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1.0 INTRODUCTION 

In accordance with Section 15088 of the California Environmental Quality Act (CEQA) Guidelines, 
the City of Dana Point (City) has evaluated and responded to the comments received on the Draft 
Environmental Impact Report (EIR). The comments were received during the 45-day public review 
period for the Draft EIR that began on July 24, 2013 and ended on September 6, 2013. The revisions 
to the text of the Draft EIR and the Responses to Comments constitute the Final EIR of the Doheny 
Hotel (proposed Project). 

Section 15132 of the CEQA Guidelines specifies the Final EIR should consist of the following:  

1) The Draft EIR or a revision of that draft.  

2) Comments and recommendations received on the Draft EIR either verbatim or in a 
summary.  

3) A list of persons, organizations, and public agencies commenting on the Draft EIR.  

4) The responses of the Lead Agency to significant environmental points raised in review and 
consultation process.  

5) Any other information added by the Lead Agency. 

1.1 Method of Organization  

This Final EIR for the proposed Project contains information in response to comments during the 
public review period and is organized as follow:  

 Chapter 1.0 describes the CEQA process and the organization of this Final EIR document.  

 Chapter 2.0 describes the project location and the adoption of the Modified Option B 
Alternative. 

 Chapter 3.0 contains a list of all persons and organizations that submitted written 
comments on the Draft EIR during the public review period. The chapter includes a copy of 
all letters received from the public and agencies and responses to the comments concerning 
environmental issues. This section is organized with a copy of the comment letter followed 
by the corresponding responses. 

 Chapter 4.0 identifies text changes to the Draft EIR. Changes were made either to clarify the 
analysis contained in the Draft EIR or to make minor corrections. The changes do not alter 
the conclusions contained in the Draft EIR. 
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2.0 PROJECT SUMMARY 

2.1 Background 

The Draft EIR (SCH# 2011061041) considered the Lead project and a number of alternatives that 
would avoid or lessen the significant environmental impacts created by the Lead project.  The City 
held a Planning Commission study session on November 18, 2013 to review the Lead Project and 
provide an opportunity for public comment.  A duly noticed public hearing for the Lead Project was 
held on December 9, 2013 and continued to February 10, 2014, which allowed additional 
opportunities for public comment.  Based on the analysis contained in the Draft EIR and input 
received from the public and the City Planning Commissioners, the Applicant decided to pursue a 
modified version of Alternative 4 – Option “B” considered in the Draft EIR.  Many of the issues 
raised during the 45-day comment period were related to characteristics of the proposed Lead 
Project that have been eliminated or addressed through these changes. This modified option is 
hereby referred to as Modified Option “B” which is described more fully below. 

2.1.1 Modified Option “B” 

Modified Option “B” includes the 1.5-acre site for the proposed Lead Project and 0.76 acres of 
Lantern Bay Park located immediately south of the subject site.  Modified Option “B” assumes the 
0.76-acre portion of the adjacent City-owned Lantern Bay Park would be used to create an 
expanded driveway.  Acquisition of the Lantern Bay Park land would need to occur prior to 
implementation of the Project.  This acquisition would entail an additional 58,560 cubic yards of 
excavation.  

Parking for Modified Option “B” includes a total of 375 on-site spaces. The Project would include 
access to the site from Dana Point Harbor Drive through an expanded entrance/driveway located 
on the 0.76-acre Lantern Bay Park land.  The driveway would lead to two levels of subterranean 
parking beneath the hotel, and 50 public parking spaces provided at grade on-site for use by the 
public.  For public parking, 20 of the 50 at-grade spaces would be self-parked, and the remaining 30 
public parking spaces would be accessed through the valet service. The remaining parking spaces in 
the subterranean parking lot and porte cochere would be accessed through the valet service only.   

Under Modified Option “B” the number of guest rooms would decrease to 250.  Of the original 258 
rooms in the Lead Project, 28 rooms would be removed in the Modified Option “B” by eliminating 
the fourth floor of the portion of the building that runs adjacent to Pacific Coast Highway and turns 
the corner at Dana Point Harbor Drive. The elimination of this portion of the building reduces the 
building height in this section from four stories at 48.5 feet to three stories at 38.5 feet.  Another 
eight rooms are eliminated by the redesign of the floor plans.  Construction of the newly proposed 
mezzanine would add 28 rooms in between the first and second levels.  These reductions and 
additions for Modified Option “B” result in a net decrease of eight rooms from the Lead Project for a 
total of 250 rooms. 

The overall building height of the Modified Option “B” would be similar to the proposed Lead 
Project; the building reaches 29.5 feet at its lowest point and 60.5 feet at its highest point (68.5 feet 
with mechanical equipment). However, in comparison to the Lead Project, a larger percentage of 
the height of the building for the Modified Option “B” is three stories (38.5 feet). This is due to the 
Modified Option “B” reducing sections of the building standing at 60.5 feet (five stories) and 48.5 
feet (four stories). Refer to Table 2-1 for a building height comparison between Modified Option 
“B” and the Lead Project. 
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Table 2-1 
BUILDING HEIGHT PERCENTAGES 

Height 
(feet) 

Percentage of Building at Designated Height 

Modified Option B Lead Project 

68.51 9% 9% 

60.5 35% 41% 

48.5 6% 25% 

38.5 50% 25% 

The total square footage of enclosed area is 210,175 square feet, including 15,580 square feet of 
banquet facilities and 7,464 square feet of restaurant.  Additional landscaping beyond the Lead 
Project would occur on the first floor.  

Additional changes to Modified Option “B” include: 

 An increase in the setback of the roof terrace “lobby lounge” from Pacific Coast Highway  
from 14 feet to 30 feet; 

 Relocation of the outdoor dining area adjacent to the restaurant eliminating a need for one 
of the setback variances; 

 An additional loading dock located at the southwestern end of the building (facing Lantern 
Bay Park) to reduce the volume of deliveries received at the Pacific Coast Highway loading 
zone; and 

 Additional striping on PCH to include a 3-foot bike gore for bicyclists. 

Drawings and renderings for Modified Option “B” are shown in Figure 2-1 through Figure 2-10.  

2.2 Statement of Objectives 

Pursuant to CEQA Guidelines Section 15124(b) and as described in Section 3.2 of the Draft 
Environmental Impact Report, the project has the following objectives: 

1) Development of a commercially viable project that is complimentary to the coastal 
recreational character of the community and therefore enhances the hospitality facilities 
and amenities available to local residents and visitors. 

2) Design and construct the uses in a manner that is attractive not only to the immediate users, 
but also the inhabitants of the specific plan area and residents of greater Dana Point. 

3) Minimize the impact of new development on the character of surrounding residential 
neighborhoods, so that the streetscape and quality of existing public viewsheds are 
preserved. 

 

 

                                                             

1  Building height is 60.5 feet plus 8 feet for roof-mounted, screened mechanical equipment. 
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2.2.1 Design 

1) Provide a building design that is consistent with the Community Design Element for the 
Dana Point Specific Plan/1986 Local Coastal Plan and City of Dana Point Design Guidelines 
(Sections II, IIIB, and VC) that provides ample landscaping, parking, services, and pedestrian 
amenities. 

2) Utilize creative architectural design that is integrated into all facades of a new building to 
provide a development that enhances the built environment with attractive aesthetic 
quality. 

3) Reinforce the architectural design through the combining and manipulation of appropriate 
materials, colors and forms that are integrally composed and aesthetically pleasing. 

4) The project shall be contextually appropriate to the surroundings, without being deferential 
to or mimicking neighboring facilities. 

2.2.2 Circulation 

1) Accommodate automobile traffic to the project in surface parking lots and structured 
garages, utilizing shared parking analysis and taking into consideration the different uses, 
times of use, and the likely sources of users for those facilities. 

2) Separate surface parking facilities in order to avoid, as much as is practicable, large 
expansive parking lots. 

3) Provide clear and direct pedestrian linkages, along landscaped and shaded pathways, 
between the various elements of the project. 

4) Provide reasonable pedestrian access into the project for visitors from the adjacent area. 

2.2.3 Environment 

1) Build and operate the project in as environmentally sustainable manner as much as is 
practical by utilizing energy efficient technologies and sustainable design concepts, and 
adopting operational techniques that will insure these objectives for the subsequent life of 
the development. 

2) Aim to achieve LEED Silver status for the hotel using measures such as, but not limited to, 
green roofs, dual-flush toilets, motion-activated lighting, drip watering systems, electric car 
charging stations, recycling programs, and development and implementation of an energy-
monitoring program as part of the Building Management System. 
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Figure 2-1 
MODIFIED OPTION “B” ELEVATIONS 
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Figure 2-2 
LANDSCAPE CONCEPT FLOOR PLAN 
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Figure 2-3 
SITE PLAN 
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Figure 2-4 
B1 AND B2 BASEMENT FLOOR PLANS 
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Figure 2-5 
FIRST FLOOR PLAN LOADING OPTION 
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Figure 2-6 
MEZZANINE AND SECOND FLOOR PLANS 
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Figure 2-7 
THIRD AND FOURTH FLOOR PLANS 
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Figure 2-8 
FIFTH FLOOR AND UPPER ROOF PLAN 
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Figure 2-9 
EXTERIOR ELEVATIONS 

 



 Project Summary  

Final Environmental Impact Report April 2014 
Doheny Hotel Page 2-13 

Figure 2-10 
FIRST FLOOR PLAN LOADING OPTION 
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3.0 COMMENTS AND RESPONSES 
 
3.1 Introduction 
 
Section 15088 of the CEQA Guidelines states the lead agency is responsible for the evaluation of 
comments on environmental issues received and must prepare a written response. According to the 
CEQA Guidelines, the focus of responses to comments is based on “the disposition of significant 
environmental issues raised.” Detailed responses are not required for comments that do not relate 
to environmental issues.  
 
The Comments and Responses section is organized as follows: 
 

 Section 3.1 Introduction. 
 

 Section 3.2 Matrix of Comments Received – Provides a list of agencies, organizations, and 
individuals that commented on the Draft EIR during the public review period. Each 
comment is categorized based on content. 

 
 Section 3.3 Response to Comments – All copies of letters and e-mails received are 

numerically categorized. Each comment is followed immediately by a response with a 
corresponding number to the original letter. 

 
In accordance with Section 15088, responses are provided for each of the written comments 
received during the public review period from July 24, 2013 to September 6, 2013. 
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California Coastal Commission 
South Coast Area Office 
200 Oceangate, Suite 1000 
Long Beach, California 90802-4302 

            ●  
 

● 

2 

Richard J. Sandzimier, Director 
Orange County Public Works 
OC Planning Services 
300 North Flower Street 
Santa Ana, California 92703 

● ●        ●   ●  
 

● 

3 

William Ramsey, Assistant Director 
City of San Juan Capistrano 
Development Services Department 
32400 Paseo Adelanto 
San Juan Capistrano, California 92675 

            ●  
 

 

4 

Maureen El Harake, Branch Chief 
California Department of Transportation 
District 12 
3347 Michelson Drive, Suite 100 
Irvine, California 92612 

              
 

● 

5 

Robert Jackson, Managing Member 
Dana Point, LLC 
8400 Sunset Boulevard, #3A 
West Hollywood, California 90069 

 ●        ● ●  ●  ●  

6 
Dan Boersma 
<no address provided>                ● 

7 
Harold & Gina Burt 
<no address provided>  ●        ●   ●    

8 
Bill & Andi Hoff 
<no address provided>                ● 
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David & Joanna Schroeder 
<no address provided>  ●        ●   ●    

10 
Jim & DeeDee Blair 
34032 Capistrano of the Sea 
Dana Point, California 92629 

 ● ●        ●  ●  
 

● 

10 
Marie A. Boyce 
24052 Bedford Lane 
Dana Point, California 92629 

 ● ●        ●  ●  
 

● 

10 
Lisa Cappelletti 
34042 Capistrano by the Sea 
Dana Point, California 92629 

 ● ●        ●  ●  
 

● 

10 
Dave Clibon 
34182 Capistrano by the Sea 
Dana Point, California 92629 

 ● ●        ●  ●  
 

● 

10 
Vivian Clibon 
34182 Capistrano by the Sea 
Dana Point, California 92629 

 ● ●        ●  ●  
 

● 

10 
Jay Elliott 
34062 Bedford Lane 
Dana Point, California 92629 

 ● ●        ●  ●  
 

● 

10 
Kenneth Fraser 
34092 Cambridge Road 
Dana Point, California 92629 

 ● ●        ●  ●  
 

● 

10 
Felix Ganio 
34062 Cambridge Road 
Dana Point, California 92629 

 ● ●        ●  ●  
 

● 

10 
Harriet Gardner 
34151 Calle La Primavera 
Dana Point, California 92629 

 ● ●        ●  ●  
 

● 
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Ronald Gleason & Loren D. Machart 
34072 Bedford Lane 
Dana Point, California 92629 

 ● ●        ●  ●  
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10 
Dennis Godlewski 
34052 Calle La Primavera 
Dana Point, California 92629 

 ● ●        ●  ●  
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10 
Bradley Harstein 
34132 Capistrano by the Sea 
Dana Point, California 92629 

 ● ●        ●  ●  
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10 
Susannah Horn 
34142 Calle La Primavera 
Dana Point, California 92629 

 ● ●        ●  ●  
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10 
Jane Kleiser 
34092 Cambridge Road 
Dana Point, California 92629 

 ● ●        ●  ●  
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10 
Philip Kress 
34012 Cambridge Road 
Dana Point, California 92629 
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10 
Cynthia K. Morales 
34012 Bedford  Lane 
Dana Point, California 92629 
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10 
Steven and Joan Moss 
25302 Dartmouth Lane 
Dana Point, California 

 ● ●        ●  ●  
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Linda O’Brien 
34112 Calle La Primavera 
Dana Point, California 92629 

 ● ●        ●  ●  
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Benita O’Meara 
34172 Capistrano by the Sea 
Dana Point, California 92629 

 ● ●        ●  ●  
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Ray and Jody Payne 
34192 Capistrano by the Sea 
Dana Point, California 92629 
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Eugene L. Ralph 
34122 Capistrano by the Sea 
Dana Point, California 92629 
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Peter Tenger 
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25382 Village Road 
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34112 Cambridge Road 
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10 
Hamid Yazdani 
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 ● ●        ●  ●  
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10 
Adrianne and Ken Yoshino 
34162 Cambridge Road 
Dana Point, California 92629 

 ● ●        ●  ●  
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10 
S. Yong 
34052 Cambridge Road 
Dana Point, California 92629 

 ● ●        ●  ●  
 

● 

10 
William Young 
34092 Calle La Primavera 
Dana Point, California 92629 

 ● ●        ●  ●  
 

● 

11 
Theresa Bovee 
25262 Manzanita Drive  ● ●        ●  ●   ● 
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12 
Nancy Jenkins  and Richard E. Dietmeiee 
34132 Cambridge Road 
Dana Point, California 92629 

 ●         ●  ●  
 

● 

13 
James R. Doyle 
34012 Calle La Primavera 
Dana Point, California 92629 

 ● ●        ●  ●  
 

● 

14 
Ralph Fisco 
<no address provided>                ● 

15 
James Nelson 
<no address provided>  ●           ●    

16 
Ken and Adrianne Yoshino 
34162 Cambridge Road 
Dana Point, California 92629 

 ●     ●  ●  ●  ●  
 

● 

17 
Galaxy Commercial Holding 
8906 West Olympic Boulevard, Suite 200 
Beverly Hills, California 90211 

 ●             
 

● 

18 
William Hamilton 
<no address provided>                ● 

19 
Mary Ann Comes 
2145 Via Teca 
San Clemente, California 92673 

 ●           ●  
 

● 

20 
Jennifer Maher 
<no address provided>                ● 

21 
Blake Davis 
34082 Malaga Drive 
Dana Point, California 92629 

              
 

● 

22 
Dennis Godlewski 
34052 Calle La Primavera 
Dana Point, California 92629 

 ●         ●  ●  
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23 
Kathy Jakary 
24936 Summerwind 
Dana Point, California 92629 

 ●           ●  
 

● 

24 
Saad Mahmood 
<no address provided>  ●           ●    

25 
S. and A. Yong 
34052 Cambridge Road 
Dana Point, California 92629 

 ●         ●  ●  
 

● 

26 
Diane and Mike Wheatley 
25292 Dartmouth Lane 
Dana Point, California 92629 

 ● ●      ●    ●  
 

● 

27 
Gwen Layritz 
25432 Sea Bluff Drive, #103 
Dana Point, California 92629 

 ●           ●  
 

● 

28 
Bob and Charolette Behling 
<no address provided>  ●              ● 

29 
David Costa 
<no address provided>                ● 

30 
Patricia and Patrick Costa 
<no address provided>                ● 

31 
Cherie Anderson 
<no address provided>                ● 

32 
Patricia Costa 
<no address provided>                ● 

33 
Heaven Sankovich 
<no address provided>  ●        ● ●  ●    
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3.3 Responses to Comments  
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Response No. 1 
California Coastal Commission  

Fernie Sy, Coastal Program Analyst II 
 
1.1 Based on feedback from the community during the 45-day review period, 

the Study Session held on November 18, 2013, and the Public Hearings held 
on December 9, 2013 and February 10, 2014, the applicant has decided to 
pursue a Modified Option “B”. This new alternative is a modification of 
Alternative 4 - Option “B” Alternative (Section 5.7.1) in the Draft EIR. The 
Modified Option “B” would be comprised of 250 guest rooms; 375 on-site 
parking spaces (20 self-park and 355 valet); 210,175 square feet of enclosed 
area; 15,580 square feet of meeting space and banquet facilities; 7,464 
square feet of restaurant space; and 18,800 square feet of deck/terrace with 
rooftop amenities (pool deck, garden terrace, and roof terrace).  

 
The overall building height of the Modified Option “B” would be similar to 
the proposed Lead Project; the building reaches 29.5 feet at its lowest point 
and 60.5 feet at its highest point (68.5 feet with mechanical equipment). 
However, in comparison to the Lead Project, a larger percentage of the 
height of the building for the Modified Option “B” is three stories (38.5 feet). 
This is due to the Modified Option “B” reducing sections of the building 
standing at 60.5 feet (five stories) and 48.5 feet (four stories). The Project 
would include access to the site from Dana Point Harbor Drive through an 
expanded entrance/driveway located on the 0.76-acre Lantern Bay Park 
land.   

 
The Project site is located within the boundary of the Dana Point Specific 
Plan Area (DPSP Area); therefore, the Orange County Zoning Code Chapter 
7-9-145 entitled Off-Street Parking Regulations applies. According to Section 
7-9-145.6, motel and hotel uses are required to have one parking space for 
each guest unit, plus additional parking as required for accessory 
motel/hotel uses. The Modified Option B would be comprised of 250 guest 
rooms with 375 on-site parking spaces. Therefore, all guests and visitors of 
the proposed hotel property would be accommodated with a sufficient 
amount of on-site parking. 

 
1.2 The views and concerns presented in these comment letters will be 

reviewed and considered by decision makers. Although CEQA only requires 
a written response to Draft EIR comments dealing with significant 
environmental issues, comments expressing personal opinion, 
recommendations, or concerns are still a part of the environmental record.  

 
The commenter’s inquiry regarding hotel/motel occupancy rates for the 
existing property and proposed Project are not a CEQA-related issue and do 
not validate a generated response. The City or applicant may provide an 
independent comment to the California Coastal Commission relative to the 
State’s Coastal Act or other related environmental issue. 
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1.3 The City acknowledges the possibility of paying an in-lieu fee for lower cost 
visitor accommodations. 

 
1.4 The City will provide the Commission with notification of any future activity 

associated with this Project or related projects. 
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Response No. 2 
Orange County Public Works 

Richard J. Sandzimier, OC Planning Services Director 
 
2.1  As described in Chapter 2.0 (Project Description) of the Draft EIR, for the 

Project to proceed the City would need to grant height and setback variances 
and adopt a Statement of Overriding Considerations. The variances apply 
only to the proposed Project and would not be applicable to any subsequent 
development within the area. Chapter 3.9 (Land Use and Planning) Section 
3.9.7 (Project Requirements) of the Draft EIR concluded that the project 
would not comply with the City’s height and setback requirements; 
therefore, a significant unavoidable Land Use and Planning impact was 
identified. 

 
A Statement of Overriding Considerations reviews all benefits of a proposed 
Project and whether those benefits outweigh the unavoidable 
environmental impacts. The granting of a height or setback variance would 
comply with City of Dana Point’s City Code Section 9.67.050 (Basis for 
Approval, Conditional Approval, or Denial of a Variance). City Code Section 
9.67.050(4) states “…the granting of the Variance will not constitute a grant 
of special privilege inconsistent with the limitations on other properties in 
the same zoning district with similar constraints.” Therefore, it is anticipated 
that the proposed Project would not create a dangerous precedent for future 
development as the zoning remains unchanged and benefits of individual 
future projects would be reviewed on a case-by-case basis. 
 

2.2 The Scenic Highway Element of the Dana Point Specific Plan states that a 
two-story height limitation should be maintained within the PCH corridor. 
Approval of the proposed Project would require the City to grant a variance 
for height and setback encroachment and adopt a Statement of Overriding 
Considerations. Refer to Chapter 3.1 (Aesthetics) Table 3.1-1 (Design 
Guidelines Consistency) of the Draft EIR which addresses the Project’s 
uniformity in relation to development standards. 

 
2.3 The proposed Project has been designed to preserve public views. The use of 

the two-story facade at the primary corner entrance on the eastern side 
reduces the bulk of the building. Likewise, the third through fifth floors of 
the building at the corner entrance are terraced back and reduce the 
apparent bulk of the structure. The western end of the Project wraps behind 
the existing Del Taco Restaurant and creates a stepped building form. This 
design helps avoid long continuous wall planes and relieves the horizontal 
plane. The roof is flat with a coping ledge that runs along the entire roof line 
that adds more variation horizontally to the building facade. The flat roof 
allows public views to be preserved through a lower roof height. 

 
2.4, 2.7, 2.8, 2.9, & 2.17 At this time, there is no formal agreement in place for the relocation of the 

County Harbor sign or roadway construction with the County of Orange. 
However, detailed discussions have taken place at City Staff level during the 
project review stage and prior to the release of this Draft EIR. If the 
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proposed Project is approved, Conditions of Approval requiring formal 
agreements between all entities would be incorporated into a Resolution of 
Approval. Please refer to Appendix A for the letter from the County of 
Orange Public Works. 

 
On-Site Parking 
Based on feedback from the community during the 45-day review period, 
the Study Session held on November 18, 2013, and the Public Hearings held 
on December 9, 2013 and February 10, 2014, the applicant has decided to 
pursue a Modified Option “B”. This new alternative is a modification of 
Alternative 4 - Option “B” Alternative (Section 5.7.1) in the Draft EIR. 
Modified Option “B” would be comprised of 375 on-site parking spaces (20 
self-parking and 355 valet parking spaces). The hotel operator would 
possess greater control over vehicle circulation since overflow parking 
would be available for vehicles directly on-site. Guests and visitors would 
not be redirected back onto road arterials to find overflow parking. The 
Project would include access to the site from Dana Point Harbor Drive 
through an expanded entrance/driveway located on the 0.76-acre Lantern 
Bay Park land.   
 
The Project site is located within the boundary of the Dana Point Specific 
Plan Area (DPSP Area); therefore, the Orange County Zoning Code Chapter 
7-9-145 entitled Off-Street Parking Regulations applies. According to Section 
7-9-145.6, motel and hotel uses are required to have one parking space for 
each guest unit, plus additional parking as required for accessory 
motel/hotel uses. The Modified Option “B” would be comprised of 250 guest 
rooms with 375 on-site parking spaces. Therefore, all guests and visitors of 
the proposed hotel property would be accommodated with a sufficient 
amount of on-site parking. 
 
County Harbor Signage & Roadway Construction 
City Staff met with County of Orange representatives in September 2011 and 
discussed the potential new location of the County Harbor entrance sign as a 
result of the proposed Project. In this discussion it was agreed that the 
intersection of Pacific Coast Highway and Dana Point Harbor Drive would 
benefit from the conceptual widening improvements and that new signage 
for the Harbor entry area. County of Orange concurred with City Staff that if 
the proposed Project receives approval, a Condition of Approval (COA) 
should be placed in the Resolution which obligates the applicant to provide 
complete design plans and installation of both the intersection traffic 
improvements and the OC Dana Point Harbor monument signage.   
 
The condition would indicate that these improvements shall meet the 
approval of Dana Point Harbor/OC Parks in consultation with OC Public 
Works. The condition would also specify that should OC Dana Point Harbor 
install new signs in advance of the potential future hotel development, the 
applicant shall be fully responsible for any repair or replacement due to 
future construction impacts.  
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2.5 According to the ULI Shared Parking Study, hotel patrons valeting their cars 
would pull into the porte cochere area identified on the site plan. From the 
porte cochere area, a valet attendant would park the car in the designated, 
subterranean parking lot. The parking demand for the proposed Project was 
forecasted to slightly exceed on-site parking of 275 spaces during the peak 
season from 6:00 pm to 9:00 pm on weekends only. The valet parking 
operation is not expected to affect traffic on Dana Point Harbor Drive or 
Pacific Coast Highway. Also refer to Responses 2.4, 2.7, 2.8, 2.9, & 2.17. 

 
2.6 Refer to Responses 2.4, 2.7, 2.8, 2.9, & 2.17. With regards to the availability 

of peak holiday parking and traffic congestion, under Modified Option “B”, 
the Project would possess greater control over vehicle circulation since 
parking requirements would be compliant with City regulations and 
overflow parking would be available for vehicles on-site. Guests and visitors 
would not be redirected back onto road arterials which would contribute to 
an increase in traffic congestion.  

 
2.10 Chapter 3.9 (Land Use and Planning) addressed the proposed structure’s 

compliance with the City’s development standards (e.g. building setback 
requirements) and impacts on adjacent or abutting properties. Additionally, 
Chapter 3.1 (Aesthetics) Table 3.1-1 (Design Guidelines Consistency) 
compared the Project’s design with the Dana Point Design Guidelines and 
Scenic Highways and Community Design Elements from the Dana Point 
Specific Plan.  

 
The following is a description of the setbacks on each side of the project site. 
The project site has two zoning designations under the Local Coastal Plan for 
the Dana Point Specific Plan Area. The portion of the overall subject site that 
faces PCH, which includes the Jack-in-the-Box and the vacant 
commercial/former liquor store, is zoned “Coastal Couplet Commercial” (C-
CPC). The existing 46-room motel which fronts Dana Point Harbor Drive is 
zoned “Coastal Visitor Commercial” (C-VC). 
 
C-CPC District Setback Requirements 
The proposed building setbacks for the portion of the property within the C-
CPC district (i.e., Jack-in-the-Box and vacant commercial building) are as 
follows: 
 
Pacific Coast Highway (North) - The required setback for buildings along 
PCH is 10 feet from the edge of the property line. The Project’s design would 
comply with this development standard. 
 
Dana Point Harbor Drive (East) - 10 feet street side required setback; 
approximately 52 linear feet of the hotel facade on Dana Point Harbor Drive 
(closest to the corner of PCH and Dana Point Harbor Drive) would have a 10 
feet setback from the property line. The Project’s design would comply with 
this development standard. 
 
Del Taco (West) - No setback requirement; the proposed hotel would be 
built on the subject site to the western-most property line shared with the 
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existing Del Taco restaurant with no setback requirements adjacent to Del 
Taco. 
 
The proposed building setbacks are in compliance with the standards for the 
C-CPC District. 
 
C-VC District Setback Requirements 
The proposed building setbacks for the portion of the property within the C-
VC District (i.e., existing 46-room motel) are as follows: 
 
Dana Point Harbor Drive (East) –10 feet; Between 12 to 30 feet setback 
required; the hotel facade along Dana Point Harbor Drive would have a 
proposed front setback that would range from 12 to 30 feet.  
 
Lantern Bay Park (South) – 0 feet; Modified Option “B” includes a 0.76-acre 
portion of Lantern Bay Park, located immediately south of the subject site.  
Modified Option “B” would include an expanded driveway entrance that 
would be accessed along Dana Point Harbor Drive through a portion of 
Lantern Bay Park. This was considered a side setback. 
 
McDonald’s (Southwest) – 10 feet; the proposed hotel would be constructed 
on the subject site with a 10 feet rear setback facing McDonald’s restaurant. 
A stairwell would encroach into the 10 feet rear setback. 
 
Del Taco & Scuba Center – 0 feet; the proposed hotel would be constructed 
on the subject site up to the northwestern property line that faces the rear of 
the existing Del Taco restaurant and existing scuba center, with no setback 
requirements adjacent to the Del Taco and scuba center. This was 
considered a side setback. 
 
As discussed in Chapter 3.9 (Land Use and Planning) of the Draft EIR, the 
proposed building setbacks are not in compliance with the City’s 
development standards for the C-VC District. The two sides and rear 
setbacks would require a variance permit approved and granted by the 
Planning Commission. Variance approval would allow the proposed 
building’s vertical height to exceed the maximum allowable height limit of 
35 feet, authorize structural encroachment into the required setbacks, 
and/or require a reconfigured design.  As discovered in the Draft EIR, this 
was considered a significant unavoidable project impact and the City must 
adopt a Statement of Overriding Consideration. 
 

2.11 The comment addressed impacts to neighboring establishments and safety 
issues. Should the Project be approved by the Planning Commission, the 
applicant would obtain permission from adjacent property owners for 
construction or limit all construction activities on the site.  
 
For the Project to proceed, the City would need to grant height and setback 
variances for the proposed Project as well as adopt a Statement of 
Overriding Considerations. The variances apply only to the proposed Project 
and would not be applicable to any subsequent development within the 
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area. A Statement of Overriding Considerations reviews all benefits of a 
proposed Project and whether those benefits outweigh the unavoidable 
environmental impacts.  
 
The granting of a height or setback variance must comply with City of Dana 
Point’s City Code Section 9.67.050 (Basis for Approval, Conditional Approval, 
or Denial of a Variance). City Code Section 9.67.050(4) states “…the granting 
of the variance will not constitute a grant of special privilege inconsistent 
with the limitations on other properties in the same zoning district with 
similar constraints.” Therefore, it is anticipated that the proposed Project 
would not create a dangerous precedent for future development as the 
zoning remains unchanged and benefits of individual future projects would 
be reviewed on a case-by-case basis. 
 

2.12 & 2.16 Chapter 3.5 (Geology and Soils) of the Draft EIR addressed the excavation 
and construction of a subterranean parking structure. As described therein, 
the proposed shoring consists of drilled piers and lagging. Portions of the 
shoring around the parking structure will be designed to be permanent and 
integral to the structure. Chapter 3.8 (Hydrology and Water Quality) of the 
Draft EIR provides a discussion of the proposed Subterranean Parking 
Structure and addressed issues or topics related to excavation with CWA 
and NPDES General Construction Permit requirements and procedures. 
 
Should the Project be approved by the Planning Commission, as part of the 
City’s development process, the applicant would be required to submit 
detailed engineering plans for the excavation and construction of the 
parking structure to the City. The applicant’s technical consultants would 
design the parking structure and any shoring system requirements 
accounting for all surcharge conditions.  The review process through the City 
of Dana Point Building and Safety Department would also ensure all 
surcharge and site conditions are taken into account. 

 
2.13 Chapter 3.5 (Geology and Soils) of the Draft EIR addressed topics, issues, 

requirements, and processes related to dewatering. Also, Chapter 3.8 
(Hydrology and Water Quality) of the Draft EIR discussed the proposed 
Subterranean Parking Structure and addressed issues or topics related to 
dewatering. 
 
The applicant’s dewatering consultant has stated the project will secure a 
separate discharge permit specific to the site from the California Regional 
Water Quality Control Board. Should the Project be approved by the 
Planning Commission, the applicant would make a submittal directly to the 
State Board showing the methods, staging area, and discharge point.  The 
City of Dana Point would also review the proposed staging area as a part of 
the detailed grading and excavation plans. 
 

2.14 As noted in this comment, excavation for a subterranean parking structure 
has the potential to increase noise levels on local roads.  Construction noise 
and vibration was addressed in Chapter 3.10 (Noise) of the Draft EIR. It is 
estimated that the project would require removal of 58,560 cubic yards of 
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soil and its exportation to an off-site location by truck.  Trucks hauling 
building materials to construction sites can also be a source of vibration 
intrusion if the haul routes pass through residential neighborhoods on 
streets with bumps or potholes.  
 
The City’s Noise Ordinance limits the hours of noise-producing construction 
activities. Moreover, the anticipated haul route for the proposed project 
would not pass through any residential neighborhoods. Haul routes may 
include use of Pacific Coast Highway, Del Obispo Street, Stonehill Drive, or 
Golden Lantern.  
 
Mitigation Measures (Section 3.10.8) MM 3.10-2 through MM 3.10-4 would 
reduce vibration levels (VdB) below the Federal Transit Administration 
threshold of 80 VdB. MM 3.10-1 through MM 3.10-4 would ensure that 
short-term noise and vibratory exposures during construction remain less 
than significant (See Section 3.10.6 for discussion and Section 3.10.8 for the 
mitigation measure language). 

 
2.15 Please also refer to Response 2.14. Excavation for the Modified Option “B” 

including the subterranean parking structure is approximately 58,560 cubic 
yards. 
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Response No. 3 
City of San Juan Capistrano 

William Ramsey, AICP  
Assistant Director, Development Services Department 

 
3.1 Upon initiation of environmental review in 2011, the anticipated opening 

year of the proposed Project was 2013. Because the project is still in 
progress, the opening year was modified to 2015. Kunzman and Associates, 
which prepared the original Traffic Impact Analysis (TIA), has confirmed 
that the baseline conditions of 2011 are representative of the existing 2013 
conditions and the findings and conclusions within the TIA remain valid 
(Appendix I of the Draft EIR). 

 
A review by Kunzman and Associates on the AM peak hour and PM peak 
hour traffic data for Crown Valley Parkway at PCH shows a minor increase in 
volumes from 2011 to 2013. Golden Lantern at Del Prado and Golden 
Lantern at PCH show a decrease in volumes over the past two years. 
Generally, the weekday peak hour traffic volumes at these three locations 
have essentially remained the same over the past two years and Year 2011 
traffic conditions can be considered as representative of Year 2013 existing 
conditions. The findings and conclusions of the TIA remain valid and 
relevant. 

 
3.2 The analysis of Year 2025 traffic conditions is not meant to be 

representative of project buildout. The Year 2025 traffic analysis was chosen 
to assess the potential impacts of the proposed project within a near-term 
cumulative traffic setting that includes the trip generation potential of the 
Dana Point Harbor Revitalization, Dana Point Town Center Plan, and GPA07-
01/ZTA07-02/ZC07-01/LCPA07-01. 

 
3.3 The trip generation potential of the proposed Project was based upon ITE 

Land Use 310: Hotel Trip Rates, which is consistent with standard traffic 
engineering practices and the Project description’s operational plan for both 
the restaurant and banquet facilities. The ITE Trip Generation for hotels 
assumes the inclusion of lodging, restaurants, cocktail lounges, meeting and 
banquet rooms or convention [center] facilities, limited recreational 
facilities such as pools and fitness rooms, and other retail and service shops. 
The project description is consistent with the definition of hotels for the ITE 
Trip Generation and the requested items (such as restaurant and convention 
center) are included within the trip generation in the TIA. 

 
3.4 The growth rate used by Kunzman and Associates to conduct the analysis 

was provided by the City of Dana Point and verified by obtaining traffic 
counts along PCH within the study area for a 10 year period. The count 
traffic data supported the 0.25% annual growth. 

 
3.5 This GPA07-01/ZTA07-02/ZC07-01/LCPA07-013 is the Makar Project. The 

project site is located north of Pacific Coast Highway and east of Del Obispo 
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Street at 34202 Del Obispo Streets and includes the development of 169 
condominium units and 2,000 square feet of commercial space. 

 
3.6 This minor correction will be made and included in Section 4.0, Errata, of the 

final EIR. 
 
3.7 Due to the existing median on Dana Point Harbor Drive and the proximity to 

Pacific Coast Highway and Lantern Bay Park, access to the proposed Project 
would be provided by a “right turn in/right turn out only” driveway on Dana 
Point Harbor Drive. This driveway, identified as intersection 2 within the 
TIA (Appendix I of the Draft EIR), was evaluated in the August 2012 revised 
traffic study. The traffic study forecasts the driveway would operate at LOS B 
during the weekday and weekend peak hours. 

 
3.8 This minor correction will be made and included in Section 4.0, Errata, of the 

final EIR. 
 
3.9 This minor correction will be made and included in Section 4.0, Errata, of the 

final EIR. 
 
3.10 The recommended improvement at Pacific Coast Highway and Del Obispo 

Street/Dana Point Harbor Drive includes the construction of an eastbound 
right-turn lane, an additional eastbound left-turn lane, and other project 
enhancements that would improve circulation and increase capacity at this 
intersection. Improvements ensure that LOS C or better conditions are 
achieved and maintained in a near-term, Year 2025, cumulative traffic 
setting. Refer to Table 9 of the August 2012 revised TIA (Appendix I). 
Hence, there is no uncertainty that the improvement will accomplish the 
desired intent. 

 
3.11 PDF pages were accidentally placed at the end of this document during 

printing.   
 
3.12 PDF pages were accidentally placed at the end of this document during 

printing.   
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Response No. 4 
California Department of Transportation 

Maureen El Harake, Branch Chief 
Regional-Community-Transit Planning, District 12 

 
4.1 The City acknowledges that an encroachment permit would be required if 

any project-related activity occurs in the Department’s right-of-way. 
 
4.2 The City will keep the Department informed of this Project and any future 

developments which could potentially impact the State Transportation 
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Response No. 5 
Dana Point Inn, LLC 

Robert Jackson, Managing Member 
 

5.1 There were 7 Viewpoints used for photo simulations. While Viewpoints 2-5 
were taken from the bluff north of PCH, Viewpoints 1, 6 and 7 were taken 
from alternate locations. These Viewpoints were not from exclusive vantage 
points; rather; they were representative of a variety of points that are 
available throughout the City. The chosen viewpoints and photo simulations 
did not revolve around the bluff top or cater to residents surrounding the 
site. 

 
Viewpoint 1 looks eastward onto the PCH roadway from the intersection of 
Del Prado Avenue, Copper Lantern Street, and PCH. This view is typical of 
what motorists and pedestrians travelling eastbound on PCH would see.  

 
Viewpoint 6 is a view looking west at the Project site from the northeastern 
corner of Del Obispo Street and PCH. This view is typical of what is afforded 
to motorists and pedestrians travelling east along PCH and south along Del 
Obispo Street as they enter the City gateway. 

 
Viewpoint 7 is a view looking north at the Project site from the southeast 
corner of Dana Point Harbor Drive and Park Lantern located south of the 
site. This view is typical of what is afforded to motorists, pedestrians, and 
bicyclists travelling north along Dana Point Harbor Drive as they enter the 
City gateway. 

 
5.2 The views and concerns presented in these comment letters will be 

reviewed and considered by decision makers. Although CEQA only requires 
a written response to Draft EIR comments dealing with significant 
environmental issues, comments expressing personal opinion, 
recommendations, or concerns are still a part of the environmental record. 

 
5.3 & 5.5 Chapter 3.1 (Aesthetics) Section 3.1.2 (View Simulations) Figure 3.1-3 

(View Analysis from Dana Point Specific Plan’s (DPSP) Land Use Plan), of the 
Draft EIR, identified primary lookout points off bluffs, primary inland views 
to Harbor, and secondary views that are potential primary inland views. 
These lookout points were identified in the City’s DPSP and were utilized as 
approximate viewpoint simulations in Section 3.1.2 (View Simulations) of 
the Draft EIR. 

 
The selected viewpoints were public views and selected due to their 
corresponding direction to areas and scenic corridors identified within the 
Local Coastal Program of the Dana Point Specific Plan. Figure 3.1-4 (Key 
View Locations Map) of the Draft EIR, includes a map of the locations of the 
key viewpoint simulations. Key viewpoints include Crystal Cove Park, the 
public trail adjacent to The Village at Dana Point HOA, at grade from Dana 
Point Harbor Drive, at grade from the intersection of Del Obispo and Pacific 
Coast Highway in proximity to the pedestrian bridge, views from Sea View 
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Park, and the cul-de-sac of Via Elevado. Furthermore, Viewpoint 4 from Sea 
View Park was taken along the high bluffs behind or near Best Western Plus 
Marina Shores Hotel (located at 34280 Pacific Coast Highway in Dana Point) 
and faced south towards the beaches. The existing sights from Viewpoint 4 
primarily consist of non-native trees dominating the foreground and partial 
views of the existing property’s rooftop. Since non-native trees rule the 
foresight of this perspective, the Pacific Ocean is almost-to-barely visible 
from this vantage point. 

 
5.4 The commenter is referring to the Viewpoint 7 Photo Simulation. The 

proposed view shows a tree covering a portion of the hotel on the left hand 
side of the photo. This tree is not in the existing view because it would be 
planted as part of the landscape improvements associated with the 
proposed hotel. There are also several trees shown in the existing view that 
are not shown on the proposed view because they would be removed. Every 
photo simulation has at least minor differences in landscaping because some 
trees would be removed and others planted during construction. 

 
5.6 The Traffic Study/Traffic Impact Analysis (Appendix I of the Draft EIR) 

concluded that development of the proposed Project would increase the 
Average Daily Traffic (ADT) volumes of roadway segments and key 
intersections in the vicinity. The increase in ADT volume may cause 
potentially significant impacts with heavier traffic conditions along these 
roadway segments and at key intersections during morning, midday and 
evening hours. Conversely, with implementation of Project Design Features 
(refer to Section 3.12.7) PDF 3.12-1 through PDF 3.12-8 listed in Chapter 
3.12 (Transportation and Traffic) of the Draft EIR would lower impacts to 
local roadway segments and key intersections to less than significant effects. 

 
Project Design Features would provide intersection design enhancements 
that include: 
 

 Expansions to primary and major arterial widths, 
 Construct an eastbound right turn lane at the intersection of Del 

Obispo Street/Dana Point Harbor Drive,  
 Modify the intersection of Dana Point Harbor Drive at Park Lantern 

to allow for southbound U-turns (currently prohibited), 
 Provide sufficient on-site hotel parking, 
 Sight distance at the project access should be reviewed, 
 On-site traffic signing and striping, and 
 Periodic review of traffic operations by City of Dana Point 

 
The project applicant would be required to implement Project Design 
Features to reduce cumulative impacts to less than significant and provide 
acceptable levels of service (LOS) at impacted intersections. 

 
The TIA is based upon existing traffic data, locally accepted national trip 
generation rates, and regional methodologies. 
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5.7 Chapter 3.10 (Noise) Section 3.10.6(ii)(c) of the Draft EIR discusses traffic-
related noise impacts from the proposed Project. Mitigation Measures 3.10-1 
through 3.10-4 would ensure that short-term noise and vibratory exposures 
during construction remain less than significant (refer to Section 3.10.6 for a 
discussion on project impacts and Section 3.10.8 for the mitigation measure 
language). Project Design Features 3.10-1 through 3.10-6 are recommended 
in the detailed design of the hotel to reduce the roadway noise exposure to 
hotel guests to less than significant noise levels (refer to Section 3.10.6 for 
discussion and Section 3.10.9 for the project design feature language). Other 
long-term operational impacts from on-site noise impacts such as air 
conditioning units and special outdoor events are less than significant (refer 
to Section 3.10.6). 

 
Currently, the site is presently developed for general commercial uses. The 
increase in vehicle trips generated by project operation would not 
perceptibly increase noise levels along local roadways above current 
conditions so it is not considered significant. Thus, there would not be a 
significant increase in ambient noise levels that confirms a perceivable 
difference in noise intensity with regard to traffic. This data is available in 
Table 3.10-11 (Proposed Project Average Daily Traffic Volumes) of the 
Draft EIR. 

 
5.8 The Draft EIR determined that there would be unavoidable significant 

adverse impacts to Aesthetics and Land Use. The Project proposes a 
structure that exceeds the height limit and does not meet the minimum 
setback requirements in the Dana Point Specific Plan. If the City decides to 
approve the Project, it must not only approve the appropriate variances 
allowing deviation from the existing requirements, but it also must adopt a 
Statement of Overriding Considerations. 

 
5.9 Based on feedback from the community during the 45-day review period, 

the Study Session held on November 18, 2013, and the Public Hearings held 
on December 9, 2013 and February 10, 2014, the applicant has decided to 
pursue a Modified Option “B” Alternative. This new alternative is a 
modification of Alternative 4 - Option “B” Alternative (Section 5.7.1) in the 
Draft EIR. Modified Option “B” is a new stand-alone alternative with revised 
site design plans and elevations available as an addendum to this Final EIR. 

 
Modified Option “B” proposes the inclusion and acquisition of 0.76-acre of 
land from City-owned Lantern Bay Park located south of and adjacent to the 
Project site.  Modified Option “B” would include vehicular access to the hotel 
property via Dana Point Harbor Drive with an expanded entrance/driveway 
that would be located on the said portion of Lantern Bay Park.  The driveway 
would provide vehicles with direct access into a two-level subterranean 
parking structure located beneath the hotel property.  
 
With regards to parking, 50 public parking spaces would be available on-site 
at level grade for public-use in a parking lot.  20 parking spaces, out of 50 
public parking spaces, would be reserved for guests/visitors to self-park. 
The remaining 30 public parking spaces would be allocated and accessed 
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through the hotel property’s valet service.  All other remaining hotel parking 
spaces (e.g. subterranean parking structure) would be accessed through the 
hotel’s valet service.  Vehicle parking for Modified Option “B” includes a total 
of 375 parking spaces that would be available exclusively on-site. 

 
5.10 The views and concerns presented in these comment letters will be 

reviewed and considered by decision makers. Although CEQA only requires 
a written response to Draft EIR comments dealing with significant 
environmental issues, comments expressing personal opinion, 
recommendations, or concerns are still a part of the environmental record. 
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Response No. 6 
Dan Boersma 

 
6.1 The views and concerns presented in these comment letters will be 

reviewed and considered by decision makers. Although CEQA only requires 
a written response to Draft EIR comments dealing with significant 
environmental issues, comments expressing personal opinion, 
recommendations, or concerns are still a part of the environmental record. 

 
6.2  The comment addresses building height restrictions and viewpoints. Please 

refer to Response 6.1 for building height restrictions comment. Viewpoint 6 
was identified as the location east of Pacific Coast Highway (PCH). Visual 
Simulations (refer to Section 3.1.2) included in Chapter 3.1 (Aesthetics) of 
the Draft EIR illustrated before and after views surrounding the Project site. 
Below is a summary of the findings from Viewpoint 6: 
 
Viewpoint 6 
Viewpoint 6 is a view looking west at the Project site from the northeastern 
corner of Del Obispo Street and PCH. This viewpoint is considered the east 
entrance of the City. The Marriott Resort would no longer be visible from 
this vantage point after implementation of the proposed Project. Similarly, 
several non-native trees would be removed to accommodate the hotel 
Project, and would be replaced by palm trees along the perimeter of the 
Project. 
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Response No. 7 
Harold and Gina Burt 

 
7.1 Based on feedback from the community during the 45-day review period, 

the Study Session held on November 18, 2013, and the Public Hearings held 
on December 9, 2013 and February 10, 2014, the applicant has decided to 
pursue a Modified Option “B”. This new alternative is a modification of 
Alternative 4 - Option “B” Alternative (Section 5.7.1) in the Draft EIR. The 
Modified Option “B” would be comprised of 250 guest rooms; 375 on-site 
parking spaces (20 self-park and 355 valet); 210,175 square feet of enclosed 
area; 15,580 square feet of meeting space and banquet facilities; 7,464 
square feet of restaurant space; and 18,800 square feet of deck/terrace with 
rooftop amenities (pool deck, garden terrace, and roof terrace).  

 
The overall building height of the Modified Option “B” would be similar to 
the proposed Lead Project; the building reaches 29.5 feet at its lowest point 
and 60.5 feet at its highest point (68.5 feet with mechanical equipment). 
However, in comparison to the Lead Project, a larger percentage of the 
height of the building for the Modified Option “B” is three stories (38.5 feet). 
This is due to the Modified Option “B” reducing sections of the building 
standing at 60.5 feet (five stories) and 48.5 feet (four stories). The Project 
would include access to the site from Dana Point Harbor Drive through an 
expanded entrance/driveway located on the 0.76-acre Lantern Bay Park 
land.   
 
As described in Chapter 2.0 (Project Description) of the Draft EIR, for the 
Project to proceed the City would need to grant height and setback variances 
and adopt a Statement of Overriding Considerations. The variances apply 
only to the proposed Project and would not be applicable to any subsequent 
development within the area. Chapter 3.9 (Land Use and Planning) Section 
3.9.7 (Project Requirements) of the Draft EIR concluded that the project 
would not comply with the City’s height and setback requirements; 
therefore, a significant unavoidable Land Use and Planning impact was 
identified. 
 
The parking for the hotel would be located beneath the building in a new 
subterranean level. This level is not included in the overall height. 
 

7.2 The entrance to and exit from the hotel would be along Dana Point Harbor 
Drive. There would be no vehicular access off of Pacific Coast Highway. 
Under Modified Option “B”, the Project would include access to the site from 
Dana Point Harbor Drive through an expanded entrance/driveway located 
on the 0.76-acre Lantern Bay Park land.  
 

7.3   The City will keep interested parties posted as the Project progresses. 
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Response No. 8 
Bill and Andi Hoff 

 
8.1 The views and concerns presented in these comment letters will be 

reviewed and considered by decision makers. Although CEQA only requires 
a written response to Draft EIR comments dealing with significant 
environmental issues, comments expressing personal opinion, 
recommendations, or concerns are still a part of the Project’s environmental 
record. 

 
8.2 The views and concerns presented in these comment letters will be 

reviewed and considered by decision makers. Although CEQA only requires 
a written response to Draft EIR comments dealing with significant 
environmental issues, comments expressing personal opinion, 
recommendations, or concerns are still a part of the environmental record. 

 
8.3 The Traffic Study/Traffic Impact Analysis (refer to Appendix I of the Draft 

EIR) concluded that development of the proposed Project would increase 
the Average Daily Traffic (ADT) volumes of roadway segments and key 
intersections in the vicinity. The increase in ADT volume may cause 
potentially significant impacts with heavier traffic conditions along these 
roadway segments and at key intersections during morning, midday and 
evening hours. Conversely, with implementation of Project Design Features 
(refer to Section 3.12.7) PDF 3.12-1 through PDF 3.12-9 listed in Chapter 
3.12 (Transportation and Traffic) of the Draft EIR the impacts to local 
roadway segments and key intersections would be less than significant. 

 
8.4 The views and concerns presented in these comment letters will be 

reviewed and considered by decision makers. Although CEQA only requires 
a written response to Draft EIR comments dealing with significant 
environmental issues, comments expressing personal opinion, 
recommendations, or concerns are still a part of the Project’s environmental 
record. 
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Response No. 9 
David and Joanna Schroeder 

 
9.1, 9.3, & 9.4 The Draft EIR determined that there would be unavoidable significant 

adverse impacts to Aesthetics and Land Use. The Project proposes a 
structure that exceeds the height limit and does not meet the minimum 
setback requirements in the Dana Point Specific Plan. If the City decides to 
approve the Project, it must not only approve the appropriate variances 
allowing deviation from the existing requirements, but it also must adopt a 
Statement of Overriding Considerations. 

 
9.2 The Traffic Study/Traffic Impact Analysis (Appendix I of the Draft EIR) 

concluded that development of the proposed Project would increase the 
Average Daily Traffic (ADT) volumes of roadway segments and key 
intersections in the vicinity. The increase in ADT volume may cause 
potentially significant impacts with heavier traffic conditions along these 
roadway segments and at key intersections during morning, midday and 
evening hours. Conversely, with implementation of Project Design Features 
(refer to Section 3.12.7) PDF 3.12-1 through PDF 3.12-9 listed in Chapter 
3.12 (Transportation and Traffic) of the Draft EIR the impacts to local 
roadway segments and key intersections would be less than significant. 

 
9.5 The views and concerns presented in these comment letters will be 

reviewed and considered by decision makers. Although CEQA only requires 
a written response to Draft EIR comments dealing with significant 
environmental issues, comments expressing personal opinion, 
recommendations, or concerns are still a part of the Project’s environmental 
record.  
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Response No. 10 
 
10.1  For the Project to proceed, the City would need to grant height and setback 

variances for the proposed Project as well as adopt a Statement of 
Overriding Considerations. The variance applies only to the proposed 
Project and would not be applicable to any subsequent development within 
the area. A Statement of Overriding Considerations reviews all benefits of a 
proposed Project and whether those benefits outweigh the unavoidable 
environmental impacts. The granting of a height or setback variance shall 
comply with City of Dana Point’s City Code Section 9.67.050 (Basis for 
Approval, Conditional Approval, or Denial of a Variance). City Code Section 
9.67.050(4) states “…the granting of the variance will not constitute a grant 
of special privilege inconsistent with the limitations on other properties in 
the same zoning district with similar constraints.” Therefore, it is anticipated 
that the proposed Project would not create a dangerous precedent for future 
development as the zoning remains unchanged and benefits of individual 
future projects would be reviewed on a case-by-case basis. 

 
10.2  As discussed in Section 3.12.7 (Transportation and Traffic) of the Draft EIR, 

roadway segments adjacent and near the Project site are expected to 
experience an increase in Average Daily Traffic (ADT) ranging between 0 to 
1,300 vehicles across weekday, Saturday, peak season, and non-peak season 
times. The following locations were considered in the Draft EIR: 

 
 Del Obispo Street/Dana Point Harbor Drive at PCH 
 Del Obispo Street/Dana Point Harbor Drive at Project Driveway 
 Del Obispo Street/Dana Point Harbor Drive at Park Lantern 
 I-5 southbound ramps/PCH 
 I-5 northbound ramps/PCH 

 
 The project has been designed to address projected increase in vehicle trips 

and ensure adequate circulation is maintained. Project Design Features 
(PDF) 3.12-1 through PDF 3.12-8 would reduce traffic impacts and ensure 
traffic flow will not be significantly impacted by implementation of the 
Project.  In the year 2025, all study area roadway and intersection segments 
would operate at acceptable levels of service with implementation of the 
PDFs. 

 
10.3  Based on feedback from the community during the 45-day review period, 

the Study Session held on November 18, 2013, and the Public Hearings held 
on December 9, 2013 and February 10, 2014, the applicant has decided to 
pursue a Modified Option “B”. This new alternative is a modification of 
Alternative 4 - Option “B” Alternative (Section 5.7.1) in the Draft EIR. 
Modified Option “B” would be comprised of 375 on-site parking spaces (20 
self-parking and 355 valet parking spaces). The hotel operator would 
possess greater control over vehicle circulation since overflow parking 
would be available for vehicles directly on-site. Guests and visitors would 
not be redirected back onto road arterials to find overflow parking. The 
Project would include access to the site from Dana Point Harbor Drive 
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through an expanded entrance/driveway located on the 0.76-acre Lantern 
Bay Park land.   
 
The Project site is located within the boundary of the Dana Point Specific 
Plan Area (DPSP Area); therefore, the Orange County Zoning Code Chapter 
7-9-145 entitled Off-Street Parking Regulations applies. According to Section 
7-9-145.6, motel and hotel uses are required to have one parking space for 
each guest unit, plus additional parking as required for accessory 
motel/hotel uses. The Modified Option “B” would be comprised of 250 guest 
rooms with 375 on-site parking spaces. Therefore, all guests and visitors of 
the proposed hotel property would be accommodated with a sufficient 
amount of on-site parking. 

 
10.4  With regards to the availability of peak holiday parking and traffic 

congestion, under Modified Option “B”, the Project would possess greater 
control over vehicle circulation since parking requirements would be 
compliant with City regulations and overflow parking would be available for 
vehicles on-site. Guests and visitors would not be redirected back onto road 
arterials which would contribute to an increase in traffic congestion. The 
original project description exceeded its parking capacity by limiting the 
availability of parking spaces on-site and did not comply with City parking 
requirements on-site which would contribute to an increase in traffic 
congestion. Therefore, Modified Option “B” would not exceed its parking 
capacity nor would it contribute to traffic in the surrounding area due to the 
availability of parking on-site. Please refer to Response 10.3 as well. 
 
Chapter 3.10 (Noise) Section 3.10.6 (Project Impacts) of the Draft EIR 
addressed (ii) Long-Term Noise Impacts (during its operation phase) from 
the Project. Mitigation Measures (Section 3.10.8) MM 3.10-5 and MM 3.10-6 
would ensure that long-term noise from the Project’s rooftop bar and 
outdoor activities would remain less than significant (refer to Section 3.10.6 
for discussion and Section 3.10.8 for the mitigation measure language). 
Project Design Features 3.10-1 through 3.10-6 are recommended in the 
detailed design of the hotel to reduce noise from the roadway, rooftop bar, 
and outdoor activities to less than significant noise levels (See Section 3.10.6 
for discussion and Section 3.10.9 for the project design feature language). 
Other long-term operational impacts from on-site noise impacts such as air 
conditioning units and special outdoor events are less than significant (See 
Section 3.10.6). 
 

10.5  Chapter 3.2 (Air Quality) addressed topics related to air quality. During its 
construction (short-term) phase, the Project’s air quality impacts (refer to 
Table 3.2-8 of the Draft EIR) would be less than significant after Mitigation 
Measures (Section 3.2.8) MM 3.2-1 through MM 3.2-3 are incorporated 
during construction. During its operational (long-term) phase, the analysis 
indicated that daily emission rates (refer to Table 3.2-9 of the Draft EIR) 
would not exceed SCAQMD thresholds and impacts to Air Quality would be 
less than significant without mitigation measures required. 
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The maximum daily cumulative construction phase emission rate for NOX 
was the only pollutant to exceed SCAQMD’s thresholds (refer to Table 3.2-
10 of the Draft EIR). Incorporation of Mitigation Measure MM 3.2-4 (refer to 
Section 3.2.8 of the Draft EIR) would reduce NOX emission rates by 38-39% 
making Air Quality impacts during the construction phase less than 
significant. The daily total cumulative operational phase emission rates 
(refer to Table 3.2-11 of the Draft EIR) exceeds most of SCAQMD’s 
thresholds. The inclusion of two additional projects exceeds pollutant 
emission rates. Independently, the Project only contributes 16% or less of 
cumulative pollutant emission rates compared to all three projects. Hence, 
independently the Project is below SCAQMD thresholds, air quality impacts 
would be less than significant, and no mitigation measures would be 
required. The Air Quality Analysis was available in Appendix B of the Draft 
EIR. 

 
10.6  The Project attempts to minimize the height and bulk by incorporating 

specific design elements. The Project uses a two-story facade at the primary 
corner entrance on the eastern side along Dana Point Harbor Drive to reduce 
the bulk of the building. The third and fifth floors are terraced back, and the 
placement of a garden roof area on the second floor reduces the overall mass 
of the structure and provides architectural relief. The western end creates a 
stepped asymmetrical building form, which relieves the horizontal plane. 

 
10.7 The views and concerns presented in these comment letters will be 

reviewed and considered by decision makers. Although CEQA only requires 
a written response to Draft EIR comments dealing with significant 
environmental issues, comments expressing personal opinion, 
recommendations, or concerns are still a part of the environmental record. 

 
 
 

 



 Comments and Responses  

Final Environmental Impact Report  April 2014 
Doheny Hotel, City of Dana Point Page 3-73 

 
 
 


