegetation of the sloped 
areas with native, drought-tolerant plants, would prevent 
substantial erosion. Furthermore, the irrigation system 
would be designed and constructed to facilitate irrigation 
and avoid over-watering, thereby avoid excessive erosion. 

Policy 9J: Require new developments to maintain 
runoff characteristics as near as possible to natural 
discharge characteristics by maintaining the 
natural conditions of the watershed. 

No conflict. Site drainage would be collected by drain inlets 
and channel drains in site hardscape and landscape areas to 
collect excess runoff and not allow surface water to 
accumulate and result in standing water/ponding situation, 
the collected runoff would then be conveyed to a storm 
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