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Response No. 11 
Valerie Bovee 

 
11.1 & 11.8 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 
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. 

 
11.2 Roadway segments adjacent and near the Project’s site would increase in 

Average Daily Traffic (ADT) with implementation of the proposed Project. 
The increase of ADT ranges between 0 to 1,300 vehicles across weekday, 
Saturday, peak season, and non-peak season times. This increase is minimal 
and would not degrade current traffic conditions. Chapter 3.12 
(Transportation and Traffic) and Section 3.12.7 (Project Design Features) of 
the Draft EIR presented Project Design Features (PDF) that rectify traffic 
issues by incorporating intersection design enhancements. PDF 3.12-1 
through PDF 3.12-8 would reduce traffic impacts and ensure that traffic flow 
will not be significantly impacted by the Project. 

 
Roadway operations and the relationship between capacity and traffic 
volumes are expressed in terms of level of service (LOS), which are graded 
with the letters A through F. A roadway operation at LOS C or higher is 
considered to be within acceptable operating condition. A roadway 
operation at LOS D or below would be considered within an unstable flow of 
traffic that includes lower operating speeds and congestion. With or without 
implementation of the Project or its Project Design Features for the year 
2013, all intersections would be operating at LOS C or higher during both 
peak and non-peak seasons. The following intersections were addressed in 
the traffic study (Appendix I of 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 

 
By the year 2025, without intersection design enhancements (or PDF 3.12-1 
through PDF 3.12-8), the Del Obispo Street/Dana Point Harbor Drive at PCH 
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intersection would be operating at LOS D during the peak season on 
weekday evenings and Saturdays. As a requirement for building the Project, 
Project Design Features would be included as intersection design 
enhancements by the applicant. By 2025, with intersection design 
enhancements (PDF 3.12-1 through PDF 3.12-8), the LOS at this intersection 
would improve from LOS D to LOS C while all other intersections would be 
operating at LOS C or higher. 

11.3  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 
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. 

 
The proposed 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. The 
proposed Project includes the development of a hotel and according to 
Section 7-9-145.6 entitled Off-Street Parking Requirements, 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. Therefore, all 
guests and visitors of the proposed hotel property would be accommodated 
with sufficient amount of on-site parking. 

 
11.4  This comment for noise-related topics from traffic and outdoor/exterior 

activities was addressed in Section 3.10.6 (Project Impacts) within Chapter 
3.10 (Noise) of the Draft EIR. Refer to Subsection 3.10.6(ii.) for Long-Term 
Noise Impacts (Operational), Subsection 3.10.6(a.) for On-Site Noise 
Impacts, and Subsection 3.10.6(c.) for Roadway Noise Impacts. The rooftop 
bar and outdoor activities are mitigated with measures in Section 3.10.8 
(Mitigation Measures) of the Draft EIR. Specifically, refer to mitigation 
measures MM 3.10-5 and MM 3.10-6. 
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The Project would increase existing ambient noise levels due to project-
related traffic and outdoor hotel activities. With regard to traffic, a 
considerable noise impact would only occur if the Project contributes to a 
permanent increase in ambient noise levels; however, traffic near the site 
would need to double its existing average daily traffic (ADT) rate before 
there would be a perceived increase in noise.  
 
The increase in traffic rate from the Project’s shortest range would be 19%. 
At worst case scenario, the increase in traffic rate from the Project’s longest 
range would be 60%. 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 was available in Table 3.10-11 (Proposed Project 
Average Daily Traffic Volumes) of the Draft EIR. Refer to Subsection 
3.10.6(ii.) for Long-Term Noise Impacts (Operational), Subsection 3.10.6(a.) 
for On-Site Noise Impacts, and Subsection 3.10.6(c.) for Roadway Noise 
Impacts.  

 
Rooftop Bar and Exterior/Outdoor Activities 
With regard to outdoor activities, when rooftop events may occur, the event 
must comply with the City’s Noise Ordinance and consider noise attenuation 
barriers for the rooftop bar (MM 3.10-5). In scenarios where events may 
exceed the City’s Noise Ordinance, a permit or license must be granted and 
permitted by the City (MM 3.10-6).  

Applicable permits or licenses are dependent on circumstantial factors, such 
as but not limited to the events frequency in occurrence or the amount of 
attendees, that ensue during outdoor gatherings. A pending Conditional Use 
Permit (CUP09-0009) for hotel and restaurant uses (includes a rooftop bar 
and parking), if approved, is generally subject to a number of pertinent 
conditions of approval. 

A Community Noise Equivalent Level (or CNEL) is a common noise 
measurement system used for the valuation of loudness. Without the 
Project’s implementation, the current CNEL level from exterior noise in the 
vicinity’s noise contours are above the acceptable limit as stipulated by the 
City’s Noise Element. With implementation of the Project, the CNEL levels 
would still remain incompatible; however, noise insulation features have 
been included in the design of the Project. Noise insulation features were 
referenced as Project Design Features (PDF) which would mitigate and 
reduce exposures to excessive noise levels to a less than significant impact. 
Project Design Features (PDF 3.10-1 through PDF 3.10-6) for Noise impacts 
were presented in Chapter 3.10 (Noise) Section 3.10.9 (Project Design 
Features) of the Draft EIR. 
 
Furthermore, the Project’s noise insulation features would prevent interior 
sound levels from protruding outdoors which may contribute to and 
enhance exterior noise levels. Therefore, noise insulation features are 
safeguards to prevent contributions to exterior noises such as echoes from 
adversely affecting neighboring properties. Additionally, the Project’s design 
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for noise insulation features consist of acoustical reductions (e.g. soundproof 
glass), dense building materials, air gaps between exterior and interior 
panels, sound-absorbent interior materials, central heating/cooling, and 
compressible neoprene weather-stripping. 
 

11.5  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. 
 
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. 

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

specific design elements. The Project uses a two-story façade at the primary 
corner entrance on the eastern side 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. 

 
11.7 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. 
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Response No. 12 
Nancy Jenkins & Richard Dietmeiee 

 
12.1  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 variances apply 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. 

 
12.2  Roadway segments adjacent and near the Project’s site would increase in 

Average Daily Traffic (ADT) with implementation of the proposed Project. 
The increase of ADT ranges between 0 to 1,300 vehicles across weekday, 
Saturday, peak season, and non-peak season times. This increase is minimal 
and would not degrade current traffic conditions. Chapter 3.12 
(Transportation and Traffic) and Section 3.12.7 (Project Design Features) of 
the Draft EIR presented Project Design Features (PDF) that rectify traffic 
issues by incorporating intersection design enhancements. PDF 3.12-1 
through PDF 3.12-8 would reduce traffic impacts and ensure that traffic flow 
will not be significantly impacted by the Project. 

 
Roadway operations and the relationship between capacity and traffic 
volumes are expressed in terms of level of service (LOS), which are graded 
with the letters A through F. A roadway operation at LOS C or higher is 
considered to be within acceptable operating condition. A roadway 
operation at LOS D or below would be considered within an unstable flow of 
traffic that includes lower operating speeds and congestion. With or without 
implementation of the Project or its Project Design Features for the year 
2013, all intersections would be operating at LOS C or higher during both 
peak and non-peak seasons. The following intersections were addressed in 
the traffic study: 

 
 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 

 
By the year 2025, without intersection design enhancements (or PDF 3.12-1 
through PDF 3.12-8), the Del Obispo Street/Dana Point Harbor Drive at PCH 
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intersection would be operating at LOS D during the peak season on 
weekday evenings and Saturdays. As a requirement for building the Project, 
Project Design Features would be included as intersection design 
enhancements by the applicant. By 2025, with intersection design 
enhancements (PDF 3.12-1 through PDF 3.12-8), the LOS at this intersection 
would improve from LOS D to LOS C while all other intersections would be 
operating at LOS C or higher. 

 
12.3  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 
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. 
 

12.4  This comment for noise-related topics from traffic and outdoor/exterior 
activities was addressed in Section 3.10.6 (Project Impacts) within Chapter 
3.10 (Noise) of the Draft EIR. The Project would increase existing ambient 
noise levels due to project-related traffic and outdoor hotel activities. With 
regard to traffic, a considerable noise impact would only occur if the Project 
contributes to a permanent increase in ambient noise levels; however, traffic 
near the site would need to double its existing average daily traffic (ADT) 
rate before there would be a perceived increase in noise.  
 
The increase in traffic rate from the Project’s shortest range would be 19%. 
At worst case scenario, the increase in traffic rate from the Project’s longest 
range would be 60%. 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 was available in Table 3.10-11 (Proposed Project 
Average Daily Traffic Volumes) of the Draft EIR. Refer to Subsection 
3.10.6(ii.) for Long-Term Noise Impacts (Operational), Subsection 3.10.6(a.) 
for On-Site Noise Impacts, and Subsection 3.10.6(c.) for Roadway Noise 
Impacts.  
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Rooftop Bar and Exterior/Outdoor Activities 
The rooftop bar and outdoor activities are mitigated with measures in 
Section 3.10.8 (Mitigation Measures) of the Draft EIR. Specifically, refer to 
mitigation measures MM 3.10-5 and MM 3.10-6. With regard to outdoor 
activities, when rooftop events may occur, the event must comply with the 
City’s Noise Ordinance and consider noise attenuation barriers for the 
rooftop bar (MM 3.10-5). In scenarios where events may exceed the City’s 
Noise Ordinance, a permit or license must be granted and permitted by the 
City (MM 3.10-6). Furthermore, a pending Conditional Use Permit (CUP09-
0009) for hotel and restaurant uses (includes a rooftop bar and parking), if 
approved, is generally subject to conditions of approval. 
 
With implementation of the Project, noise levels would still remain 
incompatible; however, noise insulation features have been included in the 
design of the Project. Noise insulation features were referenced as Project 
Design Features (PDF) and would reduce the exposure of excessive noise 
levels. Therefore, noise insulation features are safeguards to prevent 
contributions to exterior noises such as echoes from adversely affecting 
neighboring properties. Additionally, the Project’s design for noise 
insulation features consist of acoustical reductions (e.g. soundproof glass), 
dense building materials, air gaps between exterior and interior panels, 
sound-absorbent interior materials, central heating/cooling, and 
compressible neoprene weather-stripping. Project Design Features (PDF 
3.10-1 through PDF 3.10-6) for Noise impacts were presented in Chapter 
3.10 (Noise) Section 3.10.9 (Project Design Features) of the Draft EIR. 
 

12.5  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. 

 
12.6  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. 13 
James Doyle 

 
13.1  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 variances apply 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. 

 
13.2  Roadway segments adjacent and near the Project’s site would increase in 

Average Daily Traffic (ADT) with implementation of the proposed Project. 
The increase of ADT ranges between 0 to 1,300 vehicles across weekday, 
Saturday, peak season, and non-peak season times. This increase is minimal 
and would not degrade current traffic conditions. Chapter 3.12 
(Transportation and Traffic) and Section 3.12.7 (Project Design Features) of 
the Draft EIR presented Project Design Features (PDF) that rectify traffic 
issues by incorporating intersection design enhancements. PDF 3.12-1 
through PDF 3.12-8 would reduce traffic impacts and ensure that traffic flow 
will not be significantly impacted by the Project. 

 
Roadway operations and the relationship between capacity and traffic 
volumes are expressed in terms of level of service (LOS), which are graded 
with the letters A through F. A roadway operation at LOS C or higher is 
considered to be within acceptable operating condition. A roadway 
operation at LOS D or below would be considered within an unstable flow of 
traffic that includes lower operating speeds and congestion. With or without 
implementation of the Project or its Project Design Features for the year 
2013, all intersections would be operating at LOS C or higher during both 
peak and non-peak seasons. The following intersections were addressed in 
the traffic study (Appendix I of 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 

 
By the year 2025, without intersection design enhancements (or PDF 3.12-1 
through PDF 3.12-8), the Del Obispo Street/Dana Point Harbor Drive at PCH 
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intersection would be operating at LOS D during the peak season on 
weekday evenings and Saturdays. As a requirement for building the Project, 
Project Design Features would be included as intersection design 
enhancements by the applicant. By 2025, with intersection design 
enhancements (PDF 3.12-1 through PDF 3.12-8), the LOS at this intersection 
would improve from LOS D to LOS C while all other intersections would be 
operating at LOS C or higher. 

13.3  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 
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. 
 

13.4  This comment for noise-related topics from traffic and outdoor/exterior 
activities was addressed in Section 3.10.6 (Project Impacts) within Chapter 
3.10 (Noise) of the Draft EIR. The Project would increase existing ambient 
noise levels due to project-related traffic and outdoor hotel activities. With 
regard to traffic, a considerable noise impact would only occur if the Project 
contributes to a permanent increase in ambient noise levels; however, traffic 
near the site would need to double its existing average daily traffic (ADT) 
rate before there would be a perceived increase in noise.  
 
The increase in traffic rate from the Project’s shortest range would be 19%. 
At worst case scenario, the increase in traffic rate from the Project’s longest 
range would be 60%. 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 was available in Table 3.10-11 (Proposed Project 
Average Daily Traffic Volumes) of the Draft EIR. Refer to Subsection 
3.10.6(ii.) for Long-Term Noise Impacts (Operational), Subsection 3.10.6(a.) 
for On-Site Noise Impacts, and Subsection 3.10.6(c.) for Roadway Noise 
Impacts.  
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Rooftop Bar and Exterior/Outdoor Activities 
The rooftop bar and outdoor activities are mitigated with measures in 
Section 3.10.8 (Mitigation Measures) of the Draft EIR. Specifically, refer to 
mitigation measures MM 3.10-5 and MM 3.10-6. With regard to outdoor 
activities, when rooftop events may occur, the event must comply with the 
City’s Noise Ordinance and consider noise attenuation barriers for the 
rooftop bar (MM 3.10-5). In scenarios where events may exceed the City’s 
Noise Ordinance, a permit or license must be granted and permitted by the 
City (MM 3.10-6). Furthermore, a pending Conditional Use Permit (CUP09-
0009) for hotel and restaurant uses (includes a rooftop bar and parking), if 
approved, is generally subject to conditions of approval. 
 
With implementation of the Project, noise levels would still remain 
incompatible; however, noise insulation features have been included in the 
design of the Project. Noise insulation features were referenced as Project 
Design Features (PDF) and would reduce the exposure of excessive noise 
levels. Therefore, noise insulation features are safeguards to prevent 
contributions to exterior noises such as echoes from adversely affecting 
neighboring properties. Additionally, the Project’s design for noise 
insulation features consist of acoustical reductions (e.g. soundproof glass), 
dense building materials, air gaps between exterior and interior panels, 
sound-absorbent interior materials, central heating/cooling, and 
compressible neoprene weather-stripping. Project Design Features (PDF 
3.10-1 through PDF 3.10-6) for Noise impacts were presented in Chapter 
3.10 (Noise) Section 3.10.9 (Project Design Features) of the Draft EIR. 
 

13.5  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. 
 
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. 
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13.6  The Project attempts to minimize the height and bulk by incorporating 

specific design elements. The Project uses a two-story façade 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. 

 
13.7 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. 
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Response No. 14 
Ralph Fisco 

 
14.1, 14.2, & 14.3 Comment expresses support of the proposed Project. 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 DEIR 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. 15 
James Nelson 

 
15.1  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. By 
the year 2025, all study area roadway and intersection segments would 
operate at acceptable levels of service with implementation of the PDFs. 

 
15.2  Chapter 3.1 (Aesthetics) of the Draft EIR addressed development standards 

and discussed the Project’s compliance with City Design Guidelines, Dana 
Point Specific Plan’s (DPSPs) Scenic Highway Element, Community Design 
Element, and Local Coastal Program. Table 3.1-1 (Design Guidelines 
Consistency), in the Draft EIR, provided a discussion that evaluated the 
Project’s design and visual consistency with City Design Guidelines and 
Specific Plan requirements. 

 
The Dana Point Design Guidelines state that buildings should be 
complementary in form and bulk with the adjacent structures of the 
neighborhood. Adjacent developments to the proposed Project vary in size 
ranging from single-story to multi-story buildings. The proposed Project 
building, however, is somewhat bulkier than some (but not all) of the other 
structures in the vicinity and increases the land use density for the area. 
Project design and architectural treatments would assist in softening the 
visual impacts of the proposed structure and includes a two-story façade on 
the eastern side of the structure, at the corner entrance the third through 
fifth floors are terraced back, and a garden roof on the second floor. The 
Project’s height and bulk are inconsistent with the adjacent structures, and 
height and setback variances need to be granted along with an adopted 
Statement of Overriding Considerations. 

 
15.3  The zoning designations under the City’s 1986 Local Coastal Program (LCP) 

are Coastal Couplet Commercial (C-CPC) and Coastal Visitor Commercial (C-
VC), which allow building heights of 35 feet. Height and setback variances 
would have to be granted by the City to permit the construction of the 
proposed Project. A Statement of Overriding Considerations would also need 
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to be adopted by the City, which balances the Project benefits in relation to 
the environmental impacts.  
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Response No. 16 
Ken Yoshino 

 
16.1  The zoning designations under the City’s 1986 Local Coastal Program (LCP) 

are Coastal Couplet Commercial (C-CPC) and Coastal Visitor Commercial (C-
VC), which allow building heights of 35 feet. Height and setback variances 
would have to be granted by the City to permit the construction of the 
proposed Project. A Statement of Overriding Considerations would also need 
to be adopted by the City, which balances the Project benefits in relation to 
the environmental impacts.  

 
16.2  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 
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. 

 
16.3  Per the State of California Department of Conservation, the site is not located 

in a tsunami inundation area. Furthermore, the Preliminary Geotechnical 
Evaluation for the Dana Point Hotel Project prepared by GeoTek, Inc. states 
that the potential for secondary seismic hazards such as a seiche or a 
tsunami are considered to be low due to two factors: (1) the site’s elevation 
and (2) its distance from an open body of water. As a result of the 
Preliminary Geotechnical Evaluation, the study suggests a low probability of 
occurrence for tsunami events and adverse impacts to the Project’s 
underground garage/subterranean parking structure, which is unlikely with 
regard to public safety. 

 
16.4 & 16.14 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. 

 
16.5  The commenter may also refer to Response 16.4 and 16.14. At this time, the 

proposed Project does not include a shuttle service for guests or visitors. 
The Traffic Study/Traffic Impact analysis (Appendix I of the Draft EIR) 
included proposed ancillary uses for hotels. Chapter 3.12 for Transportation 
and Traffic of the Draft EIR addressed topics related to traffic, parking, 
circulation, and cumulative impacts (Section 3.12.5 for Project Impacts) with 
or without the Project’s implementation.  

 
The Traffic Study/Traffic Impact Analysis 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. 

 
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. The TIA is based 
upon existing traffic data, locally accepted national trip generation rates, and 
regional methodologies. 

16.6 and 16.15 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: 
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 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. The TIA study accounted for day-to-day traffic which would not be 
significantly impacted with the proposed Project, intersection design 
enhancements, and would operate at or above acceptable levels.  
 
Refer to Response 16.4 and 16.14 for holiday and special event traffic. 
 

16.7 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 3.10-5 and 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). 

 
16.8 A Community Noise Equivalent Level (or CNEL) is a common noise 

measurement system used for the valuation of loudness. Without the 
Project’s implementation, the current CNEL level from exterior noise in the 
vicinity’s noise contours are above the acceptable limit as stipulated by the 
City’s Noise Element. With implementation of the Project, the CNEL levels 
would still remain incompatible; however, noise insulation features have 
been included in the design of the Project. Noise insulation features were 
referenced as Project Design Features (PDF) which would mitigate and 
reduce exposures to excessive noise levels to a less than significant impact. 
Project Design Features (PDF 3.10-1 through PDF 3.10-6) for Noise impacts 
were presented in Chapter 3.10 (Noise) Section 3.10.9 (Project Design 
Features) of the Draft EIR. 
 
Furthermore, the Project’s noise insulation features would prevent interior 
sound levels from protruding outdoors which may contribute to and 
enhance exterior noise levels. Therefore, noise insulation features are 
safeguards to prevent contributions to exterior noises such as echoes from 
adversely affecting neighboring properties. Additionally, the Project’s design 
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for noise insulation features consist of acoustical reductions (e.g. soundproof 
glass), dense building materials, air gaps between exterior and interior 
panels, sound-absorbent interior materials, central heating/cooling, and 
compressible neoprene weather-stripping.  

 
16.9  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. 

 
16.10  Chapter 3.2 (Air Quality) Section 3.2.6 (Project Impacts) of the Draft EIR 

addressed topics related to pollution. These topics included impacts 
throughout the duration of the Project’s construction phase/short-term 
range (refer to Table 3.2-8 of the Draft EIR), operational phase/long-term 
range (refer to Table 3.2-9), and the daily total cumulative operational 
phase emission rates (refer to Table 3.2-11 of the Draft EIR). 

 
Air Quality data suggested that air quality impacts during construction 
would be less than significant with Mitigation Measures (Section 3.2.8) 
implemented. The daily and cumulative project operational emission rates 
would not exceed SCAQMD thresholds and impacts to Air Quality would be 
less than significant without mitigation measures required. 
 

16.11  The Dana Point Design Guidelines state that buildings should be 
complementary in form and bulk with the adjacent structures of the 
neighborhood. Adjacent developments to the proposed Project vary in size 
ranging from single-story to multi-story buildings. The proposed Project 
building, however, is somewhat bulkier than some (but not all) of the other 
structures in the vicinity and increases the land use density for the area. 
Project design and architectural treatments would assist in softening the 
visual impacts of the proposed structure and includes a two-story façade on 
the eastern side of the structure, at the corner entrance the third through 
fifth floors are terraced back, and a garden roof on the second floor. The 
Project’s height and bulk are inconsistent with the adjacent structures, and 
height and setback variances need to be granted along with an adopted 
Statement of Overriding Considerations. 

 
16.12 The commenter addresses alternative locations for the proposed Project. 

Refer to Chapter 5.0 for Project Alternatives in the Draft EIR. Section 5.2(ii.) 
for Alternative Development Areas discussed alternate sites/properties 
considered, site feasibility, and rationale for the Project’s current site 
selection. 

 
16.13  The proposed Project attempts to minimize the height and bulk by 

incorporating specific design elements. The Project uses a two-story façade 
at the primary corner entrance on the eastern side 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 of the building 
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creates a stepped asymmetrical building form, which relieves the horizontal 
plane. 

 
16.16  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. 

 
16.17 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 City is in compliance with all public notification requirements regarding 
the Draft EIR. Additional public notification will be provided as the Project 
moves forward in the process. 
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Response No. 17 
Galaxy Commercial Holding, LLC 

 
17.1  The zoning designations under the City’s 1986 Local Coastal Program (LCP) 

are Coastal Couplet Commercial (C-CPC) and Coastal Visitor Commercial (C-
VC), which allow building heights of 35 feet. Height and setback variances 
would have to be granted by the City to permit the construction of the 
proposed Project. A Statement of Overriding Considerations would also need 
to be adopted by the City, which balances the Project benefits in relation to 
the environmental impacts. Project design and architectural treatments 
would assist in softening the visual impacts of the proposed structure and 
includes a two-story façade on the eastern side of the structure, at the 
corner entrance the third through fifth floors are terraced back, and a 
garden roof on the second floor. 

 
17.2 This comment does not identify any specific concern with the adequacy of 

the Draft EIR or any environmental issues. This comment has been duly 
noted and is presented in this Comments and Responses document for 
decision makers to evaluate as part of their Project deliberations 

 
17.3  This comment does not identify any specific concern with the adequacy of 

the Draft EIR or any environmental issues. This comment has been duly 
noted and is presented in this Comments and Responses document for 
decision makers to evaluate as part of their Project deliberations. 

 
 The City will ensure that access to neighboring businesses would be 

available during construction of the proposed hotel. During construction, 
there would be short-term construction impacts such as dust, noise, and 
vibration; however, these impacts would be mitigated through the 
implementation of mitigation measures identified in the EIR to a less than 
significant level. 

 
17.4  The City will update and inform Galaxy Commercial Holding, LLC on the 

proposed Project and notify the corporation of any public information that 
becomes available. The City will hold a public hearing at a future date upon 
completion of the environmental review process to consider the merits of 
the project. Another notice will be sent out when the date and time of the 
public hearing has been established. Those parties that have submitted 
comments on the Draft EIR will be notified regarding the public hearing. The 
public is welcome to attend and present comments in regards to the 
proposed Project. Additional information may also be available on the City’s 
website. 
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Response No. 18 
William Hamilton 

 
18.1  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. 
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Response No. 19 
Mary Ann Comes 

 
19.1 & 19.3 The Dana Point Design Guidelines state that buildings should be 

complementary in form and bulk with the adjacent structures of the 
neighborhood. Adjacent developments to the proposed Project vary in size 
ranging from single-story to multi-story buildings. The proposed Project’s 
structural design is larger in scale than some of the other structures in the 
vicinity and increases the land use density for the area. Project design and 
architectural treatments would assist in softening the visual impacts of the 
proposed structure and includes a two-story façade on the eastern side of 
the structure, at the corner entrance the third through fifth floors are 
terraced back, and a garden roof on the second floor. The Projects height and 
bulk are inconsistent with the adjacent structures and height and setback 
variances need to be granted along with an adopted Statement of Overriding 
Considerations. 

 
19.2  Chapter 3.12 (Transportation and Traffic) Section 3.12.5 (Project Impacts) 

of the Draft EIR addressed topics related to traffic such as roadway segment 
volumes, intersection level of service, and cumulative impacts. Section 3.12.7 
(Project Design Features) of the Draft EIR presented intersection design 
enhancements that would improve the roadway operation’s level of service 
(LOS), reduce traffic impacts, and ensure that traffic flow will not be 
significantly impacted by the Project. 
 

19.4  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 environmental record. 

 
19.5  According to the Dana Point Specific Plan, new developments within the 

zoned C-CPC area must conform to the New England design theme. The 
location of the proposed Project is not included within the boundaries of the 
New England Design Theme Area portrayed in Exhibit 28 of the Dana Pont 
Specific Plan. Although the modern building would be a counterpoint to the 
New England themed surrounding community, the design theme is not 
applicable to the proposed Project. 
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Response No. 20 
Jennifer Maher 

 
20.1  Comment addresses the support of the proposed Project. The views 

presented in these comment letters will be reviewed and considered by 
decision makers. Although CEQA only requires a written response to Draft 
DEIR 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. 21 
Blake Davis 

 
21.1, 21.2, & 21.3  Comment addresses the support of the proposed Project. The views 

presented in these comment letters will be reviewed and considered by 
decision makers. Although CEQA only requires a written response to Draft 
DEIR 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. 22 
Dennis Godlewski 

 
22.1 & 22.2 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 DEIR comments dealing with significant 
environmental issues, comments expressing personal opinion, 
recommendations, or concerns are still a part of the environmental record. 

 
The zoning designations under the City’s 1986 Local Coastal Program (LCP) 
are Coastal Couplet Commercial (C-CPC) and Coastal Visitor Commercial (C-
VC), which allow building heights of 35 feet. Height and setback variances 
would have to be granted by the City to permit the construction of the 
proposed Project. A Statement of Overriding Considerations would also need 
to be adopted by the City, which balances the Project benefits in relation to 
the environmental impacts. 
 
The Project attempts to minimize the height and bulk by incorporating 
specific design elements. The Project uses a two-story façade at the primary 
corner entrance on the eastern side 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 of the building creates a 
stepped asymmetrical building form, which relieves the horizontal plane. 

 
22.3 Because significant environmental impacts were found regarding the 

aesthetics in the Draft EIR, the City would have to adopt a Statement of 
Overriding Considerations to approve the Project. This Statement balances 
the economic, legal, social, technological, and any other benefits of a 
proposed Project against its unavoidable environmental risks when 
determining whether to approve the Project. If these benefits outweigh the 
unavoidable environmental impacts, these adverse effects may be 
considered acceptable.  

 
22.4  Comment addresses the support of the proposed Project. The views 

presented in these comment letters will be reviewed and considered by 
decision makers. Although CEQA only requires a written response to Draft 
DEIR 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. 23 
Kathy Jakary 

 
23.1 Please refer to Section 3.1.3 (View Simulations) of the Draft EIR to view 

photo simulations of the proposed Project site and the surrounding area. 
 
23.2  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 DEIR comments dealing with significant 
environmental issues, comments expressing personal opinion, 
recommendations, or concerns are still a part of the environmental record. 

 
23.3 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 
through an expanded entrance/driveway located on the 0.76-acre Lantern 
Bay Park land.   

 
Furthermore, Chapter 3.12 (Transportation and Traffic) Section 3.12.5 
(Project Impacts) of the Draft EIR addressed topics related to traffic such as 
roadway segment volumes, intersection level of service, and cumulative 
impacts. Section 3.12.7 (Project Design Features) of the Draft EIR presented 
intersection design enhancements that would improve the roadway 
operation’s level of service (LOS), reduce traffic impacts, and ensure that 
traffic flow will not be significantly impacted by the Project. Under Modified 
Option “B”, Project Design Features would still apply to the Project’s 
implementation. 
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Response No. 24 
Saad Mahmood 

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

specific design elements. The Project uses a two-story façade at the primary 
corner entrance on the eastern side 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 of the Project wraps behind 
and creates a stepped asymmetrical building form, which avoids a 
continuous wall plane and relieves the horizontal plane. Please refer to 
Responses 24.3 and 24.5 below regarding height and traffic. 

 
24.2  The selected viewpoints are public views and were selected due to the 

correspondence with areas and scenic corridors identified within the Local 
Coastal Program of the Dana Point Specific Plan. 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 Park, and the cul-de-sac of Via 
Elevado. The vantage point from Viewpoint 2 (Figure 3.1-6 of the Draft 
EIR), from Crystal Cove Park, was representative of extended views of the 
PCH corridor and existing visual resources. Viewpoints from an average or 
lower elevation may not have captured all available vistas and scenic 
resources. Viewpoint 2 was utilized in order to provide a fair and 
comparative perspective with regard to the Project’s impact or obstruction 
of visual and scenic resources. 

 
24.3  Chapter 3.12 (Transportation and Traffic) Section 3.12.5 (Project Impacts) 

of the Draft EIR addressed topics related to traffic such as roadway segment 
volumes, intersection level of service, and cumulative impacts. Section 3.12.7 
(Project Design Features) of the Draft EIR presented intersection design 
enhancements that would improve the roadway operation’s level of service 
(LOS), reduce traffic impacts, and ensure that traffic flow will not be 
significantly impacted by the Project. 
 

24.4  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 environmental record. 

 
24.5  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 
area. A Statement of Overriding Considerations reviews all benefits of a 
proposed Project and whether those benefits outweigh the unavoidable 



 Comments and Responses  

Final Environmental Impact Report  April 2014 
Doheny Hotel, City of Dana Point Page 3-115 

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. 
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Response No. 25 
Lin Yong 

 
25.1 Refer to Response 25.4 for the comment related to traffic and Response 25.3 

for topics related to building height. 
 

25.2  Visual impacts from the Project are not mitigated through landscaping but 
through the design of the building. Design features include the use of the 
two-story facade at the primary corner entrance on the eastern side to 
reduce the bulk of the building, the third through fifth floors at the corner 
entrance are terraced back, and a garden roof on the second floor to reduce 
the overall mass of the structure and provide architectural relief. 

 
25.3 Refer to Response 1.1 for Modified Option “B” Project information. The Dana 

Point Design Guidelines state that buildings should be complementary in 
form and bulk with the adjacent structures of the neighborhood. Adjacent 
developments to the proposed Project vary in size ranging from single-story 
to multi-story buildings. The proposed Project’s structural design is larger in 
scale than some of the other structures in the vicinity and increases the land 
use density for the area. Project design and architectural treatments would 
assist in softening the visual impacts of the proposed structure and includes 
a two-story facade on the eastern side of the structure, at the corner 
entrance the third through fifth floors are terraced back, and a garden roof 
on the second floor. The Projects height and bulk are inconsistent with the 
adjacent structures and height and setback variances need to be granted 
along with an adopted Statement of Overriding Considerations. 

 
25.4  The comment addresses current and future (with Project implementation) 

traffic conditions at the intersection of Del Obispo Street/Dana Point Harbor 
Drive at Pacific Coast Highway (PCH). Chapter 3.12 (Transportation and 
Traffic) of the Draft EIR addressed traffic and circulation. Section 3.12.5 
(Project Impacts) accounted for roadway segment’s volume with average 
daily traffic (ADT) and intersection’s level of service (LOS) for Year 2013 and 
Year 2025 with or without the Project’s implementation. For Year 2013, ADT 
volumes (refer to Table 3.12-5 and Table 3.12-6) would increase and LOS 
rating (refer to Table 3.12-7 and Table 3.12-8) would remain within 
acceptable conditions for this intersection during peak season with or 
without Project implementation.  

 
By Year 2025, ADT volumes (refer to Table 3.12-10 and Table 3.12-11) 
would continue increasing for this intersection during peak season with or 
without Project implementation. The intersection’s LOS rating (refer to 
Table 3.12-12 and Table 3.12-13) would remain within acceptable 
conditions for this intersection during peak season with Project 
implementation; however; without Project implementation its rating would 
be reduced to LOS D during peak season. A LOS D condition is considered 
unacceptable by the City. With Project implementation, this intersection 
would operate at LOS C during peak season with the inclusion of Project 
Design Features (PDF). Section 3.12.7 of the Draft EIR presented PDF 3.12-1 
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through PDF 3.12-8 which would ensure acceptable roadway segment 
volumes with average daily traffic (ADT) and intersections at LOS C or 
higher. 
 

25.5  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. 

 
Although traffic studies are based upon assumptions, the improvement of 
areas of traffic flow with project design features is possible. Design features 
include modification to current roadways and intersections to improve 
traffic flow around the surrounding project area and can increase roadway 
capacity higher than the expected increase in average daily traffic (ADT). 
Assumptions used within the Traffic Impact Analysis (TIA, Appendix I of the 
Draft EIR) are through Project trip generation. Expected traffic that would 
be generated through the implementation of the proposed Project is 
determined by multiplying the appropriate trip generation rate by the 
quantity of land use. The trip generation rate is determined by the Institute 
of Transportation Engineers. 
 
The Makar Project was included in the traffic analysis as GPA07-01/ZTA07-
02/ZC07-01/LCPA07-013. Data from the Makar Project study have already 
been approved and were provided by the City of Dana Point.  
 

25.6  This comment for noise-related topics from traffic and outdoor/exterior 
activities was addressed in Section 3.10.6 (Project Impacts) within Chapter 
3.10 (Noise) of the Draft EIR. Refer to Subsection 3.10.6(ii.) for Long-Term 
Noise Impacts (Operational), Subsection 3.10.6(a.) for On-Site Noise 
Impacts, and Subsection 3.10.6(c.) for Roadway Noise Impacts. The rooftop 
bar and outdoor activities are mitigated with measures in Section 3.10.8 
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(Mitigation Measures) of the Draft EIR. Specifically, refer to mitigation 
measures MM 3.10-5 and MM 3.10-6. 

 
A Community Noise Equivalent Level (or CNEL) is a common noise 
measurement system used for the valuation of loudness. Without the 
Project’s implementation, the current CNEL level from exterior noise in the 
vicinity’s noise contours are above the acceptable limit as stipulated by the 
City’s Noise Element. With implementation of the Project, the CNEL levels 
would still remain incompatible; however, noise insulation features have 
been included in the design of the Project. Noise insulation features were 
referenced as Project Design Features (PDF) which would mitigate and 
reduce exposures to excessive noise levels to a less than significant impact. 
Project Design Features (PDF 3.10-1 through PDF 3.10-6) for Noise impacts 
were presented in Chapter 3.10 (Noise) Section 3.10.9 (Project Design 
Features) of the Draft EIR. 
 
Furthermore, the Project’s noise insulation features would prevent interior 
sound levels from protruding outdoors which may contribute to and 
enhance exterior noise levels. Therefore, noise insulation features are 
safeguards to prevent contributions to exterior noises such as echoes from 
adversely affecting neighboring properties. Additionally, the Project’s design 
for noise insulation features consist of acoustical reductions (e.g. soundproof 
glass), dense building materials, air gaps between exterior and interior 
panels, sound-absorbent interior materials, central heating/cooling, and 
compressible neoprene weather-stripping.  
 
Rooftop Bar and Exterior/Outdoor Activities 
With regard to outdoor activities, when rooftop events may occur, the event 
must comply with the City’s Noise Ordinance and consider noise attenuation 
barriers for the rooftop bar (MM 3.10-5). In scenarios where events may 
exceed the City’s Noise Ordinance, a permit or license must be granted and 
permitted by the City (MM 3.10-6).  

Applicable permits or licenses are dependent on circumstantial factors, such 
as but not limited to the events frequency in occurrence or the amount of 
attendees, that ensue during outdoor gatherings. A pending Conditional Use 
Permit (CUP09-0009) for hotel and restaurant uses (includes a rooftop bar 
and parking), if approved, is generally subject to a number of pertinent 
conditions of approval. 

The rooftop bar area would need illumination during evening operating 
hours and there is potential for light spillage into neighboring properties. An 
Exterior Lighting Plan is required prior to the issuance of a building permit 
to demonstrate that exterior lighting is designed and located so direct rays 
of light are confined to the property. 

 
25.7  Please refer to Responses 25.2 through 25.5 above. 
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Response No. 26 
Diane and Mike Wheatley 

 
26.1 The Dana Point Design Guidelines state that buildings should be 

complementary in form and bulk with the adjacent structures of the 
neighborhood. Adjacent developments to the proposed Project vary in size 
ranging from single-story to multi-story buildings. The proposed Project’s 
structural design is larger in scale than some of the other structures in the 
vicinity and increases the land use density for the area. Project design and 
architectural treatments would assist in softening the visual impacts of the 
proposed structure and includes a two-story facade on the eastern side of 
the structure, at the corner entrance the third through fifth floors are 
terraced back, and a garden roof on the second floor. The Projects height and 
bulk are inconsistent with the adjacent structures and height and setback 
variances need to be granted along with an adopted Statement of Overriding 
Considerations. 

 
26.2 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. 

 
 Please refer to Response 26.1 above in regards to height or Response 1.1 for 

more Project details on Modified Option “B”. 
 
26.3  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. 
 

26.4  The comment addresses air pollution, water pollution, and traffic 
congestion. These topics were fully evaluated within Chapter 3.0 
(Environmental Analysis) of the Draft EIR. 

 
Chapter 3.2 (Air Quality) addressed topics related to air pollution. The 
project’s air quality impacts from construction and operations would be less 
than significant after Mitigation Measures (Section 3.2.8) are incorporated 
during the Project’s construction phase. 
 
Chapter 3.8 (Hydrology and Water Quality) addressed topics related to 
water pollution. Implementation of the Mitigation Measures (Section 3.8.6) 
MM 3.8-1 through MM 3.8-3 (includes Best Management Practices (BMPs), 
and Project Design Features) would reduce any potential issues regarding 
drainage/runoff, and water quality (construction and long-term) to a less 
than significant level. No significant and unavoidable impacts would occur. 
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Chapter 3.12 (Transportation and Traffic) addressed topics related to traffic 
congestion. The project applicant would be required to implement Project 
Design Features (Section 3.12.7) PDF 3.12-1 through PDF 3.12-8. 
Implementation of these Project Design Features would reduce impacts and 
cumulative impacts to a level that is less than significant. Furthermore, after 
implementation of mitigation/project design features, the project improves 
expected LOS at impacted intersections. No additional mitigation measures 
would be required. 
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Response No. 27 
Gwen Layritz 

 
27.1, 27.5, & 27.6 The commenter addresses alternative locations for the proposed Project. 

Refer to Chapter 5.0 for Project Alternatives in the Draft EIR. Section 5.2(ii.) 
for Alternative Development Areas discussed alternate sites/properties 
considered, site feasibility, and rationale for the Project’s current site 
selection. 

 
27.2 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. 
 
Chapter 3.12 (Transportation and Traffic) Section 3.12.5 (Project Impacts) 
discussed topics related to traffic and Section 3.12.7 (Project Design 
Features) of the Draft EIR presented Project Design Features (PDF) that 
rectify traffic-related issues by incorporating intersection design 
enhancements. PDF 3.12-1 through PDF 3.12-8 would reduce traffic impacts 
and ensure that traffic flow will not be significantly impacted by the Project. 
The following intersections were addressed in the Traffic Impact Analysis 
(TIA)/Traffic Study (Appendix I of 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 
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The Traffic Study 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. Refer to Table 3.12-1 through Table 3.12-13 of 
the Draft EIR for data related to average daily traffic and level of service. 
 

27.3  The Dana Point Design Guidelines state that buildings should be 
complementary in form and bulk with the adjacent structures of the 
neighborhood. Adjacent developments to the proposed Project vary in size 
ranging from single-story to multi-story buildings. The proposed Project’s 
structural design is larger in scale than some of the other structures in the 
vicinity and increases the land use density for the area. Project design and 
architectural treatments would assist in softening the visual impacts of the 
proposed structure and includes a two-story facade on the eastern side of 
the structure, at the corner entrance the third through fifth floors are 
terraced back, and a garden roof on the second floor. The Projects height and 
bulk are inconsistent with the adjacent structures and height and setback 
variances need to be granted along with an adopted Statement of Overriding 
Considerations. 

 
27.4  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 environmental record. 

 
27.7  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. 

 
27.8  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. 

 
27.9  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. 28 
Bob and Charolette Behling 

 
28.1 There were seven visual simulations included in the Aesthetics section of the 

Draft EIR showing before and after views surrounding the Project site. 
Viewpoints 4 and 5 share similar perspectives of the Project site, since they 
provide viewers with a zoomed-in view, and a closer perspective of the 
hotel. Viewpoint 4 is a view looking south at the Project site from the Sea 
View Park located at the intersection of Calle La Primavera and Manzanita. 
Viewpoint 5 is a view looking south at the Project site from a public trail on a 
bluff located north of the site. Only limited portions of the northern façade of 
the hotel are visible from this perspective. Despite the Project size, the hotel 
would not significantly obstruct views of the Pacific Ocean. As portrayed in 
these figures, due to the elevation advantage from the neighborhood park 
and public trail on the north boundary of PCH, the Project does not interrupt 
views of the Pacific Ocean and landscape. 

 
28.2 As part of the variance request, the property would require staking prior to 

the public hearing. The staking would illustrate the overall height of the 
different elevations of the proposed Project.  

 
28.3 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 
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. 
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Response No. 29 
David Costa 

 
29.1 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. 
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Response No. 30 
Patricia and Patrick Costa 

 
30.1 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. 
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Response No. 31 
Cherie Anderson 

 
31.1 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. 
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Response No. 32 
Patricia Costa 

 
32.1 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. 
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Response No. 33 
Heaven Sankovich 

 
33.1 The comment for traffic was addressed in Chapter 3.12 (Transportation and 

Traffic) Section 3.12.5 (Project Impacts) of the Draft EIR. Noise-related 
comments from traffic and outdoor/exterior activities were addressed in 
Chapter 3.10 (Noise) Section 3.10.6 (Project Impacts) within Chapter 3.10 
(Noise) of the Draft EIR. Refer to Subsection 3.10.6(ii.) for Long-Term Noise 
Impacts (Operational), Subsection 3.10.6(a.) for On-Site Noise Impacts, and 
Subsection 3.10.6(c.) for Roadway Noise Impacts. The Project would 
increase existing ambient noise levels due to project-related vehicular traffic 
and outdoor hotel activities. 
 
Noise from Traffic 
With regard to vehicle traffic, a considerable noise impact would only occur 
if the Project contributes to a permanent increase in ambient noise levels; 
however, traffic near the site would need to double its existing average daily 
traffic (ADT) rate before there would be a perceived increase in noise. The 
increase in traffic rate from the Project’s shortest range is 19% (76,000 
existing ADT compared to 90,100 projected ADT with the Project). At worst 
case scenario, the increase in traffic rate from the Project’s longest range is 
60% (56,400 existing ADT compared to 90,100 projected ADT with the 
Project). Thus, the ADT rate would not double as a result of the project and 
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. 
 
Noise from On-Site 
A Community Noise Equivalent Level (or CNEL) is a common noise 
measurement system used for the valuation of loudness. Without the 
Project’s implementation, the current CNEL level from exterior noise in the 
vicinity’s noise contours are above the acceptable limit as stipulated by the 
City’s Noise Element. With implementation of the Project, the CNEL levels 
would still remain incompatible; however, noise insulation features have 
been included in the design of the Project. Noise insulation features were 
referenced as Project Design Features (PDF) which would mitigate and 
reduce exposures to excessive noise levels to a less than significant impact. 
Project Design Features (PDF 3.10-1 through PDF 3.10-6) for Noise impacts 
were presented in Chapter 3.10 (Noise) Section 3.10.9 (Project Design 
Features) of the Draft EIR. 
 
Furthermore, the Project’s noise insulation features would prevent interior 
sound levels from protruding outdoors which may contribute to and 
enhance exterior noise levels. Therefore, noise insulation features are 
safeguards to prevent contributions to exterior noises such as echoes from 
adversely affecting neighboring properties. Additionally, the Project’s design 
for noise insulation features consist of acoustical reductions (e.g. soundproof 
glass), dense building materials, air gaps between exterior and interior 
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panels, sound-absorbent interior materials, central heating/cooling, and 
compressible neoprene weather-stripping. 
  
Noise from Rooftop or Exterior/Outdoor Activities 
The rooftop bar and exterior/outdoor activities are mitigated with measures 
in Section 3.10.8 (Mitigation Measures) of the Draft EIR. Specifically, refer to 
mitigation measures MM 3.10-5 and MM 3.10-6. 
 
With regard to exterior/outdoor activities, when rooftop events may occur, 
the event must comply with the City’s Noise Ordinance and consider noise 
attenuation barriers for the rooftop bar (MM 3.10-5). In scenarios where 
events may exceed the City’s Noise Ordinance, a permit or license must be 
granted and permitted by the City (MM 3.10-6).  

Applicable permits or licenses are dependent on circumstantial factors, such 
as but not limited to the events frequency in occurrence or the amount of 
attendees, that ensue during outdoor gatherings. A pending Conditional Use 
Permit (CUP09-0009) for hotel and restaurant uses (includes a rooftop bar 
and parking), if approved, is generally subject to a number of pertinent 
conditions of approval. 

Traffic 
Roadway segments adjacent and near the Project’s site would increase in 
Average Daily Traffic (ADT) with implementation of the proposed Project. 
The increase of ADT ranges between 0 to 1,300 vehicles across weekday, 
Saturday, peak season, and non-peak season times. This increase is minimal 
and would not degrade current traffic conditions. Chapter 3.12 
(Transportation and Traffic) Section 3.12.7 (Project Design Features) of the 
Draft EIR presented Project Design Features (PDF) that rectify traffic issues 
by incorporating intersection design enhancements. PDF 3.12-1 through 
PDF 3.12-8 would reduce traffic impacts and ensure that traffic flow will not 
be significantly impacted by the Project. 

 
Roadway operations and the relationship between capacity and traffic 
volumes are expressed in terms of level of service (LOS), which are graded 
with the letters A through F. A roadway operation at LOS C or higher is 
considered to be within acceptable operating condition. A roadway 
operation at LOS D or below would be considered within an unstable flow of 
traffic that includes lower operating speeds and congestion. With or without 
implementation of the Project or its Project Design Features for the year 
2013, all intersections would be operating at LOS C or higher during both 
peak and non-peak seasons. The following intersections were addressed in 
the traffic study (Appendix I of 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 
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By the year 2025, without intersection design enhancements (or PDF 3.12-1 
through PDF 3.12-8), the Del Obispo Street/Dana Point Harbor Drive at PCH 
intersection would be operating at LOS D during the peak season on 
weekday evenings and Saturdays. As a requirement for building the Project, 
Project Design Features would be included as intersection design 
enhancements by the applicant. By 2025, with intersection design 
enhancements (PDF 3.12-1 through PDF 3.12-8), the LOS at this intersection 
would improve from LOS D to LOS C while all other intersections would be 
operating at LOS C or higher. 
 
Scale 
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 
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. 
 

33.2 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. 
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 FINAL EIR ERRATA 4.0
 
4.1 Introduction 
 
As a result of clarifications to and comments received on the Draft Environmental Impact Report 
(Draft EIR) for the Doheny Hotel, the following revisions were made to the text of the Draft EIR. 
Organized by section, the changes in text are signified by strikeouts where text is removed and by 
italics where text is added.  The following additions and corrections have been revised in relation to 
the standards in Section 15088.5(a) and (b) of the California Environmental Quality Act (CEQA) 
Guidelines regarding recirculation of a Draft EIR prior to certification.  

Sections 15088.5(a) and (b) of the State CEQA Guidelines state: 

a) A lead agency is required to recirculate an EIR when significant new information is added to 
the EIR after public notice is given of the availability of the draft EIR for public review under 
Section 15087 but before certification. As used in this section, the term “information” can 
include changes in the project or environmental setting as well as additional data or other 
information. New information added to an EIR is not “significant” unless the EIR is changed 
in a way that deprives the public of a meaningful opportunity to comment upon a 
substantial adverse environmental effect of the project or a feasible way to mitigate or 
avoid such an effect (including a feasible project alternative) that the project’s proponents 
have declined to implement. “Significant new information” requiring recirculation include, 
for example, a disclosure showing that: 
 

1) A new significant environmental impact would result from the project or from a new 
mitigation measure proposed to be implemented. 
 

2) A substantial increase in the severity of an environmental impact would result 
unless mitigation measures are adopted that reduce the impact to a level of 
insignificance. 

 
3) A feasible project alternative or mitigation measure considerably different from 

other previously analyzed would clearly lessen the significant environmental 
impacts of the project, but the project’s proponent decline to adopt it. 

 
4) The draft EIR was so fundamentally and basically inadequate and conclusory in 

nature that meaningful public review and comment were precluded. 
 

b) Recirculation is not required where the new information added to the EIR merely clarifies 
or amplifies or makes insignificant modifications in an adequate EIR 

 
The minor refinements made to the text of the Draft EIR clarify the language used regarding the 
height of the proposed project. Elevations of the proposed project are measured from mean sea 
level. The elevation ranges from 76.5 feet to 78.5 feet, and 86.5 feet including roof-mounted 
mechanical equipment and screening. However, the actual building height of the proposed project 
ranges from 29.5 feet to 60.5 feet without the inclusion of the mechanical equipment and screening 
on the roof. With the inclusion of the roof-mounted equipment and structures, representing 
approximately 9% of the total roof area, the building height is 68.5 feet.  The heights for the Three-
Story Alternative, Four-Story Alternative, and Option “B” Alternative have also been revised to 45 
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feet (35 feet without roof-mounted equipment), 60.5 feet (50.5 feet without roof-mounted 
equipment, and 68.5 feet (60.5 feet without roof-mounted equipment), respectively. 
 
The changes made in the Draft EIR do not meet the above requirements outlined in Section 
15088.5(a) and (b) of the State CEQA Guidelines, and recirculation is not required. 
 
4.2 Corrections and Additions to the Draft EIR 
 

 Executive Summary 4.2.1
 

1) The fourth paragraph on page ES-1 of the Draft EIR under the subheading Project 
Characteristics has been revised as follows: 
 
The proposed project would develop the 1.5-acre site with a two to five-story hotel building 
containing 258 guest rooms and underground parking. Building massing in this 
development would be at an overall height of 86.5 feet, including roof top mechanical 
equipment and screening area.  Without the mechanical equipment and screening, the hotel 
height would range from 76.5 feet to 78.5 feet.  While the elevations of the proposed hotel as 
measured from mean sea level (MSL) would range from 76.5 feet to 78.5 without the 
mechanical equipment and screening on the roof and 86.5 feet with the mechanical screening 
and equipment on the roof, the actual building height will range from 29.5 feet at the lowest 
point to 60.5 feet. With the inclusion of the mechanical equipment and screening on the roof, 
representing approximately 9% of the total roof area, the building height will be 68.5 feet 
(refer to Figure 2-15, Building Height Exhibit in Chapter 2).  
 

2) The fourth paragraph on pages ES-4 to ES-5 of the Draft EIR under the subheading Four-
Story Hotel Alternative has been revised as follows: 
 
This alternative would be a four-story hotel project that would be between the 35-foot 
Three-Story Alternative and the 86.5 70-foot proposed project in overall height and would 
conform to the building setbacks in accordance with the Dana Point Specific Plan.  For 
discussion purposes, this would include the deletion of the entire fourth floor (70 74 
rooms), which would result in a reduction in the overall building height of ten (10) feet.  
The reduction in building height would also facilitate a reduction in overall massing of the 
building.  With these changes, the Four-Story Alternative would result in a project with a 
total of 188 184 rooms, a building height of 66.5-68.5 50.5 feet (76.5 60.5 feet with the 
mechanical equipment) and a subsequent reduction in parking and trips generated. A 
variance for building height would still be required. The 7,087 square foot dine-in 
restaurant space, the 12,103 square feet conference center/banquet/meeting area and roof 
top amenities as described in the proposed project, would remain the same in this 
alternative. 
 

3) The fourth paragraph on page ES-5 of the Draft EIR under the subheading Option “B” 
Alternative has been revised as follows: 
 
The overall height of the building would be the similar to the proposed project 87.5 feet. The 
overall height of the building would be 68.5 feet (87.5 feet as measured above mean sea level ), 
which is similar to the proposed project.  An increase to 307,693 square feet of enclosed area, 
and 15,580 square feet of meeting space is included in the Option “B” Alternative, along 
with additional landscaping in and around the first level.  
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 Chapter 2: Project Description 4.2.2
 

1) After the last paragraph on page 2-2 the subheading Project Location, the following 
paragraph was inserted: 

 
The southern side of Pacific Coast Highway located between Copper Lantern and Del Obispo 
that leads to the proposed project site at the intersection of Pacific Coast Highway/Del 
Obispo/Dana Point Harbor Drive has a gradual change in street elevation rom Copper Lantern 
(upcoast Pacific Coast Highway) to Del Obispo (downcoast Pacific Coast Highway). This 
gradual change results in an elevation change of approximately 90 feet between the upcoast 
and downcoast areas along Pacific Coast Highway. The proposed project site currently sits at 
the lowest elevation along this stretch of Pacific Coast Highway. 
 

2) The first paragraph on page 2-13 of the Draft EIR under the subheading 2.7 Project 
Description has been revised as follows: 
 
The proposed project is the development of an approximately 1.50-acre site with a two-to-
five story hotel building that contains 258 guest rooms and parking located below the 
building.  The hotel would be 86.5 feet tall in overall height, including mechanical 
equipment and screening located on top of the roof.  The mechanical equipment area 
occupies 20.3% of the total roof area.  Without the mechanical equipment area, the 
proposed project would be 76.5 feet to 78.5 feet in height as measured to the roof area 
above the fifth floor.  While the elevations of the proposed hotel as measured from mean sea 
level (MSL) would range from 76.5 feet to 78.5 without the mechanical equipment and 
screening on the roof and 86.5 feet with the mechanical screening and equipment on the roof, 
the actual building height will range from 29.5 feet at the lowest point to 60.5 feet. With the 
inclusion of the mechanical equipment and screening on the roof, representing approximately 
9% of the total roof area, the building height will be 68.5 feet as shown in Figure 2-15, 
Building Height Exhibit. 

3) The second paragraph on Page 2-14 of the Draft EIR has been revised as follows: 
 
Details of the overall square footage breakdown are further illustrated in Table 2-1, 
Proposed Project Components, and the project plans are included as Figures 2-6 through 2-
12 15. 

4) On Page 2-23 of the Draft EIR, an additional figure was added entitled Figure 2-14: Colored 
Rendering. 

5) On Page 2-24 of the Draft EIR, an additional figure was added entitled Figure 2-15: Building 
Height Exhibit. 

 Chapter 3.1: Aesthetics 4.2.3
 

1) Table 3.1-1 on page 3.1-8 of the Draft EIR under the Consistency column has been revised as 
follows: 

 
The project’s use of the two-story façade 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.   
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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.   

 
However, since the proposed project would be between two to five stories high, and have a 
height up to approximately 76.5 feet at the top of the fifth floor; 86.5 feet including 
mechanical screening, it would be inconsistent with the height limitation within the DPSP. 
Building massing for this development would be at an overall height of 86.5 feet, including roof 
top mechanical equipment and screening area.  While the elevations of the proposed hotel as 
measured from mean sea level (MSL) would range from 76.5 feet to 78.5 without the 
mechanical equipment and screening on the roof and 86.5 feet with the mechanical screening 
and equipment on the roof, the actual building height will range from 29.5 feet at the lowest 
point to 60.5 feet. With the inclusion of the mechanical equipment and screening on the roof, 
representing approximately 9% of the total roof area, the building height will be 60.5 feet 
(refer to Figure 2-15, Building Height Exhibit in Chapter 2). With the 35-foot height limitation 
within the DPSP, the proposed project would be inconsistent. Therefore, approval of this 
project would require a variance and a Statement of Overriding Considerations. 
 

2) The last paragraph on page 3.1-26 under Impact 3.1-1 has been revised as follows: 
 

The project would involve redeveloping three existing parcels that currently contain a Jack-
in-the-Box restaurant, a vacant retail building, and 46-room motel.  The proposed project 
would require a variance and result in a higher intensity land use, including a two- to five-
story hotel complex, meeting rooms, restaurant, rooftop bar/lounge, and rooftop pool and 
deck area.  Building massing in this development would be at an overall height of 86.5 feet, 
including roof top mechanical equipment and screening area.  While the elevations of the 
proposed hotel as measured from mean sea level (MSL) would range from 76.5 feet to 78.5 
without the mechanical equipment and screening on the roof and 86.5 feet with the 
mechanical screening and equipment on the roof, the actual building height will range from 
29.5 feet at the lowest point to 60.5 feet. With the inclusion of the mechanical equipment and 
screening on the roof, representing approximately 9% of the total roof area, the building 
height will be 68.5 feet (refer to Figure 2-15, Building Height Exhibit in Chapter 2). The 
proposed project would result in significantly greater building height ranging from 76.5 29.5 
to 86.5 60.5 feet in overall height and significantly greater building mass and bulk than the 
existing site uses. However, the visual simulations have demonstrated that the proposed 
project would not substantially affect public views of visual resources, including the ocean. 
 

3) The third paragraph on page 3.1-28 under Impact 3.1-3 has been revised as follows: 
 
The project would result in up to an 86.5 foot building with mechanical area, which is much 
taller than existing land uses. Building massing in this development would be at an overall 
height of 86.5 feet, including roof top mechanical equipment and screening area.  While the 
elevations of the proposed hotel as measured from mean sea level (MSL) would range from 
76.5 feet to 78.5 without the mechanical equipment and screening on the roof and 86.5 feet 
with the mechanical screening and equipment on the roof, the actual building height will 
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range from 29.5 feet at the lowest point to 60.5 feet. With the inclusion of the mechanical 
equipment and screening on the roof, representing approximately 9% of the total roof area, 
the building height will be 68.5 feet (refer to Figure 2-15, Building Height Exhibit in Chapter 
2). However, the project attempts to lessen the massing effect of the 86.5 foot building 
overall height and blend the building with the surrounding area through the utilization of a 
combination of varying setbacks and roofline heights. This project’s use of the two-story 
façade at the primary corner entrance on the eastern side reduces the bulk of the building.  
Likewise, the upper floors of the building at the corner entrance are terraced back and 
reduce the apparent bulk of the structure.  As portrayed in the visual simulations, despite 
the bulk and mass of the project, it does not obstruct public views of visual resources, 
including the ocean.  Although existing plants would be removed to construct the project, 
they would be replaced with the project’s landscaping.  Therefore, the project would result 
in less than significant impacts on the public views of existing visual resources and no 
mitigation measure is required for this impact. 

 
 Chapter 3.9: Land Use and Planning 4.2.4

 
1) The third paragraph on page 3.9-8 of the Draft EIR has been revised as follows: 

 
The site development standards for the C-CPC district specify a maximum allowable 
building height of 35 feet.  The proposed building height is 86.5 feet, which includes rooftop 
maintenance equipment and mechanical screening, and 76.5 to 78.5 feet in height as 
measured to the top of the fifth floor without mechanical screening. Building massing for this 
development would be at an overall height of 86.5 feet, including roof top mechanical 
equipment and screening area.  While the elevations of the proposed hotel as measured from 
mean sea level (MSL) would range from 76.5 feet to 78.5 without the mechanical equipment 
and screening on the roof and 86.5 feet with the mechanical screening and equipment on the 
roof, the actual building height will range from 29.5 feet at the lowest point to 60.5 feet. With 
the inclusion of the mechanical equipment and screening on the roof, representing 
approximately 9% of the total roof area, the building height will be 68.5 feet (refer to Figure 2-
15, Building Height Exhibit in Chapter 2).  The site development standards for the C-CPC 
district also specify a minimum front building setback of five feet from the right-of-way line 
of the ultimate street, a 5 foot street side setback, and zero feet from the property line 
abutting non-residential districts.  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) – 10-foot front setback from PCH; portions of the 
hotel’s front façade along PCH will “jog in and out” creating some undulations in this 
street façade.  The 10-foot setback will be from the proposed curb, which will result 
after a 10-foot portion of the subject property is dedicated for street purposes (i.e., 
right hand turn lane and loading zone). 

Dana Point Harbor Drive (East) – 10-foot street side setback; approximately 52 
linear feet of the hotel façade on Dana Point Harbor Drive (closest to the corner of 
PCH and Dana Point Harbor Drive) will have a 10-foot setback from the property 
line.  An outdoor patio area will encroach into the required 5-foot street side 
setback. 
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Del Taco (West) – 0 feet; the proposed hotel will be built on the subject site to the 
western-most property line shared with the existing Del Taco restaurant, with no 
setback adjacent to Del Taco. 

2) The third paragraph on page 3.9-9 of the Draft EIR has been revised as follows: 

Hotels are a principal permitted use within the C-VC district but are subject to the 
provisions of a Coastal Development Permit.  They must also comply with the site 
development standards for the district.  The maximum allowable building height within the 
C-VC district is 35 feet.  The proposed building height is 86.5 68.5 feet, which includes 
rooftop maintenance equipment and mechanical screening, and 76.5 to 78.5 29.5 to 60.5 feet 
without the mechanical screening area.  The site development standards for the C-VC 
district also specify a minimum building setback of 20 feet from the front, 10 feet from the 
side, and 10 feet from the rear of any exterior property line. 
 

3) The first paragraph on page 3.9-11 under Impact 3.9-1 has been revised as follows: 
 
The proposed project site has two zoning designations.  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 site development 
standards for the C-CPC district specify a maximum allowable building height of 35 feet.  
The existing 46-room motel which fronts Dana Point Harbor Drive is zoned “Coastal Visitor 
Commercial” (C-VC).  The maximum allowable building height within the C-VC district is 35 
feet.  The proposed building height is 86.5 68.5 feet, which includes rooftop maintenance 
equipment and screening; without the rooftop maintenance equipment and mechanical 
screening area, the height is 76.5 to 78.5 29.5 to 60.5 feet. This conflicts with the maximum 
allowed height in both zones.  Therefore, the City will need to grant a variance for height 
with a corresponding Statement of Overriding Considerations, or the project applicant will 
have to decrease the building height to be consistent with the Dana Point Specific Plan. 

 
 Chapter 5: Project Alternatives 4.2.5

 
1) Table 5-1 Summary of Development Alternatives on page 5-5 has been revised as follows: 
 

 Proposed Project: 86.5’ 68.5’ maximum building height (76.5-78.5 29.5’-60.5’ 
without mechanical equipment and screening) 
 

 Three-Story Hotel Alternative: 43’ 45’ maximum building height (35’ without 
mechanical equipment and screening) 

 
 Four-Story Hotel Alternative: 78.5 60.5’ maximum building height (68.5 50.5’ 

without mechanical equipment and screening) 
 

 Option “B” Alternative: 87.5 68.5’ maximum building height (76.5-78.5 60.5’ without 
mechanical equipment and screening) 

 

2) The sixth paragraph on page 5-8 under subheading 5.5.1 Description of Alternative has 
been revised as follows: 
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This alternative will be a three (3) story hotel project that conforms to the 35’ maximum 
allowable height and building setbacks in accordance with the Dana Point Specific Plan.  For 
discussion purposes, this will include the deletion of both of the fourth and fifth floors (114 
rooms) and a reduction in the overall ceiling height on the first floor by five (5) feet. With 
these changes, Alternative #2 will result in a hotel project with 144 rooms, no rooftop 
amenities, 35’ overall height without mechanical equipment and screening, and a 
subsequent reduction in parking and trips generated.  With the inclusion of the mechanical 
equipment and screening, the overall building height would be 43 45 feet. Architectural 
features which do not exceed 10% of the roof area and eight feet above the height limitation 
are permitted in accordance with the Orange County Zoning Code. No variances for building 
height or building setbacks will be required. The 7,087 sq. ft. dine-in restaurant space and 
the 12,103 square feet conference center/banquet/meeting area, as described in the 
proposed project, will remain the same in this alternative.  

 
3) The fifth paragraph on page 5-11 under subheading 5.6.1 Description of Alternative has 

been revised as follows: 
 
This alternative would be a four-story hotel project that would be between the 35 foot 
Three-Story Alternative and the 86.5 foot proposed project in overall height and conform to 
the building setback in accordance with the Dana Point Specific Plan.  This alternative would 
be a four-story hotel project that would be between the 35 feet (45 feet with mechanical 
equipment) Three-Story Alternative and the 60.5 feet (70 feet with mechanical equipment) 
proposed project in overall height and conform to the building setbacks in accordance with the 
Dana Point Specific Plan.  For discussion purposes, this would include the deletion of the 
entire fourth floor (70 rooms), which would result in a reduction in the overall building 
height of ten (10) feet.  The reduction in building height would also facilitate a reduction in 
overall massing of the building.  With these changes, the Four-Story Alternative would 
result in a project with a total of 188 rooms, 222,330 square feet of enclosed area, a building 
height of 68.5 50.5 feet (78.5 60.5 feet with the mechanical equipment) and a subsequent 
reduction in parking and trips generated. A variance for building height would still be 
required. The 7,087 square foot dine-in restaurant space, the 12,103 square feet conference 
center/banquet/meeting area and roof top amenities as described in the proposed project, 
would remain the same in this alternative.  

 
4) The sixth paragraph on page 5-11 under subheading Aesthetics has been revised as follows: 

 
Under this alternative, the maximum building height of the project would be 68.5 50.5 feet 
(78.5 60.5 feet with equipment on roof mechanical equipment).  Visible changes to the 
existing sightline would be less than that of the proposed project; however, the height 
would still exceed the maximum allowable height of 35 feet designated in the Dana Point 
Specific Plan, and a significant and unavoidable impact would still exist.   

 
5) The fourth paragraph on page 5-16 under subheading 5.7.1 Description of Alternative of 

Alternative 4 – Option “B” Alternative has been revised as follows: 
 

The overall height of the building would be similar to the proposed project – 87.5 feet. The 
overall height of the building would be 68.5 feet (60.5 feet without mechanical equipment), 
which is similar to the proposed project height of 68.5 feet including mechanical equipment.  
An increase to 307,693 square feet of enclosed area, and 15,580 square feet of meeting 
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space is included in the Option “B” Alternative, along with additional landscaping in and 
around the first level.  

6) Table 5-2 Comparison of Alternatives to the Proposed Project Under Alternatives 2, 3, and 4 
has been revised as follows: 
 

 Alternative 2 Three-Story Hotel Alternative: 144 guest rooms, approximately 152 
parking spaces on-site (50 spaces off-site),182,780 sq. ft. of enclosed area, 10,150 
sq. ft. of deck/terrace area, 43’ 45’ maximum building height (35’ without mechanical 
equipment) 
 

 Alternative 3 Four-Story Hotel Alternative: 188 guest rooms, approximately 215 
parking spaces on-site (50 spaces off-site), 222,330 sq. ft. of enclosed area, 19,490 
sq. ft. of deck/terrace area, 68.5’ 60.5’ maximum building height (50.5’ without 
mechanical equipment) 

 
 Alternative 4 Option “B” Alternative: 273 guest rooms, 398 parking spaces on-site, 

(50 spaces off-site), 307,693 sq. ft. of enclosed area, 15,580 sq. ft. of deck/terrace 
area, 87.5’ 68.5’ maximum building height (60.5’ without mechanical equipment), 
would require acquisition of public park space 

 
 Appendix A: Public Comments Received by the City 4.2.6

 
1) Inserted comment letter dated July 15, 2011 from the California Department of Parks and 

Recreation.1 
 

 Appendix I: Traffic Impact Analysis 4.2.7

1) Updated Traffic Impact Analysis in accordance with City of San Juan Capistrano comments. 

 Appendix J: Draft Supplemental Analysis 4.2.8

1) Removed duplicated copy of Traffic Impact Analysis from Kunzman and Associates. 

2) Inserted Draft Supplemental Analysis from Arch Beach Consulting.   

 

                                                           
1  E-mail from Julie Tobin (California Department of Parks and Recreation) to Erica Demkowicz (City of Dana Point). 

August 12, 2013. 
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 MITIGATION MONITORING AND REPORTING PROGRAM 5.0

 Introduction 5.1

The Mitigation Monitoring and Reporting Program (MMRP) has been prepared in conformance with 
Section 21081.6 of the Public Resources Code and Section 15097 of the California Environmental 
Quality Act (CEQA) Guidelines, which requires all state and local agencies to establish monitoring or 
reporting programs whenever approval of a project relies upon a Mitigated Negative Declaration 
(MND) or an Environmental Impact Report (EIR).  The MMRP ensures implementation of the 
measures being imposed to mitigate or avoid the significant adverse environmental impacts 
identified through the use of monitoring and reporting.  Monitoring is generally an ongoing or 
periodic process of project oversight; reporting generally consists of a written compliance review 
that is presented to the decision making body or authorized staff person. 

It is the intent of the MMRP to (1) provide a framework for document implementation of the 
required mitigation; (2) identify monitoring/reporting responsibility; (3) provide a record of the 
monitoring/reporting; and (4) ensure compliance with those mitigation measures that are within 
the responsibility of the City of Dana Point to implement. 

The following table lists mitigation measures and project design features adopted by the City of 
Dana Point in connection with the approval of the proposed Project, responsible parties, timing, and 
the schedule in which the measures are to be implemented. 
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 Mitigation Monitoring and Reporting Program Matrix 5.2

Measure 
Number 

Mitigation Measure 
Responsibility/ 

Monitoring Party 
Timing 

Monitoring/Reporting 
Schedule 

AESTHETICS 

MM 3.1-1 

Prior to issuance of a grading permit, the contractor shall prepare 
a Construction Staging Plan that identifies the location(s) of 
staging areas, including equipment and vehicle storage areas.  The 
Plan shall identify the manner in which the storage would be 
screened to ensure that the temporary visual impacts would be 
minimized within the viewshed. 

Construction Contractor Pre-construction 
Prior to the issuance of a 
grading permit 

MM 3.1-2 

Prior to the issuance of a building permit, an Exterior Lighting 
Plan for all proposed improvements shall be prepared. The 
lighting plan shall indicate the location, type, and wattage of all 
light fixtures and include catalog sheets for each fixture. The 
Lighting Plan shall demonstrate that all exterior lighting has been 
designed and located so that all direct rays are confined to the 
property. The Lighting Plan shall be reviewed and approved by 
the Dana Point Planning Commission as part of a noticed public 
hearing. 

City of Dana Point 
Project Applicant 

Design 
Pre-construction 

Prepare Exterior Lighting 
Plan prior to the issuance 
of a building permit  

AIR QUALITY 

MM 3.2-1 
During grading, water exposed surfaces at least twice daily. (PM10 
reduction: 34-68%) 

Construction Contractor Construction 
Ongoing during 
construction grading 

MM 3.2-2 
Enclose, cover, and apply water twice daily to exposed piles of 
earthwork with 5% or greater silt content. (PM10 reduction: 30-
74%) 

Construction Contractor Construction 
Ongoing during 
construction phase 

MM 3.2-3 
All trucks hauling earthwork or other loose materials are to be 
covered or should maintain at least two feet of freeboard. (PM10 
reduction: 7-14%) 

Construction Contractor Construction 
Ongoing during 
construction phase 

MM 3.2-4 
When feasible, implement construction equipment with Tier 2 to 
Tier 3 diesel engines during grading. (NOX reduction: 38-39%) 

Construction Contractor Construction 
Ongoing during 
construction phase 

BIOLOGICAL RESOURCES 

MM 3.3-1 

If construction occurs between February 15th and August 31st, a 
pre-construction survey (within three days before work in the 
project areas) will be conducted by a qualified biologist to 
determine the presence or absence of active nests within, or 
adjacent to, the project site.  Project construction activities in 
staging areas shall only occur following surveys by a qualified 
biologist. 

Project Applicant 
Construction Contractor 

Pre-construction 
Construction 

Conduct pre-construction 
nesting survey if 
construction occurs 
between February 15th 
and August 31st 
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Measure 
Number 

Mitigation Measure 
Responsibility/ 

Monitoring Party 
Timing 

Monitoring/Reporting 
Schedule 

MM 3.3-2 
A pre-construction survey for nesting raptors shall be conducted 
if work is scheduled to begin within the month of January. 

Project Applicant Pre-construction 

Conduct a pre-construction 
nesting raptor survey if 
construction begins in the 
month of January 

MM 3.3-3 

If no breeding or nesting activities are detected within 500 feet of 
the proposed work and staging areas, construction activities may 
proceed.  If bird breeding/nesting activity is confirmed, work 
activities within 250 feet (or 300 feet for raptors, 500 feet for 
fully protected species, or a linear distance appropriate for the 
species approved by the project biologist) of any active nest may 
be delayed until the young birds have fledged and left the nest.  
The project biologist will confer with the contractor and agencies 
to determine the proper course of action.  A work area buffer zone 
around any active nests shall be demarcated, indicating where 
work may not occur.  Project activities may resume in this area 
once the project biologist has determined that the nest(s) is no 
longer active.  Biological monitoring shall occur during vegetation 
removal activities, if any, to minimize impacts on foraging or 
nesting birds. 

Project Applicant 
Construction Contractor 

Construction 
Ongoing during 
construction phase 

CULTURAL RESOURCES 

MM 3.4-1  

To reduce project impacts on cultural resources to a less than 
significant level, all ground-disturbing activities shall be 
monitored by a qualified archaeological monitor, a Native 
American monitor, and a qualified paleontological monitor. 

Project Applicant Construction 
Ongoing during 
construction 

GEOLOGY AND SOILS 

MM 3.5-1 
The project shall be constructed with adherence to local building 
codes. 

City of Dana Point 
Project Applicant 
Construction Contractor 

Design 
Construction 

Ongoing during 
construction phase 

MM 3.5-2 
The foundation for the structure will be appropriately designed 
by the engineer to mitigate for seismic related ground failure.  

Project Applicant Design 
Ongoing during design 
phase 

MM 3.5-3 

Prior to construction, construction Best Management Practices 
(BMPs), a Storm Water Pollution Prevention Plan (SWPPP), and 
permanent BMPs will be developed to address potential soil 
erosion.   

City of Dana Point 
Project Applicant 

Pre-construction Prior to construction 
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Measure 
Number 

Mitigation Measure 
Responsibility/ 

Monitoring Party 
Timing 

Monitoring/Reporting 
Schedule 

MM 3.5-4A 

A shoring and monitoring system will be designed by the project 
engineer and constructed along the perimeter of the underground 
parking structure and storm drain excavations to allow for deep 
excavation. 

Project Applicant 
Construction Contractor 

Design 
Ongoing during 
construction 

MM 3.5-4B 
A ground monitoring system will be designed by the project 
engineer and constructed along the perimeter of the underground 
parking structure.   

Project Applicant 
Construction Contractor 

Design 
Construction 

Ongoing during 
construction 

MM 3.5-4C 
The foundation for the structure will be appropriately designed 
by the engineer to mitigate for settlement. 

Project Applicant Design 
Ongoing during design 
phase 

MM 3.5-5 
The foundation for the structure will be appropriately designed 
by the design engineer to mitigate for the expansive soil 
condition. 

Project Applicant Design 
Ongoing during design 
phase 

GREENHOUSE GAS EMISSIONS 

PDF 3.6-1 
Motion Activated Lighting in Public Areas - Saves electricity in 
public areas by automatically shutting off lights when there are no 
occupants. 

Project Applicant 
Design 
Operation 

Ongoing during operation 

PDF 3.6-2 
LED Lighting - LED lighting is typically more efficient than 
fluorescent and incandescent lighting, thereby saving electricity 
during hotel operations. 

Project Applicant 
Design 
Operation 

Ongoing during operation 

PDF 3.6-3 
Motion Activated Programmable HVAC Thermostats in Guest 
Rooms - Reduces electricity spent cooling vacant guest rooms as 
opposed to occupied ones. 

Project Applicant 
Design 
Operation 

Ongoing during operation 

PDF 3.6-4 

Automated Monitoring of CO2 Levels - Reduces electricity 
consumption by allowing central air conditioning systems to 
deliver appropriate ventilation air to specific areas of the building 
that need proper ventilation. 

Project Applicant 
Design 
Operation 

Ongoing during operation 

PDF 3.6-5 

Interior Light Power Reduction - All interior non-emergency 
lights with direct line of sight to any openings in the building 
envelope would have their input power reduced by 50% between 
11:00 PM and 5:00 AM. 

Project Applicant 
Design 
Operation 

Ongoing during operation 

PDF 3.6-6 
Energy Efficient Appliances - Reduces energy use through energy 
efficient appliances. 

Project Applicant 
Design 
Operation 

Ongoing during operation 

PDF 3.6-7 
Passive Heating/Cooling Systems - Appropriate insulation and 
ventilation will be implemented to save energy consumption 
related to heating and cooling. 

Project Applicant 
Design 
Operation 

Ongoing during operation 
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Number 

Mitigation Measure 
Responsibility/ 

Monitoring Party 
Timing 

Monitoring/Reporting 
Schedule 

PDF 3.6-8 

Energy-Monitoring Program - An energy-monitoring program as 
part of a Building Management System would display building 
water, electric, and gas consumption for guests to view.  The 
object of this program is to establish awareness of water, electric, 
and gas consumption amongst hotel guests. 

Project Applicant 
Design 
Operation 

Ongoing during operation 

PDF 3.6-9 
Solar Orientation - Incorporate roof overhangs that are sufficient 
to block the high summer sun, but not the lower winter sun from 
penetrating windows. 

Project Applicant 
Design 
Operation 

Ongoing during operation 

PDF 3.6-10 
Low Energy Cooling - Reduces energy consumption through the 
separation and optimization of the ventilation and thermal 
conditioning systems. 

Project Applicant 
Design 
Operation 

Ongoing during operation 

PDF 3.6-11  

Measurement and Verification of Electrical Energy Usage in the 
Building - Electrical energy usage would be monitored to provide 
feedback to building operators on potential energy reduction 
strategies. 

Project Applicant 
Design 
Operation 

Ongoing during operation 

PDF 3.6-12  
Low Flow Shower Heads - Reduces the flow rate of shower heads, 
which reduces water consumption. 

Project Applicant 
Design 
Operation 

Ongoing during operation 

PDF 3.6-13 
Dual Flush and Low Flow Toilets - Dual flush toilets utilize 
efficient separate toilet tanks for solid waste, and for liquid waste. 

Project Applicant 
Design 
Operation 

Ongoing during operation 

PDF 3.6-14 
Low Water Use Appliances - Reduces water consumption through 
water efficient appliances. 

Project Applicant 
Design 
Operation 

Ongoing during operation 

PDF 3.6-15 

Establish Incentive Program Regarding Re-use of Linens During 
Guests’ Stay - Instead of washing linens every day, guests may 
choose to have sheets laundered every other day to conserve 
water. 

Project Applicant 
Design 
Operation 

Ongoing during operation 

PDF 3.6-16 
Moisture and Rain Sensors - Control landscape irrigation to 
reduce unnecessary watering. 

Project Applicant 
Design 
Operation 

Ongoing during operation 

PDF 3.6-17 
Drip Watering Systems - Reduces water consumption through 
efficient landscape watering. 

Project Applicant 
Design 
Operation 

Ongoing during operation 

PDF 3.6-18 Green Roof - Filter, store, and re-use rain water. Project Applicant 
Design 
Operation 

Ongoing during operation 

PDF 3.6-19 
Solar Heated Pools - Pools will be solar heated to conserve natural 
gas use. 

Project Applicant 
Design 
Operation 

Ongoing during operation 
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Number 

Mitigation Measure 
Responsibility/ 

Monitoring Party 
Timing 

Monitoring/Reporting 
Schedule 

PDF 3.6-20 

35% of Electricity From Renewable Sources - A two year contract 
with the serving electrical utility company would provide a 
minimum of 35% of the building’s electricity from renewable 
resources. 

Project Applicant 
Design 
Operation 

Ongoing during operation 

PDF 3.6-21 

Provide Two Electric Car Charging Stations - Providing two (2) 
electric car charging stations encourages hotel guests to drive 
electric cars, which emit fewer direct GHG emissions than 
conventional gasoline passenger vehicles. 

Project Applicant 
Design 
Operation 

Ongoing during operation 

PDF 3.6-22 
No Wood Burning Fireplaces or Stoves - Reduces direct GHG 
emissions from wood burning fireplaces or stoves. 

Project Applicant 
Design 
Operation 

Ongoing during operation 

PDF 3.6-23 
Establish a Recycling Program - A recycling program for guests 
and employees may decrease the solid waste that ends up in 
landfills. 

Project Applicant 
Design 
Operation 

Ongoing during operation 

HAZARDS AND HAZARDOUS MATERIALS 

MM 3.7-1 

A Phase II Environmental Site Assessment shall be completed, 
which shall include an assessment of the on-site groundwater 
contamination (benzene and other contaminants, if any).  If it is 
determined that the benzene (and/or other contaminants, if any) 
levels are of a level that requires on-site remediation, the 
remediation shall be conducted so that the contaminant presence 
is reduced to a less than significant level. 

Project Applicant Pre-construction Prior to construction 

MM 3.7-2 

If vapor hazards are located, abatement of the vapor hazards shall 
be completed prior to any demolition activities that would disturb 
vapor hazards or create a vapor hazard.  Prior to issuance of 
building permits, an on-site soil vapor test shall be conducted to 
determine if there are any vapor hazards on-site.  If the vapor 
hazards are determined to be of a level that requires on-site 
remediation, the remediation shall be conducted so that the vapor 
hazard presence is reduced to a less than significant level. 

Project Applicant Pre-construction 

Prior to issuance of 
building permits, conduct 
on-site vapor test. If found, 
abatement would occur 
prior to demolition 

HYDROLOGY AND WATER QUALITY 

MM 3.8-1 

Extracted groundwater will be collected and transferred to an 
appropriate environmental disposal site.  As an alternative, the 
extracted groundwater may be treated on-site and disposed of 
through use of the sanitary sewer system in accordance with 
requirements of the City of Dana Point and South Coast Water 
District.  

City of Dana Point 
Project Applicant 
Construction Contractor 

Construction 
Operation 

Ongoing during operation 
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Number 

Mitigation Measure 
Responsibility/ 

Monitoring Party 
Timing 

Monitoring/Reporting 
Schedule 

MM 3.8-2 

Prior to construction, an effective combination of erosion control 
and sedimentation control construction Best Management 
Practices (BMPs) will be designed to prevent erosion and siltation 
on and off-site during construction. In addition, non-stormwater 
and materials management construction Best Management 
Practices (BMPs) will be designed and implemented to prevent 
any construction materials and waste from leaving the site. The 
BMPs shall be shown and specified on the erosion & 
sedimentation control plan and/or grading plan and shall be 
constructed to the satisfaction of the Director of Public Works 
prior to the start of any other grading operations. Effective 
construction BMPs shall be implemented throughout the duration 
of the construction project. The project will also require coverage 
under the State Construction General Permit, administered by the 
State of California and will require a Storm Water Pollution 
Prevention Plan (SWPPP), which requires a construction BMP 
plan, regular inspections, and monitoring. Permanent soil 
stabilization measures, such as permanent 
vegetation/landscaping, as noted on the construction plans, will 
be implemented any bare ground to prevent soil erosion after 
construction of this project. 

City of Dana Point 
Project Applicant 
Construction Contractor 

Pre-construction 
Construction 

Ongoing during 
construction phase 

MM 3.8-3 

In the proposed condition, a treatment train of Best Management 
Practices (BMPs) will be implemented to prevent pollutants from 
leaving the project site and manage and treat the water runoff to 
remove pollutants prior to discharge. The BMPs are described 
and designed in detail in the project’s Water Quality Management 
Plan (WQMP). Site Design BMPs, which address low impact 
development and designing the site in sustainable ways, include a 
green roof, landscaped buffer areas, and California-friendly 
landscape design; source control BMPs, which are operation, 
management and housekeeping activities which control 
pollutants at the source,  include staff and contractor training, 
street sweeping, storm drain system maintenance, efficient 
irrigation practices, litter management, etc.; and treatment BMPS, 
which remove pollutants from runoff prior to discharge include a 
green roof on a significant portion of the roof area, bio filtration 
planter BMPs and trench drain filters. All these BMPs will be 
implemented for comprehensive pollutant management program 
and management and treatment of the runoff generated from the 
project.  

Project Applicant Operation Ongoing during operation 
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Mitigation Measure 
Responsibility/ 

Monitoring Party 
Timing 

Monitoring/Reporting 
Schedule 

NOISE 

PDF 3.10-1 

Use acoustical (soundproof) glass for guest room windows and 
sliding doors (if applicable); the windows and door would each 
consist of two panes of glass, separated by at least 2 inches of air 
space. 

Project Applicant 
Construction Contractor 

Design 
Construction 
Operation 

Ongoing during operation 

PDF 3.10-2 
Use dense building materials and/or increase exterior wall 
thickness on the highway side of the hotel. 

Project Applicant 
Construction Contractor 

Design 
Construction 

Ongoing during 
construction 

PDF 3.10-3 
Design an air gap between the exterior and interior panels so that 
sound is not transmitted directly from the exterior wall to the 
interior wall of the guest rooms. 

Project Applicant Design 
Ongoing during design 
phase 

PDF 3.10-4 
Use sound-absorbing carpeting, furniture, and other room 
furnishings. 

Project Applicant 
Design 
Operation 

Ongoing during operation 

PDF 3.10-5 
Design a central heating and cooling system instead of using wall-
penetrating individual room units. 

Project Applicant Design Ongoing during operation 

PDF 3.10-6 
Use compressible neoprene weather-stripping rather than felt or 
other fibrous types for sound insulation. 

Project Applicant 
Construction Contractor 

Design 
Construction 

Ongoing during 
construction 

MM 3.10-1 

All construction activities are to be limited to between 8:00 a.m. 
and 6:00 p.m. on weekdays, including Saturday. No construction 
activities shall take place any time on Sunday or a Federal holiday. 
 
All road work on the Pacific Coast Highway must be done at night 
between the hours of 9:00 p.m. and 5:00 a.m., Sunday through 
Thursday, excluding City designated holidays. Daytime work may 
be acceptable upon advanced written approval by the City 
Engineer, or his designee. 
 
All grading operations are to be limited between the hours of 8:00 
a.m. and 5:00 p.m. No grading operations on Saturday, Sunday, 
and City of Dana Point recognized holidays.  

Construction Contractor Construction 
Ongoing during 
construction 

MM 3.10-2 Consider the alternative of vibratory pile emplacement. Construction Contractor 
Pre-construction 
Construction 

Ongoing during 
construction 

MM 3.10-3 
Pre-auger pile holes to reduce the duration of impact, when 
feasible. 

Construction Contractor Construction 
Ongoing during 
construction 

MM 3.10-4 
On pile drivers, use a resilient pad between the pile and the 
hammer head, when feasible.  This would reduce vibration 
impacts by a factor of two. 

Construction Contractor Construction 
Ongoing during 
construction 



 Mitigation Monitoring & Reporting Program  

Final Environmental Impact Report April 2014 
Doheny Hotel, City of Dana Point Page 5-9 

Measure 
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Mitigation Measure 
Responsibility/ 

Monitoring Party 
Timing 

Monitoring/Reporting 
Schedule 

MM 3.10-5 
All rooftop activities must comply with the City’s Noise Ordinance 
and consider noise attenuation barriers for the rooftop bar. 

Project Applicant 
Design 
Operation 

Ongoing during operation 

MM 3.10-6 
All events in excess of the City’s Noise Ordinance, must receive a 
special event permit from the City. 

Project Applicant Operation Ongoing during operation 

PUBLIC SERVICES 

PDF 4.11-1 

The project is not located within the very high fire hazard severity 
zone per the OCFA (Orange County Fire Authority) maps.  
However, exposed building construction shall meet all 
requirements for exposed sides, per OCFA requirements.  
Additionally, automatic sprinklers shall be provided in all 
applicable structures, per OCFA requirements. 

Project Applicant 
Construction Contractor 

Construction 
Operation 

Ongoing during operation 

PDF 4.11-2 

Interior and exterior water conservation measures will be 
incorporated into the project.  Measures will include (but not be 
limited to) low-flush toilets, low-flow faucets, and the installation 
of efficient irrigation systems to minimize runoff and evaporation. 
 

Project Applicant 
Design 
Construction 
Operation 

Ongoing during operation 

TRANSPORTATION AND TRAFFIC 

PDF 3.12-1 

Construct Del Obispo Street/Dana Point Harbor Drive from Pacific 
Coast Highway (SR- 1) to the project south boundary at its 
ultimate half-section width as a Primary Arterial (100 ft. right-of-
way) including landscaping and parkway improvements in 
conjunction with development, as necessary. 

City of Dana Point 
Project Applicant 

Construction 
Ongoing during 
construction 

PDF 3.12-2 

Construct Pacific Coast Highway from the project west boundary 
to Del Obispo Street/Dana Point Harbor Drive at its ultimate half-
section width as a Major Arterial (120 ft. right-of-way) including 
landscaping and parkway improvements in conjunction with 
development, as necessary. 

City of Dana Point 
Project Applicant 

Construction 
Ongoing during 
construction 

PDF 3.12-3 

Construct an eastbound right turn lane at the intersection of Del 
Obispo Street/Dana Point Harbor Drive. This right turn lane 
construction will result in traffic signal equipment relocations. 
Also the right turn lane area can be used as a lodging zone 
restricted to the hours of 9 p.m. to 5 a.m. daily. This right turn 
lane may remain unstrapped if parking is restricted to daytime 
hours. Implementation of these improvements will require review 
and approval from the City of Dana Point. 

City of Dana Point 
Project Applicant 

Construction 
Ongoing during 
construction 
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Monitoring Party 
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Monitoring/Reporting 
Schedule 

PDF 3.12-4 

Modify the intersection of Dana Point Harbor Drive at Park 
Lantern to allow for southbound U-turns which are currently 
prohibited. Implementation of this improvement will require the 
elimination of the existing westbound free right turn lane, 
physical modifications to the northeast corner of the intersection 
and the existing traffic signal. Implementation of these 
improvements will require review and approval from the City of 
Dana Point. 

City of Dana Point 
Project Applicant 

Construction 
Ongoing during 
construction 

PDF 3.12-5 
Sufficient on-site parking shall be provided to meet parking 
requirements in accordance with the County of Orange Zoning 
Code. 

Project Applicant 
Design 
Construction 
Operation 

Ongoing during operation 

PDF 3.12-6 

Sight distance at the project access should be reviewed with 
respect to California Department of Transportation/City of Dana 
Point standards in conjunction with the preparation of final 
grading, landscaping, and street improvement plans. 

City of Dana Point 
Project Applicant 

Design 
Ongoing during design 
phase 

PDF 3.12-7 
On-site traffic signing and striping should be implemented in 
conjunction with detailed construction plans for the project. 

Project Applicant 
Design 
Construction 
Operation 

Ongoing during design 
phase 

PDF 3.12-8 

As is the case for any roadway design, the City of Dana Point 
should periodically review traffic operations in the vicinity of the 
project once the project is constructed to assure that the traffic 
operations are satisfactory. 

City of Dana Point Operational Ongoing during operation 
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 Lead Agency 6.1

City of Dana Point 
33282 Golden Lantern, Dana Point, CA 92629 
 
Contact: Ursula Luna-Reynosa 
Community Development Director 
 

 UltraSystems Environmental, Inc. 6.2

Ken Koch 
Associate Principal 
 
Lindsey Hashimoto, MURP 
Associate Planner 
 
Jon Rodriguez, MURP 
Environmental Analyst 
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