City of Dana Point Design Guidelines

1, Street Trees

Dang Point's Jandscape character should be strengthened by street tree planting throughont the
City.

Many street rights-of-way already have one or more dominant tree species. If the existing tree

species are well established and suited to the area, it is recommended that new planting cominue
the same species. )

a. General Guidelines

Tree selection should emphasize drought folerance with minimal watering required after
an initigl establishment period of 3 to 5 years.

* Street trees should be instalied with ali new development and planted at a
minimum regular interval of approximately 40 feet, except where driveway or
utitity Jocations prohihit.

* Locate street trees carefully near driveway openmings to insure visibility of
oncoming waffic.

*  Trees shoiild be a minimum 24 inch box size. In the case of Palms, they should
be at Jeast 10 feet high.

*  BEnisting street trees that are retained may substitute for the street tree require-
roent.

* Al street tree selections are subject to City approval.
b. Commercial Street Guidelines

Commercial areas benefit from street trees. Trees provide shade, 2 visual theme,
softening of buildings, and aesthetic conwributions of beauty, form, and color. Height
and density of leaf canopy are important considerations within commercial districts.
Pedestrians should be able to walk freely among street tree plantings, with storefront
signage visible beneath or-between street tree canopies.

Taller trees may be used in areas of higher buildings, or to emphasize focal points in the
City.

c. Residential Street Guidelines See comment 24

Street trees in residential neighborhoods shouid be chosen primarily for their aesthetic
characteristics, The tres form, texture of leaves, flowering habits, and color of foliage
are important considerations.

The form, height, and location of strest trees should be carefully selected to preserve
public views of the ocean and other ‘significant scenic features. See Section IV.B.

See comment 25
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Ciiy of Dana Foint Design Guidefines

2. Landscaped Areas

* Courtyards and other pedestrian spaces are encouraged on developed sites. Courtyards
should be pleasant pedestrian-oriented spaces with opportunities for outdoor passive activities.

® Trees should be planted within courtyards to create shade and define spaces. Perimeter plants
may be used to soften the space between paving and buildings. Where it is not pessible to
plant trees, trellises and arbors are encouraged to provide shade and human scale.

* Tile and decorative paving are encouraged. Concrete pavers, stone, brick or tile may be used
as banding for concrete slabs,
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* Walls and planters should blend with the development’s architecture so they become
extensions of the buildings. For example, the materials used on the face of a building may
be used to face a courtyard wall.

* Large turfed lawn aress can require significant amounts of water, and are therefore
discouraged in developments except for high-use public recreational areas, or as supplemental
or accent landscaping. ’

* Landscaped areas are encouraged to be designed 1o utilize reclaimed water. Where reclaimed
water is currently not available, Jandscaped areas should be designed to accept reclaimed
water as soon as it is available,
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ILE istoric 1

The process of crealing o historic preservation program involves two stages. The frst stage is
invenforying buildings and sites which may have historic or architectural significance. The
second stage is the property owner enrolling the property in the historic preservation program
by offering to designate if a Kistoric site or structure. Designated buildings and sites of historic
or architectural significance should be preserved. The rehabilitation of other buildings and
sites of historic or architectural merit is enconraged.
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See comment 26

1. Designated Historic Site

* A Designated Historic Site may be of national, state or local significance. There are
pracedures for pursuing restoration and rehabilitation. The Community Development
staff of the City of Dana Point should be contacted for assistance,

* The Secretary of the Interior’s ‘‘Standards for Rehabilitation and Guidelines for
Rehabilitating Hisioric Buildings™’ published by the U. S. Department of the Interior,
National Park Service, should be reviewed and used.

The following Guidelines should be used for Designated Historic Sites. In addition, follow the
guidelines for compatibiity listed in Section I1.B. *‘Relationship to Neighboring Development.”’

a. Compatibility With Historic Resources, New development should be compatible with
existing historic resources. Particular emphasis should be placed on achieving 2
compatible scale and positive rejationship with historic craftsmanship.
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7)

8

5

10)

substantiaied by historic, physical, or pictorial evidence rather than on
confectural designs or the availabiliry of dffferent architectural elements from
other bufldings or structures. .

The surface cleaning of strucmures shall be undertaken with the gentlest
neans possible. Sandblasting and other cleaning methods that will damage
the historic building marerials shalf not be undertaken.

Every reasonable effort shall be made ro protect and preserve archaeological
resources affected by, or adfacent to, any project,

Contemporary design for aiterations and additions to exisring properties shall
hot be disconraged when such alreratfions and additions do not desiroy
significant historical, archirectural or culrural marerial, and such design is
comparible with the size, scale, color, material, and character of rhe
property, nelghborheod or environment,

Wherever possible, new additions or alterations 1o structitres shall be done
in such a manner that if such additions or alterarions were 1o be removed in
the future, the essential forn and integrity of the srructure would be
unimpaired.

Preservation and careful rehabilitation of a designated historic building may enable
the owner to take advantage of special allowances of the California State Historie
Building Code as well as Federal tax incentives.

2. Undesignated Historic Sites

* If a building or site exhibits a character that contributes w0 Dana Point’s history but does
not pecessarily qualify for national, state or local historic designation, the following
guidelines should be followed:

Retention of the existing historic structure is encouraged. Consider additions and/or
adaptive reuse designed for compatibility with the original structure.

New buildings which are built adjacent to buildings of historic character should
consider the compatibility of defails, materials, textures, colors, and landscape
features. Ses Section II,B.
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City of Dana Point Design Guidelines

ILF. _ Parking and Loading Facilities

1. Access

* Minimize the number of driveway openings on public streets, particutarly on major
arterials, Shared or joint use driveways between separate properties are gncouraged,
This will help reduce waffic congestion by encouraging internal circulasion.

* On major arerials, corner properties should provide access from side streets when
possible.

* Provide adequarte distance between driveways.

*  Access for service vehicles, trash collection and storage areas should be located on alleys

where passible. When no alley exists, the access should be located on the streer with
least traffic valume,
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2, Surface Parking

* Parking lots should be organized into smaller parking courts with Jandscaping and clear,
attractive pedestrian pathways to buildings.

*  Off-sireet parking lots should be sofiened from street view by planting or a combination
of planting, low walls or planted earth berms.

A continuous screen at least 30 inches high should be formed by a sclid wall or planting.
If shrubs are used to create the screen, the shrubs should be 2 minimum of 30 inches in
height after two years growth. Space shrubs in massed plantings so that branches
intertwine. Solid walls used for screening should be integrated with planter boxes or
accompanied by a minimam 3 foot wide landscaped edge facing the street. The
continuous planting screen shall take into consideration sight visibility as required by the
City Engineer. :

-
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Section. Parking lot perimeler screening.

Landscaped perimeter areas of parking lots should be a minimum of 10 feet deep along
public streets.. The depth of the landscaped perimeter should be increased for larger
parking Jots and sites.

Parking spaces and lots should be set back at least 5 feet from the face of a building.
The 5 foot area between the parking space and building should be used as a pedestrian
walkway, or fully landscaped. ’
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Plan. Parking lot setbeck with planting.
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City of Dana Potnt Design Guidelines

Landsceaped aress within parking lots as required by Chapter 8.35 of the Dana Point Zoning Code
aré not bé included in the calenlation of minimum landscape coversge.

QGuidelines for Parking Lot Landscaping

The following guidelines should be incorporated in the design of landscaping for parking lots:

Landscaped arens should be distributed Ihroughout the entire parking areas ag avenly gs is
approprinie in the design of the pasking facility.

Al landsceped areas should be designed so that plant materials are protected from vehicle
damage, encroochment, or overhang.

Any apen areas in ths interior of the parking lot should be landscaped with appropriate plant
materials and majntained in good condition as provided in Section 9.55.030(d).

Minimum Requirements for Parking Lot Landscaping

Al) parking lot landscaping should be designed to meet the following guidelines:

All landscaping within a pasking lot should be located in planter areas which are bounded
by cancreta cusbing. All required corbing for planter areas shall be at least six inches (6")
high and six inches (6™) wide.

Landscaped planters should be placed adjacent to any parking stall at the end(s) of an interior
row of parking stalls.

Excluding curbing, all required planter areas should be at least four feet (4°) wide and at
least 25 square feet in area. Each planter should be supplied with appropriate irrigation.

Tae tandseape plan should include 2 minimum of one {1} tree for every six uncovered stalls
in the pasking lot.

The distance between any two planter areas in the same row of parking stalls should not
exceed the width of eight (8} adjacent parking stalls or a maximum of 72 feot.

Pasking lols with twelvs (12) or more uncovered parking stalls should be designed so that
the minimum emount of landseaping provided in the interior of the parking lot is equal ta
ten percent (10%) of the parking Jot arca, Said landscaping should be provided in
accordance with the following puidelines:

Parking lol area means the paved area of the parking lot provided for the parking and
circulation of motor vehicles, including all parking stalls, parking aisles, internal driveways
and entry diiveways,

To be considered toward the requircment for interior parking lot landscapisg, the praoposed
landseaping should satisfy lhe minimum dimensional and locational standards noted above
and fall into one of the following catepories:

a. Landscape islands provided between parking stalls or at the end of a row of parking stalls
in the interior of the parking lat.

2la ' May 10, 1994 (ZTA4-05)



City of Dana Painr Design Guidefines

H.G. Building Equipment and Services

Locate and design building services and equipment to minimize their visual impast on public .
streets and neighboring properfies.

1. General Guidelines

Access for service vehicles and trash collection should be located on alleys where
possible, '

Trash/recycling containers and outdoor storage aréas should be visually screened from
public streets, pedestrian areas and mneighboring properties. The screen for trash
containers should be compatible with the architectural character of the development and
be of durable materials. Roofed storage areas are encouraged.

When feasible in larger comumercial developments, service and loading areas should be
separated from the main circulation and parking areas.

Mechanical equipment, solar collectors, sartellite dishes, communication devices and other
equipment should be concealed from view of public sireets, adjacent properties and
pedestrian aress. ‘

Roof-mounted mechanical equipment should be minimized. When used, it shouvld be
screened from view. Special attention should be given to buildings whose roofs are
viewed from higher elevations. The design of these buildings should integrate the rooftop
equipment into the design of the roof. It is often possible to create a “well”” within the
structure or a penthouse on top of the structure that is visually integrated with the main
building. '

mechanical well located
within roof design
to minimize visibility

Mechanical wel] integrated within roof.
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HIA. idential Development  See comment 27

Attached Single-Family, Duplex, and Multi-Family developments should contribute to the sense
of communily in their neighborhoods By carefully relating to the open spaces, scale and form .
of adfacent properties, and by providing street frontages that create architectural and landscape
inderest, .

The Design Guidelines in this section apply to projects of 3 of more attached dwellings.
1. Site Planning Guidelines

a. Clear Site Organization and Sense of Address

The site’s organization should provide direct visual relationships between buildings,
streets, and sidewalks.

*  Individual dwellings should be oriented toward the street, interior courtyards, or
garden spaces. If most of the dwelling units are oriented toward open spaces within
the site, it is preferable that some dwellings be oriented directly to the public streert
and sidewalk.

*  Each dwelling should have a **sense of address,"” either toward the street or directly
to an interior open space on the site. Hidden dwellings to the rear of bulldings, or
units opening to parking lois, are discouraged.

Courtyard entry
facing street

iljustration. **Senss of Address.” Courtyard and Townhouse Dweilings.

L]
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Qity of Dana Point Design Guidelines

e Private streets and drives.
—  Provide a sidewalk or pedestrian path on at least one side of a privare street.
—  Create landscaped yard spaces between the buildings and the private street,
— Minimize the visual impact of garage doors, refuse containers, and other service
facilities along private streets, unless the street is used exclusively as a service drive
or alley, .
2, Open Space
a. Private Open Space  See comment 28

Dana Point's climate is ideal for outdoor living. Residential development should take
advantage of this special opportunity by providing usable open space for each dwelling,

*  Balconies and verandas are encouraged to provide upper level private open space.
®  Open spaces should provide privacy from adjacent dwellings and public streets.

¢ Outdoor spaces oriented to views and good sun penetration are encotraged.
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Private and Common Open Space.
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5. Landscaping

* All yard and setback spaces should be fully landscaped with trees and shrubs. Decorated
paved courtyards and playgrounds may be considered acceptable substitutes for planted
space if determined a positive design addition and if sufficient landscaping is provided
for the site.” At least one tree, minimum 24-inch size, should be planted for each 300
square feet of required landscaped area. -

* Landscape buffers and screens between residential development and undesirable abutting
land uses are stongly encouraged. Trees, shrubs, carth mounds, and fences are also
useful in buffering unwanted noise and views from streets and parking lots.

* Parking Lot Screening. Views of surface parking lots from public streets, adjacent
properties, and open spaces should be screened by a combination of trees and shrubs.
See Section 1ILF, “‘Parking and Loading Facilities."

See comment 29

34



Clyy af Dana Poins Design Guidclines

II1. Commercial, Mixed-U d Office Development
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1. Site Planning

®  Orient principal building elevations toward public streets and sidewalks. Avoid blank
> . walls, laxge parking lots and other elements that Jack pedeswrian interest along the strest
- edge. ’

* Design visual and circulation linkages berween adjacent developments to create design
continuity- along ‘public. streets.  Visual continuity can be achieved through similar
building forms, heights, materials, landscape patterns and signage. “Circulation linkages
can be achieved by connetted walkways and shared driveways,

* Minimize the number of curb cuts for driveways. Use alley access to parking when
possible.

¢ See Section IILF. “‘Parking and Loadiﬁg Facilities.”
\ * Multi-building shopping ceaters should locate some buildings along the sidewalk, This
, pattern will create pedestrian interest at the sidewalk while allowing for ample parking
' 1ot visibility and access from the street,

See comment 30
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Suommary of Design Principles

15
See comment 30A

Courtyards, plazas, patios and other
pedestrian spaces are encouraged
along building frontages and at other
locations in the development.

Provide active building frontages at
ground level.

Provide frequent strest facing pe-
destrian entrances,

Locate parking to the rear or side of
buildings.

Plant trees along the street edge in a
rhythmic pattern.

Where appropriate, ‘widened side-
walk spaces may be used for street
furniture and planfing.

Create small-scale building frontages
by dividing building facades into
smaller parts,

The building wall at the street should
be limited to two siories.

QU Y
i v .-f.'.
S

Design Principles for Commereiai Distriets
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 City of Dena Point Design Guidelines

m.C. Industrlal and 'Bixs' iness Park Develop ment’

Landscaped rear %

yard setback
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Hlustrative Site Plan.

Provide :a minimum 20 foot Landscaped Street Edge along all public streets. The
Landscaped Street Edge should be composed of plantings, earth berms, and/or low walls,
Storage yards, loading areas, parking, or similar uses should not be located in this area.

Trees: At least one tree should be provided for each 300 square feet of total area of the

Landscaped Sireet Edge. Trees should be 24-inch box minimum size.

When shrubs are used for scre.enang, they shouid provnde a vispal screen of minimum

height of 5 feet afier 2 years growth. Shrubs and walls should rot obstruet views of
oncoming traffic ar driveways.

2." Screening

. 'Storage yards and service areas shonid be screened from off-site views using plantmgs

Shrubs: Shrub planting should be used for s¢creening and ornamental purposes

or a combination of p]ammg, fences and walls,

See comment 31
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See comment 32

Special Environmental Characteristics

IV. Additional Guidelines

PACIFIC OCEAN

Dana. Point Natusal Settiog
42




City of Dana Point Design Guidelines

IV.A. Multi-Building Hillside Resideptial Development

These Guidelines apply to multi-building development on sloping sites subject fo a Site
Development Permit and/or Discretionary Design Review.

1. Site Design Principles See comment 33

* Muld-bullding hillside residential developments should be designed with visible
distinctions between buildings. This may be achieved through use of varied materials,
colors, forms, roofs, facades and landscaping.
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Desirable Example, —Ry

* Height variation may be achieved by locating buildings and building elements on different
levels. Avoid large continuous floor plates that tequire massive grading and high
retaining or foundation walls.

® Bulldmgs located near hiflside rims have higher visibility. These buildings should be
sited in a staggered arrangement and partially screened with landscaping to minimize a
“wall’* effect.
- #
* Retain significant trees and other vegetation which contributes to the design quality of the
site and surrounding area.
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2. Hillside Grading and Drainage  See comment 34

@ Dana Point’s hillsides are an important scenic and patural resource, The design of
hillside development should minimize grading impacts in the layout of streats and lots.

approximate the surrounding natural hills.

See comment 35

®  Avoid an ‘‘engineered’” appearance of manufactused siopes by creafing smooth, flowing
contours of varying gradients with slopes in an approximate range of 2:1 to 5:1. Avoid
sharp cuts and fills, and long linear slopes that have a uniform grade.

* Terracing should he designed with small incremental steps, avoiding wide-step terracing
and large areas of flat pads,

* New building sites should be graded to recede into the slope or to appear to emerge from
the slope. . Building pads should be of minimum size to accommaodate the structare and
a reasonable amount of adjacent outdoor space. Split-level terraces are encouraged to
reduce pad size.

* Drainage devices such as terrace drains, benches and downdrains should be localed
underground oz placed in Jocations of Jeast visibility on slopes. The downhill side of a
drain should be bermed to conceal it. Natural swales and ravines leading downhill are
a good location for downdrains. Visible drains should be as close as possible to natural
soil color. Visible concrete drains should be color tinted and screened with planting.

L
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City of Dana Point Design Guidelines .

3. Street Layout and Design

opi should be retained by
introducing horizontal and vertical curves in road alignments, consistent with traffic and
public safety standards.

'See comment 37

1llustration. Curved street layout aligned with- slop;e.

On hillside sites where conditions permit, streets and driveways should be laid out
parallel with existing topographic contours in order to minimize grading.

Bridges should be considered for sireets crossing nawral drainage courses, canyons and
ravines that are of scenic or environmentz) value. Large earth fills should be avoided in
these locatlons,

When streets are located on exposed billsides viewed from a distance, cut slopes should
be rounded off to approximate a natural appearance.
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4. Architecture - Scate and Character

Sloping sites offer opporfunities to create and enhance unique site characteristics. These
opportunities inciude ourdoor decks, serraces, roof forms, bay windows, clusters of carefully
placed vegetation, lookouts for viewing, sculptured stairs, and walkways.

* Facades.should be articulated and stepped back to reduce the size of building masses,
Consider wall setbacks, recessed openings, porches,. verandas, overhangs, projecting
windows and other elements that create strong shade and shadow patterns.
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5. Planting Design for Hillsides
Common Areas

Common open spaces and landscaped areas maintained by homeowners associations are
Subject to review under this guideline. Provisions of this guideline are recommended for
planting in other anachéd single-family, duplex and multi-family hillside residential
development,

Plant Selection

* Plant materials should be selected for their effecriveness of erosion coatrol, fire
resistance, drought tolerance and ability to enhance the color and texture of the
surrounding landscape,

— It js recommended that the location and heights of plantings follow downhill
alignments of taller trees,
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view. Pacific Coast Highway at Monarch Beach.

The Urban Design, Conservation and Open Space, and Circulation Elernents of the Dana Poinf
identify adopted City policies for the preservation of public views and public view

See comment 38
The Designated '“Seenic Highways® of the City are listed below.

* (Coast Highway *  Crown Valley Parkway
* Pacific Coast Highway *  Stonehill Drive

* Del Obispo Street » Selva Road

* Del Prado » Doheny Park Road

* - Dana Point Harbor Drive » Camino de Estrella

* Cove Road ¢ Niguel Road

* Street of the Golden Lantern °

Camino Capistrano

A complete listing of the City’s existing and proposed public parks is given in the Open Space
Element of the Dang Point General Plan.

See comment 39

S
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1. View Analysis See comment 40

® Ptepare a series of photographs, as necessary, 1o record existing public views that may
be affected by the project. These should be taken from public view points (Scenic
Highway, public street or public open space). In most instances, the views selected
should be within 500 feet of the site. In some cases, however, the views affected may
be from more distant poiats in the City.

= Prepare perspective sketches or other acceptable drawings rhat illustrate the changes to
the view that would result from the project. Include grading, buildings, accessory
structures, and all other fearures that may affect the view, It .is suggested that the
illustrations be either overlays on the photographs or side-by-side comparisons of
“before™ (photograph) and ‘‘afier' (drawing of the same view, with the project
inserted).

® Summarize the view impaets in a brief written statement.
® The City may require more extensive view analysis and documentation in large

development projects, or in special cases where critical public views may be affected by
private or public improvetents. See comment 41

2. Design Guidelines

ings, parkin signs and.
docatlo £ist For example, this may require

greater than that required by the Zoning Ordinance, or location of the building in a
particular part of the site. The City may consider Zoning Variances to required setbacks
and other development standards in order to provide design flexibility in cases where
public views are to be preserved.
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* Roof forms and story beights should be adjusted w preserve public views. Although
sloped roof forms are encouraged throughout the City, 2 flat roof may be desirable in a
case where a public view can be preserved through a lower roof height.

Landscape elements should be carefully selected to minimize disruption of public views.
Consider the height, form and mass of all plant materials at maturity. Tree topping is
. a poor solition to improper planting choices.

See comment 43
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Appendix B. Design Checklist

The following Checklist provides an overview of key Design Guidelines and is intended as a
quick reference. 1t highlights the Guidelines, but does not Jist all Guidelines which may be
applicable to a project, The Checklist is best used as a tool to check a project design or
submirtal, but is not intended as a substitute for the full text of this document.

Section Guideline Page Reference

ILA. Site Design

1. Provide analysis of existing conditions on and adjacent
to the site. 4
2. Develop compatible relationships to buildings and open
spaces on adjacent properties. 5
3. Provide a clear circulation pattern for pedestrians,
autos, and service vehicles. 6
4. Site plan and planting design shouid consider influ-
ences of climate, 5

ILB. Relationship to Neighboring Development

_. 1. Establish circulation linkages between adjacent com-
mercial projects. 8
—. 2. Provide complementary building form and massing
relationships with neighboring buildings. 8

IL.C. Architectural Character

—. 1. Provide pedestrian orientation, promote pedestrian
activity and create outdoor spaces for pedestrian enjoy-

ment, 9
— 2. Divide bullding masses into smaller parts to reduce

bulk and improve buildiog scale. 9
3. Terrace back the upper story of all buildiogs over two

stories. 5
— %. Provide sloped roof forms. 11

LD, Landscape Character

— 1. Emphasize dronght tolerance and low water use ir all

-plant sefection. i4
2. Provide street trees in ali new projects and follow the

street tree selection guide in Appendix D. I4
—_ 3. Provide defined courtyards and other landscaped pedes-

trian spaces. 15
— 4. Avoid large turfed lawn areas that require high water

use, 15
— 5. Use reclaimed water when possible, 15
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Guideline

Page Reference

Historic Preservation

_—1‘

Review the Secretary of the Interior’s Standards for
Rehabilitation and Guidelines for Rehabilitating
Historic Buildings when dealing with a Designated
Historic Site.

Design compatible relationships with existing historic
IEsources.

16

16

I.F.

Parking and Loading Facilities

. Minimize the number of driveway openings on public

Streets.

Organize parking lots into smaller parking courts with
clear, attractive pedestrian pathways to buildings.
Soften off-street parking lots from street view with
perimeter planting or a solid wail,

Provide internal tree canopies in parking lots.
Common parking areas are encouraged in commercial
districts.

Underground and decked parking is encouraged in the
Town Center and other densely-built areas of the city.

19
19

19
2]

24

24

..

Building Equipmeat and Services

L

—

2.

3.

Vg

Locate and design building services to minimize visual
impact on public streets and neighboring properties.
Locate service access and trash collection oo alleys
where alleys exist.

Minimize roof-mounted mechanical equipment.

&

R

Residential Development (Attached Single Family, Duplex
and Mulli-Family)

- Orient dwellings to the street, interior courtyards or

garden spaces.

Interior corridors are discouraged as primary entrances
to dwellings.

Provide a fully-landscaped yard in all street-facing
setback areas.

Integrate new streets and sidewalks with neighboring
propeities,

. Provide usable open space for each dwelling.

28
29
29

10
3
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City of Dana Point Design Guidelines

Section

Guideline

Page Reference

II.A.

Residential Development (Attached Single Fanuly, Tuplex
and Multi-Family) (Continued)

__&.
7.
__B.

_9%

Divide the bulk and mass of residential buildings into
smaller parts.

Create street frontages with arch:tectura] and landscape
interest.

Minimize the numbes of garage doors facing public
streets.

Provide *“*parking courts®’ and “‘parking drives.”’
Minimize large parking lots.

K7

32

33

33

Commercial, Mixed-Use and Office Developrent

— 1. Orient principal building elevations to public streets

and sidewalks.
Locate bnildings near the front property line and place
parking to the rear and side of the building.

. Provide active building fronrages with pedestrian inter-

est.

In most locations, separate the sidewalk from the curb
with a parkway. Provide strest trees and other plant-
ings in the parkway strip,

35
36
36

37

Industrial and Business Park Development

. Provide a 20 foot Landscaped Street Edge along public

sireets.

. Sereen storage yards and service areas from off-site

views,

. Follow special Architectural Guidelines for industrial

and business park development,

40

40

4]

Multi-Buitding Hiliside Residential Development

1.

i

Use varied materials, colors, and forms to achieve
visible distinctions between buildings. .

Locate buildings on different levels to achieve height
variation.

Retain significant trees and other vegetation.
Minimize grading impacts in the layout of streets and
Tots.

Create slopes that approximate natural grades.
Design tarracing with smalt incremental steps.

Select plant materials for erosion control, fire protec-
tion, drought tolerance, and visual criteria.

Provide transitional planting zones in fire hazard areas.

RR RS

46
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Oity of Dana Point Design Guideiines

Section

Guideline

Page Reference

IV.B.

Scenic Highways and Public View Corridors

1. Projects that impact public views must provide a View
Analysis {see Page 30).

2. Site planning and building design should preserve
existing public views. Building setbacks and other
development standirds may be modified, if necessary,
to preserve public views,

30

50

Guidelines for Special Districts:

V.A.

The Dana Point.Town Cenfer

— 1. Design sites and buildings to emphasize a pedestrian
: orientation and create a high-quality pedestrian district.

* Building frontages oriented o the sidewalk.

* Street trees, street furniture and pedestrian-griented
lighting.

* High-quality pedestrian open spaces.

* Active building frontages.

* Parking located to the rear of buildings with alley
access where alleys exist.

* Small-seale building frontages to achieve a
“village™ atmosphere. :

2. Provide a 12-15 foot sidewalk space with ““buffer”’
area between the watking surface and street, Plant
street trees in the buffer area.

34

56

V.B.

Doheny Village

P

t. Doheny Park Road

* Locate buildings on or near the front property line
to create pedestrian interest along the sidewalk.

* Locate parking lots to the rear or interior side of
buildings.

° Parking lots Jocated to the sides of buildings should
limit their dimension parallel to the street to one

* double parking bay (65 feet). Setback the parking
fot at least 10 feet from the sidewalk,

62

63

63
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Gity of Dana Point Design Guldelines

Section Guideline Page Reference
* V.B. Doheny Village (Continued)
* Provide a continuous sidewalk from the front prop-
erty line to the curb. Separate the sidewalk from
the curb with a buffer area of street trees, other.
plantings, and street furniture. 63
. 2. The Coast Highway (between Doheny Park Road and
Palisade Drive)
» Provide a landscaped setback between the sidewalk
and building frontages. 63
"* Divide building masses into smaller-scale compa-
nents. 64
v.C The Pacific Coast Highway (from the Dana Point Town
Center to Doheny Village)
. 1. Locate buildings on or near the front property line to
create pedestrian interest atong the sidewalk, €6
: —. 2. Locate parking lots to the rear or interior side of the
building. 66
__ 3. Minimize the number of driveway openings on the
Pacific Coast Highway. Developments are limited to
one driveway opening on the highway. 66
__ 4. Shared driveways and parking facilities are encourag-
ed. 66
__ 5. Provide street-facing pedestrian entrances. &5
__ 6. Provide a public sidewalk and street trees. 66
V.D. Lantern Village
T — 1. Orient buildings and individual dwellings to the street
or an interfor courtyard. 68
_. 2. Locate parking lots and garages to the rear or mterior
side of the property. 69
— 3. Fully-landscape all required Front, Side and Rear
Setback spaces. 69
4. Provide | and 2 story buildings. 69
__ 3. Articulate buildings with bays, balconies, recesses,
sloped roofs, detail, and interesting roof Iines to
achieve architectural interest. 69







CITY OF DANA POINT
LAND USE ELEMENT

COMMENTS

L. Suitable development of Monarch Beach and resident-serving protection are of
paramount importance.

2. A developer must consider his impacts on the entire community, not just maximization
of tax-exempt revenue on the overbuilt site.

3. To date, the developer and the city have failed to consider the impact of this project on
surrounding land uses or parks, trails, wildlife habitat, bluffs, the Salt Creek Scenic/View
Corridor and Monarch Beach.

4. By design, the project intrudes into existing residential communities and, most
significantly, the communities to the south and the line-of-sight communities to the east.
Because of the Salt Creek canyon, there is no buffer between the project and the
communities 700 feet downwind to the east.

5. Monarch Beach does not have the infrastructure in place to support this ten-year
project. Where will the earth-moving trucks be staged? It appears that the staging area is
facing the residential communities to the east. Where will the workers and buses park?

6. A ten-year build out will adversely impact some of the nearby residents for the rest of
their lives.

7. The developer has stated that it needs the ten-year build out because it does not have
the funding in place. With the number of fellow wealthy Baptist communities in severe
financial distress, we question how the project will be completed. The developers
scheduled construction of the multi-story parking facility at the end of ten years because
they cannot afford it. In the absence of completion bond for the entire project it is
improbable that the non-revenue producing parking garage will ever be built. Where will
the community and Crown Valley be with the revenue-producing parts of the project
complete, but the necessary parking facilities abandoned. Drive by the Headlands
commercial center on Pacific Coast Highway that has been abandoned midway through
development.

8. The developer’s plan is a classic example of overuse and overcrowding in the wrong
location.
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9. Particularly during the ten-year build out, air pollution will be unnecessarily and
catastrophically increased, especially to the residents to the east, as a result of placing the
staging area on the east side of the project.

10. This private development serves no community purpose justifying the super size.
This overcrowded project is devoid of design quality to merit the proposed increase in

intensity.

11. Will the facility provide public parking and access to the Salt Creek Regional Park
and beach?

12. Every aspect of this project violates each element mandated here. Protection of
bluffs is integral to Dana Point and Monarch Beach growth, planning and management.

13. The developer ignores the bluff and then destroys it by cutting and backfilling.

14. Bluffs consume almost two actes of the nominal five-acre parcel (Crown Valley
Parkway consumes another acre), reducing the actual area available for development to
about three acres.

15. Further development should be moved back from the bluff edge, not on and over it.

16. The developers have given no consideration to the environmental impacts on the
expansion of their facility.

17. The development is not consistent with the mandates regarding the Salt Creek Scenic
Corridor.

18. The project abuts the Salt Creek Regional Park.

19. This project denigrates the character of the community. The huge retaining wall that
is to be build on the bluff slope is not a community enhancement and impairs the ocean
view from Camino del Avion, one of the primary viewpoints from the Salt Creek Scenic
Corridor. Unfortunately, the drawings of the project are grossly out of scale and therefore

fail to show the impact of the project.

20. The bluff construction, cutting and backfilling desecrate the cohesive open space of
Monarch Beach.

21. This project will desecrate the dramatic public view corridor at the heart of Monarch
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Beach.

22. This project destroys rather than protects natural resources and probably eradicates an
endangered species, the California gnatcatcher.

23. The Monarch Beach public view corridors will be destroyed by erecting a large
retaining wall 25 to 30 feet high on the slope and filling it with dirt. Please note that the
submitted drawings of the project are not to scale.

24. The developers fail to preserve adequate public space.

25. The scale of the development is incompatible with existing areas. The drawings and
model for this project are dramatically out of scale to give the impression that they fit
unobtrusively into the landscape. A visit to our residence in Corniche Sur Mer and to the
Camino del Avion bridge over the Salt Creek Trail gives one the full impact of the
intrusion of this project into the landscape.

26. This project will go forward at the expense of environmentally sensitive habitat,
public parks and trails, and other public areas.

27. The policies of the Monarch Beach Resort Specific Plan extend to the entire Monarch
Beach community, including this project.

28. The public aspects, particularly in the case of this project, parking, erosion, and bluff
protection must occur first, not when funding is available at some indefinite time in the
future.

29. The proposed project will adversely impact existing public trails and recreational
facilities.

30. This project will not preserve, maintain or enhance environmentally sensitive habitat
along Salt Creek.

31. The residents of the area daily engage in use of the of the trail, golf course and other
outdoor activities that will be drastically curtailed by this project. The developers are also

going to provide services to the area that are already available within the area.

32. Contrary to the publicly-stated directive of the City Manager, the Baptist Church does
not have the God-given right to do whatever it wants to the site.
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33. The developer and its supporters ignore environmental constraints, bluffs, ridges,
steep slopes greater than 2:1, known seismic and landslide areas, groundwater, drainage,
storm run-off, the gnatcatcher wildlife preservation area, Salt Creek, the Salt Creek Trail,
the Salt Creek Scenic Corridor, the Salt Creek Regional Park, the Coastal Commission,
the Monarch Beach Golf Links, the Salt Creek Water Treatment Facility and Salt Creek
Beach. They also ignore their line-of-sight neighbors.

34. When all of the facilities are included and the buildable land used as the denominator,
the state-wide standard for FAR is grossly exceeded.

35. This project offers neither exceptional design nor important public amenities or
benefits. This is a non-tax-paying developer engaged in a commercial, revenue-
producing venture.

36. The named communities all include parking in their FAR calculations. This project,
encircled by residential and recreational elements, significantly exceeds the FAR
intensities allowed in all other Orange County (and California) communities.

37. Applying the net acre calculation with due consideration to the actual acreage of
Crown Valley Parkway and the bluff slope yields a site about half the nominal site size
claimed by the developer. The project, however measured, is simply too big for the site.
They start with a nominal six acres. One to 1 1/2 acres have already been dedicated to
and consumed by Crown Valley Parkway on the western side of the site. An additional
two acres of the site on the eastern side are not buildable because they are over an
unstable bluff with a greater than 2:1 slope. This results in a net acreage of buildable land
of three actual acres reduced by another half acre after application of the net acre
calculation or net 2.5 acres. On that small parcel the developers propose building two to
three acres of facilities and three to five acres of parking garages.

As part of the EIR analysis, a complete survey of the site needs to be completed
showing the dimensions of the Crown Valley Parkway dedication and the eastern strip on
the 2:1 slope and the bluff. That survey will mathematically demonstrate that the site
lacks necessary space for the development.

37A. The City recently disclosed that the County granted an R-1 Variance for the church
and later a small school. The City has no records of any formal action changing the
zoning of the site — no notice to neighbors, no consent or hearings. Therefore, the project
must be treated as a project in an R-1 residential area.

38. The facility is too big for the site. The site should be 10 to 30 acres for the uses they
intend to make. With 30 acres on a different site they could provide adequate parking,
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drainage, landscaping, slope protection and bluff protection.

39. The proposed uses of the facilities extend significantly beyond the limited community
facility designation.

40. The Monarch Beach Specific Plan area for the resort, as part of a comprehensive
community plan, raises issues and concerns applicable to abutting properties within the
Salt Creek Basin, including the project and the impacted residential areas to the north,
west, east and south.
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INTRODUCTION TO
THE LAND USE ELEMENT

The Land Use Element is a guide to the allocation of land use in the City and
has major impacts on key issues and subject areas examined in the other
Elements of the Plan. For example, all future land use within the City
described in this Element will affect the transportation system discussed in the
Circulation Element, residential development affects housing policies and
programs contained in the Housing Element, and identified recreational or open
space lands represent the application of Conservation/Open Space Element
policy planning. Land use policy will also affect numerous issues in the
remaining Plan Elements, including those concerned with Economic
Development, Urban Design, Public Facilities and Growth Management,
Public Safety, and Noise.

The Land Use Policy Diagram which describes future planned land uses within
the City is a primary feature of the Element. The Land Use Policy Diagram is
included in this Element and a larger version is included in the pocket of the
General Plan document binder. The land use designations depicted on the
Diagram are described in the narrative portion of the Land Use Element.

PURPOSE OF THE LAND USE ELEMENT

The City of Dana Point represents the unification of three distinct
pre-incorporation communities -- Dana Point, Monarch Beach
and Capistrano Beach. These coastal communities developed
together, before incorporation, through the efforts of local
community planning groups with guidance provided by the
County of Orange. That history of strong local involvement in
the planning process, and the existence of common goals and
aspirations led to the incorporation of the City of Dana Point in
1989. To maintain and improve the quality of Dana Point, the
City will strive to achieve Land Use desires through the
implementation of the policies contained in this Element. The
goals include:

° Establishment of a balanced, functional mixture of
different types of Land Use that are consistent with the City's
long-range goals and values;

LAND USE ELEMENT
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Quality new development or revitalization of existing
development within the City and removal of constraints that
prevent these desirable changes;

Preservation of developed and undéveloped - portions of
the City which have cultural, social and natural resource value
to the City and it's citizens;

Financially sound investment of public and private funds
that effectively supports both desirable change and
preservation within the City; and

Reduction of loss of life, injury and property. damage that
might occur ds aresult.of natural hazards, such 'as flooding,
seismic activity, soils erosion and storm waves, and man-made
hazards, such as unsound construction, poor traffic patterns
and roadway conditions, and incompatibility among different
land uses.

The Land Use Element promotes the achievement of these goals
by establishing clear, logical patterns and standards for future
land use. The Element does so through the use of narrative text,
tables, diagrams and mapping, and its single most important
feature is the Land Use Policy Diagram.” This diagram, a copy of
which is contained in the Element and in the pocket of the
General Plan document binder, indicates the location, density
and intensity of future development for all land uses city-wide.
Finally, the goals and policies contained in this Element establish
a constitutional framework for future land use planning and
decision making in the City.

SCOPE AND CONTENT OF THE ELEMENT

This Element presents the City's goals and policies regarding
land use for the Ilong-term growth, development and
revitalization of the City. The Land Use Element contains text
describing land use goals and policies, land use descriptions, a
Policy Diagram and a statistical summary of the land use
distribution illustrated on the Policy Diagram.,

The Land Use/Local Coastal Element Technical Report,
prepared prior to preparation of the Land Use Element, is a
supporting background document which contains quantitative
information about the distribution of land use in Dana Point.

LAND USE ELEMENT
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LAND USE ELEMENT GOALS AND POLICIES

The goals and policies contained in this element provide guidance for
development of vacant land, revitalization of existing development, and
preservation of the many stable and desirable areas within the City. The goals
and policies of this element are aimed at:

°Achieving a balanced mixture of residential, commercial, industrial, and other
land uses;

°Achieving compatibility and enhancement among the various land use types;
°Directing growth to maintain and improve the quality of life;

“Preserving natural environmental resources;

°Providing for suitable development of the Headlands;

°Achieving enhanced development of the Town Center as a primary business
district;

°Achieving revitalization of the Doheny Village as a primary business district;
°Providing for suitable development of Monarch Beach; See comment 1
°Protecting resident-serving land uses; and

“Implementing state coastal resources planning and management policies.

As described earlier in this element, identification of those coastal resources
planning and management policies within the Land Use Element, which are

part of the City's Local Coastal Program, is provided by parenthetical
references to the applicable sections of the California Coastal Act.

LAND USE ELEMENT
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and provision of, the service would not induce new development
inconsistent with the City of Dana Point certified local coastal
program. (Coastal Act/30254)

COMPATIBILITY AND ENHANCEMENT AMONG LAND USES

As the City deyelops, new land uses replace existing ones and
the characteristics of individual land uses which distinguish them
from one another can also be described as differences which
cause them to be incompatible when they occur close together.
For: example,. the traffic, night lighting, noise, and -odors
associated with an otherwise successful commercial area may be
perceived as nuisances for nearby residents. An understanding
of impacts which occur when different types of land use develop
close ‘to ‘one another. leads.to.proper. planning and positive
impacts “on" sutrounding land uses. The ‘use of horizontal
separation, vertical separation of buildings and uses, landscaping,
walls, and proper orientation .of buildings, lighting, and street
access can avoid or minimize land conflicts and impacts, and
enhance the overall living environment.

See comment 2

LAND USE ELEMENT
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GOAL 2: Achieve compatibility and enhance relationships
among land uses in the community.

See comment 3

Policy 2.2: Visitor serving commercial areas shall not intrude
into existing residential communities. (Coastal Act/30250)
See comment 4

Policy 2.3: Develop regulatory mechanisms to mitigate land use
conflicts. The portions of the General Plan effectively certified
by the Coastal Commission as the Land Use Plan shall take
precedence over all other General Plan elements in the area of
the City within the Coastal Zone.

Policy 2.4: Encourage the use of shared parking facilities,
such as through parking districts or other mechanisms, in a
manner that maintains and, where feasible, improves public
access {0 the coast. (Coastal Act/30212.5/30252)

Policy 2.5:  Facilities serving the commercial fishing and
recreational boating industries shall be protected and, where
feasible, upgraded. Proposed recreational boating facilities shall,
where feasible, be designed and located in such a fashion as not
to interfere with the needs of the commercial fishing industry.
(Coastal Act/30234)

Policy 2.6:  Increased recreational boating use of coastal
waters shall be encouraged, consistent with other provisions of
the certified local coastal program. (Coastal Act/30224)

Policy 2.7:  Coastal-dependent developments, as defined in
Chapter 9.75 of the Zoning Code, shall have priority over other
developments on or near the shoreline. Except as provided for in
Conservation and Open Space Element Policy 3.6, coastal-
dependent developments shall not be sited in a wetland. Coastal-
related developments should be accommodated within the closest

feasible proximity to the coastal-dependent uses they support.
(Coastal Act/30255)

Policy 2.8: Coastal water areas suited for water-oriented
recreation activities shall be protected for such uses. (Coastal
Act/30220)

LAND USE ELEMENT
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Policy 2.9:  Oceanfront land suitable for recreational use shall
be protected for recreational use and development unless present
and foreseeable future demand for public or commercial
recreational activities that could be accommodated on the
property is already adequately provided for in the area. (Coastal
Act/30221)

Policy 2:10: The use of private lands suitable for visitor-serving
commercial recreational facilities designed to enhance public
opportunities for coastal recreation shall have priority over
private residential, general industrial, or general commercial
development, but not over agriculture or coastal-dependent
industry. (Coastal Act/30222)

Policy 2:11: The location and amount of new development
should maintain and enhance public access to the coast by
assuring that the recreational needs of new residents will not
overload nearby coastal recreation areas through the correlation
of the amount of development with local park acquisition and
development plans with the provision of on-site recreational
facilities to serve the new development. (Coastal Act/30252(6))

Policy 2:12: Oceanfront land that is suitable for coastal
dependent aquaculture shall be protected for that use, and
proposals for aquaculture facilities located on those sites shall be
given priority, except over other coastal dependent developments
or uses. (Coastal Act/30222.5)

DIRECTING GROWTH TO MAINTAIN AND IMPROVE QUALITY
OF LIFE

As the City matures, additional demands will be placed on public
services and infrastructure (e.g., police, fire and recreation, and
streets, water lines, sewer lines, power lines, and others). The
infrastructure system serving Dana Point includes major
components or "back bone systems" which can provide the
capacity to accommodate projected growth. The secondary
components, connecting development with the major
components of the infrastructure system, must be extended to
support new development and replacement of aging portions of
the system needs to occur in the future to maintain the present
quality of services provided. Continued demand for these public
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services and facilities requires adequate planning for the
financing of future improvements to ensure that the quality of
City life is maintained or improved in the future. See comment 5

GOAL 3: Direct growth of the community so as to maintain
and improve the quality oflife. See comment 6

Policy 3.1: Require new development to contribute its share of
the cost of providing necessary public services and facilities
through equitable development fees and exactions. (Coastal
Act/30250)

Policy 3.2: Coordinate Dana Point's land use and growth
policies with the County and other communities in the region to
strengthen and promote interjurisdictional communication and
cooperation.

Policy 3.3: Priority should be given to those projects that
provide for coastal recreational opportunities for the public.

Lower cost visitor and recreational facilities shall be protected,
encouraged, and, where feasible, provided. Upland areas
necessary to support coastal recreational uses shall be reserved
for such uses, where feasible. (Coastal Act/30213, 30222,
30223)

Policy 3.4: Examine the short term and long term fiscal effects
of development and revitalization decisions. See comment 7

Policy 3.5: Public facilities including parking areas or facilities
shall, wherever appropriate and feasible, be distributed
throughout the coastal zone area to mitigate against the impacts,
social and otherwise, of overcrowding and overuse by the public
of any single area. (Coastal Act/30212.5)  See comment 8

Policy 3.6: Encourage patterns of development necessary to
minimize air pollution and vehicle miles traveled. (Coastal
Act/30250} See comment 9

Policy 3.7: Encourage safe and convenient bicycle and
pedestrian access throughout the community. (Coastal
Act/30210-212.5, 30250, 30252)

Policy 3.8: Allow increases in intensity up to the maximum
floor area ratio identified in the Land Use Element only where
development -projects demonstrate exceptional design quality,

LAND USE ELEMENT
14 AUGUST 26, 1997
GPAST-02/LCPA97-02



important public amenities or public benefits, or other factors
that promote important goals and policies of the General Plan.

See comment 10
Policy 3.9: Designate the right-of-way for Alipaz Street for
Open Space use if Alipaz Street is removed from the Master Plan
of Arterial Highways in the future.

Policy 3.10: Consider designating vacated street rights-of-way
for Open Space use. Any public rights-of-way which lead to
navigable waters shall not be vacated, and may be used for
public recreation/open space or public pedestrian purposes if not
needed for vehicular traffic. (Coastal Act/30210-212, 30213)

Policy 3.11: Development shall not interfere with the public’s
right of access to the sea where acquired through use or
legislative authorization, including, but not limited to, the use of
dry sand and rocky coastal beaches to the first line of terrestrial
vegetation. (Coastal Act/30211)

Policy 3.12: Public access from the nearest public roadway to
the shoreline -and: along the coast. shall . be. provided in new
development projects except where it is inconsistent with public
safety, military security needs, or the protection of fragile coastal
resources, or where adequate access exists nearby, including
access as identified on Figures UD-2 and COS-4. (Coastal

Act/30212) See comment 11
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PRESERVATION OF NATURAL RESOURCES

as. See comment 12

In the General Plan, bluff demarcation is drawn based on a mean
estimation proje ected across all parcels 1mpa<_:_t_<_:d by coastal bluff
'md1v1dual parcel will ‘be: estabhshed con31stent ‘with existing
policies and criteria in effect when building plans are submitted.

. See comment 13
GOAL 4: Encourage the preservation of the natural
environmental resources of the City of Dana Point.

Policy 4.1

See comment 14
Policy 4.2: Consider the constraints of natural and man-made

hazards in determining the location, type and intensities of new
development (Coastal A.Ct/30240 30253) See comment 15

Policy 4.3: Public access, which shall be conspicuously posted,
and public recreational opportunities, shall be provided to the
maximum extent feasible for all the people to the coastal zone
area and shoreline consistent with public safety needs and the
need to protect public rights, rights of private property owners,
and natural resource areas from overuse. (Coastal Act/30210)

Policy 4.4: Preserve, maintain and, where feasible, enhance and
restore marine resource areas and coastal waters. Special
protection shall be given to areas and species of special
biological or economic significance. (Coastal Act/30230)

Policy 4.5: Consider the environmental impacts of development
decisions. (Coastal Act/30240, 30241, 30242, 30243, 30244)

See comment 16
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Coastal Act/30251) See comment 17

Policy 4.7: Coordinate with appropriate Park, Recreation and
Harbor Agencies to enhance Open Space trails "and bike paths.
(COﬂStal Act/30210-212. 5) See comment 18

Policy 4.8: Encourage the reasonable regulation of signs to
preserve the character of the community. (Coastal Act/30251)

See comment 19
Policy 4.9: Encourage the preservation of significant natural
areas aS COheSIVB OPEH Space See comment 2@

Policy 4.10: Regulate the construction of non-recreational uses

on coastal stretches with high predicted storm wave run-up to
minimize risk of life and property damage. (Coastal Act/30253)

DEVELOPMENT OF THE HEADLANDS

The Headlands is one of the most significant land forms and
undeveloped properties in the City. The Headlands offers
important opportunities for future development and, at the same
time, includes sensitive coastal bluffs which represent substantial
constraints to development. The property provides spectacular
views of the Dana Point Harbor and the coastline to its north and
south. Thus the Headlands offers a distinct opportunity to
provide a continuous open space corridor along the coast with
views and public access to the ocean, coastline and harbor. The
property is large enough to accommodate a mixture of land uses
that include visitor-serving commercial, residential, recreation,
open space, and community facilities.

GOAL 5: Provide for the development of the Headlands
area in a manner that enhances the character of the City and
encourages the protection of the natural resources of the site.

Policy 5.1: Preserve the opportunity of public views from the
Headlands site to the coastal areas and the harbor areas. (Coastal
Act/30251)

Policy 5.2: Require geotechnical studies to ensure geological
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“Policy 7.7: Prepare a Specific Plan for revitalization of the
Doheny Village Area. The Specific Plan should involve
extensive public input.

DEVELOPMENT OF MONARCH BEACH

The Monarch Beach area is indicative of development based on
master planning efforts and high quality development standards.

The Ritz Carlton Resort Hotel and an additional resort hotel site
north of Pacific Coast Highway provide focal uses in a
community which includes extensive outdoor activities such as
golf (The Links at Monarch Beach) and coastal recreation (Salt

Creek Beach Park and Dana Strand Beach). Monarch Beach has
dramatic : public’ view corridors within- thecoastal Salt Creek

Basin. See comment 21

GOAL 8: Provide for the development of the Monarch
Beach area in a manner that enhances the character of the
City. and encourages the protection of the natural resources
of that area. See comment 22

iew. corridors

v
See comment 23
Policy 8.2: Assure that adequate public recreational areas and
pubhc open space are provided and maintained by the developer
s part-of a new development. (Coastal Act/30210, 30213,

30240 30251) See comment 24

Policy 8.3: Assure that the height and scale of new development
is compatible with the existing areas. See comment 25

Policy 8.4: Promote the development of a mixture of residential,
visitor-serving, and open space land uses; with an ultimate
residential density cap of 238 dwellings, which shall not be
exceeded.

Policy 8.5: Require that the pedestrian and bike trail systems be
extended throughout Monarch Beach and connected with the
existing and proposed City wide trail system.

Policy 8.6: Maximize the provision of public trail and transit
loop systems within the Monarch Beach area. The systems shall
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include access to and along the shoreline and to the visitor-
serving and public places within Monarch Beach. (Coastal
Act/30210)

Policy 8.7: Encourage public access, visitor-serving and
residential land uses with a strong public component which
allows the public to enjoy such visitor-serving commercial
facilities.

Policy 8.8: Salt Creek Beach Park shall be a public park
primarily oriented to passive recreational use, with limited active
recreational and educational uses which are temporary and non-
commercial in nature. (Coastal Act/30210, 30214).

ntally. sensitive:
(Coastal Act/30210, 30213,

30240) See comment 2
Policy 8.10: Encourage the immediate development of visitor
serving resort facilities and land uses of a world class stature to
be achieved within five years from the date of adoption of the
General Plan. The resort facility shall include a 400 or so key
five star resort hotel. If public open space and Visitor/Recreation
Commercial land uses are not: physically . ‘developed and
established within five years, it is the policy of the City of Dana
Point to revisit other land uses within this area and to assure the
provision of  open space. and Visitor/Recreation Commercial
activities.” See comment 27

Policy 8.11: Provide for the temporary landscaping of existing
graded pads with perennial wild flowers and other vegetation to
assure aesthetic enhancement of the area, reduce soil erosion,
and reinforce the ultimate open space and landscaped resort
character of the area.

Policy 8.12: Within the Monarch Beach Resort Specific Plan,
establish .a -development . phasing 'plan to achieve first, the
primary objective of the development of the public open space,
public parks, public trails, and public roads; secondly, the visitor
serving resort complex; and lastly, the residential dwellings.
Concurrent developmerit may be permitted only if the primary
objective is being satisfied. (Coastal Act/30213, 30222)
See comment 28
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Policy 8.13: The existing: public trails and -public recreational
facilities within the Monarch Beach Resort Specific Plan area
shall be preserved and maintained. Signs shall be posted at
conspicuous locations within the Specific Plan area, and a
manned information center established in the Monarch Beach
Resort hotel, to inform the general public of the public access
and public recreation opportunities available within the Specific
Plan area. (Coastal Act/30210-30213, 30220-222, 30223)
See comment 29

Policy 8.14: Visitor-serving facilities within the Monarch
Beach Resort Specific Plan area, including but not limited to the
recreational time slots of the golf course and the parking lots of
the hotel and golf course, shall be open to the public. (Coastal
Act/30210, 30212.5, 30213)

Seé éofﬁment 30
DEVELOPMENT OF CAPISTRANO BY THE SEA

The site known as Capistrano by the Sea encompasses 24.7 acres
of partially developed land, located at the top of a prominent hill
overlooking San Juan Creek and the Dana Point Harbor. In
addition, distant views of the valley, the coastline to the south
and Saddleback Mountain are visible from some locations on the
site. The site is surrounded by residential uses, predominantly
single-family homes, and St. Edwards Catholic Church to the
west. There is a grove of mature trees on the site, mostly
eucalyptus, which creates a visual background for Doheny
Village and the eastern section of the City. Onsite uses include
the historic Dolph House (considered to be the City’s first
residence) and structures that were previously used as a
psychiatric hospital and church. Due to the prominent location

and high visibility of the site, the existing mature trees and the
surrounding existing residential community, there are constraints
to development. .

GOAL 9: Provide for the development of Capistrano by the
Sea site in a manner that enhances the character of the City
and encourages the preservation of views of the site from
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Doheny Village.

Policy 9.1:  Promote the development of land uses that are
compatible with the surrounding residential neighborhoods, with
an ultimate residential density cap of 43 new dwellings plus the
Dolph House.

Policy 9.2:  Provide vehicular access that does not adversely
impact adjoining neighborhoods or create congestion on
surrounding streets.

Policy 9.3:  Assure that the height and scale of development on
the site are not in conflict with the surrounding residential uses
by providing for adequate development standards relating to
height limits, setbacks, and lot coverage.

Policy 9.4:  Provide open space corridors through the site and
along the southern, eastern and northern perimeter of the site that
preserves a significant number of mature trees within common
landscaped areas that conforms to the mitigation monitoring
program prepared for GPA97-03. Create an opportunity for
planting new trees to enhance the development and provide a
visual backdrop similar to the existing views from Doheny
Village.

Policy 9.5: Encourage a pedestrian circulation system that
permits public access through some of the open space corridors.

Policy 9.6: A majority of the healthy mature trees existing at
the time of this amendment, shall be preserved on the site and
incorporated into the development plans within open space areas.
Should it be necessary to remove any trees from the site, the
trees shall be replaced in conformance with the mitigation
monitoring program prepared for GPA97-03.

PROTECTION OF RESIDENT-SERVING LAND USES

Dana Point citizens have a strong sense of community even
though Dana Point is an attraction to many visitors. This sense
of community or sharing of common goals and interests includes
the desire to protect and maintain those land uses which serve the
residents of the area. This involves the encouragement of
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resident-serving commercial activity which meets local demands
for goods and services, as well as locations for offices and
business uses. which employ City residents. See comment 31

GOAL 10: Protect the resident-serving land uses throughout
the City.

Policy 10.1: Develop regulations to protect and encourage local
serving retail and office use adjacent to residentially designated
areas. Promote the overlap between visitor and resident serving
retail uses by encouraging retail goods and services which serve
both market segments in transition areas, such as those
designated “Community Commercial”, located between primary
visitor serving areas and areas designated for residential use as
shown on the Land Use Diagram. (Coastal Act/30222)

Policy 10.2: Encourage a full range of resident-serving land
uses throughout the City to meet the resident demand for goods
and services.

Policy 10.3: Encourage resident-serving uses within walking
distance of areas designated on the Land Use Diagram for
residential use, where possible, to minimize the encroachment of
resident serving uses into visitor-serving areas, to minimize the
use of primary coastal access roads for non-recreational trips, .
and to minimize energy consumption and vehicle miles traveled
by encouraging the use of public transportation. (Coastal
Act/30222, 30252, 30253)

RELATED GOALS AND POLICIES

Goals and policies and the Land Use Policy Diagram identified in this
element serve as the framework for other General Plan elements. A
number of policies included in the Land Use Element constitute
coastal resources planning and management policies that are part of
the City's Local Coastal Program (LCP). Table LU-1 identifies the
required components or issue areas of the LCP included in the Land
Use Element.

TABLE LU-1
LAND USE ELEMENT
LOCAL COASTAL PROGRAM REFERENCE MATRIX
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THE LAND USE PLAN

The Land Use Plan and Policy Map describe the approach to be used in
implementing the Land Use Element goals and policies. The locations of
future land use are presented on the Land Use Policy Diagram which is a part
of this Element and is included in the pocket of the General Plan document
binder. In guiding future land use, the Element focuses on three basic land use
characteristics of the City:

1)Undeveloped parcels of land which will be the subject of most proposals for
new development;

2)Existing consistent land use and development which, over time, will
increasingly require maintenance and preservation; and

3)Revitalization of some land use and development where rehabilitation is

necessary or conversion to other usesis desired to achieve economic or
social goals of the General Plan.

LAND USE POLICY CONSIDERATIONS

A wide range of natural and man-made environmental factors are
considered in the formulation of land use policy. Areas of
special environmental  significance, potential -safety hazards,
limitations of existing infrastructure, and the nature and character
of existing development all have influence on land use policy.

See comment 32
Land Use Constraints and Resources

The Public Safety Element identifies areas of Dana Point subject
to such environmental constraints as flooding, landsliding, and
selsmic conditions. In tum, the Conservation/Open Space
Element ' identifies areas containing important ecological or
natural resources.: The Circulation and Noise Elements describe
roadway/transportation system capacities and areas of the City
impacted by noise levels. These constraints, consisting of both
natural and man-made factors, influence long-range land use

planning and are discussed in detail in the Master Environmental
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Assessment for the General Plan. See comment 33

LAND USE DESIGNATIONS

Land use designations iIndicate the type and nature of
development that is allowed in a given location. While terms
like "residential,” "commercial" and "industrial" are generally
understood, State General Plan law requires a clear and concise
description of the land use categories shown on the Land Use
Policy Diagram.

The Land Use Element provides for land use categories or
designations listed in Table LU-3. Five of these designations are
established for residential development, ranging from low-
density single family to high-density multiple family
development. Three commercial designations, one office, one
industrial and a community facility category are included. One
category of mixed use is established to offer some flexibility in
providing complimentary commercial, office, and residential
uses. Parkland and open space areas are combined under the
recreation/open space designation. Major transportation facilities
are included in a single transportation corridor category.

Land Use Intensity/Density

State General Plan law requires that the Land Use Element
indicate the maximum intensities/densities permitted within the
City. The land use designations contained in this element and
shown on the Land Use Policy Diagram are described in this
way. Table LU-3 lists each of the land use designations for the
City and provides a corresponding indication of maximum
intensity/density -of - development on that parcel. Maximum
allowable development ‘on individual ‘parcels of land is to be
governed by these measures of intensity or density. The table
also includes the standard or expected overall levels of
development within each land use category on a City-wide basis.
These standard levels of development represent an anticipated
intensity/density and are, therefore, less than the maximum
allowed. For various reasons, not every parcel in the City has in
the past nor will it in the future develop to the maximum

allowed. See comment 34

TABLE LU-3
DEVELOPMENT INTENSITY/DENSITY STANDARDS
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Future development is expected to occur at the standard level of
intensity/density stated in Table LU-3. Development at an
intensity or‘density between the standard and maximum levels
can occur only where projects offer exceptional design quality or
important - public - amenities “or‘benefits- above the standards
required by the City’s discussed in detail in the Master
Environmental Assessment for the General Plan. Urban Design
Guidelines and other regulatory documents. For the residential
land use designations, projects are expected to build to a density
at least as high as the lowest density allowed by their respective
designations. See comment 35

A number of terms are used to define the land use designations
or categories described in this element. The term "intensity"
refers to the degree of development based on building
characteristics such as height, bulk, floor area ratio and/or
percent of lot coverage.

Intensity is most often used to describe non-residential
development levels, but, in a broader sense, is used to express
overall levels of all development types. The overall intensity of
development within: the City of Dana Point is lower than the
more urbanized areas of Orange County, such as Anaheim, Santa
Ana, Tryine and Newport Beach.: See comment 36

For most non-residential development categories (commercial,
industrial, office, community facility, and recreation facilities),
the measure of intensity known as "floor area ratio" (FAR)
provides the most convenient method of describing development
levels. Simply stated, the floor area ratio is the relationship of
total gross floor area of all buildings on a lot to the total land area
of that lot expressed as a ratio. For example, a 21,780 square
foot building on a 43,560 square foot lot (one acre) yields an
FAR of .50:1 as illustrated in Figure LU-2. The FAR describes
use intensity on a lot but not the actual building height, bulk or
coverage. As Figure LU-2 shows, the .50:1 FAR can yield a
building of one story in height covering one half of the lot area,
or a taller building which covers less of the lot and provides
more open space.

For purposes of this explanation, both residential density and
non-residential intensity are based on the concept of net acreage.
Net acreage is assumed to be 80 percent of gross acreage on a
City-wide basis and a net acre of land is assumed to equal 35,000
square feet for purposes of calculating density or intensity of
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land use. See comment 37

The term "density", in a land use context, is a measure of the
population or residential development capacity of the land.
Density is described in terms of dwelling units per net acre
(dwnet ac); thus, the density of a residential development of 100
dwelling units occupying 20 net acres of land is 5.0 du/net ac. A
dwelling unit is a building or a portion of a building used for
human habitation and may vary considerably in size (square
footage) from small apartments at 400-500 square feet to large
single family homes exceeding 5,000 square feet. Along with
this difference in size is a corresponding difference in the
number of persons occupying a given unit (i.e., larger units
usually house more persons that smaller units). For purposes of
calculating population, an average number of persons per
dwelling unit for all dwelling unit types and sizes is assumed as
described in the notes beneath Table LU-4. Within land use
designations density is often described as a range (i.e., 3.5-7
du/net ac).

Descriptions of each of the land use designations shown on the
Land Use Policy Diagram are provided to delineate the general
types of uses allowed and their corresponding intensities or
densities. These use descriptions, types and limitations are
further defined as specific uses within the Zoning Ordinance.
The specific uses and development standards contained within
the Zoning Ordinance and shown on the accompanying Zoning
Map are consistent with the land use designations and standards
contained in this Element or shown on the Land Use Policy
Diagram.

Residential Designations

Residential 0-3.5: The Residential 0-3.5 and use category
provides for the development of low density detached and
attached single family dwellings. This designation allows for the
construction of a maximum of 3.5 single family detached units
per net acre of land. Community facilities which are determined
to be compatible with, and oriented toward serving the needs of
low density detached and attached single family neighborhoods
may also be allowed:  Gee comment 37A

Residential 3.5-7: The Residential 3.5-7 land use designation
provides for the development of low to medium density detached
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Typical business uses include small food and drug stores,
clothing stores, professional and business offices, restaurants and
hardware stores, child care, specialty retail, and community
facilities. Neighborhood commercial projects typically occur on
less than 10 acres of land and include 25,000 to 75,000 square
feet or less of building floor area. The standard intensity of
development is a floor area ratio of .35:1 and the maximum
intensity of development is a floor area ratio of .5:1.

Community Commercial: The Community Commercial
designation includes retail, professional office, and service-
oriented business activities which serve a community-wide area
and population. Community Commercial ‘uses include some
neighborhood commercial uses, such as- professional and
business offices, retail and commercial services, appliance ‘stores,
sporting goods, child care, restaurants, and community facilities,
along with larger scale indoor uses such as department stores,
furniture and appliance outlets, theaters and entertainment uses.
Community. Commercjal development usually occurs on 10 to
30 acres of land and includes 100,000 to 300,000 square feet of
building area. The standard intensity of development is a floor
area ratio of .4:1 and the maximum intensity of development is a
floor area ratio of .75:1. See comment 38

Visitor/Recreation Commercial: The Visitor/Recreation
Commercial designation includes primarily visitor-serving uses,
such as restaurants, resort hotels and motels uses, commercial,
recreation specialty and convenience retail goods and services,
auto service businesses, open space/recreational uses, and
community facilities. Other supporting uses include conference
facilities and cultural uses, such as museums and theaters, The
average intensity of development for hotels is a floor area ratio of
.75:1 and the maximum intensity of development for hotels is a
floor area ratio of 1.5:1. The standard intensity of development
for other uses is a floor area ratio of .5:1 and the maximum
intensity of development for other uses is a floor area ratio of
1.0:1.

Mixed Use Designation

Commercial/Residential: The Commercial/Residential
designation includes mixtures of commercial, office and
residential uses in the same building, on the same parcel, or
within the same area. The primary uses within this designation
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well as other affordable housing may be permitted with a
conditional use permit. The standard intensity of development is
a floor area ratio of .5:1 and the maximum intensity of
development is a floor area ratio of .75:1.

Community and Other Designations

Community Facilities: The Community Facilities designation
includes a wide range of public and private uses, distributed
throughout the community such as schools, churches, child care
centers, ftransportation facilities, government offices and
facilities, public utilities, libraries, museums, art galleries,
community theaters, hospitals and cultural and recreational
activities. The standard intensity of development is a floor area
ratio of .4:1 and the maximum intensity of development is a floor

area ratio of 1.0:1. See comment 39

Recreation/Open Space: The Recreation/Open Space
designation includes both public and private recreational uses
necessary to meet the active and passive recreational needs of
area residents and visitors as well as open space uses necessary
to preserve public views, scenic natural land forms such as
bluffs, and environmentally sensitive habitat areas. Recreational
activities include golf cowrse driving ranges, community
recreational facilities, public parklands and indoor and outdoor
sports/athletic facilities. Recreation uses include museums,
galleries, outdoor theater, and other similar uses. Open Space
uses include public view preservation, habitat restoration projects
and other similar uses. The standard intensity of development is
only an assumed average City-wide and does not apply to each
parcel of land,

Transportation Corridor:  The Transportation Corridor
designation applies to the land within the corridors for the
Interstate 5 Freeway, the Atchison, Topeka and Santa Fe railway,
and Circulation Element roadways. Lands within these corridors
are reserved for transportation purposes as the primary use.
Secondary uses, such as open space linkages and landscaped
areas, public and private parking areas, and other transportation-
related activities and facilities are allowed. The standard
intensity of development is a floor area ratio of .1:1 and the
maximum intensity of development floor area ratio is .2:1.

Harbor Marine Land: The Harbor Marine Land designation
LAND USE ELEMENT
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SPECIFIC PLAN AREAS

The estimated numbers of residential dwelling units and
population are expressed as ranges to coincide with the
structure of the residential land use designations which are also
Residential 7-14, and so forth). The population range
expressed in Table LU-4 is based on the recognition that
population per dwelling unit varies depending on unit type and
size, as well as the social or cultural mixture within the City.

Five areas within the City are-identified as Specific Plan areas
for future development, or revitalization;: ‘These areas include
the Headlands, -the: Town Center, Doheny Village, Monarch
Beach and :the ‘Dana Point Harbor. The characteristics of
planned land use for each focal area are described in the
following sections.

Headlands

The Dana Point Headlands represents a significant land
resource that has the capacity to accommodate a mixture of
compatible land uses, including visitor/recreation commercial,
residential, recreation/open space, and community facilities.
The Headlands area is identified as a Specific Plan area on the
Land Use Policy Map. The Specific Plan for the Headlands
will be prepared before development occurs and that plan will
implement General Plan policy by establishing development
standards, precise locations for land uses and facilities,
locations for streets, standards for residential density and non-
residential intensity, and standards for the use and conservation
of natural resources.

Identification of the percentage mixture of planned land use is
designed to provide both the City and property owner with the
flexibility needed to allow consideration of alternative
development designs. Any alternative designs must generally
meet the basic land use percentage descriptions contained in
this element and noted on the Land Use Policy Map. Any
development design for the Headlands must include open space
linkages connecting on- and off-site open space areas, and any
land area designated specifically as Community Facility will
result in a corresponding reduction of land area designated as
either Visitor/Recreation Commercial or Residential 3.5-14, or
both. The Land Use Element can be amended when a Specific
Plan is prepared for the property.
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Monarch Beach

The Monarch Beach Specific Plan area is defined
geographically by the. Salt Creek. Basin,~a major drainage
course lying between Crown Valley Parkway and Niguel Road.
Relatively recent master planning and recent high quality

construction established Monarch Beach as a planned
recreation-oriented resort and residential area. Monarch Beach
includes land planned for a mixture of Visitor/Recreation
Commercial, Community Commercial, Open Space and
Residential development. The locations of these uses within
the focus area are depicted in Figure LU-9. See comment 40
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CITY OF DANA POINT
NOISE ELEMENT

COMMENTS

1. Because of the reverberating amplifying amphitheater characteristics of the Salt Creek
Canyon, sounds from the ten-year construction project will make the neighboring homes
uninhabitable. Placing the staging area at the east end of the project, on top of the fill,
will further exacerbate the problems of noise and pollution. Current use of the site creates
objectionable noise problems at all hours of the day and night and on all days of the week.
For almost two years the residents of Ritz Pointe put up with noise until midnight from a
skateboard park the church constructed on the east side of the property. There were also
very loud teen parties, again on the east side of the property, that were unchaparoned and
resulted in police intervention. The church has not been a responsible neighbor in the
past.

2. Now residents go to sleep to the sound of the waves at Salt Creek Beach. The
developers must guarantee not to interfere with that current level of sound. Even when
the project is built out, the noise from the schools (K through Eighth Grade in the original
proposal and verified by the City Planner), the playgrounds and the rental facilities, which
will all face the residential developments to the east unbuffered, will become a permanent
daily fixture in the residents’ lives.

3. The communities to the east of the project, in a direct line of sight 700 feet across the
amplifying valley, include residents who are retired or work from home, who have
outdoor living areas facing the development, who use the Salt Creek Park, Trail and
Corridor and who engage in recreational activities, including golfing, which generates
significant revenue for Dana Point. Many residents are seniors who paid a premium to
live in an area of peace and quiet and who face selling their homes at a great reduction of
fair value because they must disclose that there is a ten-year construction project across
Salt Creek Corridor.

4. The developer has ignored all the residents and activities to the east, doing nothing to
mitigate the line-of-sight noise. In fact, the so-called below-grade buildings are all above
grade on the east side of the project, sending the noise, unimpeded, directly into the
residences on the other side of Salt Creck Corridor.

5. The developers refused to give any consideration to the noise impacts to the east of the
project.
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6. The proposed noise levels from the project are unacceptable. The developer refuses to
place the playgrounds away from the east side of the bluff,

7. The developer has no intention of considering mitigation of the impact of noise to the
‘east.

8. A ten-year construction zone will destroy the livability of most of Monarch Beach.
9. The design of the development will create excessive and unnecessary noise levels.

10. Because this project is surrounded on all sides by quiet residential areas, it must be
held to the quiet residential standard.

11. The developer asserts that it does not have to demonstrate anything to protect the
neighbors to the east from excessive noise.
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INTRODUCTION TO THE NOISE ELEMENT

The control of noise is an essential part of preserving the quality of a
community. The development of effective strategies to reduce excessive
noise in the community is essential to creating a safe and compatible living
and working environment. Since 1971, the Noise Element has been one of the
seven mandatory elements of a California General Plan. Due to California's
rapid growth, noise elements are required to enable cities to limit exposure to
excessive noise leyels.

PURPOSE OF THE NOISE ELEMENT

The: Noise: Element ‘of a - General Plan-is:'a comprehensive
program for including noise control in the planning process. It
is a tool for achieving and maintaining environmental noise
levels compatible with land use. The Noise Element identifies
noise sensitive land uses and noise sources, and defines areas
of noise impact. The Element establishes goals, policies, and
programs to ensure that Dana Point residents will be protected
from excessive noise. See comment 1

SCOPE AND CONTENT OF THE ELEMENT

The Noise Element follows the recently revised State guidelines
in the State Government Code Section 65301(f) and Section
46050.1 of the Health and Safety Code. The Element quantifies
the community noise environment in terms of noise exposure
contours for both near- and long-term levels of growth and
noise-generating activity. The information will become a
guideline for the development of goals and policies to achieve
noise compatible land uses. This information also identifies
baseline noise levels and sources for the identification of local
noise ordinance enforcement. The Element is divided into three
sections as follows:

1) Introduction - including a description of the Purpose and
Scope of the Element, an Inventory of Current and
Forecast Conditions describing the existing and future
noise levels in the City, and Issues Identification
presenting the noise issues in the City that are to be
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addressed within the Noise Element.

2) Goals and Policies - defining the goals and policies of the
Noise Element and the City's general approach to
achieve stated goals.

3) The Noise Plan - defining strategies that the City will
implement to achieve the goals of the Element.

INVENTORY OF CURRENT AND BUILD-OUT CONDITIONS

The inventory contains a detailed description of the current and
build-out noise environments within the City of Dana Point.
These descriptions of the noise environments are based on an
identification of noise sources and noise sensitive land uses, an
existing community noise measurement survey, noise contour
maps, and build-out projections of noise. See comment 2

Sources of Noise

Major noise sources in Dana Point include freeways, railroads,
major and minor arterial roadways, and significant noise
generating stationary sources. These can be grouped into two
basic categories, transportation sources (primarily traffic) and
non-transportation sources. Each source and its impact on the
noise environment of Dana Point is summarized in the following
paragraphs and discussed in greater detail in the Technical
Appendix.

The most significant and common source of noise in urban
areas is transportation related. It includes automobiles, trucks,
buses, motorcycles, railroads, aircraft and harbor activities.
Motor vehicle noise is of concern because of its high rate of
occurrence and roadway proximity to noise sensitive areas.

The City of Dana Point is bisected by a number of arterial
roadways and is near the San Diego Freeway. The major east-
west roadways in Dana Point are Camino Del Avion, Stonehill
Drive, Selva Road, Pacific Coast Highway, Del Prado, and the
San Diego Freeway. The major north-south roadways in the
City include Crown Valley Parkway, Niguel Road, Street of the
Golden Lantern, Del Obispo, Doheny Park Road, and Camino de
Estrella. Some additional roadways carry significant traffic
levels and have residential land use directly adjacent to the
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roadway.

The Atchison, Topeka and Santa Fe Rail Road has a railway line
running through Dana Point. The line runs parallel to the San
Diego Freeway; as the freeway turns southeast, the railroad
tracks separate from the freeway to run adjacent to Capistrano
Beach. Traffic primarily consists of passenger trains; however,
a few freight trains pass through the City each day.

Other sources of noise within the City are from non-transporta-
tion sources including industrial and commercial activities,
sport activities within public and private parks, construction,
and human activities. The South East Reclamation Regional
Authority (SERRA) Wastewater Treatment Plant is also a
significant source. Noise from trucks at commercial loading
areas have also been identified as a source of noise.

Ocean waves are also audible, particularly at night, through
much of Dana Point. Noise, however, is commonly defined as
"unwanted sound" and the ocean sounds are not considered a
problem.

Harbor noise can be heard in many of the areas of Dana Point
adjacent to the harbor. Noise sources in the harbor area include
boats, jet skis, and motor vehicle traffic. Periodically, dredging
activities can occur, which can be major sources of noise.
Much of the harbor property belongs to the County of Orange.
Any activities that occur within the harbor would be subject to
the County of Orange Noise Ordinance.

Noise Sensitive Receptors

The most predominant and noise: sensitive: land use in Dana
Point is residential.  This land use is considered especially noise
sensitive because (1) considerable time is spent by individuals
at home, (2) significant activities occurioutdoors, and (3) sleep
disturbance is most likely to occur ina residential area.

Additionally, the City of Dana Point has a number of public and
private educational facilities, churches, .a hospital, a library,
senior -housing, and. park and recreation facilities that are
considered noise sensitive. The location of residential areas,
schools and parks are shown on the General Plan land Use
Policy Map. See comment 3
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Wastewater Treatment Plant. Noise measurements made around and
inside the SERRA Wastewater Treatment Plant suggest that noise
levels attributable to the plant are not in excess of City standards.

Noise Control

A local government has little direct control of transportation noise at
the source. State and Federal agencies have the responsibility to
control vehicle noise emission levels. Mitigation through site planning
and'the design. and construction of ‘noise barriers (wall, berm, or
combination wall/berm) are the most common ways of alleviating
traffic noise impacts in existing urban environments. Figure N-4
illustrates some of these ways. The effect of site’ planning and noise
barriers are critically dependent on'the geometry “between the noise
source and the receiver. Noise reduction generally occurs when the
"line of sight" ‘between the source and receiver ‘is penetrated by a
barrier. The greater the penetration, the greater the noise reduction.
) See comment 4

Sound waves will continue to bend around a soundwall; however, the
resultant noise level will usually be at least 5 dB less than noise with a
direct line of sight between the observer and the source. The more the
noise is forced to bend or refract, the greater the noise reduction uptoa
maximum of around 20 dB. Setbacks can also be used to provide
partial mitigation or mitigation where a minimal noise reduction is
needed. Moving a residential unit from 50 feet from the centerline to
100 feet from the centerline only reduces the noise levels by 3 to 4.5
dB. That is, doubling the distance from the centerline of the roadway
reduces noise levels by 3 to 4.5 dB. The distance must be quadrupled
to achieve a noise reduction of 6 to 9 dB. This compares to noise
barriers which provide a 5 dB reduction just by breaking line of sight
and can provide up to 29 dB of noise reduction. In general, the higher
the noise barrier the greater the noise reduction. The height necessary,
the barrier materials, and location of batrier are engineered on a project-
by-project basis.

The standards and criteria shown in Tables N-1 and N-2 specify
acceptable limits of noise for various land uses throughout the City.
These standards and criteria will be incorporated into the land use
planning process to reduce future noise and land use incompatibilities.
Table N-1 presents criteria used to assess the compatibility of
proposed land uses with the noise environment. These criteria are the
basis for the development of the specific
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Goal 3: Develop measures to control non-transportation noise
impacts.

Policy 3.1: Adopt a City Noise Ordinance to control excessive
noise from lawn blowers, trimmers, machinery or other distur-
bances. This Ordinance should be consistent with the Orange
County Noise Ordinance to promote mutually enforceable
standards which result in a quality noise environment.

Policy 3.2: Evaluate and develop meastires to reduce noise
generated by construction activities.

Policy 3.3: Establish and maintain coordination among the
appropriate agencies involved in noise abatement.

RELATED GOALS AND POLICIES

Certain policies included in the Noise Element serve as coastal
resources planning and management policies that are part of the
City's Local Coastal Program (LCP). Table N-3 identifies the
required components or issue areas of the LCP included in the
Noise Element.

The goals and policies described in the Noise Element are
related to and support subjects included within other General
Plan Elements. Many goals and policies from the other
Elements directly or indirectly support the goals and policies of
the Noise Element. These supporting goals and policies are
identified in Table N-4.

NOISE ELEMENT
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THE NOISEPLAN—

The Noise Plan describes the approach to be used in implementing the Noise
Element goals and policies. In order to achieve the goals and objectives of
the Noise Element, an effective implementation program developed within the
constraints of the City's financial and staffing capabilities is necessary. The
underlying purpose is to reduce the number of people exposed to excessive
noise and to minimize the future effect of noise in the City. The following are
the actions that the City should consider implementing to control the impacts
of noise in Dana Point.

TRANSPORTATION NOISE CONTROL

The most efficient and effective means of controlling noise from
transportation systems is to reduce noise at the source.
However, since the City has little direct control over source
noise levels because of State and Federal preemption (i.e., State
Motor Vehicle Noise Standards and Federal Air Regulations),
policies should be focused on reducing the impact of the noise
on the community. Cooperative efforts with State and Federal
offices are essential.

Within the City of Dana Point are a number of transportation
related noise sources including train tracks, a freeway, major
arterials, collector roadways and a waste water plant. These
sources are the major contributors of noise in Dana Point. Cost
effective strategies to reduce their influence on the community
noise environment are an essential part of the Noise Element.

Strategy 1

Ensure the employment of noise mitigation measures in the
design of roadway improvement projects are consistent with
funding capability. Support efforts by the California Depart-
ment of Transportation and others to provide for acoustical
protection of existing noise sensitive land uses affected by
these projects. Consideration of soundwalls will be requested
as part of any Caltrans roadway project. Of particular concern
will be the Stonehill Drive/freeway connection and
improvements to the Pacific Coast Highway freeway connec-
tion. Additionally, Caltrans will be requested to review the
sound wall design along the freeway near the east end of the

City.
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Strategy 2

Encourage the use of walls and berms'in thie design of residen-
tial .and other -noise sensitive land uses that are adjacent to
major roads, commercial, or industrial areas.

Strategy 3

Provide for continued evaluation of truck movements and
routes in: the “City to ‘provide  effective “separation from
residential or other noise sensitive land uses.

Strategy 4

Enforce the State Motor Vehicle noise standards for cars,

trucks, and motorcycles through coordination with the
California Highway Patrol and the Dana Point Police services.

NOISE AND LAND USE PLANNING INTEGRATION

Information relative to the existing and build-out noise environ-
ments within Dana Point should be integrated into future land
use planning decisions. The Element presents the existing and
build-out noise environments so that the City will include noise
impact considerations in development programs. Noise and
land use compatibility guidelines are presented, as well as noise
standards for new developments

See comment 5

Strategy 5

Enforce standards' that :specify ‘acceptable  limit of noise for
various land uses throughout the City. Table N-1 shows
criteria used to assess the compatibility of proposed land uses
with the noise environment. These criteria ar the bases of
specific Noise Standards. These standards, presented in Table
N-2, define City policy related to land uses and acceptable

noise levels. See comment 6
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Strategy 6

See comment 7

Strategy 7

Enforce  the ‘provisions of the. State of ‘California Uniform
Building Code which specifies that the indoor noise levels for
multi-family residential living spaces not exceed 45 dB CNEL
due to the combined effect of all noise sources. The State
requires implementation of this standard when the outdoor
noise levels exceed 60 dB CNEL. The Noise Referral Zones (60
dB CNEL) can be used to determine when this standard needs
to be addressed. The Uniform Building Code (specifically, the
California Administrative Code, Title 24, Part 6, Division T25,
Chapter 1, Subchapter 1, Article 4, Sections T25-28) requires
that "Interior community noise levels (CNEL/ALDN) with
windows closed, attributable to exterior sources shall not
exceed an annual CNEL or LDN of 45 dB in any habitable
room". The code requires that this standard be applied to all
new hotels, motels, apartment houses and dwellings other than
detached single-family dwellings. The City will also, as a matter
of policy, apply this standard to single family dwellings.

NON-TRANSPORTATION NOISE CONTROL

People, as well as areas identified as noise sensitive, must be
protected from excessive noise from non-transportation sources
including commercial and industrial centers. These impacts are
most effectively controlled through the application of a City
Noise Ordinance. See comment 8

Strategy 8

Adopt and enforce the current County Noise Ordinance as the
City's and continue to apply the Noise Ordinance to ensure that
City residents are not exposed to excessive noise levels from
stationary noise sources. The Ordinance protects people from
non-transportation related noise sources such as music,
machinery and pumps, air conditioners, the SERRA Wastewater
Treatment Plant and truck traffic on private property. The
Noise Ordinance does not apply to motor vehicle noise on
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public streets, but it does apply to vehicles on private property.
The Noise Ordinance is designed to protect quiet residential
areas from stationary noise sources. The noise levels encour-
aged by the Ordinance are typical of a quiet residential area.

See comments 9 and 10

Strategy 9

Strategy 10

Require construction activity to comply with limit established in
the City Noise Ordinance.

Strategy 11

Designate the Community Development Department to act as
the noise control coordinator. This will ensure the continued
operation of noise enforcement efforts of the City.

Strategy 12

Review current policy and contracts with the County of Orange
Health Department to enforce the Dana Point Noise Ordinance.
In cases where the Health Department may have a conflict,
contract with an outside firm or agency to conduct compliance
monitoring.

Strategy 13

Limit ‘delivery hours for stores with loading areas or docks
fronting siding, bordering or gaining access on driveways
adjacent to 'noise sensitive areas. Exemption from this
restriction shall be based solely on attaining full compliance
with the nighttime noise limits of the Noise Ordinance.
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CITY OF DANA POINT
PUBLIC FACILITIES/GROWTH MANAGEMENT
ELEMENT

COMMENTS

1. The developer should be held to the same standards as all other projects in Monarch
Beach.

2. In fact, the existing facilities of the developer are not in compliance with the storm
drainage conditions required for Salt Creek or for Monarch Beach. The storm drains are
actually totally non-functional.

3. All parts of the planning process are interrelated and interdependent. Contrary to this
mandate, the developer has chosen to act only in its own interest to the detriment of
neighbors and neighboring communities.

4. The proposed project will take place on a parcel that is neither a large area of vacant
land nor underutilized. It is an oversized tax exempt project designed to serve primarily
non-residents of Dana Point in direct competition with tax-paying commercial facilities.

5. During the ten-year construction phases the developer gives no consideration to
circulation. It wants to continue its seven-day-a-week business with no provision for
parking and no provision for marshaling and parking the worker vehicles and the earth-
and material-moving equipment. To access the site from I-5, they will have to travel
down Crown Valley, make a left on Camino del Avion and right to Niguel Road, right on
Pacific Coast Highway and right onto Crown Valley Parkway, spewing diesel fumes
throughout the area. In the alternative, they will stop in the south-bound lanes of Crown
Valley, making left turns onto the project site, disrupting heavily traveled Crown Valley
Parkway in both directions.

6. Because it’s in its financial interest to do so, the developer wants to avoid sound
development phasing. It plans to destroy the natural bluff, then build its non-taxable,
revenue facilities. Ten years later it says it will build the necessary parking and other
infrastructure, the point at which it will have no more money and no ability to complete
the infrastructure. As an example, see the abandoned high tax-revenue, commercial
properties at the Headlands, promoted by that developer.

7. To accomplish this, 100% all-phase completion bonds must be required.
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8. The developer proposes a very large project on a very small site. Because of the
existence of the steeper than 2:1 sloped bluff adjacent to the Salt Creek Scenic Corridor,
Trail, Creek, Park and golf course, and the prior dedication of part of their land for Crown
Valley Parkway, they actually have less than four acres for their oversized project.

9. The owner has a long history of non-compliance with prior grandfathered, weak
environmental constraints, particularly with respect to slope stabilization and storm water
drainage. The EIR consultant, LSA, should review all of the prior geologic and
geotechnical analyses and reports contained in existing Dana Point records, as well as all
of the supporting studies. After reviewing them, LSA should conduct new
comprehensive and thorough studies of their own. The site, adjacent to recent landslides
that totally destroyed two multistory buildings, is a geologic nightmare for school children
attending school and playing on the bluff top. No examination has been made of the
impact of the project and resulting new facilities on the Salt Creek drainage basin, on the
new waste water treatment plant or on Salt Creek Beach.

10. The full impact of the project on currently non-functioning storm drains must be
considered.

11. We know that the existing surface water runoff plan and storm water drainage plan
are inadequate for the existing facility. The developer’s plans appear to continue the
same system without modification, maintenance or upgrading. At the same time the
developer will increase the impervious surface by thousands of square feet.

12. The rains of January and February 2010 clearly demonstrate that the developer fails
to manage storm water run off and surface drainage, resulting in unacceptable erosion on
the unstable bluff and washouts and trail closures in the Salt Creek Basin. The impact on
the Salt Creek Treatment Plant and Salt Creek Beach has not been evaluated. Although
the developer maintains there is no subterranean run off of water from the bluff top,
recent rains have clearly shown the existence of numerous large subterranean channels
dispersed throughout the bluff slope.
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INTRODUCTION TO THE PUBLIC FACILITIES/
GROWTH MANAGEMENT ELEMENT

The City of Dana Point is part of a large and fast-growing region. Population
growth and the provision of public facilities must be viewed in this regional
context. However, assuring adequate levels of public service and maintaining
a desirable quality of life through regulation of growth are options available to
the City within certain jurisdictional, fiscal, and legal limits. The Public

------

Facilities/Growth Management Element establishes a plan for ensuring that
future growth :is: coordinated with the provision 'of* public services and
facilities so that desirable level of service standards and community qualities
important ‘to the citizens ‘are maintained. This element addresses growth
management issues on a local and regional level. The goals, policies, and
plan contained in this element stem from considerable background research,
which is summarized in the Public Facilities/Growth Management Technical
Report.  See comment 1

PURPOSE OF THE PUBLIC FACILITIES/GROWTH MANAGEMENT
ELEMENT

The Public Facilities/Growth Management Element has two
interrelated purposes: to plan for adequate public services and
facilities, and to coordinate new development with the
provision of public facilities. While many public facilities issues
will be addressed independently from growth management
issues, a significant portion of the Element deals with the
overlap between the two subjects.

The Public Facilities/Growth Management Element is an
optional Element of the General Plan. However, once adopted
this Element carries the same force and effect as a required
Element and must be internally ‘consistent with other Elements
of the General Plan.

PUBLIC FACILITIES/

GROWTH MANAGEMENT ELEMENT
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STORM DRAINAGE

The City's storm drain system consists of regional and local facilities.

The reglonal facilities, including the San Juan and Salt Creek storm
channels, are owned “and maintained by the Orange County Flood
Control District. The local storm drains, once owned and maintained
by the County, became the responsibility of the City upon its
incorporation. Currently, the City contracts with the Orange County
Environmental Management Agency to maintain the local storm drains.

While the Salt Creek channel through Dana Point has undergone all
necessary improvements to convey a 100-year flood, the San Juan
Creek Channel has not. The Orange County Flood Control District is
in the process of planning and executing additional improvements to
the San Juan Channel so that it will be able to convey a 100-year flood,
See comment 2

Local storm drains throughout the City were constructed on a
piecemeal basis as new development was approved. Information
about the type and age of these facilities has not be assembled, and the
condition of these facilities is generally not known. One of the City's
main public facilities tasks is to assess the condition of these facilities
and develop a capital improvements program for the system.

A 1989 Orange County report evaluated flooding problems in the
Capistrano Beach area. The report recommends specific improve-
ments, such as new curbs and improved storm drains, to address the
flooding problem; however, these improvements have not yet been
made. According to Orange County Flood Control District staff, the
flooding problems in this area require additional study.

The following policies are incorporated into this Element to ensure that
loca] facilities are maintained and replaced as needed.

GOAL 2: Maintain and i 1mprove port:ons of the storm drainage
system for which the Cxty is responsnble and encourage adequate
maintenance of other portions of that system.

Policy 2.1: Identify local storm drainage deficiencies and develop a
capital 1mprovements program for the correction and
replacement of -aging or .inadequate drainage system components.
(Coastal Act/30233, 30235, 30236, 30253)

PUBLIC FACILITIES/
GROWTH MANAGEMENT ELEMENT
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service unit and provide adequate space.

Policy 4.3: Increase community participation in the neighborhood
watch groups and other public safety service programs.

Policy 4.4: Assure adequate sites for primary care (internists, family
practitioners, and obstetricians-gynecologists) facilities in the
community.

Policy 4.5: Coordinate with the Orange County Sheriff's and Fire
Departments for the continued provision of adequate law enforcement
and fire protection.

Policy 4.6: Coordinate ' sheriff facility ‘and traffic facility planning
where necessary to maintain adequate levels of law enforcement
service.

COMMUNITY, CIVIC, EDUCATIONAL AND CULTURAL FACILITIES

The City's community, educational and cultural facilities are
important vehicles for political, social, and cultural enrichment
in the community.

The Capistrano Unified School District (CUSD) administers
public schools for Dana Point. Although two of the District's
elementary schools are located within the City, most of the
schools attended by Dana Point students are located outside
the City. The District has experienced rapid growth in recent
years, with the result that enrollment at most of the schools
attended by Dana Point students exceed their original design
capacity. While temporary classrooms are used to house the
extra students, new permanent facilities are needed. Because
State funding sources are scarce and give priority to schools
with year-round calendars, the District is considering convert-
ing to year-round operations in order to obtain State funds for
new facilities.

The County of Orange library system provides library services
to Dana Point through the Dana-Niguel Branch Library and two
other libraries in the Cities of San Clemente and San Juan
Capistrano. Based upon the ratio of library size to population,
service levels at these libraries meet County of Orange stan-
dards. Based upon level of service criteria and planned
facilities, these levels of service will continue to be maintained
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and space for community events.

Policy 5.5: Consider the need for a local historical museum
(Coastal Act/30213).

Policy 5.6: Assess the cultural facilities needs for the City,
including the need to expand existing facilities.

Policy 5.7: Encourage well-planned neighborhood and commu-
nity park facilities that are within convenient distance to all
residential areas.

Policy 5.8: Coordinate the approval of new development with
the capacity of the Capistrano Unified School District.

Policy 5.9: Ensure to the extent feasible that adequate sites are
available for public facilities, churches, schools, museum(s),
government offices, a civic/cultural center or other facilities that
may serve the public interest.

Policy 5.10: Develop a program for public art.

Policy 5.11: Consider creating various funding mechanisms,
such as developer impact fees, to contribute toward the cost of
new civic facilities.

Policy 5.12: Coordinate the provision of community facilities
with the development of new parks and recreational facilities.

PUBLIC UTILITIES

The San Diego Gas and Electric Company and Southern
California Gas Company provide electrical and natural gas
service to the City of Dana Point. No deficiency exists in the
existing electric and natural gas systems in the City, and both
companies state that they will be able to expand to accommo-
date any future growth in the City.

The City relies principally upon conventional energy resources
to meet its needs. However, active solar heating is relatively
cost effective and is currently underutilized in the City.

PUBLIC FACILITIES/
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project contributes measurable traffic must be constructed and
completed to attain Level of Service (LOS) "C" at the intersections on
primary arterials, secondary arterials and local streets, and LOS "D" at
intersections on major arterials and State highways under the. sole
control of the City/County.

Policy 7.3: Develop a program to monitor new development to ensure
compliance with adopted level of service standards.

Policy 7.4: Require that -all development: pro;ects _participate in
comprehensive public facxhty ﬁnancmg plans on a pro-rata basis as a
condition of development approval, except where an increased level of
participation exceeding these requirements is established through
negotiated legal mechanisms.

Policy 7.5: Requlre all new development to pay its share of the costs
of mitigating its traffic impacts, including regional 1mpacts Work with
other jurisdictions to determine minimally acceptable impact fee levels.

Policy 7.6: Require that all development be phased in accordance with
a Comprehensive Phasing Program (CPP). The CPP shall include
development phasing plans which establish phasing allocation
commensurate with roadway and public facility capacities and an
overall buildout development plan which can be supported by the
implementation of the planned infrastructure.

Policy 7.7: Develop a Capital Improvement Program to meet and
maintain adopted level of service standards for traffic and public
services.

Policy 7.8: Promote ' traffic reduction - strategies through TDM
measures.

PUBLIC FACILITIES/
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Policy 7.9: Requn'e development of large: properties to include
a master plan and an environmental ‘analysis of the proposed
development. (Coastal Act/30250)

Policy 7.10: Ensure ‘that ‘growth management policies are
consistent with the policies of the General Plan.

Policy 7.11: Require. development of large properties to prepare
a comprehenswe development plan and environmental analysis
to evaluate the impacts -of: the ‘proposed -project. (Coastal
Act/30250)

INTER~JURISDICTIONAL COORDINATION AND COOPERATION ON
GROWTH MANAGEMENT ISSUES

Due to the number of agencies involved in growth managem-
ent-- including the State of California, SCAG, the South Coast
Alr Quality Management District, the County of Qrange, and
local jurisdictions the City must coordinate its growth manage-
ment efforts closely with these other agencies.

There are several key areas discussed below in which
inter-jurisdictional coordination and cooperation are important.
Facility Implementation Plans: The Orange County Facility
Implementation Plans (FIPs) are essentially conceptual planning
and financing plans for sheriff, fire, storm drain, library, and
transportation services in the County. These plans address the
planning and financing of many of the City's contract services.
The City will evaluate the service standards contained in the
FIPs in order to make sure they meet the City's needs. Further-
more, in the FIPs, the County of Orange suggests that local
Jurisdictions may need to assist with financing facilities for
which funding is uncertain (such as sheriff and library
services). Therefore, the City will consider working with the
County to evaluate its potential participation in funding
mechanisms (ie., the Fee Program for sheriff and library
services).

PUBLIC FACILITIES/
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PUBLIC FACILITIES/GROWTH MANAGEMENT PLAN

The Public Facilities/Growth Management Plan has two parts: the Growth
Management Plan, and the Public Facilities Plan. The Growth Management
Plan describes the City's integrated approach to growth management and
depicts land areas in the City most likely to be subject to the Plan. The Public
Facilities Plan describes the location and existing level of service standards
for the City's public services.

While these plans are described separately, they are strongly interrelated.
For example, the Growth Management Plan calls for coordinating with the
County of Orange in future public services planning and adopting level of
service standards for public services. See comment 3

THE GROWTH MANAGEMENT PLAN

In terms of new development, there are certain areas of the City
that will be the most strongly affected by the City's Growth
Management Plan. These' include primarily large areas of
vacant and underutilized land. Figure PF-1 shows the location
of these lands. See comment 4

The City's Growth Management Plan includes all of the
components required by Measure M, the Traffic Improvement
and Growth Management Ordinance, as well as additional
components tailored to the City's unique needs and goals. In
terms of the Measure M requirements, this Element establishes
a basic policy framework for managing growth, as well as
specific level of service standards for public facilities.
Additional implementation programs independent of this
Element will be required in order to implement the Growth
Management Plan.

The City's Growth Management Plan includes the following
main components. The first six of these components are
intended to comply with Measure M requirements:

Traffic Level of Service Goals: Policy ‘7.2 of this Element
requires that development make necessary improvements to the
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circulation system to maintain acceptable LOS levels at
intersections under City control. Roadway expansions will be
planned as part of the Capital Improvement Program and
phased according to the Comprehensive Phasing Program. The
LOS goals will be enforced through conditions of approval and
monitored annually through the Performance Monitoring
Program. See comment 5

Public Facility Standards: Pursuant to Policy 7.1, the City will
adopt performance criteria for law enforcement, fire, library,
storm drain, and parks/open space facilities (see Table PF-1).
Future facilities will be determined as part of the Capital
Improvements Program. Impact fees will be levied on a pro rata
basis, and the balancing of new facilities with development will
be monitored under the Performance Monitoring Program.

Development Phasing: The purpose of development phasing is
to ensure that adequate infrastructure (roadways, utilities) are
added as development proceeds so that the provision of these
facilities is in balance with demand.: In Dana Point, the primary
emphasis of the development phasing will be upon roadways,
although the larger undeveloped tracts in the City will also
require new water, sewer, and storm drain service. While the
Comprehensive Phasing Program will provide plans for new
facilities, the Performance Monitoring Program will provide
annual evaluation of compliance with phasing plans in order for
development to continue. See comment 6

Performance Monitoring: The Performance Monitoring
Program will establish a system for annual evaluation of
compliance with development phasing allocations. Under this
program, roadway -and other. public-facility: improvements or
fundings must: ‘actually. be ‘provided in order for new
development to continue.’ See comment 7

Capital Improvement Plans: The purpose of the Capital
Improvement Plans is to estimate future development over a
seven year period and determine the necessary infrastructure
and associated costs required for this new development. The
Capital Improvement Plans will be closely linked with the
Comprehensive Phasing Plans.

Interjurisdictional Cooperation: The City will become
involved in interjurisdictional coordination for wvarious
purposes, including: .
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Working with interjurisdictional forums (such as the City-
County Coordinating Committee) to make sure that the City's
fees are consistent with minimally acceptable impact fees for
application within the larger Growth Management Area;

Participating in interjurisdictional forums at the Growth
Management Area (GMA) level to discuss developments
with multi-jurisdictional impacts and appropriate mitigation
measures;

Working with these forums to develop strategies for
bringing about greater jobs/housing balance at the subregi-
onal level; and

Cooperating with the County of Orange in implementing the
Facility Implementation Plans and possibly collaborating in
the Development Monitoring Program.,

Comprehensive Development Plans for Large Projects: The
City will require that any new large developments (such as any
development proposed for the Dana Point Headlands) prepare a
comprehensive . development plan: and ‘environmental impact
analysis.” A Specific Plan is an example of a Comprehensive
Development Plan for large projects. This will allow the city to
anticipate the impacts of large projects prior to development of
any portion of the projects, and permit more time to plan for
public services and facilities needed to support the projects.
See comment 8

Coordination of Adjacent Jurisdictions: Apart from coordina-
tion with subregional interjurisdictional forums (such as the
City-County Coordinating Committee), the City will separately
work with its immediate neighbors to develop mutual
agreements for review and possible conditioning of
development projects.

THE PUBLIC FACILITIES PLAN

The Public Facilities Plan consists of two parts: Infrastructure
and Public Services. Infrastructure includes water, wastewater,
storm drain; solid waste, gas, electrical, and telecommunications
systems. Public services include law enforcement, fire protec-
tion, emergency medical, educational services and civic and
cultural institutions. See comment 9
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Figure PF-2 depicts the areas of the City designated for commu-
nity facilities on the City's Land Use Plan. Community facilities
include schools, churches, child care, library facilities, govern-
ment offices, utilities, cultural and recreational facilities. The
Land Use Plan also allows community facilities in three com-
mercial land use categories including the community
commercial, neighborhood commercial, and visitor recreation
commercial categories (See Land Use Element).

Infrastructure

Except for storm drains, virtually all of the City's infrastructure is
operated and maintained by the County or an independent
agency or special district. The policies of this Element empha-
size coordination of services with these agencies and conserva-
tion of such resources as water and energy. See comment 10

Figures PF-3 through PF-6 depict existing and planned infra-
structure, Because the City is largely built-out, these facilities
are already in place. The location of some of the infrastructure
needed to serve future development on vacant land (such as
the Headlands) has not yet been determined.

Most of the information contained in this section is based upon
plans provided by the County, independent agencies, and
districts.

Water Distribution: The City's water distribution system is
described in the Master Environmental Assessment (MEA) and
Technical Report. Four independent water districts, each with
its own board of directors, serve the City. Figure PF-3 shows
the location of the water districts and facilities in the City.
While the existing water distribution systems throughout the
City are in good condition, as these systems age coordination
among these districts will be necessary in order to have
consistent levels of service in the future. Water conservation is
important in the City. The Public Facilities/Growth
Management Element policies emphasize support for coordina-
tion between the water districts as well as for water conserva-
tion. As part of its Growth Management Plan, the City will also
investigate the feasibility of involving water districts in a
mitigation fee program.
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Storm Drains: The City's local and regional storm drain
systems are depicted in Figure PF-6. The Orange County Flood
Control District (OCFCD) manages the regional facilities.
Conceptual master plans for regional drainage are provided in
the Facilities Implementation Plans (FIPs) of the Growth
Management Plan. The FIPs indicate that existing
improvements in the San Juan Creek Channel are insufficient to
convey a 100-year flood and that additional improvements are
needed to sustain a 100-year flood. The OCFCD is in the
process of planning and executing these improvements.

Little is known about the condition of the local storm drain
facilities, which became the City's responsibility upon
incorporation. While the County has a master plan for
financing local facilities, a comprehensive plan for local storm
drain facilities does not exist; nor has the County maintained
records on the condition of local storm drains. In essence, local
storm drains have been planned and built on an ad hoc basis.

Subdivision plans containing information about the age and
type of these storm drains must be obtained from the County,
and the condition of the lines must be assessed. See comment

The City shall adopt the County standard of providing 100-year
flood protection for residents and non-floodproof structures
and initiate a capital improvements plan for storm drain facilities
which will include level of service standards. See comment 12

Public Services

Several of the City's public services, such as law enforcement,
fire/paramedic, and libraries, are provided under contract with
the County of Orange. Public education is provided by the
Capistrano Unified School District. Therefore, much of the
City's future planning of these services involves coordination
with other agencies.

The future phasing of law enforcement, fire, and library facilities
for the County is provided for by the Facilities Implementation
Plans (FIPs) of the Orange County Growth Management Plan.

There are separate FIPs for each of the Growth Management
Areas (GMAs) in the County. Dana Point falls within two of

these GMAs, as shown in Figure
PF-7.

PUBLIC FACILITIES/
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CITY OF DANA POINT
PUBLIC SAFETY ELEMENT

COMMENTS

1. With respect to the site and project, the developers and their consultants have failed to
evaluate public safety impacts of geologic and seismic activity. There must be a thorough
review of all prior findings, including all of the long-ignored recommendations of the city
engineers. The site and plans must be evaluated in consideration of the recent and
historical landslides on neighboring sites. The storm water and irrigation run-off create
innumerable real and potential public health and safety impacts. The developers
improperly and illegally propose cutting off the top of the bluff and then illegally
backfilling into the scenic corridor, backfilling above the Monarch Beach backbone-the
Salt Creek Trail, Scenic Corridor, Creek and golf course. Each of the highlighted items
must be carefully evaluated.

2. The ten-year duration of the project will interfere with coastal evacuation routes along
Crown Valley, Pacific Coast Highway, Niguel Road and Camino del Avion, especially if
trucks must turn left on Crown Valley Parkway or if the trucks are staged along Crown
Valley Parkway.

3. Prior geologic examinations of the slope, showing geologic instability and the actual
landslide with loss of two apartment buildings immediately to the north on the same slope
and bluff, have been ignored by the developer for more than 30 years.

4. Rather than maintaining existing setbacks, the developer intends to excavate and
backfill over the slope and bluff immediately above the Salt Creek Trail.

5. Instead the developer intends to build beyond the existing bluff top.
6. Policy 1.6 says the project cannot be made to work.

7. On the contrary, if not scaled back, the project can only be described as irresponsible
and insensitive.

8. A scaled-back project west of the existing building/foundation line could be made to
work.

9. Please follow this mandate.
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10. Cheryle Hodge, in the original discredited MND, did properly identify the site as a
sensitive bluff top. For the project to proceed, they must protect the bluff top and slope
by keeping all new buildings west of the existing building foundation lines.

Note: The MND was discredited because it was presented as an analysis conducted by an
independent third party, i.e., Cheryle Hodge, who is in fact a member of the church and
served as deputy chairman of the building committee for this project when this study was
done.

11. What is the impact of the project run-off on Salt Creek Beach? The excess of
unfiltered run-off will force the Salt Creek Water Treatment Facility off-line, causing
beach closure, which ultimately affects tourism.

12. Limit development on lands with seismic, slide, and topographic constraints.

13. Run-off from the project site causes extensive erosion in the Salt Creek Basin,
overloading and contaminating the storm water collection system, contributing both to
pollution closing Salt Creek Beach and adding to flood control problems in the Salt Creek
Basin. The recent erosion also suggests that the site is above a significant unstudied
groundwater system. Before any construction commences, groundwater on the entire
bluff must be studied.
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INTRODUCTION TO THE PUBLIC SAFETY ELEMENT

See comment 1

Public safety is of concern to all citizens. For example, in California, natural events
such as earthquakes and flooding occur with some frequency. The citizens of a
community must anticipate these public safety concerns. Public agencies such as the
City of Dana Point have better capacity to anticipate such events and to prepare to
deal with these concerns. Perhaps more importantly the City has a responsibility to
regulate development to minimize the potential impacts of uncontrollable events on
the safety of its citizens and facilities. The Public Safety Element establishes a plan
and program to assure that there is an adequate, coordinated and expedient public
response to public safety concemns.

PURPOSE OT THE PUBLIC SAFETY ELEMENT

The purpose of the Public Safety. Element is to identify and address
those features or characteristics which exist in or near the City which
represent a potential danger to the safety of the citizens, sites and
structures, public facilities and infrastructure. The Element establishes
policies to minimize the danger to residents, workers and visitors; and
identifies actions needed to deal with crisis situations (e.g., earthquake,
fire, flood). The manner in which emergency response agencies
cooperate with one another and with other jurisdictions is a key
component of the element.

Issues Overview

The Public Safety Element is a State-mandated component of a
General Plan. Government Code section 65302(g) sets forth a list of
hazards that the Element must cover, if they pertain to the City.
These hazards are:

° seismically induced conditions, including surface rupture, ground

shaking, ground failure, tsunami, and seiche;
slope instability. leading to mudslides and landslides;
subsidence and other geologic hazards;

flooding;

PUBLIC SAFETY ELEMENT
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canyon urban fires; and

evacuation routes.  See comment 2

State law permits cities to add safety issues to this list and to delete
issues which are not pertinent and to add safety issues to this listing.
Potential safety issues were researched and documented for
preparation of the Master Environmental Assessment (MEA) and the
Public Safety Technical Report that were completed as background
document for the General Plan. The following safety issues were
added:

hazardous materials; and

nuclear hazards from San Onofre Nuclear Generating Station.

RELATED PLANS AND PROGRAMS

The Safety Element issues relate closely to certain issues discussed in
the Land Use and Conservation/Open Space Elements of the General
Plan; for example, restriction of construction on or near unstable bluffs.
Dana Point is preparing an Emergency Plan that addresses hazard
areas including nuclear, seismic, flooding and hazardous materials.
This Emergency Plan will be reviewed by State and Federal agencies.
A number of these agencies have their own roles in the event of an
emergency at San Onofre Nuclear Generating Station, including the
U.S. Nuclear Regulatory Commission (NRC), the Federal Emergency
Management Agency (FEMA), the State Office of Emergency Services
(OES), and the California Highway Patrol (CHP). In addition, Dana
Point is a member of the Interjurisdictional Planning Committee (IPC),
a group of local agencies which meet regularly to coordinate their
emergency procedures,

SCOPE AND CONTENT OF THE ELEMENT

This Element is composed of two major sections: Public Safety Goals
and Policies; and The Public Safety Plan. The Public Safety Goals and
Policies section establishes public safety objectives and a
decision-making framework for City leaders in evaluating issues for
their safety impact. The Public Safety Plan provides more detailed
recommendations for hazard mitigation and ensures adequate
emergency response to identified hazards.

PUBLIC SAFETY ELEMENT
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The Coastal Erosion Technical Report indicates that generalized
building and grading codes and code enforcement do not necessarily
keep pace with standards of prudent judgment applied by geotechnical
professionals. According to this report geotechnical professionals
believe that local grading codes tend to lag behind the current state of
professional knowledge by five to ten years. Conformance to County
grading codes or the most current Uniform Building Code is not
necessarily adequate for mitigation of all coastal safety hazards.

The Coastal Erosion Technical Report provides detailed recom-
mendations of potential mitigation measures for various segments of
each subunit. This report also stresses the great variability in local
geologic conditions, even on adjacent lots, and the resulting need to
study each development proposal individually. Generalized mitigation
measures for each subunit are discussed in the last section of this
Public Safety Element, entitled The Public Safety Plan,

Coastal Erosion: There are two types of coastal erosion in Dana
Point: the retreat of coastal bluffs and the loss of beach sands. Most
beach sand comes either from sediment transport during river and
stream runoff, or from erosion of coastal cliffs and bluffs. Because
both of these processes have been impeded by urbanization, both in
Dana Point and elsewhere, beach replenishment has been affected.
Some portions of the Dana Point coastline have been more impacted
than others, since impact is highly dependent on local factors,
including beach configuration and location relative to manmade im-
provements, such as jetties and harbors.

Blufftop Erosion: Extending for approximately 6.7 miles, the Dana
Point shoreline includes areas of sandy and rocky shore, coastal bluffs,
and the rocky Dana Point Headlands. These areas have been subjected
to continual erosion from oceanic, climatological, and developmental
forces. Urbanization has accelerated the erosion process in many
locations and created areas of instability.

The causes and effects of blufftop erosion along the Dana Point
coastline were studied as a part of the Coastal Erosion Technical
Report. The report findings, are described in detail in the Master
Environmental Assessment and the Public Safety Element Technical
Report. These background reports have shaped the Public Safety
Element's erosion control goals and policies and are summarized below.
The Public Safety Plan identifies preliminary specific erosion
protection measures for each coastal subunit.

Development and construction tends to. increase runoff and erosion.
Damming of rivers has reduced the contribution of sediment to the
ocean, resulting in narrowing beaches and increasing wave erosion of
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sea cliffs.  Blufftop activities, including construction of storm drains,
fences, :access- stairways, removal of ground  cover, oversteepening,
overloadmg, and both accidental and intentional releases of water along
the bluff face and into the bluff itself; have all increased erosion or
failure..

Construction of residences along the blufftops in Capistrano Bluffs,
Dana Cove, southern Niguel Shores and Monarch Bay has accelerated
the erosion and retreat’ of bluffiop properties and weakened major
zones of bedrock ‘which can fail during ‘large storms.. This occurs
particularly in residential areas ‘where drought—res:stent landscaping is
lacking, where structures are set t00 close to the existing bluff edge, or
where drainage runs toward the ocean. Seepage accumulation fosters
large bluff failures even in nonstorm years.

Construction” of - residential ‘paved areas along otherwise erodible
blufftops inland from recreational beach zones such as Niguel Shores
SIgmficantly reduces sediment. contnbution to pocket beaches which,
unlike ‘long straight sand beaches; ‘are not’ easily replenished from
littoral drift.

Construction of the Dana Point Harbor breakwater has caused a
southward shift in longshore current transport of sand to areas
downcoast of Doheny State Beach/Capistrano Beach subunit, and San
Clemente Beach areas. Flood control channelization of San Juan Creek
has reduced the natural river sand supply to Doheny State Beach.

The placement of dredge fills from Dana Point Harbor, or sandy export
materials from inland grading operations, has historically minimized
beach erosion conditions in the Capistrano Beach/Doheny Beach
subunit. However, dredge sediment from the Harbor is currently
considered unusable because it is contaminated above Environmental
Protection Agency (EPA) and California Environmental Quality Act
(CEQA) standards, due to the quality of stormwater runoff (Zeiser
Report). Uniess the quality of this sediment can be quickly improved,
it is not a readily available source of sandfill for beach nourishment.

Seismic Hazards

Dana Point, ‘like -the rest of southern California, is located in a
seismically active area. No known active faults cross the City, The
nearest significant active fault is the Newport-Inglewood Zone, located
approximately four miles to the southwest. Figure PS-2 shows the
location of this and other major active and potentially active faults in
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Figure PS-2

relation to Dana Point. Major active faults which could affect Dana
Point include the Whittier-Elsinore Fault, the San Andreas Fault, the
Palos Verdes Fault, the San Clemente Fault and the Rose Canyon
Fault.

Because no known active faults cross the City, the potential for
surface rupture is believed to be limited. Ground shakmg, liquefaction,
landslides and rockfalls along coastal bluffs are the primary hazards
which would affect Dana Point in case of earthquake.

Tsunamis and seiche, or seismic wave actions, are discussed in the
Flood Hazards section. Policies described above which are designed to
mitigate bluff erosion effects will also protect against seismically
induced landslides and rockfalls.

Buildings that provide for public gathering with large concentrations of
people should" have increased design standards for protection from
seismic hazards. The Modified Mercalli intensity scale as shown on
Table PS-1 prowdes a descrlptlon of the potential effect of varying
levels of earthquake activity. Corresponding Richter Scale intensities
are also shown on the table.

Two major types of seismic hazards are evident: ground shaking and
liquefaction:

Ground Shaking: The extent of damage within Dana Point from
earthquake-induced ground shaking will depend on the epicenter of the
quake, its magnitude, and the characteristics of underlying earth
materials. The maximum quake likely to occur along the
Newport-Inglewood Fault is smaller than on other, more distant faults.
However, because of its proximity, it poses the greatest potential for
ground shaking damage to Dana Point. The maximum projected
magnitude from an earthquake from this fault is 7.0 on the Richter
Scale. A 7.0 magnitude quake along the Newport-Inglewood Fault
would result in considerable damage even to specially-designed
structures. Buildings would
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be structurally damaged and underground pipes would be broken.

Liquefaction: During liquefaction, water-saturated sandy soils mix
with shallow groundwater, causing soils to behave essentially like a
liquid and to develop a consistency similar to quicksand. These soils
lose their ability to support any structures. As aresult, buildings
constructed on such soils usually collapse. The most recent example
of liquefaction damage occurred in the Marina District of San Francisco
during the October 1989 earthquake.

Five areas have been identified as having potential for liquefaction: the
floodplain deposits along San Juan Creek, Doheny Village commercial
area, beach sands along Beach Road in the Doheny State Beach area,
portions of the Palisades Drive, Coast Highway commercial areas, and
the Dana Point Harbor area. These areas are depicted in Figure PS-2 as
artificial fill and undifferentiated alluvium.

GOAL 1: Reduce the risk to the community from geologic
hazards including bluff instability, seismic hazards and coastal
erosion.

Geologic Hazards

Policy 1.1: Require review of soil and geologic conditions by a State-
Licensed . Engineering - Geologist - under- contract: to the City, to
determine  stability prior. to' the approval -of. development where
appropriate. (Coastal Act/30250, 30253) See comment 3

Policy 1.2: ‘Monitor :and document. known and potential geologic
hazards in the City.

Policy 1.3: Adopt: standards and ‘requirements for grading and
construction to: mitigate the potential for . 'bluff.failure and seismic
hazards.

PUBLIC SAFETY ELEMENT
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g propel gl
See comment 7

See comment 10
Coastal Erosion See comment 11

Policy 1.11: Design coastal protection devices that account for the
factors exceeding the limits of previously recorded storms, elevated
storm surges and spring tide conditions.

ds with

Ismic; slide, hquetact nis: See comment 12
Policy 1.13: Encourag sand nourishment program to
replenish, widen and stabilize the beaches where necessary,

Policy 1.14: Consider the establishment of Geologic Hazard Abate-
ment Districts to encourage local cooperation in preventing coastal
hazards and to access State, local, and Federal subsidies where
appropriate.

Policy 1.15: Construct sea walls only as a last resort protective device
for coastal areas.

Policy 1.16: Investigate means to improve the quality of Dana Point
Harbor dredge sediment so that it can be used in sand replenishment
programs.

Policy 1.17: Support and encourage the efforts of the Orange County
Flood Control District to modify the San Juan Creek Channel in order
to increase sediment yield to the Capistrano and Doheny Beach areas.

Policy 1.18: If dredge sediment from Dana Point Harbor cannot be
made usable in the immediate future, support and assist Capistrano

PUBLIC SAFETY ELEMENT
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watercourse within the floodplain.

In conjunction with the flood insurance program, flood-prone areas of
Dana Point have been delineated on federally-prepared Flood
Insurance Rate Maps (FIRMs). Much of the national flood insurance
program is based on definition of the 100-year flood. The size of the
100-year flood is established based on examination of historical
records. It is the largest flood that could be expected to occur once
within a 100 year period. A 100-year flood would cover the total area
of a designated floodplain. The FIRM maps also identify areas subject
to a 500-year flood. These areas, however, are not subject to the same
land use limitations as areas within the 100-year flood.

There are three Federal Emergency Management Agency (FEMA)
floodplains designated within Dana Point. These floodplains are
shown on Figure PS-3, which is adapted from FIRM maps. FIRM
maps should be consulted for more detailed information. The primary
floodway is San Juan Creek. Secondary floodways are Salt Creek and
Prima Deshecha Canada.

San Juan Creek is the watercourse which poses the greatest flood
hazard to Dana Point. The San Juan Creek floodplain varies in width
from 700 feet to 1,200 feet. Although San Juan Creek has a concrete
channel through the City of San Juan Capistrano, according to the
Army Corps of Engineers the channel through Dana Point cannot
contain the volume of runoff water generated by a 100-year storm. An
eastward extension of the floodplain around Victoria Boulevard is
created due to the potential for overflow from the underground
Capistrano Beach Storm Drain. This eastward extension covers much
of the Doheny Village area, which is largely developed. Many
residents and businesses in this area would be at risk of water damage
in

the event of a 100-year storm. Actions may be taken to minimize
damage through improvements to propetties.

Salt Creek is a narrow watercourse running’ through the Links at
Monarch Beach golf course,’ The' 100-year floodplain of Sa]t Creek is
approximately 100 feet wide and extends only as far south as Pacific
Coast Highway: Salt. Creek is fed by ‘Atroyo Salada, which runs just a
short distance through the City to the northwest of Salt Creek, _;ust
below Camino del Avion. The Arroyo Salada 100-year floodplain is
approximately 75 feet wide: See comment 13

Prima Deshecha Canada runs through the City for approximately 200
feet, forming the City's southernmost border adjacent to Camino
Capistrano. The stream is confined to a channelized spillway, which is
designed to accommodate 100-year flood volumes.
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CITY OF DANA POINT
URBAN DESIGN ELEMENT

COMMENTS

1. Contrary to the approach taken by the developer, the project must be evaluated not as
an overbuilt commercial island, but as to its interrelation with the concepts and open
spaces of the entire community and particularly Monarch Beach and the Salt Creek
Scenic Corridor.

2. The project neither improves the image, character and quality of life of the City, nor
relates to the physical form of Monarch Beach.

3. A proper design for the site would be setback, as done in the last phases of
construction and expansion on the site, from the bluff top and construction at the existing
elevations. Attempting to hide the oversized structures from view from the west results in
destroying the bluff, adversely affecting the rest of the Monarch Beach community.

4. The developers have no sense of place. Nowhere in the MND did they show an
indication of reading the controlling Dana Point planning documents, let alone an
understanding of the applicable and appropriate planning concepts. Monarch Beach is a
community centered on the Salt Creek Basin Scenic Corridor. The project sits on a bluff
at the western edge of the basin with significant impacts on the entire basin, including all
of the residential areas across the basin, as well as the Monarch Beach Resort, now the St.
Regis.

5. The project will satisfy all of the design and community conflicts if the developers
maintain all existing ground elevations and step backs to the existing eastern building
line. Rather than bringing the overall quality of Dana Point up to the quality of its best
parts, this project takes one of the best parts and diminishes it to the back side of a
commercial zone.

6. From the vantage of Salt Creek Trail, the project ignores the focus points and the
mandate to improve them.

7. The old sanctuary is an architecturally significant church within Monarch Beach and
with its iconic slanted roof should be preserved in situ.

8. An integral, if sometimes ignored, part of Salt Creek Beach Park is the Salt Creek
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Trail along Salt Creek, extending from the ocean to Laguna Niguel alongside the eastern
boundary of the proposed project.

9. Ocean view, ocean access, salt air, outdoor living all will be diminished throughout
Monarch Beach at least for the planned ten-year (or longer) build out. The noise factor
will continue forever.

10. We only want this project to enhance the Monarch Beach-Dana Point quality of life,
not destroy it.

11. The developer has no appreciation for the natural assets of the community.

11A. One of the city’s most significant view corridors is from Camino del Avion across
the Salt Creek Trail and the Monarch Links Golf Course to the ocean, with Catalina in the
distance. This view will be severely impacted by the construction of retaining walls, play
grounds, and buildings on the bluff slope. Imagine a football field filled to a depth of 60
feet with dirt and you understand the intrusion into the view. This amount of dirt will be
added incrementally with various phases to result in this effect.

The other significant view corridor is between the sanctuary and the Monarch Bay
Villas, which will be destroyed.

12. By excavating the bluff top, the project will destroy mature historic vegetation on the
slope and ridge. Mature stands of trees currently shield the view of buildings on the site.
These will all be removed for construction of the new buildings.

13. The Salt Creek Basin is the heart and backbone of Monarch Beach, totally ignored by

the developer. Mass grading and large, engineered flat pads proposed by the developer,
more suitable for an industrial site, will destroy Monarch Beach’s character.
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INTRODUCTION TO THE URBAN DESIGN ELEMENT

Urban Design is a process that builds on the foundation of the land use
element. Urban Design focuses more precisely on the form and character of the
natural and built environment; what we experience and how we feel about it.
At its best, the process of Urban Design should persuade the City, private
enterprise and the public to work together to create a community whose quality
and living . potential take full advantage of Dana Point's spectacular coastal
setting, landscape, climate and cultural assets. See comment 1

PURPOSE OF THE URBAN DESIGN ELEMENT

The Urban Design Element provides proposals and policies to
improve the image, character and quality of life of the City.
Although this element s not mandatory, urban design is
important to the City because it relates directly to the physical
form and character of development resulting from implementa-
tions of the Land Use, Circulation and Conservation/Open Space
Elements. See comment 2

SCOPE AND CONTENT OF THE ELEMENT

The . Urban - Design - Element provides policies and design
concepts -for the preservation of the natural setting, public
improvements, form and character of new private development,
and focused plans for areas of the City in need of special design
attention. See comment 3

ELEMENT ORGANIZATION

The Element first presents Dana Point's important Urban Design
issues, followed by broad Goals and definitive City Policies
related to each issue. These are cross-referenced with relevant
goals and policies of other General Plan Elements in Table UD-
2.

URBAN DESIGN ELEMENT
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The Urban Design Plan provides concepts to illustrate how the
goals and policies may be implemented. The Plan is divided into
two sections, the first containing citywide Urban Design
concepts. This is followed by design concepts for three specific
areas of the City. Appendix A of the Urban Design Element
provides standards for landscape corridors in Dana Point.
Appendix B provides the selected tree species for the landscape
corridors. Both Urban Design Element appendices are included
in the General Plan Appendix.

DESIGN GUIDELINES

In addition to the Urban Design Element, Design Guidelines for
the City contain specific design standards for public and private
projects - subject ‘to" discretionary design review. The Design
Guidelines are adopted as a separate document from the General
Plan. The Design Guidelines are to be used by property owners,
developers, architects, landscape architects and designers in the
planning of new projects and major renovations in the City. The
Guidelines communicate the qualities and characteristics
expected of development in the City. They are intended to
promote higher quality design that is_sensitive to Dana Point's
natural setting, surrounding environment and community design
goals. The Guidelines are used by City Council, Commissions,
and City Staff as adopted criteria for the review of development
proposals subject to discretionary design review. See comment 4
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URBAN DESIGN GOALS AND POLICIES

—

The goals and supporting policies relating to Urban Design establish the overall
framework for the concepts discussed in the Urban Design Plan. These goals
and policies address specific issues and opportunities that will enable the
community to develop in accordance with highest design quality possible.

CITYWIDE VISUAL LINKAGES

Dana Point's public beaches, parks; coastal lookouts and scenic
attractions form one of the most spectacular collections of public
open space in Southern California. Most of the City's residential
neighbothoods are of similar quality and character.

Dana Point's overall image fieeds to be brought up to the quality
ofits best parts. Clearer positive visual and circulation linkages
between  the City's. resources are needed, especially along
primary streets. This can be accomplished by focused landscape,
graphic, lighting and public art improvements in high-visibility
places. See comment 5

GOAL 1: Create Citywide visual linkages and symbols to
strengthen Dana Point's identity as a city.

Policy 1.1: Develop citywide linkages through landscaping and
lighting along major street corridors. (Coastal Act/30251)

Policy 1.2: Improve the visual character of major street
corridors,

Policy 1.3: Make focused improvements at major City entrance
points such as landscaped open space and signage.

Policy 1.4: Preserve public views from streets and public places.
(Coastal Act/30251)

Policy 1.5: Develop the Blufftop Trail from Monarch Beach to
Doheny State Park. Final designation of the trail alignment
through the Headlands shall be determined through the Specific
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of each community.

Policy 2.3: Improve public places and recreational facilities as

focus points for each community. (Coastal Act/30213) See comment 6
Policy 2.4: Establish'a program to preserve buildings and sites

of historical and architectural significance. See comment 7

Policy 2.5: Encourage neighborhood street landscaping pro-
grams to improve the quality of public spaces in residential areas.

THE DANA POINT TOWN CENTER

At the present time, the Town Center does not have an environ-
ment or image that draws residents or visitors, nor does the Town
Center work well as a “‘shopping district" where businesses
benefit each other from an overall collective strength. Instead,
the Town Center functions and feels like a roadside or "strip
commercial" environment with many small separate commercial
buildings and shopping centers that are poorly linked. The
Pacific Coast Highway - Del Prado couplet, accompanied by
high traffic speeds, has contributed to this problem. The small
parcel sizes, lack of consistent site design patterns, diversity of
building types and setbacks, and barren quality of the
streetscapes are intensify the problems. There are some
examples, however, that provide potential ideas for the future.
The Plaza works well as a focus and pleasant pedestrian space -
more environments like this can be created in the Town Center.
San Juan Avenue presents a significant opportunity to create this
additional pedestrian focus.

The future of the traffic system will be fundamental to develop-
ing site planning and building design guidelines that integrate the
area. A major investment in public amenities (street trees, wider
sidewalks, parking and side street improvements) will be
necessary to transform the area's image and create stronger
linkages between the blocks.

GOAL 3: Improve the Town Center as one of the City's
primary shopping districts with a small town “village" at-
mosphere.

URBAN DESIGN ELEMENT
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Policy 3.1: Increase the Town Center's economic vitality and its
contribution to the City's economic development goals.

Policy 3.2: Reduce the disruptive and negative impact of traffic
movements and high traffic speeds in the Town Center.

Policy 3.3: Improve pedestrian opportunities and create an
atiractive pedestrian environment within the Town Center.
(Coastal Act/30250)

Policy 3.4: Encourage mixed-use development in selected areas
of the Town Center.

Policy 3.5: Develop a parking concept that emphasizes shared
parking facilities.

Policy 3.6: Create safety buffers of street trees, planters and
street furniture between pedestrian walks and the ‘street along
both Pacific Coast Highway and Del Prado. Provide widened
sidewalks with a special Town Center streetscape design.

Policy 3.7: Develop pedestrian courtyards and other outdoor
spaces with planting and street furniture.

Policy 3.8: Encourage pedestrian-oriented building frontages

with shops opening to the public sidewalk, and encourage a
minimum amount of retail uses on the first floor.

PUBLIC SPACES

A wide variety of ‘recreational and ‘scenic opportunities are
available’ to-the public -along the City's 6-1/2-mile coastline.
Except for a few key locations, public access to the water's edge
is excellent. Public places on the coast include Doheny State
Beach, Capistrano Beach Park, Dana Point Harbor, Dana Strand
Beach and Salt Creek Beach Park. See comment 8

A unique sequence of parks and lookouts on the coastal terrace
above the water offer spectacular views of the ocean and Dana
Point Headlands. Pines Park, Gazebo Park, Leyton Park,
Lantern Bay Park, Heritage Park, Blue Lantern Overlook and
Salt Creek Beach Park are an extraordinary collection of public
viewing ‘and recreational settings. The “Blufftop Trail” from
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the Headlands to Doheny State Beach is an excellent concept
which appears to be successfully taking shape.  Future
development of remaining coastal sites, especially the
Headlands, raises many issues of public access and presents
opportunities for additional public open space.

GOAL 4: Maintain and enhance the City's public spaces
and resources.

Policy 4.1: Create a new Civic Center as a focus point of the

City.
Policy 4.2: Realize the opportunity for public open space
throughout the City.

4.3:

fs. (Coastal Act/3

Policy 4.4: Encourage development of community cultural and
recreational facilities. (Coastal Act/30213)

Policy 4.5:

(Coasta

Policy 4.6:  Preserve and maintain existing public accessways,
and existing areas open to the public, located within visitor-
serving developments in the coastal zone. (Coastal Act/30210,
30212)

Policy 4.7:  Prohibit the conversion to exclusively private use
of existing visitor-serving developments open to the public
within the coastal zone. (Coastal Act/30210, 30213) See comment 9

DESIGN QUALITY

Dana Point's commercial districts need stronger design coordina-
tion, improved circulation linkages, enhanced outdoor pedestrian
spaces and higher-quality architecture that creates more attractive
settings for shopping, entertainment and public gathering.

GOAL 5: Achieve design excellence in site planning,
architecture, landscape architecture and signage in new

URBAN DESIGN ELEMENT
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development and modifications to existing development.

Policy 5.1: Adopt comprehensive Design Guidelines for the
review of all new non-residential and multi-family development
in the City.

Policy 5.2: Encourage site and building design that takes
advantage of the City's excellent climate to maximize indoor-
outdoor spatial relationships. (Coastal Act/30250)

Policy 5.3: Encourage buildings and exterior spaces.that are
carefully-scaled to human size and pedestrian activity.

Policy 5.4: Encourage outdoor pedestrian spaces, sidewalks and
usable open space in all new development.

Policy 5.5: Promote extensive landscaping in all new projects
while emphasizing the use of drought-tolerant plant materials.

Policy 5.6: Encourage aesthetic roof treatment as an important
architectural design feature:

Policy 5.7:  Consolidate adjacent parking lots, without
reducing the number of parking stalls, in order to decrease the
number of ingress and egress points onto arterials. (Coastal
Act/30210, 30252) See comment 10

DOHENY VILLAGE

Doheny Village has an excellent strategic location at the
Interstate 5 entrance to Dana Point. Opportunities for commer-
cial, office and light industrial businesses can help the City work
toward its economic development goals. The self-contained
mixed-use nature of the village, combining multi-family housing
with small businesses, is also a unique quality that can attract
future investment and improvements.

GOAL 6: Develop Doheny Village as a unified and improved
neighborhood of retail shopping, light industrial, offices and
multi-family components.

Policy 6.1: Improve Pacific Coast Highway and Doheny Park
Road as aesthetic entrance boulevards to the City.

URBAN DESIGN ELEMENT
JUNE 27, 1995
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THE URBAN DESIGN PLAN

The Urban Design Plan consists of two major sections. The first section
addresses City-wide Urban Design concepts. This includes the primary
elements that contribute to the design character of the City as a whole. The
second section focuses on community design concepts for the Capistrano
Beach, Dana Point, and Monarch Beach portions of the City. The Urban
Design Plan concepts illustrate how the goals and policies can be applied to
specific areas of the City. The figures and illustrations are indicative of
concepts only, and are not intended (or interpreted) to establish a specific
standard or requirement.

CITYWIDE URBAN DESIGN CONCEPTS

The Natural Setting

Dana Point's_spectacular natural setting forms one of the most
memorable -arrangements of sea and landform in Southem
California,  Tts -~ geographical - location - is . marked by the
“"Headlands" ‘and coastal bluffs. The Headlands is one of the
most prominent features of the Southern California coastline
between Point Loma and the Palos Verdes Peninsula. The City's
favorable southwestern aspect orients toward Capistrano Bight, a
subtle bend in the coastline which defines a shallow bay between
Dana Point and San Mateo Point to the south. Santa Catalina
Island is prominent &s a scenic landmark visible on the open
ocean to the west.

Dana Point and its southern neighbor of San Clemente both
derive their community identities from their coastal locations,
although each City's development history has interpreted the
coastal setting in different ways. Dana Point, from its early
history as the harbor for Mission San Juan Capistrano and visit
by Richard Henry Dana, has emphasized its maritime identity as
a place to engage the sea.

URBAN DESIGN ELEMENT
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The landforms of the Headlands and coastal bluffs are the most
The landforms of the Headlands and coastal bluffs are the most
prominent natural features of the City. They are visible from the -
region's.coastline and coastal hillsides from a distance of up to 30
miles.  Public views and pedestrian access to the bluffs are
significant urban design and public resources of the City.

Urban Design policies and concepts guiding development of the
Headlands are: :

=}

Minimize alteration of existing topography of the Headlands
to measures necessary for public safety and to accommodate a
development program consistent with the General Plan and
Headlands Specific Plan.

Require setbacks of buildings and site improvements from the
bluff faces which will assure public and structural safety,
consistent with detailed geotechnical report recom-
mendations.

Encourage building forms that maintain a low profile and are
visually integrated with the landforms.

The significance of and treatment of existing ridges, knolls,
canyons and vegetation on the Headlands and bluffs should
be determined in the Headlands Specific Plan, EIR, and
URBAN DESIGN ELEMENT
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Resource Management Plan documents.

Require all private development and public improvement
proposals which have potential to impact public views of the
Headlands and bluffs to submit detailed studies of view
impacts. All development along the City's coastline, as well
as several locations in the Dana Point Town Center and
Monarch Beach areas, have potential to affect public views of
the Headlands and bluffs.

URBAN DESIGN ELEMENT
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The Beaches

Salt Creek Beach

Dana Point's coastline is unique in the diversity of its beaches.
Capistrano Beach, Doheny State Beach, Dana Strand Beach and
Salt Creek Beach each have a distinct character formed by surf
conditions, orientation, views; landform ‘background and access
pattern. Capistrano Beach, Doheny State Beach and Salt Creek
Beach are all publicly owned facilities operated by State or
County agencies. Dana Strand Beach is a privately owned
property. Most of the beaches enjoy wide strands that provide
excellent public access along the water's edge. Urban design
policies and concepts guiding development along the beachfront
are:

° Require future built improvements adjacent to the beaches to
consider the natural topography of the coastal terraces,
embankments and bluffs as an integral part of the beachfront
natural and visual setting. Development should protect
existing natural features and be carefully integrated with
landforms, emphasizing low profile building forms, retaining
walls and other improvements that do not detract from the

URBAN DESIGN ELEMENT
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natural setting of the beach.

Some older insensitive beachfront development has marred
the natural setting and blocked public views to the ocean.

Future improvements or modification of previously-devel-
oped sites should strive to restore the appearance of the
natural setting and open additional public views to the water.

Opportunities to restore the appearance include:

Sensitive development of the old Mobile Home Park above
Dana Strand Beach according to a Specific Plan for the
Dana Point Headlands.

Encourage opening selective views to the ocean from the
Pacific Coast Highway.

San Juan Creek and Salt Creek Basins

dg

San Juan Creek's history is closely linked to Mission San Juan
Capistrano. Historically, the creek provided irrigation for the
farmland around the Mission and a trail to the small harbor,
Although the flood control channel destroyed the natural
appearance of the creekbed, the hiking/biking path to San Juan
Capistrano is an important recreational resource. Urban design
policies and concepts guiding development near the creek basins
are:

¢ Future development of the land between the San Juan Creek
channel and Santa Fe tracks shall provide an open space
corridor for hiking and biking along the east channel edge.
The corridor should be landscaped primarily with native
riparian vegetation.

Salt Creek and its surrounding basin has retained its open
space.character by location of The Links at Monarch Beach
and ‘adjacent Salt Creek regional open space, hiking and
biking trail. Site planning, architecture and landscaping for
the proposed . Monarch Beach Resort - development should

URBAN DESIGN ELEMENT
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contribute to the open, spacious feel of the valley.
See comment 11

The Capistrano Beach Palisades

Most of Capistrano Beach lies on a coastal terrace rising to
approximately 200 feet above sea level at the Interstate 5
Freeway. The bold line of cliffs (Palisades) along Pacific Coast
Highway define the character of the beachfront and create
exceptional views of the water from the residential neighbor-
hoods on the terrace. Major issues in the area are erosion and
stability of the bluffs, preservation of views of the bluffs from
Pacific Coast Highway through the new developments on the
inland side of the highway, and public views from the bluff top
to the coast. Urban design policies and concepts guiding
development along the Capistrano Beach Palisades are:

® New developments on the inland side of Pacific Coast
Highway should preserve occasional open spaces to view the
bluffs, avoiding a solid building line against the bluffs.

There is potential for selective revegetation with native
species on some of the bluffs and in the finger canyons along
the Palisades. However, no further development or alteration
of landforms should occur in the canyons.

URBAN DESIGN ELEMENT
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Visual Linkages and Identity

Strengthen Dana Point's identity as a City by creatmg strong
visual linkages with ‘unifying design elements on major street
corridors.

URBAN DESIGN ELEMENT
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Potential visual linkage. Planting on The Pacific
Coast Highway, Monarch Beach

Dana Point's image, character and identity are highly dependent
upon the design quality of its streets. The City's streets are the
most visible part of the public environment, experienced daily by
all residents and visitors who move about the City. The street
system ‘provides public spaces for walking and biking, scenic
opportunities, -and visual-symbolic linkages between open
spaces, public facilities, neighborhoods and shopping districts.

See comment 11A B

Improvement of the City's street character requires the
implementation of several design related elements including:

Q

Street trees and landscape '‘focus areas” along important
thoroughfares.

Improved -pedestrian and bicycle opportunities connecting
public parks, recreational facilities, scenic attractions, schools,
residential neighborhoods and commercial districts.

City identity graphics with directional signage marking public
places.

City entrance markers.

Pedestrian-oriented lighting in special locations and districts.
Preservation of public view corridors.

Design guidelines: for- private - property = development to

promote a coherent-design character while allowing flexibility
. to encourage creative efforts.

URBAN DESIGN ELEMENT
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Walking and Biking Linkages

Improve walking and biking opportunities between public parks,
community facilities and scenic attractions throughout the City.

Heritage Park. Pedestrian and Biking Linkage to Doheny State Beach

Dana Point's parks, open spaces, beaches and scenic lookouts are
among the finest in Southern California.” They need to be more
clearly linked, physically and = perceptually, to encourage
pedestrian and biking circulation; and less use of the automobile.

The Blufftop Trail, which will eventually connect the Dana Point
Headlands to Doheny State Beach, is an excellent example of the
desired concept.

In addition to completion of the City's bikeway system, more
pedestrian walks and trails need to be developed, and the
pedesirian environment improved in key locations. Opportu-

URBAN DESIGN ELEMENT
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nities for pedestrian improvements include:

o

Complete the trail from the Dana Point Headlands to Doheny
State Beach, and extend the  trail northward along Dana
Strand Beach to Salt Creek Beach Park and the regional trail
system along the Salt Creek Basin.

Develop an open space corridor with landscape and recre-
ational improvements along the east edge of the San Juan
Creek Channel.

Develop a special graphic signage system to locate and
increase awareness of pedestrian and biking paths, including
“scenic walks" and "scenic bike rides" throughout the City.

Improve pedestrian opportunities throughout the City, by
completing the "Landscape Corridors" program and adding
special streetscape improvements to the Dana Point Town
Center and Doheny Village districts.

Street trees, wide sidewalks, street furniture, pedestrian lighting,
buildings and signage oriented to the sidewalk, and opportunities
to stop at a park or other public place, are all essential to improve
the City's pedestrian environment. Landscaping should be
provided between the sidewalk and the roadway to protect
pedestrians and buildings from traffic.

URBAN DESIGN ELEMENT
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Historic Lantern Fixture
Dana Point Town Center

Q

Develop pedestrian-oriented lighting on Doheny Park Road,
between the Route I overpass and Camino Capistrano.

Emphasize pedestrian-oriented site lighting in private
development as a means to highlight pedestrian spaces and
circulation patterns. Reduce high-masted site and parking lot
lighting that contribute to excessive ambient light in the City's
night-time sky.

Develop pedestrian-oriented lighting adjacent to schools,
community facilities and other public places with regular or
occasional evening use.

Public View Preservation

Street of the Golden Lantern
View Corridor

The policy of the City is to protect public views when reviewing
new development proposals and public improvement plans.
However, the City does not accept responsibility for preserving

URBAN DESIGN ELEMENT
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Dana Point enjoys an architectural diversity which reflects the stylistic
preferences and predominant building types which have evolved over
its 75-year built history. The City's earliest buildings were simple
vernacular fishing shacks and shelters built along the coastline. The
earliest permanent buildings were residences designed in a variety of
styles, including the Spanish Colonial Revival, which became popular
in California during the 1920's.

The City's communities each share common design elements that
provide a subtle continuity to their architecture and landscape:

Capistrano Beach has no single architectural style, but the dense
plantings and residential scale of the neighborhood present an informal
character that emphasizes buildings carefully set in the landscape. The
area’s most successfully designed commercial buildings, such as the
Edgewater Inn on the Pacific Coast Highway, continue this residential,
informal feel.

The Dana Point Town Center's recent effort to establish an
architectural theme has brought some continuity to the area, but
architectural style in itself is not enough to accomplish the desired
pedestrian orientation and "“village" character. Design principles for
the orientation of buildings to public sidewalks, provision of
landscaped courtyards and other outdoor pedestrian spaces, removal of
private parking lots from public view, and the scaling of building
elements to human size are needed to build a more unified Town
Center that attracts residents and visitors.

Monarch Beach has a more Mediterranean character of architecture
and landscape. ‘The area's ‘spacious character and lack of mature
vegetation “make single building - forms ‘more prominent in the
landscape. As the area's planting matures, ‘the image will be
increasingly dominated by vegetation. See comment 12

Architecture in Dana Point should emphasize the following basic
principles, regardless of location or building function:

¢ The integration of buildings and outdoor spaces for pedestrian
activity is encouraged. The use of courtyards, patios, terraces,
balconies, verandas, covered walkways and other defined outdoor
spaces for human activity can help provide a rich architectural
character that takes advantage of the region's climate, is energy
efficient, and is designed for maximum human use.

URBAN DESIGN ELEMENT
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Architecture, landscape design and site planning should contribute
to the quality and character of the City's streets and public spaces.
Each development should be carefully designed to benefit the
character of the surrounding neighborhood and form a
complementary relationship to neighboring buildings.

Buildings, planting and site design should promote pedestrian
activity and pedestrian emphasis whenever an opportunity exists.
Building frontages at the public sidewalk should be designed to
maximize pedestrian emphasis and de-emphasize automobile
orientation.

Larger buildings should be designed to reduce their perceived
height and bulk by dividing their mass into smaller parts carefully
scaled to human size.

Building. forms -and elevations ‘should ‘create interesting roof
silhouettes, strong " patterns 'of shade -and-shadow, and integral
architectural detail.

Building signage should be carefully integrated with the site
design, architecture, and plantings.

Historic Preservation

URBAN DESIGN ELEMENT
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Monarch Beach

The Ritz Carlton at Monarch Beach

acific:

ety focuse P
The area has benefitted by ma

ster
planning and more current development standards. Salt Creek
Beach Park, Dana Strand Beach and The Links at Monarch
Beach give the community an outdoor recreation emphasis. The
most prominent landmark is the Ritz Carlton Resort Hotel, soon
to be accompanied by the Monarch Beach Resort.

Monarch Beach has few Urban Design issues due to its newness

and quality of recent planning efforts. Planned Urban Design
improvements are:

o]

Completion ‘of the Salt Creek regional trail from Laguna
Niguel to Salt Creek Beach. Construction of a public beach
building at Salt Creek Beach.

See comment 13
Completion of roadside landscaping, walkways and bike
paths along Pacific Coast Highway.

Provide public improvements to Sea Terrace Park.

URBAN DESIGN ELEMENT
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MONARCH BEACH RESORT
FINAL SPECIFIC PLAN

COMMENTS

l. Each of the special conditions herein described for the Monarch Beach Resort (now the
St. Regis) is, under the Dana Point General Plan, equally applicable to the adjoining sites,
including the project site. The project site has all of the same environmental
considerations, natural land forms and landslides, surface run-off and storm water
drainage, aesthetics, and parking considerations as the Monarch Beach Resort. The
project bluff frames the eastern boundary of the Salt Creek Basin, the Salt Creek Scenic
Corridor and the Monarch Beach Resort. The project site is visible from all parts of
Monarch Beach Resort and therefore impacts all of the careful considerations undertaken
to create the Monarch Beach Resort Specific Plan. All surface water, storm water and
ground water from the project site drain into the Salt Creek Basin and less than one-half
mile away, the Pacific Ocean.

One must ask the question: Why would the City require one developer to consider the
implications of his project on adjacent areas and not require it of another, especially if its
bluff top location increases the impact on the same areas?

2. While this plan is specific to the property known as the St. Regis, it is integrated with
and establishes rules equally applicable to the proposed development on the steeper than
2:1 slope adjoining and framing the Salt Creek Basin and Corridor, a 2:1 slope bluff that
rises from the Specific Plan Area to the development site.

3. The proposed project will provide non-revenue competition to many of the revenue-
producing businesses in Monarch Beach.

4. Clearly a plan focused on the specific resort parcel has geographic limits described by
that parcel. Similarly, the developer must be held to the same parallel standard for the
abutting bluff top parcel under consideration today.

5. The Specific Plan contemplates consideration of all of the neighboring communities.

6. And so too must this developer’s parcel be treated consistent with the General Plan
and the equally applicable concepts articulated in the Monarch Beach Resort Plan.

7. The developer has so far totally ignored impacts on the Salt Creek Basin and the
surrounding communities. Each and every adverse impact must be identified and
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mitigated. The fact that the developer designed a project and facility too large for the site
and the community does not mitigate any of the adverse impacts.

8. It’s all about an integrated, consistent community plan. Runoff from the project will
adversely impact Salt Creek and the new storm-water runoff treatment plant,
overpowering it, and shutting it down, resulting in additional continuous closures of Salt
Creek Beach, diminishing the value of the St. Regis Beach Club and revenue to the City.

9. The developer has not used net acreage and ignores the fact that more than 20% of
their total acreage is consumed by Crown Valley Parkway and the slope.

10. Because the developer ignored everything to the east it has ignored the existing trail
system, which will be adversely affected by this project. The Salt Creck Trail is currently
not navigable after moderate rains when dirt, silt and debris are washed from the bluff
and block the trail.

11. The same standards applied to the St. Regis should also be applied to this project.
The current facilities on the project site have inadequate parking. The developer intends
to usurp coastal access parking at the Strands beach parking lot for its non-coastal access
purposes — specifically to protect its revenue during the ten-year construction phases. The
developer also intends to complete all of its revenue-generating facilities and only then, if
they have the money eight to ten years later, construct additional inadequate parking
facilities.

12. As the project is within 500 feet of a public beach access trail, the project should
provide unlimited free surfer and beach parking.

13. The developer proposes destruction of all natural land forms on the east side of the
property.

14. The developer proposes grading the Salt Creek Scenic Corridor out of existence in
clear violation of each and every mandate herein.

15. The developer gives no consideration to building mass.

16. All the effort to enhance the Coastal Sage Scrub habitat will be destroyed by the
project as currently conceived.

17. The South Coast Water District, run by affiliates of the developer, has assured the
developer that he can have all the water he wants, while water for the rest of the residents
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and businesses is rationed and restricted. Even with the direct line to the water district, the
developer intends to suppress less than fifty percent of the dust generated by the project.

18. The developer and owner should not receive special consideration because of its
relationship with the SCWD.

19. The developer-owner does not comply with existing minimal storm water control
requirements.

20. To avoid mitigation methods that will show the developers are incapable of building
an oversized project on an undersized site, the developers chose to ignore all impacts to
the east by declaring the east an undeveloped wilderness.

21. Rationally, and in view of the already excessive parking load of the existing facility,
the parking structure should be constructed first and above grade. The Monarch Beach
Resort, a facility 40 to 100 times the size of this project, recognized the appropriateness
of phases over a five-year period, not the ten years requested by this project developer.

22, Current economic conditions have made CitiBank the owner of the St. Regis. Three
major Baptist facilities in the immediate vicinity are in serious financial condition,
terminating services and selling facilities. This developer, for ten years, has been unable
to raise adequate funding even for the first phase. If allowed to proceed on the current
requested scale, the resulting facilities will provide non-revenue, non-taxable competition
to the St. Regis and the other tax-paying facilities of Monarch Beach and Dana Point.
The EIR should contain the same line-by-line analysis of this project as contained in the
Monarch Beach Resort Plan starting at page B-7.

23. If you do not include parking in the numerator of FAR, it should also be excluded
from the denominator. In Dana Point, it’s defined as being exclusive of parking.

24. Is this project’s facility to be open to the public for free beach parking?

25. Vehicular impact from the project during and after construction will be severe.
26. Note the five-year development policy.

27. This project does not conform to the aesthetic character of the neighborhood.

28. However, it is applicable to the adjoining bluff top project.
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29. The existing site is not adequate for the expanded facilities.

30. The non-taxed SSBC facility will compete with tax revenue-generating facilities.
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1.0 INTRODUCTION See comment 1
1.1 Executive Summary

The Monarch Beach Resort Specific Plan ("Specific Plan") contains the policies, programs, guidelines and
development standards to guide development of this premiere coastal property. This Specific Plan has been
prepared int compliance with the goals and policies established in the Dana Point General Plan, The development
standards are intended to provide zoning for this project site.

Proiect Descrint

The Specific Plan area covers approximately 225 acres in coastal Southern California, within the City of Dana
Point. The Specific Plan provides the framework for construction of a five-Star resort hotel and spa, up to 238
single-family detached and single-family attached residential units, expansion of the existing golf course, golf
clubhouse, beach house, community park and an extensive public trail network (See Exhibit 1.1 following this

page). See comment 2
TOf it
The benefits of this project, provided herein, include the following:

Increased revenues to the City;  See comment 3

First class resort 10 enhance the City’s image as a destination resort;
Variety of public recreation amenities;

Balanced, integrated, and self-sustaining community; and

The enhancement of indigenous wildlife habitat.

1.2 Purpose and Intent

The Darna Point General Plan establishes the basic framework for development of the Monarch Beach Resort
Specific Plan area, through its goal, policies, plans, and programs. The purpose of the Specific Plan is three-fold:
1) to implement ‘the General Plan policies through more detailed policies that provide the necessary direction; 2)
to establish zoning standards applicable solely to this master-planned resort community; and 3) to serve as the
Implementation Portion of the City of Dana Point certified local coastal program for the Specific Plan area by
carrying out the Certified Land Use Plan policies contained under Goal 8 of the General Plan Land Use Element.
The Specific Plan and its implementation procedures contain the programs, plans, guidelines and development
standards necessary to comply with the City's General Plan and provide for the methodical development of the

Specific Plan area.  See comment 4

The Specific Plan is to be adopted by the Dana Point City Council through two legislative actions. Chapters 1.0
and 2.0 provide the policies statement through plans, programs and guidelines for evaluating detailed develapment
plans and will be adopted by resolution; Chapter 3.0 provides the zoning standards and regulations for the Specific
Plan area and will be adopted by ordinance. Amendments to any portion of the Specific plan shall constitute an
amendment to the Implementation Portion of the City of Dana Point Certified Local Coastal Program and shall not
become effective until effectively certified by the Coastal Commission.

2M DANA POINT PLANS
000307



1.3 Project Setting
1.3.1  Location

The Specific Plan area is located on the coast, in the northerly portion of the City of Dana Point known as
Monarch Beach, The site covers approximately 225 acres, the majority of which lies within the Coastal Zone.

The site is generally bounded on the north by Caminodel Avion; residential development and community facilities
on the east; Pacific Coast Highway and the shoreline on the south; and residential and community commercial
development on the west. In addition, Niguel Road bisects the Specific Plan area and a portion of its eastern
boundary (see Exhibit 1.2 following this page.)

132  Setting

The Specific Plan area represents approximately 6% of the total acreage of Lﬁc City of Dana Point. It is the single
largest development project area remaining to be completed within the City. The property is owned by Monarch
Bay Resort, Inc. ("developer®), a subsidiary of Nippon Shinpan, Co. Lid.

The project site consists of gently undulating topography which was previously graded into large flat pads. Salt
Creek, a USGS blue-fine 'stream, runs ‘thiough' the ‘site ' to “the ocean, partially within a surface channel and
partially within a culvert. The Salt Creek streambed was planted with non-native plant materials in connéction
with the original golf course comstruction. Along the western boundary of the property is a small parcel,
consisting of approximately eight actes, part of which remiains ungraded. About 3.4 ‘acres of this parcel are
partially covered with Coastal Sage Scrub, a native California plant community. The Tow-lying portions of the
site, including the area surrounding Salt Creek and the parcels adjacent to the shoreline and on the north side of
Niguel Road, have been developed as an 18-hole golf course == the Links at Monarch Beach.

The majority of the surrounding residential land usesare adjacent to on-site areas designated for open space and
recreation uses provided by the expanded golf course and Sea Terrace Community Park (see Exhibit 1.3,
following this page). The Specific Plan is sensitive to and addresses the potential impacts of traffic, views and
public access on the ‘surcounding land uses. ...

See comment 5

1.4 Site History

The Specific Pian is the result of an ongoing joint planning effort between the City of Dana Point and the
developer.

The General Plan land use intensities, together with the Specific Plan guidelines, congiderably reduce the view
impacts from neighboring communities in comparison to the previous approved projects for the Specific Plan area,

In July 1991, the City adopted its new General Plan which allows for the developer's proposed plan consisting of
a 400-key, five-star hotel and spa, Golf Clubhouse, 238 residential units, expansion of the golf course and
improvements to Sea Terrace Community Park, providing significant benefits to the City and surrounding
community. The developer's plan shows a reduction in the height, massing, and ground coverage of the hotel, as
well as tratfic and density over what was previously approved by the County.
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In June 1991, two agreements were finalized by the developer with respect to the land uses established for the
project site within the Dana Point General Plan, and have been considered in the preparation of the Specific Plan.
These include:

. An agreement between the Capistrano Bay Park and Recreation District, and Monarch Bay Resort, Inc.
providing for improvements and maintenance to Sea Terrace Community Park.

. An agreement between the Lagupa Nignel Community Services District and Monatch Bay Resort, Inc.,
regarding the construction of two ball fields within the City of Laguna Niguel.

1.5 Enabling Legislation

The Specific Plan is both a planning document and a regulatory document to implement the General Plan, The
enabling legislation for the Specific Plan is Section 65507 of the California Government Code. The City of Dana
Point authorized preparation of the Specific Plan on July 23, 1991 via Resolution No. 91-07-23-7. Chapter 9.33
of the draft City of Dana Point Municipal Code, also recognizes the role of specific plans for large scale planning,
by allowing greater ereativity and flexibility in design during implementation of the General Plan.

1.6 California Environmental Quality Act (CEQA)

The Specific Plan is being prepared in compliance with the California Environmental Quality Act {CEQA). As
discussed in Section 1.4 Site History, several previous projects of greater intensity, for which EIR's were
prepared for this site, were processed and certified by the County of Orange. In addition a Program EIR was
recently prepared for the City's adopted General Plan. The General Plan EIR analyzed land use assumptions for
the Monarch Beach Resort site that were more intense than those ultimately adopted in the General Plan for the
Specific Plan area.

Extensive environmental analysis was completed previously; the proposed land use intensities for the Specific Plan
are less than those in previously approved projects as well as the General Plan EIR. In addition, all
environmental impacts, anticipated in conjunction with this Specific Plan, are mitigated through the Specific Plan
and site plan design, therefore a Mitigated Negative Declaration (MND) has been prepared. The MND provides
the necessary documentation to mitigate all impacts to levels of insignificance, as no findings of overriding
consideration can be made in comjunction with an MND. All subsequent levels of site planning (e.g., site
development plans, tentative tract maps, etc.) will be reviewed against the MND.

1.7 Consistency with the General Plan

The Monarch Beach Resort Specific Plan must be consistent with the Dana Point General Plan. Therefore, the
Specific Plan “provides - the policy statemient through plans, guidelines and programs to allow for the
implementation ‘of the Dana Point General Plan elements.

The City of Dana Point General Plan Land Use Plan designates the Monarch Beach Resort area as a Specific Plan

area with uses that include Residential at 7-14 du/net ac (Res 7-14), Visitor Recreation Commerciat (VRC) and
Recreaflonl()pen Space (R/OS). (See Exhibit 1.4 on the following page.) See comment §
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The Land Use Plan, Statistical Summary and guidelines allow for the following uses and intensity of use:

400-key Five-Star Resort Hotel and Spa (VRC);

Up to a maximum of 238 Attached and Detached Dwelling Units (Res 7-14);

Golf Clubhouse (VRO);

Beach House (VRC);

Expansion and Improvement of the Golf Course (VRC);

Construction and Maintenance of Sea Terrace Community Park as a Passive Park (R/OS);
Other Open Space Features (R/0S), including coastal sage scrub restoration/enhancement: and
Comprehensive Trail System (R/OS).

A comparative analysis of the Specific Plan consistency with the General Plan policies i provided in Appendix B.

1.8 Review and Adopfion Procedures

The Specific Plan provides policy direction and guidelines in Chapter 2.0 and development standards and
regulations in Chapter 3.0.

Chapter 2.0 provides the policy direction through plans, guidelines and programs intended to guide development
of the resort. Chapter 2.0 also provides the design theme, establishes the overall character of the project area,
and delineates the land uses and design components necessary to form a cohesive, high quality resort community.

The Draft Specific Plan will be reviewed by the Dana Point Planning Commission in public hearings. The
Commission will forward the Specific Plan together with its recommendations to the City Council. The City
Council will consider the Planning Commissions recommendations and public comment and may approve the
Specific Plan as presented or modified at its discretion. Should the City Council elect to approve the Specific
Plan, conditions of approval may be attached as part of the decision. Chapters 1.0 and 2.0 are adopted by
Resolution of the City Council. A final Specific Plan refleciive of the Council's decision will be prepared and
will be the basis for all future development decisions in the Specific Plan area.

The Planning Comumission and the City Council will consider the Specific Plan in light of the associated
environmental docurnentation. In order for the Couricil ‘to'determine that the MND. s ‘adequate it must make a
finding that all identified impacts have been mitigated to levels of insignificance a5 defined by CEQA.
See comment 7

Chapter 3.0 provides zoning and development standards and establishes the permitied uses and associated
development standards and regulations for the Specific Plan area. Terms used throughout the document are
defined in Chapter 3.0 in the Definitions Section unless, their context herein, is indicated. The Specific Plan
standards and regulations are equivalent to zoning and supersede the City's Zoning Ordinance, (except where
otherwise noted in the Specific Plan) Chapter 3.0 is to be adopted by ordinance.

The Specific Plan will also serve as the Local Coastal Program Implementing Actions Program for the Monarch
Beach Specific Plan arca. The Coastal Commission has jurisdiction for issuing the Coastal Development Permit
(CDP) in the Specific Plan area. The Specific Plan guides all subsequent levels (e.g. Site Development Plans and
Tentative Tract Maps} of planning and they must be consistent with the Specific Plan.

14
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2.0 PLANS, POLICIES, PROGRAMS AND GUIDELINES
2.1 Land Use Plan

The Land Use Plan, illustrated in Exhibit 2.1 following this page, designates the Monarch Beach Resort Specific
Plan ("Specific Plan") uses which include residential, visitor recreation, ‘commercial and recreation/open space,
linked by a system of roadways and trails, all of which directly reflect the adopted Dana Point General Plan Land
Use Plan. On the Land Use Plan each of the parcels having a specific land use designation is referred to as a
“land use area”., Those land use areas establish where development will be situated and, other than open space
and recreation uses, are combined to create “villages". There are two villages in the Specific Plan area, the Hotel
Village on the east side of the project site off of Niguel Road, and the Clubhouse Village on the west side off of
Pacific Coast Highway. Both include residential uses in addition to the visitor recreation uses for which they are
named. The beach house stands alone overlooking the shoreline and is referred to as the Beach House Site. (See

Exhibit 2.2.) See comment 8

In subsequent levels of planning, the villages will be further broken down into enclaves. Each enclave will
encompass a single use such as the hotel or a residential product. However, within any enclave there may be
more than one residential product type.

Net acreage has been used to compute residential density. This has been calculated, based ‘on the calculation
defined in the City of Dana Point General Plan by determining the gross acreage of the land use areas within the
project boundary and subtracting 20% for streets rights-of-way and other public Jands. Minor adjustments to Jand
use area boundaries may be necessary due to grading, road alignments, siting of structures, etc. These
adjustments will be finalized when the Final Maps are prepared. Table 2.1 summarizes land use statistics by type

and intensity.  Sea comment 9
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The developer will provide $5.3 million in improvements to Sea Terrace Community Park. Of the total
amount, $4.06 million is the direct contribution by the developer. This is calculated by deducting $1.24
million funds connected with the original dedication.

Other Park and Open Space Peatures

A series of other park and open space features have been planned to linkthe resert grounds through a
series of recreational experiences. These key open space and recreation features include:

- Botanical Gardens;

- Crescent Promenade;

- Vista Point Parks;

- Wild Flower Trail; and
- Park Accessway.

Trails, bikeways, and a for-fare resort vehicle system provide internal circulation, with coastal access
and loks to regional trails and public transportation.

Trails

A network of pedestrian and bicycle trails link the community park to other park/open space features, as

well as to the residential and visitor recreation_commercial uses. The trails also link the resort with

surrounding areas including the shoreline and inland areas. Trails are discussed further in Section 2.6
bli .

Public Access. - See comment 10

Circulation

The Circulation Plan for the Monarch Beach Resort Specific Plan area illustrates vehicular, bicycle and resort
vehicle systems (see Exhibit 2.7, following this page). This section describes the improvements to existing off-
site roadways which provide access to the property, the improvements necessary to accormmodate the project, and
new on-site roadways.

2.2.1  Qff-Site Roadways

The off-site roadways that provide access to the Specific Plan area: Pacific Coast Highway (PCH) and Niguel
Road, which provide direct access; Crown Valley Parkway and Camino Del Avion, which provide access to the
overall Monarch Beach area and indirect access to the project site.

Pacific Coast Highway (PCH)

Improvements to PCH, contiguous with the Specific Plan area, include a signalized intersection where
access to the Clubhouse Village intersects with the highway, together with the construction of an
acceleration lane, a bus turnout and bus shelter near the corner of PCH and Niguel Road. The develaper
will be responsible for the costs of Pacific Coast Highway impravements as shown cn Exhibit 2.8a from
Niguel Road northerly to the northern boundary of the Specific Plan, subject to a nexus analysis,

-3
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distance of 125 feet per the current Caltrans Highway Design Manual, 4th Edition, Table 201.1. The
stopping sight distance on a horizontal curve is measured from the inside lane. Using Figure 201.6 in'the
Highway Design Manual, the minimum distance from the centerline of the inside lane to sight obstruction
(m) is 35 feet. Enhanced pavings will be used at selected areas to provide for the ambience of European
villages. A pedestrian circulation system consisting of sidewalks or other alternative means providing
adequate on-site pedestrian circulation shall be provided and approved as a part of the Site Development
Permit.

223 Bikeways

The Specific Plan bikeway system will provide non-vehicular linkages as shown in Exhibit 2.26, the Bikeway
cross-sections are shown in Exhibit 2.9, following this page. Bikeways and their integration within the other
resort trails are discussed in Section 2.6 Access Program.

2.2.5 Resort Vehicle System

A for-fare public resort vehicle system is planned to link the hotel, golf clubhouse, and park within the resort
community as well as the Salt Creek beach and parking lot. The fare will be modest to encourage public use. The
operational plans of the resort vehicle system must be approved by the public agency having jurisdiction over the
public trails (including Salt Creek Trail and the Pacific Coast Highway underpasses) which are part of the resort
vehicle system’s route, the City of Darpa Point, and the Executive Director of the Coastal Commission. The
inclusion of an alternative off-street transportation system linking the various sites in Monarch Beach has been
included to improve coastal access (see Exhibit 2.26).

The resort vehicle system will originate at the resort hotel and travel io the clubhouse, Sait Creek Beach (by the
existing beach access point between the Ritz Carlton hotel and the Ritz Cove residential community). Sea Terrace
Community Park, and return to and terminate at the hotel. The resort vehicle system shall pick up and drop off
passengers at the destinations identified above. The vehicle is‘proposed to utilize the Salt ‘Creek and Beach Trails
and the Coast Highway underpasses. Pathways will be striped, as required by the County of Orange, to insure
that pedestrian and bicycle traffic will be separated from the resort vehicle traffic. If a beach house is
constructed, it may be served by the resort vehicle system.

Priority may be given to hotel guests. All users of the resort vehicle system, including the general public, shall be
allowed to carry with them beach gear. The resort vehicle system shall operate at sufficient intervals to meet
demand by the general public. The resort vehicle system shall be operational concurrent with the commencement
of operation of the Hotel.

226 Parking

A parking program has been developed for the Specific Plan area that is tailored to the integrated resort uses that
are planned. The parking demand is being forecasted by analyzing the operation of each functional element of the
five-Star hotel and spa in conjunction with the golf course and clubhouse usage. Parking requirements for the
Specific Plan are based on the concept of shared use of parking between the Resort Hotel and the Goif Clubhouse
and Course. The analysis and subsequent program is based on the results 'of field studies for various resort hotel
operations for similar developments. Peak parking demand hds been assumed-when determining the number of

parking spaces. See comment 11

Pursuant to the General Plan, shared parking will be provided to maximize the usage of parking areas between the
Golf Course Clubhouse and the Hotel, There is adequate parking planned for all hotel guests and no hotel guests
will be required 10 use shared parking. All parking spaces for the Horel, Golf Course and Golf Clubhouse shall
be available for use by the general public without obligation to use the Hote!, Golf Course and Goif Clubliouse
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facilities. - The hourly parking fee or total daily fee for general public use shall not be greater than that charged at
the nearest State Beach Park parking facility. Validation stamps may be used for the parking facilities,

Consistent with hotel operation requirements, the parking areas are anticipated to accommodate primarily valet
parking though some limited self parking will be available. Tandem parking will be allowed in valet parking
areas,

A residential parking program has been developed for the Specific Plan area. The parking program is being
forecast on the type and quality of the project. Residential parking will be provided based on the parking
standards established in Chapter 3.0. Residential parking will include double garages for each dwelling unit. In
addition, on street parking, and parking in special bays shall be provided for guests. On-street parking shall be
provided within the Specific Plan area for roads greater than 32 feet in width. Roads between 32 feet and 39 feet
in width shall have parallel parking on one side. Roads 40 feet and over in widih shall have paralle] parking on
both sides. Where on-street parking is located within 500 feet of a public trail access point; it shall be made
available to the public. The final parking program will be defined during the Site Development Persmit process
and shall be consistent with this policy. See comment 12

23 Community Design Guidelines

In order to create a cohesive and integrated resort comumunity, the Specific Plan provides for a framework of both
development standards and the Community Guidelines outlined in this section. These guidelines are intended to
provide subjective guidance in the definition of the grading, architecture and landscape architecture of the Specific
Plan area. Although the development standards in Chapter 3.0 will serve as the zoning regulations for the
Specific Plan area, these guidelines will provide the thematic and subjective design character for the project.

2.3  Grading Guidelines

The Specific Plan is located in an area with predominately terraced topography consisting of relatively large flat
pads created by previous grading activity, BExisting natural landforms should ‘be preserved to the extent possible.

Modifications to existing natural landforms should be designed to blend in with and be consistent with the existing
setting.

Finished grading should soften the harshness of large graded pads through the use of contour grading and site-
adaptive structures, Contour grading should be employed at all daylight cuts, tops and toes of manufactured
slopes, intersections of manufactured slopes and the interface between manufactured slopes and natural
topography. Contouring should accomplish a rounding of manufactured edges and vary in-slope to result -in the
appearance complimenting natural conditions. See comment 13

= Reunding ol Mahufactured
Stopes and Varving Grade

+ Unnatural Cuts and
Terrace Fads
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Excavation and export from the site should be minimized. Rough excavation will result in excess dirt that will be
exported to off-site locations. The balance of the materials will be used in the expansion and redesign of the golf
course (see Exhibit 2.10, following this page). In addition to the above earthwork, a temporary borrow site, is
planned to be located on the community park site, during construction. Material taken from the temporary borrow
site will be replaced with other excavated material from other locations on the project site. The quantities needed
for retaining walls, transition grading, corrective grading and similar conditions should be minimized and, where
possible, the excess cut material should be reused within the development area.

In order to accommeodate elevation changes across the site, the hotel site should beregraded so as to gently slope
downward from Niguel Road to the Golf Course.

Grading for the Clubhouse Village should respond 'to ‘the enivironmental qualities of the site. The previously
graded southern portion of the site should be regraded with contoured pads with a curvilinear road system
reflective of the natural topography. The center area of the site should be graded as contoured slopes providing
for construction of residential units directly upon the slopes. The northernmost end of the site should remain
ungraded (except for any remedial alterations) and, to the extent possible, remain in a natural condition,

Grading for a beach house will be undertaken with due consideration of the geologic stability of the site and shall
minimize the alteration of the bluff top and bluff face character, and ensure structural integrity.

Erosion control measures and efficient construction management will be employed at all times to minimize erosion
and unmitigated landform damage. The existing vegetation on previously graded pads provides adequate erosion
control and is maintained to City standard.

Downdrains and other surface flood control devices will be integrated into the contouring of the slopes to the
maximum extent possible. Alternative engineering standards should be considered in highly visible locations to
minimize the prominence of such improvements.

Any grading .within or adjacent to the Salt Creek floodplain should minimize alteration of that corridor and its
habitat. Any landform alteration within the corridor area resulting from grading or construction will be repaired
and returned’to a condition ‘approximating the existing corridor condition to the maximum extent possible.

Grading and construction vehicle use of Niguel Road and Mariner Drive will be minimized where feasible through

the use of alternative routes. See comment 14
2.3.2  Architecture Guidelines

To give this project the special sense of place, the overall resort architectural theme will strive to capture the spirit
and character of the Tuscan region of Italy.

=
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the apartments. Privacy for the apartments will thus be maintained. The rmaintenance facility, off of Mariner
Drive adjacent to Sea Terrace Community Park parking lot will be fully screened with dense evergreen
vegetation.

Clubhouse Vitlage

The Clubhouse Village "hillside" landscape will be comprised of low spreading and medium sized trees, designed
to emulate the Mediterranean coastal estates. Dense groupings of low and medium sized trees will screen the
existing shopping center edge, and creste a backdrop for the architectural elements in the Clubhouse Village.

Salt Creek Canyon Transition Zone

The Salt Creek Canyon Transitior Zone will bridge the more refined landscapes of the Lower Golf Course and
Clubhouse Village .with the Native Coastal Zoné seaward of ‘Camino del Avion, The plant palette includes a
mixture. of native materials compatible to those of the Lower Golf Course, and include special ‘planting  groups
forming - a"transition hetween the Salt Creek Corridor and the Native Coastal Zone, See Section 2.5 Resource
Ephancement Program for additional detail and program requirements.

Salt Creek Riparian Zone

The Salt Creek Riparian Zone, which includes the creekbed itself, will remain in -its existing state. . However, a
transition edge along the streambanks will be planted with compatible plant species to augment the naturalized
plants in the creek channel and to create a wildlife habitat to the extent feasible consistent with golf and landscape
requirements.

Lower Golf Course and Park
Located in the lower elevations of the resort community, this portion of the goif course and portions of Sea
Terrace Comrnunity Park, will be planted almost entirely with low spreading theme trees, augmented by
flowering accent and specimen trees. Lawn will carpet the ground plane, with slopes and accent areas covered in
flowering shrub masses and ground covers.

Upper Golf Course Edges
The edges of the upper elevations of the golf course consists of groupings of low and medium trees, with accent
groupings of narrow, vertical theme trees. The concept is designed to frame views from the nearby existing
residential area.

Upper Golf Course

The Upper Golf Course palette includes groupings of low spreading and medium trees, and accent specimens in
focal areas.

Beach Golf Zone

Incorporating varieties of plant materials associated directly with a shoreline environment, the Beach Golf Zone
will be comprised of primary theme trees with accents of flowering specimens.

iI-12
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Native Coastal Zone

The Native Coastal Zone, at the upper reaches of the Golf Course below Caminodel Avion, provides a native
landscape palette, including Coastal Sage Scrub species and Coast Live Oak, which provides habitat for wildiife.
Along the perimeter of this landscape zone, small groupings of the primary landscape theme trees, such as pine
and poplar, will provide transition from the Native Coastal Zone to the adjacent landscape zone. This program,
re-establishing Coastal Sage Scrub, mitigates the loss of Coastal Sage Scrub on the slopes in the Clubhouse
Village. (See Section 2.5 Resource Enhancement Program.)

Resource Enhancement Program Compatibility

The resort's Landscape’ Design Guidelines® incorporate the specific elements of the “Resource ‘Enhancement
Program in the Native Coastal Zonie. These program elements inchide the re-establishiment of Coastal Sage ‘Scrub
habitat seaward of Camino del Avion,: the prowslon of theme trees which provide wildlife 'and landscape value,
with 'a ‘compatible ‘adjacent ‘transition zone. These ‘elements provide for enhanced wildlife valae ‘through ‘the
creation of native Coastal Sage Scrub habitat ‘adjacent to:the ‘public open space preserve the Salt Creek’ Reglonai
Corridor, that is located north of Camino del Avion. The Native Coastal Zone is approximately located in the
drier, upper reaches of the Salt Creek Corridor within the resort.

2.3.4  Sugpested Plant Palette

A suggested plant palette with a list of trees that are appropriate to establish the landscape character is provided
below. The specific use and character of each species is highlighted. The plant palette provides exarples and
guidance for the development of the preliminary landscape plan required for the Site Development Permit,

TABLE 2.2
SUGGESTED PLANT PALETTE

Botani e ) n Namy Description

PRIMARY ZONE - HOTEL SITE

PRIMARY TREE PALETTE

Pinus Pinea Italian Stone Pine Low Spreading Theme Tree

Olea europaea Qlive Medium Sized Evergreen Theme Tree
Eryrthrina caffra Coral Tree Spreading Flowering Theme Accent
Jacaranda acutifolia Jacaranda Medium Flowering Accent

SECONDARY TREE PALETTE

Populus n. Tralica

Pinus halepensis
Magnolia gradiflora
Cupressus sempervirons
Macadamia integrifolia

Lombardy Poplar
Aleppo Pine
Southern Maguolia
Italian Cypress
Macadamia

ACCENTS AND SPECIAL USE TREE PALETTE

Citrus species

Ficaus rubiginosa

Eriobotrya japonica
- Prunus blireiana

Citrus

Rusty Leaf Fig
Lequat
Flowering Plum

H-13
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Vertical Accent/Massing Theme Tree
Screening Tree

Tall Evergreen Character Trees
Vertical Accent Theme Tree
Low/Medium Character Tree

Small Accents

Low Spreading Character Specimens
Small Accent Tree

Low Fiowering/Foliage Accent
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TABLE 2.2
SUGGESTED PLANT PALETTE

(Continued)
Botanical Name Common Name Description
ACCENTS AND SPECIAL USE TREE PALETTE
Pinus torreyana Torrey Pine Beach Character Specimen _
Prunus blireiana Flowering Plum Low Flowering/Foliage Accent
Cupressus macrocarpa Monterrey Cypress Medium Sized Character Specimens
NATIVE COASTAL ZONE
PRIMARY TREE PALETTE
Quercus agrifolia Coast Live Oak
Mesic Aspect Coasta) Sage spp.
2.3.5 View Design Guidelines Conecept

The architectural and- landscape guidelines reflect a“sensitivity toward existing public off-site Views and for
maximizing on-site views. :(See Exhibits 2,17, 2.18,°2.19 a'& b and 2.20)

Niguel Road is situated at approximately 175 feet above sea level. The proposed height of the hotel adjacent to
Niguel Road will not exceed the 205 feet elevation line. The planned hotel overruns, for elevators, will not
exceed 219 feet,

There are public views from existing roadways, which will not be impacted significantly by ihe development of
the Specific:Plan area. - These include views from Niguel Road, PCH and Caminodel Avion, that look across the
existing golf course to the horizon line of the ocean. (See exhibits 2.19 A & B). Soime of these views will be
enhanced by development, as the golf course is being expanded and improved, and the existing graded pads will
be replaced by development softened with extensive Jandscaping,

It should be noted that Niguel Road, which is designated by the City as a "scenic road”, does not currently offer
ocean views along the entire stretch of road adjacent to the project site, due to existing mature vegetation and off-
site development. Nevertheless, location, massing ‘and ‘elevation of ‘buildings within the Specific Plan area are
designed to maintain public views from Niguel ‘Road at controlléd points (See exhibit 19). In addition, the future
development of off-site residential property, located between the Pacific Ocean and PCH and adjacent to the golf
course, will impact the existing view corridors from Niguel Road as well as PCH and Camino del Avion.
o o .oSeecommentl5

The Specific Plan also provides for public access ta the resort -grounds, comumunity park, beach house, vista points
in the park and other locations on'the site, Which will ffer scenic views overlooking Salt Creek. the golf course,
Salt Creek Beach and the Pacific Ocean.

The proposed development will have some impact on existing residential areas surrounding the site, however,
most existing blue water views will be maintained. The one exception to this will be the condominiums across
from the project site along Niguel Road, which will have a view of the hotel grounds and structures. Portions of
their direct views of the ocean would be obstructed by the resort complex. The residential developer of these
homes made buyers aware of the plans for development on the project site at the time of purchase.
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Although the existing visual character of the site will be altered, .the Specific Plan is endeavors to retain public
views, where possible, from Niguel Road, Camino del Avion and PCH, by considering building setbacks, grade
chaoges, building heights, etc., and would enhance public access to scenic views at the edge of the site through
the development of Sea Terrace Community Park and a variety of open space features.

24 Parks and Open Space
2.4.1  Sea Terrace Commupity Park

This section discusses public park facilities including improvements, construction and maintenance of the 21.5-
acre public park. Permitted and conditionally permitted uses for the Community Park are delineated in Chapter
3.0 Development Standards, The agreement signed Tune 1991, between the Capistrano Bay Parks and Recreation
District (CBPRD) and Monarch Bay Resort, Inc. ("the developer”) provides policy guidance and implementation
procedures, Sea Terrace Community Park is located along the inland side of Pacific Coast Highway. The park is
consistent with the General Plan and designated Recreation/Open Space in the Land Use Element of the General
Plan. It is designated Community Park in the Specific Plan.

The park is bounded by the golf course, resort hotel, residential area and Pacific Coast Highway. Vehicalar
access will be from Mariner Drive. A major feature of the park is that it has a direct interface with the resort
gardens, clubhouse, hotel and regional trail system. The resort grounds are an extension of the park. Persons
visiting the park will be unaware as they cross the line between public and privaie ownership.

Planned park facilities include: an amphitheater, a park pavilion, signage and lighting, trails and benches, a
maintenance building and equipment yard, parking and access, picnic and lawn areas, a par course, a tot lot, a
vista point and extensive landscaping. (See Exhibit 2.21, following this page.)

The developer will construct the park and also provide on-going maintenance of the community park as if it were
an extension of the resort community.

The park is designed as a Tuscan-style passive park with extensive landscaping and promenades linking with other
areas of the resort.

The existing tunnel which runs under Pacific Coast Highway, known as the Niguel Shores underpass and connects
the park with the Salt Creek Beach Park and beach parking, will be improved to City standards and will be open
for public use. The CBPRD has agreed to improve and maintain the tunnel. The developer has agreed to light
the underpass.

One at-grade parking lot will be provided with approximately 80 spaces available for the public using the park.
About 40 spaces will be in a paved parking lot the other 40, which will service overflow parking, will be on turf
block to minimize the visual impacts. Parking areas and the adjacent maintenance building will be screened with
berms and landscaping.

24,2 Clubhouse and Golf Course
This section describes the development and operation of the golf clubhouse and the expansion and upgrading of the

existing 18-hole golf course. The integration of the golf course with the other public open space amenities is also
discussed.
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Promenade. Will be lushly landscaped with botanical interpretive features to provide educationat opportunities.
The botanical garden will be constructed and maintained by the developer.

. Hotel Gardens

The botel grounds will offer a series of garden settings to create the ambience of a grand country villa. The
gardens including the Cascade Gardens, Olive Terrace and Orange Groves --will be constructed and maintained
by the hotel operator. The gardens include the hotel entry, a series of gardens abutting the guest accommodations
wings, and hotel courtyards.

° Residential Landscape

Common area gardens in the residential enclaves are an integral design component of the resort community. They
wiil add to the overall visual continuity of the resort community by blending the private residential gardens with
the public open space areas. The residential common area gardens will be constructed by the developer and
maintained by the Homeowners' Association.

. Park Accessway

An accessway will provide a pedestrian walkway and bikeway as well as emergency access between Niguel Road
at Stonehill Drive and Sea Terrace Community Park. Improvements to this area will include paving, landscaping,
and lighting.

2.4.4 Public Parkland Requirements
The Specific Plan provides for improvements and rmaintenance of the 21.5 acre Sea Terrace Comrnunity Park,

In conformance with the minimum park requirements under the State Quimby Act, up to three (3) acres of
dedicated parkland for each 1,000 population, ar equivalent armount of in-lieu fees, an equivalent amount of park
improvements, or an appropriate combination of the above, shall be provided by the developer as “park
requirements.” This section defines the type of parkland to be dedicated within the Specific Plan area, in addition
to procedures for implementing the park requirement.

The local park requircment for the Specific Plan area is based on the anticipated number of upits and the average

household size (number of persons per unit). The following table shows the calculation for determining the park
requirement.
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Table 2.3
Monarch Beach Resort Specific Plan Area

Persons Per Houschold Parkland Generation Rates®

Average Tot W Required
Residential Unirs Household Size Residents Barkland Acreage

(3 ac./1,000 pop.)
238 DU 2.5 persons 395 1.6 Acres

* Source: City of Dana Point

In 1983 a bond was posted which provided for $1.24 million in improvements to Sea Terrace Comumunity Park
subsequently approved plans changed the character of the park plan as well as the term and conditions of the bond.
In May and June 1991, two agreements were executed between the developer and CBPRD providing for an
additional $4.06 million in improvements to Sea Terrace Community Park, which, when added to the original
bond allocation, total $5.3 million in improvements. This includes the exchange of approximately 8 acres in Lot
A, formerly a proposed public park area, to golf course use and approximately 5 acres of Sea Terrace Park to golf
course for some of the improvements allocated to Sea Terrace Park by these agreements. The agreement also
stipulates that the developer has agreed to provide on-going maintenance for the park.

These agreements also acknowledge that the developer will offer to dedicate and construct additional open space
improvements to comply with the City's Park Requirement. Consistent with these, the developer has agreed to
offer for dedication at least 4 acres of parkland distributed throughout the site, and to make improvements of at
least $1.35 million to these areas. The agreements also provide additional safe guards to the Park District for the
development of these improvements.

Based on the Parkland Generation Rates shown in Table 2.2, the park requirement of 3 acres per 1,000 poputation
is more than satisfied with the parkland dedication of the open space features. The addition of substantial
improvements in the form of extensively landscaped vista points, the botanical gardens and promenades, along
with continuous maintenance of the areas, more than satisfy the park requirement determined by the City's park
and generation rates.

[n the development of the Specific Plan, the City can require more parkland and improvements than is permissible
under the Subdivision Map Act. Therefore, this Specific Plan provides for dedication and improvement of
between four (4) and 4.7 acres of other park and open space feanires.

25 Resource Enhancement Program

The Resource Enhancement Program (REP) provides a comprehensive, multi-stage, two-phased program
(Exhibits 2.24 following this page) to re-establish 6.7 acres of Coastal Sage Scrub (CSS) habitat within the
Monarch Beach Resort where it can be appropriately maintained and monitored. The re-establishment of CSS on
Lot A is intended 1o fully mitigate in advance for the loss of CSS on the Clubhouse Village parcel. (See Exhibits

2.22 and 2.23, following page [1-20) See comment 16
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In response to concerns from the community and resource organizations over the reduction of CSS habitat in
southern California, the developer has committed to re-establishing and maintaining an improved CSS habitat area
on-site in conjunction with the removal of topsoil and CSS shredded plant material from the Clubhouse Village
slopes. Reuse of this tapsoil and material using on-site genetic materials and soil types that are critical to the
ultimate suceess of the reestablishment of CSS.

The selected site for the re-establishment of CSS habitat is known as Lot A The Lot A areais contiguous with
the upstream Salt Creek Regional Corridor open space by virtue of the Caminodel Avion underpass. As such,
enhancement of this site provides the ‘opportunity to establish a wildlife corridor linkage between and along the
Salt Creek Corridor and the resort. It also provides for the long-term maintenance and monitoring of CSS habitat.
The location is consistent with the resort landscape plan and has ‘been designed in concert with the expangion of
the golf.course. - The site will be the southern terminus of the :Salt Creek Corridor's CSS habitat zone that extends
several - miles - upstream to ‘Niguel Road ‘in ‘the City ‘of ‘Laguna’ Niguel. Numerous consulting biologists,
independent biologists, state and féderal ‘agencies, and local environmental organizations have provided input inta
the design of this program.

Phase One of the enhancement plan consists of the initial restoration of 3.4 acres of CSS on Lot A in advance of
development, with Phase 2 establishment of 3.3 acres of CSS occurring once certain performance standards have
been met. Ongoing maintenance and monitoring accompany each phase.

The REP addresses the necessary program elements of a successful CSS restoration effort. * These include: siting,
preparation, use of on-site soil.and plant materials, - transition ‘zones, maintenance and monitoring and phased
implementation, which will function as dispersal and shelter for any remaining wildlife,

The Resource Enhancement Program provides habitat opportunities including:

. Create habitat diversity within the corridor;

. Provide eradication of invasive plant species;

. Provide CSS and Catifornia Gnateatcher habitat;

. Integrate native species into the landscape plant palette;

] Provide habizat for a variety of species;

. Provide linkage to the Salt Creek Corridor;

. Provide : wildlife - movement -corridor, food sources, mesting sites, roosting “and perching
locations::

. Provide ongoing maintenance and monitoring; and

. Create a unique environment for the golfer, resort visitor and trail user.

. Accomplishes a plan that the developer and environmental groups support.

These opportunities.can be achieved by meeting the principal goal of the Resource Enhancement Program.

Goal:  To provide and enhance native habitat for indigenous wildiife, especially ‘the * California
gnatcatcher, within the Lot A area of the Salt Creek Corridor, to be maintained in perpetuity by
the resort operator as Coastal: Sage 'Scrub habitat: The new CSS habitat replaces an existing
CSS area planned for development in the Specific Plan.

2.5.1 Xisting Napural R nditions
The existing conditions of the natural resources of the site are important in determining appropriate actions related

to preservation, enhancement potential and development opportunities. The following section describes the site
conditions of the Lot A area and its immediately surrounding context.
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s Site Conditions and Context

The REP will be implemented within the approximately 7-acre Lot A site plus additional acreage south of
Lot A. The total CSS enhancement area exclusive of the golf course covers approximately 6.7 4cres.
Camnino del Avion divides Lot A from upstream areas by a high bridge and embankment. Salt Creek has
been diverted below ground through a culvert and daylights just seaward of Lot A.

The area selected for the restoration program has been disturbed. The site vegetation is dominated by
ruderal (weedy) species, such as Russian Thistle (Salsola australis), Cardoon (Cynara cardunculus), and
Mustard (Brassica sp.). Three areas of fill on the site are also vegetated with ruderal species. Patches of
California Buckwheat (Eriogonum fasciculatim) exist along the roadway and trail embankment,
apparently the result of a previous revegetation effort. However, it is sparsely distributed and mixed
with non-indigenous species such as Desert Encelia (Encelia galifornjca) and Sea Lavender (Linonium
perezii). Irrigation and rain runoff from three culverts have allowed a small amount of vegetation to
grow including a six-foot Willow (Salix sp.), + 80 square feet of Catails (Typha sp.) and two large Salt
Bushes (Atriplex sp.).

. Impacts to Sensitive Resources

The Lot A area contains no sensitive plant or animal resources. No sensitive plant or vertebrate species
were observed in Lot A during site surveys done in May and September 1991.

The Specific Plan in Phase I provides for the re-establishment of approximately 3.3 acres of existing
Coastal Sage Scrub habitat located on the Clubhouse Village slopes. Much of this habitat is too dense for
the California Gnatcatcher to utilize for nesting. The CSS habitat area remaining in this area is isolated
and fragmented. Tis size is generally considered below adequate quality to support a pair of breeding
California Gnatcatchers. No birds were spotted during several site visits in September 1991. (A pair of
gnatcatchers were spotted on the property in May, 1991.)

. Enbancement Program Elements

Elements of the REP were developed in consultation with several organizations including the South Coast
Audubon Society, Gnatcatcher and Coastal Sage Scrub experts, U.S. Fish and Wildlife Service and
California State Parks Department, and restoration experts. Project biologists and CaliforniaGnatcatcher
habitat research also provided significant input to the program.

The REP elements feature the reuse of plant species (genotypes) and topsoil from the Clubhouse Village
slopes. This technique will promote rapid CSS re-establishment. REP features include:

General Elements;

. Creating of Coastal Sage Scrub habitat, with small pockets of Coast Live Qak (refer to Exhibits
2.23,2.24 a & b).

. Integration of the Habitat Enhancement Plan with expansion of the Links at Monarch Beach Golf
Course and grading plan for Lot A.

. Implement the program through a phased approach utilizing on-site plant and soil materials
(existing genotypes/gene pool) from the Clubhouse Village slopes to be relocated to the Lot A
area to facilitate habitat establishment.
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2.5.2

. Provide long-term maintenance and monitoring of the CSS habitat during establishment and afier

completion.
. Provide for potential wildlife movement between the lower and upper Salt Creek areas.
. Replicate California Gnatcatcher CSS habitat structure where possible.

Resource Enhancement Program

Coastal Sage Scrub (CSS)

The REP goal is-fo establish the ecological ‘structure and function of the CSS community which could
potentially support the California Gnatcatcher, along with a variety of other animal species.

Habitat Valye: The CSS plant.community offers ‘abundant food sources, as well ‘as cover, for many
indigenous wildlife. The linkage of new CSS habiat at Monarch Beach Resort with existing CSS habitat
in Salt Creek Regional Corridor will help to counter the effects of widespread habitat fragmentation, such
as"on the Clubhouse Village slopes, and ‘isolation which have been:showi to have severe consequences
upon CSS-dependent species. ‘Many. typical ‘CSS bird species live primarily ‘close to-the ‘ground and do
not fly high or long distances. . 'Such species should use the proposed contimious band of CSS as well as
the adjacent riparian habital as ‘a:movement corridor. Proposed maintenance and monitoring of this
connection will ensure long-term viability and ‘health of the habitat.

Description: CSS is a drought resistant-deciduous shrubland plant community adapted to California‘s
Mediterranean-type climate at elevations ranging from sea level to 3,000 feet above sea level, (€SS
habitat is generally between 1.5 and 7 feet tall. Many of these shrubs have foliage which exude pleasant
aromas. In addition to low shrub species, taller open canopies of undisturbed CSS allow for an abundant
companent of herbaccous species including grasses and succulents. Clusters of compatible tree species
may sometimes be used to add variety to large expanses of CSS species, where appropriate, in
accordance with the MBRSP landscape guidelines.

Features of the Coastal Sage Scrub Ephancement Program:

A portion of Clubhouse Village parcel topsoil (‘A" scil horizon approximately 6" in depth) will be
utilized in the restoration program. The soil will be stockpiled for reuse within the restoration and
enhancement areas. Use of the topsoil and plant material from the Clubhouse Village slopes is absolutely
critical to program success. The use of Clubhouse Village parcel topsoil will occur in two phases. In
Phase [, in which 3.3 acres of CSS will be created, existing stockpiled topsoil and vegetation on the north
portion of the Clubhouse Village (formerly site 16) will be utilized, In Phase If, additional topsoil and
selected vegetation from both the previously disturbed area and the existing vegetation area will be used
to complete the CSS establishment effort,

Indigenous (local plant types whose genetic composition may include adaptations to their specific local
environment) will be used for revepetation.

Where noted above, selected CSS plant materials on the Clubhouse Village slopes will be transplanted,
where feasible.

Site preparation and an ongoing maintenance program will focus on eradication of common weed species
such as Artichoke Thistle, Mustard and Russian Thistle or Tumbleweed within habitat areas.
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Solanum douglasii Douglas' Nightshade

Solanum xanti Chaparral Nightshade
Stipa pulehra Purple Needlegrass

Additional herbaceous species may occur in the Clubhouse Village slopes topsoil. If other indigenous
CSS herbaceous species are known to occur in seed donor areas, these will be specified in the seed
collection contract. Stipa lepida or Foothill Needlegrass, a CSS associate, will be added to the
complement of site-native species.

CSS habitat 15 to be located on the outer slopes of the Lot A area, Larger contiguous areas will be
planted as planned, principally on the eastern and northern slopes of the area. The larger areas are
anticipated to be the most suitable for California Gnatcatcher due to their configuration and dimensions.

Narrower CSS areas should function more as wildlife dispersion and foraging area.

CSS areas will also be interspersed with clusters of trees where appropriate, as defined in the landscape
guidelines.

Mesic Aspect CSS Components - Due to sun angles, the siopes with north to northeast slope orientation
are more protected from heat and desiccation (drying) than their south- and west-facing counterparts.
This results in micro-environments which contain relatively more moisture than slopes with greater solar
exposure. Intermittent drainage and seeps may also contribute to increased moisture-availability. Under
such conditions, the species listed below will occur with greater frequency. Higher concentrations of
seed of these species will be applied to areas with more northerly aspects to assist in species
establishment. One area of mesic CSS habitat has been identified on a northwest facing drainage.

Species include:

Botanical Name Common_Namne

[someris arharea Bladderpod

Malosma laurina Laurel Sumac

Rhus integrifolia Lemonadeberry

Rhamaus crocea Redberry

Ribes speciggum Fuschia Flowering Goaoseberry
Sambucnps mexicana Mexican Elderberry

Integration of C8S With the Golf Course Expansion and Trails

The areas 'designated -for :CSS and establishment were ‘determined in conjunction with séveral factors.
These include grading plans for the Lot A area, the ‘design of the golf Course expansion, ‘the location and
gradient of cart paths and trails, and the vista pomt adjacent to the Camino Def Avion bridge. The goal
is to maximize CSS habitat where feasible and to minimize turf area. The REP plan reflects all of these
design considerations.

CSS habitat will be allowed to grow up to trail and cart pathedges. Adjacent to Camino del Avion, the
CSS vegetation will be maintained in a thinned state for fire safety purposes.

The irrigation of the golf course turf area will be controlled so as not to adversely impact the CSSxeric
(drought tolerant) habitat which would not be regularly irripated once established.
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Fairway green and tree drainage/irrigation patterns and drainage systems will be designed to contain
runoff within maintained golf course areas, so as not to impact adjacent CSS vegetation.

Around several of the goif tees, Stipa grassland with native wildflowers will be planted. The major
components of this grassland are Needlegrasses. This association will be green during wetter months and
will grow to about 2 feet in height. Flower spikes will appear in the spring. After flowering, the area
can be mowed o encourage new growth in the fall. Autumn-blooming flowers would be added for
seasonal color. CSS habitat will surround the Stipa prassland/wildflower area.

Integration of CSS With the Resort Landscape Plan

The REP has considered the overall resort landscape theme in the location and selection of an important
tree species, Coast Live Oak (Quercus agrifolia) having significant habitat value which has been
conceptually located along perimeter edges and near Salt Creek.

Coast Live Oak, an evergreen tree, is useful for screening and babitat value including food, cover and
nesting opportunities. CSS habitat will initially extend up to the trees trunks when they are young and
retreat as tree canopies spread,

Transition zones between CSS habitat and the resort's ornamentally landscaped areas will also be
provided. These zones will be planted with native or drought-tolerant plant materials as determined by
the overall landscape plan. Care was taken not to create conditions that would over-irrigate these areas
or allow runoff to impact €SS habitat.

Wildlife Movement

Wildlife still remaining within the remnant CSS habitat on ‘the ‘Ciubhouse 'Village slopes will be
encouraged to move to both the remaining 0.8 acre of CSS habitat on the Clubhouse Village slopes and
the Salt Creek riparian zone. Prior to gradmg, steps ‘will be taken to allow wildlife to relocate to these
other areas. This will be accomplished by an organized team walking abreast through the habitat area,
creating disturbances to flush wildlife from the area to'be impacted into new habitat areas.

Transition to Salt Creek

CSS habitat would remain at the middle to upper slopes adjacent to Salt Creek allowing a transitionzone
to exist, A npanan zone currently exists within the creek bottom and lower slopes. The treatment of the
creek erea itself is dealt with® under the landscape ‘guidelines, Section 2.3.3. California Sycamore
(Platanus racemosa) would be planted at the edge of €S8 habitat and the Salt Creek channel. This would
provide tree cover, roosting and nesting opportunities for various bird species found along the Salt Creek
Corridor.

Fuel Modification

Fuel modification zones are required by the Orange County Fire Department (OCFD) within zones where
natural lands directly abut residential or other development. The REP area is bounded on the west by an
apartment complex opposite the county bikeway and on the east (top of slope) by a single family
residential development. Existing irrigated landscaping occurs on either side of the REP area.

CSS plant species are allowed under County fuel modification guidelines if properly spaced and

maintained. A minimum buffer zone of 100 feet has been provided at the top of the eastern slope.
Existing landscaping and the county bike trail form a buffer on the western side of the project. Specific
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The Access Program includes an information component. The hotel wiil contain in a conspicuous location such as
near the bell captain stand, concierge desk, or guest registration desk, a manned visitor information center,
designed to orient the general public as well as hotel guests, as to the various uses available for public access and
recreational use. Information shall also be made available through the use of brochures, maps and other guides
showing the user all the locations, points of interest, and other public access and recreational opportunities within
the resort and the surrounding area. The information center shall be fully functional concurrent with the
commencement of operation of the Hotel.

The Access Program also includes a circulation system component. This sysiem incorporates public, guest and
private off-road circulation and integrates the bikeways, hiking trails, association accessways, paths, resort vehicle
system, at least one public access bridge crossing over Salt Creek connecting the Sait Creek Trail with the Golf
Clubhouse, and other components of non-vehicular circulation network. Each component is designed to function
as a separate and dedicated route for one of the variety of off-road circulation uses.

Exhibit 2.26, following this page, depicts the Access and Trails Plan. The plan shows each circulation component
with type designations for -each.segment. For example, the Public Regional (Salt Creek Corridor) Trail is
designated as either "R-1" or "R-2" depending upon the characteristics of each respective portion of the trail,

This off-road circuiation concept was prepared based on the Dana Point General Plan and input from the City, the
public, public utility agencies, the Capistrano Bay Park and Recreation District (the “CBPRD") and the Orange
County Harbors, Beaches and Parks Department ("HBP"). While primarily focusing .on the on-site circulation
and access, it also addresses key linkages to regional facilities (e.g. Sait Creek Regional Corridor and Salt Creek
Regional Beach Park) and other public use areas beyond the boundaries of the project and Ciry.

The Trails and Access Plan depicts the following general types of circulation components within and adjacent to
the project, each of which is explained in greater detail below (see Exhibit 2.26, as well as the landscape cross-
sections in Exhibits 2.11 a-k, following page 11):

s Public - On-Street Bikeway (Type "B-1")
=  Public - On-Street Sidewalk (Type "W-1")
s« Pubdlic - Regional Corridor (Types "R-1" & "R-2")
«  Public - Public Off-road (Local) Bikeway (Type "B-2")
*  Public - Public Local Walkway (Types "W-2" & "W-3")
¢ Public - Resort Vehicle (Types "T-1", "T-2" & "T-3")
*  Public - Multipurpose Undercrossings (Fypes “U-1", "U-2", “U.3" & "U-4")
*  DPrivate . Association Accessway (Type "E-1")
*  Private - Utility Agency Easement (Type "E-2")
¢  Private - Golf Car Paths (Type "G-1")
*  Private - Services/Maintenance Driveway (Type "M-1")
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Public sidewalks and Class I or Class II bikeways have already been completed along both sides of Niguel Road,
Camino Del Avion, Stonehill Drive. Sidewalk impraovements along Pacific Coast Highway will be installed
concurrent with completion of the Sea Terrace Community Park along the park's highway frontage. The
bikeways and walkways form the primary links to the public recreation resources outside of the Specific Plan
area.

2.6.2  Public Regional (Salt Creek Corridor) Trail (Types "R-1".& "E-2")

The Sait Creek Trail exists throughout the entire reach between:Camino Del ‘Avion and the Salt Creek Beach
Park. The plan incorporates resort vehicle uses in portions of the trail {shown as Type "R-2") in the vicinity of the
Hillside Village South through ‘the Salt Creek underpass (Underpass "U-1")." Other ‘aspects of thé tesort vehicle
system are outlined below in the section entitled "Resort Vehicle System”. * Salt Creek Trail,” which is located on
the westerly side of Salt Creek, shall be connected ‘fo the Golf Clubhouse on the easterly side of Salt Creek via a
Type “W-2" public off-road walkway, as shown on Exhibit 2.26.

2.6.3  Public Off-road Bikeways (Tvpe "B-2")

The Specific Plan provides for ‘a systeri of pedestrian/bicycle routes through the area connecting Niguel Road (via
Stonehill Drive) with Sea Terrace Community Park, Pacific Coast Highway, the Salt Creek Regional Beach Park
and the Salt Creek Corridor trail (via Pacific Coast Highway sidewalk). The bikeway's point of connection to the
Niguel Road regional bikeway is located at the end of the Stonehill Drive cul-de-sac near the County fire station.

This location was selected to allow for a stronger trailhead entry statement for the on-site bikeway system and to
avoid issues, which would be prevalent in the vicinity of the tunnel. These issues include safety conflicts with
golf uses, difficult grade transitions, easement encumbrances, and bisection of the residential cornmunity and other
physical constraints.

Each bikeway will be owned by the underlying landowner, but will be open to the general public by means of
easements acceptable to the City and CBPRD. In addition to aesthetics and access criteria, safety of use was a
significant factor considered in the siting and connections of the bikeways.

Bicycle racks or other. appropriate storage devices will be provided at appropriate designated locations including
transitions between bicycle and non-bicycle uses. This will not only be a convenience for the guest and user, but
will also encourage bicycle usage by the public and employees, thereby having the secondary benefit of lessening
automobile dependence and associated traffic and pollution impacts.

2.6.4  Public Off-road Walkways (Type "W-2")

Due to physical constraints (e.g. gradient, barriers, etc.) and safety concerns, bicycle use on portions of the public
accessways would not be appropriate. Consequently, a separate component of public pedestrians-only paths is
provided in the plan. Bicycles, skateboards and other non-pedestrian uses will be prohibited. As with the
bikeways, these walkways will be privately owned as a part of the property and open to the public by easement.
At least one of these ‘public walkways shall bridge Salt Creek and provide a safe, public connection between the
Salt Creek Trail (Types “R-1" & “R-2") and the Golf Clubhouse.

These walkways will be comprised of stabilized decomposed granite material, which is similar to very coarse sand
and includes tiny "bits" of granite stone. When used as a pathway or roadway material, it provides a stable
surface with minimum maintenance. Stabilized decomposed granite is "stabilized” by adding an organic type of
binding agent (or sometimes a soil-cement) to the decomposed granite material that essentially “glue” the particles
together to become a more durable material. With proper compaction, it approaches the character of concrete in
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Construction and operation of the resort vehicle system is contingent upon obtaining necessary approvals
by the City, HBP, CalTrans and the California Coastal Commission. It will be necessary to obtain the
requisite rights-of-way, permits and licenses prior to implementation of the resort vehicle system or
construction of the Beach House. Given these requirements, the resort vehicle system may be modified
by these public agencies to assure the most effective and safe public access system for the Specific Plan
area. The City will cooperate and assist the developer in its attempts to obtain these necessary
interjurisdictional approvais necessary to operate the resort vehicle system.

2.6.7 Underpasses at Pacific Coast Highway_and Niguel Road (Types "U-1°, "U=2". "U.3" & "1}-4")

All four underpasses are structurally complete.

Underpass #U-1" has been fully compieted with.all ‘planned unprovcments It is currently open to the public as a
part; of the Sait Creek . Corridor trail easements: This underpass is Jomtly used: by “golf carts, golf course
maintenance vehicles, utility vehicles, pedestrians and other uses allowed within the ‘Salt Creek Corridor.

Underpass "U-2," known as the Niguel Shores underpass, is complete except for interior improvements (paving,
lighting, finishes, etc.). The developer will install the paving and lighting in the underpass concurrent with the
completion of the Sea Terrace Community Park, All other improvements and long-term maintenance of the
underpass improvements wilt be the responsibility of the CBPRD. This underpass will also be jointly used by
pedestrians, bicycles and the resort vehicle.

Due to safety conflicts with golf uses and other issues outlined above (see "Public Off-road Bikeways"), public
uses of the underpass at Niguel Road near Stonehill Drive (Underpass “U-3") will be limited to only pedestrians to
cross Niguel Road between the two public sidewalks along either side of Niguel Road. To complete this
pedestrian connection, the existing walkway connection from the sidewalk on theeast side of Niguel Road will be
opened to the public and will be augmented by a similar public connection from the underpass to the sidewalk on
the west side of Niguel Road. No cornection will be made from the underpass to the trail system {except for the
purposes of serving golf carts and other goif uses). Bicycles will also be prohibited within the underpass section
due to limited clearances and safety concerns.

The northern Niguel Road underpass near Comniche Drive (Underpass "U-4") will be used only for golf related
uses. Similarly, the paved pathway leading from the public sidewalk on the western side of Niguel Road near this
underpass will be limited to golf course uses only as it only connects to existing golf paths.

2.6.8  Private Ass

Several third-party private ingress rights are integrated into the plan. These private association trails leading from
the Monarch Bay Villas, the South Shores Baptist Church property, the Sea Terrace Aparr.ments and the area
known as.Site 14 have ‘been provided to -allow Tesidents of these neighboring locations direct access throiigh the
Specific Plan area property to the bikeway/walkway systcm

A number of public utility. easements are-also ‘included within the plan... Although not strictly a circulation Toute,
they are referenced in-the jplan in order to clarify that these easements are for authorized use only by the public
utility ageumes which have beneficial rights in such easements,

2.6.9 Golf Pathwgys {Type "G-1")

As with other non-public accessways outlined elsewhere herein, this pathway system is shown for reference anly.
Except where they coincide with public bikeways and walkways, golf pathways will be open only for golf related
uses. Their precise location may be determined as a part of the golf course redesign. With the exception of the
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2.6.13 Coastal Access Fund

Through fees paid in connection with various permits issued by the Coastal Commission, a Coastal Access Fund
was created for the specific purpose of improving public access to coastal resources. Coastal access fees were
imposed on a number of residential developments within the south Orange County Coastal Zone. Although
administered by the Coastal Commission as pursuant to permit conditions, the access fund is currently under the
custodial management of the California Coastal Conservancy.

The Coastal Commission and Coastal Conservancy have made the policy decision to assign and transfer a
significant portion of the Coastal Access Fund to cities within the County for local use. Since a major portion of
that fund was generated in Dana Point by development within the Specific Plan area, the City has indicated
support for application of those funds to a program related to the Specific Plan area. This is discussed further in
section 2.14.1 Financing of Public Facilities.

2.6.14 Restricted Uses

Due 10 the land use constraints and safety issues, certain kinds of activities on the trails would not be appropriate.
Except as outlined above, private use by homeowners' associations and unau'thorize_d guests or other third parties
will be prohibited on all components except for public trails. Use of the various trails and accessways by
vehicles, motorized cycles, golf carts, ‘skateboards and similar vehicles other than those specifically authorized by
code, easement, agresment or license will ‘be prohibited. Specifically, no vehicle operated by, or on behalf of,
any homeowner ‘or homeowners' association will be allowed on public bikeways and walkways, thé resort vehicle
routes, ‘Salt Creek Corridor trail, any underpass link, or golf path. These policies, where appropriate, have been
developed in conjunction with the CBPRD, the HBP, and City 6f Dana Point.

2.7 Housing

Pursuant to State law, the City of Dana Point has adopted a General Plan Housing Element which includes
policies, programs and goals which address anticipated housing needs. The Housing Plan, which only has a 5-
year time span (1989-1994), is prepared from a citywide and a coastal zone perspective, The City is in the
process of implementing the housing policies in the General Plan in an effort to meet its goals. The Specific Plan
for the project is consistent with the policies in the General Plan and does not preclude the City from
implementing its 5-year plan.

A range of needs are considered by the Housing Element, including: residential rehabilitation; conservation of
existing affordable housing; preservation of assisted housing at risk of conversion to market rate housing; special
needs; overcrowding; cost burdens; and new housing production. The "need category" most pertinent to the
Project is the demand and supply conditions regarding new housing production.

The Housing component of the Specific Plan provides an overview of the housing needs of the City for the five
year period ending 1994 and determines what density categories of housing have been provided for in the General
Plan Housing Element to meet these needs.

2.7.1 Share of Regional Housing Needs

The General Plan Housing Element includes a projected need of 1,000 new housing units during the five year time
span of 1989 to 1994, Table 2.4 shows the five year regional housing growth by income category as reported in
the adopted Housing Element. As indicaied by Table 2.4, 41.4% of the "need," or 414 housing units, are
projected in the very low and low income categories. Another 19.3% of the need, or 191 housing units, are for
moderate income households.
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element is located at the comner of Stonehill and Niguet Road to identify the entrance to the project trail system
and Sea Terrace Park.

Within the Community Signage Monument for .the Golf Course and Hillside Village, additional signage will
identify.and direct the residents, and the public, to the resort, Salt Creek and public trails, park, and open space
areas, and the northern and southern portions of the Hillside Village residential areas. At the entrance to the road
leading to the Golf Clubhouse there will be additional signage which will identify and direct residents, the general
public and guests to the Golf Clubhouse, the hotel and the northern residential enclave of the Resort Village.
Should the entrance road be relocated or additional entrance roads conmstructed, the additional signage shall be
placed at the relocated or additional road{s). The signage shall inform the general public that the Golf Clubhouse
facilities are open to the general public. The signage monuments shall be integrated into the project
perimeter/security walls, or into the guardhouse structure set within the entrance roadway median.

The lettering for these signage elements is intended to be, either raised individual letters with vertical letter
dimensions of 00 more than 12", or recessed plagues no larger than 48" in any dimension. Signage shall be
positioned within 24" and 72" of finish grade.

¢ Key Directional Monuments:

At key internal street intersections, small signage monuments or plinths will direct residents and guests to their
destinations. These signs will include groups of address identifications, or specific function or activity elements.
The signage for these monuments will consist of verdi-gris finished raised lettering or plaques set into the
construction elements. The lettering shall be no more than 10" high, and shall be positioned between 36" and 60"
above finish grade.

s Informational Signage:

Throughout the Monarch Beach Resort Community, especially in Sea Terrace Park and in the public amenities,
special signage will provide directions and information of general public interest. Maps will be used as a part of
the informational signage to identify trail routes and public facilities. The signage elements will utilize either the
monument character of the larger sign elements, or will utilize less ornate materials and detailing as warranted by
intended use. Along with stone or plaster and/or rusticated wood members of sufficient dimension will be used
for anchoring lettering or plaques. Overall signage or monument size shall not exceed 60" in height, and shall be
of sufficient horizontal dimension io position the lettering or graphic presentations in proper proportion and
spacing.

* Off-Road Circulation Signage:

Signage for each component of the off-road circulation sign system will provide information specific 1o each
aspect of the circulation system as detailed in the access section of this chapter.  Signs will include directions,
focation maps, trail types, prohibited uses, allowed uses, restrictions, hazard or caution warnings, user
responsibilities, Golf Course routing, etc. As each element will differ in requirements of clarity and purpose,
aesthetic scale and details will be influenced by each composent's environmental setting. Each element will be
designed to be compatible with the General Resort architectural elements and character. Public trailheads and
accessways noted will be marked with signage meeting customary size and text standards, as well as graphic
symbols for ease of understanding and compliance 1o applicable local codes.
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* Project Roadway Signs and Devices:

Customary street signage and other graphic devices within the Monarch Beach Resort roadway system will be
detailed to support the resort character. Dimensions and specific text or orientation requirements will adhere to
the codes, ordinances, and policies of the Specific Plan or other City codes.

* Public Roadway Signage:

Any additional public roadway signage that may be required outside of the specific boundaries of the Monarch
Beach Resort Comununity, but within public roadway rights-of-way, shall comply with the standards, codes,
ordinances, and policies of the governing public agency.

* Future Facility Signage: -

Future facility signs will be planned at appropriate locations within and surrounding the Specific Plan area. These

signs wilt provide information such as project component identity, expected completion dates, contact and
telephone number information for future key components of the resort such as the Resort Hotel, the Goif
Clubhouse, the Sea Terrace Park and Beach House, residential developments, and the availability of public
amenities ir the future facilities. This signage character, although temporary in nature, will implicitly reflect the
quality materials and fine detailing of the permanent signage monuments. No future facility sign shall exceed 96"
in vertical dimension, nor 144" horizontally.

All signage shall be reviewed and approved as part of the final permitting process by the City of Dana Point for
consistency with the Signage Implementation Plan, the special conditions of all valid coastal development permits
approved for the Monarch Beach Resort, and the Monarch Beach Specific Plan. Prior to the City of Dana Point's
assumption of Coastal Development Permitting authority over the Monarch Beach Resort area, all signage shall be
reviewed and approved by the Executive Director of the Coastal Commission, :

* Construction Signs:

Construction signs shall be posted at various appropriate locations within and surrounding a respective
construction site. The signage will provide customary construction-related information such as project identity,
owner, developer, architect, landscape architect, engineer, permit information, general information, contact
information and telephone numbers, and similar information. Construction signage will be temporary, and
provisions will be adopted to ensure timely removal upon completion of the respective construction.

The Consiruction signage will comply with the theme and character of the Resort development, Sign size and
quality shall be appropriate for the location and specific purpose.

* QOther Signage:

In keeping with the project theme and character, numerous secondary signage types will be utilized for sales,
leasing, special events, permanent or temporary vehicular control, safety, and identification is consistent with the
intent of this Signage Program.

210 Water Conservation

Increasing demands for urban water uses call for conservation and encouragement of reclaimed water use as

important elements in the overall management of water resources. This is especially true during times of drought
and water shortages such as those which the region has experienced during recent years.

See comment 17
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Whether or not drought conditions continue or reoceur, sensible water utilization and conservation:will be an
integral part of the planning, design and efficient operation of the resort. The. developer shall subrmit .a ‘water
conservation plan to the South Coast Water District (SCWD) and receive approval of such plan prior .o the
issuance of building permits,

The water conservation measures summarized below will be provided by the developer.
2.10.1 tine and Ongojng Interior and Bxterior Water Monitoring and Audit.

Monitoring of water usage by the hotel, clubhouse, and other components of the resort will be a regular part of
the operational policy of resort operator. The hotel operator's attention to efficiency and cost savings customarily
dictates such monitoring as a part of routine business operations. The aperator will develop a program for
ongoing review of water usage practices and will establish policies for pericdic water usage audits to identify
adjustments and other ways by which water can be conserved and more effectively used within the resort.

This program will be made an integral part of the operations policy of the resort. It will be developed by the hatel
facility operator and will be available to the SCWD and the City, upon request.

The irrigation systems for the golf course and other landscaped areas will employ flow-monitoring devices to
facilitate continuous monitoring of irrigation usage. This capability will minimize the likelihood of undetected
leaks or abnormal irrigation practices.

iance with er Distric uirements

The SCWD has adopted, and from time to time has amended, certain water-related ordinances relating to water
efficiency and conservation. The developer will be obiigated to comply with such ordinances and other policies of
the SCWD. The SCWD will review the plans and specifications for compliance and may impose conditions on its
approval as necessary to ensure such compliance. SCWD approval is required prior to City permit issuance or
authorization to proceed with construction of the water and reclaimed water distribution system.

See comment 18
2.10.3 Warter Congervation Fee

The SCWD has established 2 Water Conservation Fee for development within the District. . The purpose. of this
fee is to provide a fund by which water conservation programs of the district can be carried out. Such programs
include public information and education, water conservation incentives, retrofitting of high-volume water fixtures
and conservation-related research and planning.

The developer will pay the Water Conservation Fee to the Water District pursuant to the SCWD's then-current
policy and rate schedule.

2.10.4 Water-Saving Devices and Fixture Specifications

The operator will employ water-efficient devices and fixtures throughout the development. Although for health,
safety and other reasons, certain uses may necessitate the use of standard devices, the Specific Plan residentiat
communities will be constructed to low-flow and water-saving plumbing specifications in accordance with City
building codes.
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2.10.8 Extension of Reclaimed Water Distribution Line

As outlined above, the master water plan of the SCWD calls for reclaimed water to serve the common areas
within the Specific Plan area. Due to elevation and pressure constraints, use of gravity-fed reclaimed water is
currently precluded at the upper reaches of the golf course. Consequently, reclaimed water is currently pumped
to these locations from an existing pump station at a lower elevation in the golf course. Also, no reclaimed water
service main lines are yet available directly to the adjacent Monarch Bluffs Apartment site and Lot A above the
golf course below the Camino Del Avion bridge.

This situation results in several undesirable conditions. First, reliance upon pumiping as a method of delivery is
subject to interruption from equipment or power failure. There are also a number of costs and maintenance needs
assaciated with the pumping facilities. Second, ‘the \lack of reclaimed water sérvice ‘to Lot A and the adjacent
Monarch Bluffs necessitates the ‘use ‘of domestic potable water for all exterior .irrigation: Under drought
conditions, it is highly possible that this type of potable irrigation would be restricted or even prohibited by the
governing water agencies.

The existing reclaimed water service main from the line in Santa Lucia Street in the adjacent development, will be
extended to a point in Lot A immediatety north of the golf course. Upon completion, this connection will allow
use of gravity service of reclaimed water, 2nd the pump station could then be deactivated. Lot A and the
adjacent Monarch Bluffs will also be served by the extended reclaimed water system and use of potable water for
irrigation of these areas will be discontinued.

Other reclaimed water connections which will be completed as a part of the Specific Plan implementation will
further improved service by elimination of pumping facilities or increases in pressure at the point of discharge.

2.10.9 Use of Recirculating Water in Landscape Features

A number of water features are currently planned for the Specific Plan area. All such features will have
recirculating systems and will pot utilize potable water except for evaporation replacement and, as may be
necessary, for refilling afier repairs.

’

Except for pools and ponds within the hotel complex itself, all water features (including ponds in the golf course)
will utilize reclaimed water, subject to the approval of the health authorities. The golf course ponds currently use
reclaimed water.

2.10.10 Guest/Customer Information

As an integral part of its guest program, the operator will provide information on the need to conserve water.
Patrons of the food and hotel components will be made aware of the area's water shortages (when applicable) and
of the continuing need for conservation. To implement this program, the operator will utilize methods currently
in use in other resort areas which have adopted similar water-efficient policies.

The information program wilt be developed by the hotel operator as a part of the operational policy and public
relations implementation. The assistance of the South Coast County Water District will be encouraged, and the
program will be made available to the SCWD and City for comment prior to implementation.
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2.10.11 Em ee B jon

The resort's cornprehensive employee policies and procedures will include information and policies for the various
components of the resort's water conservation programs. As with other such policies, each employee will be
expected to understand and keep informed of the resort's water conservation policy and to implement it to the
extent possible within the employee's job duties.

2.10.12 Residential Restrictions

i

Covenants, Conditions and Restrictions, commonly known as "CC&Rs", will be developed and imposed on the
residential components of the development. The CC&Rs will be comprehensive in nature, and will be enforced
by the respective homeowner's associations as use encumbrances on each residential unit and the common areas
within each development,

Among the relevant water conservation matiers, which will be addressed by the CC&Rs, are the following:
. The uses and operation of reclaimed irrigation water.
. Prohibition against certain wastes including installation or use of automatic (self-generating)

water softegers, single-pass cooling systems and non-recycling water fountains and landscaped
water features.

. Landscape design controls which encourage the use of drought-tolerant plant materials in private
landscaping.
] Restrictions against excessive watering.

2.18.13 Designation of Water Conservation Coordinator.

The operator will establish the staff position of Water Conservation Coordinator together with other employment
duties. The Water Conservation Coordinator's duties will include oversight, management and evaluation of the
resort's water conservation programs. The Water Conservation Coordinator will also act as the primary laison
between the resort operations and the SCWD, the City and the public.

2.11 Infrastructure

This section delineates the infrastructure that will be needed to serve the Specific Plan area. The schematic
systems for drainage and flood control, domestic water, reclaimed water, and sewer are described and illustrated,
In addition, dry utility services are discussed, these include: gas, eleciric, telephone and television cable service.

2.11.1 Drainage and Flgod Control

The -drainage .and ‘flood control service: will ‘be coordinated with the City Engirieer ‘and the Orange County
Environmental Management Agency Flood Control District (FCD). “Salt Creek, the primary éxistingdrainageway
through the site, has been channelized and partially enclosed in'culverts as it winds its ‘way under Camino del
Avion, through the project site and out io the ocean. The Salt Creek chamnel enters the site in a culvert,

Approxunately 750 feet west of Camino del Avion, it becomes a trapezoidal earthen channel with sufficient
capacity to convey run-off from a 100-year storm. The channel runs west through the golf course wntil
approximately 450 feet east of PCH where the channel enters a culvert once again, and crosses under Pacific
Coast Highway to an outlet at the Pacific Ocean.
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In addition to the Salt Creek Channel, there are several FCD master plan storm drains which traverse the site and
empty into the Salt Creek Channel. They were designed to convey run-off from a 25-year storm and outlet into
the channel.

The land uses, for which the current facilities were planned, included residential, commercial and a school, The
estimated peak flow rates for the currently proposed hotel, residential, golf clubhouse, beach house, and park and
opens space uses should be similar to the design peak flow rates used to calculate the size of the facilities.
Proposed drainage facilities shall be designed to the current FCD and City standards for flood control.

There are several existing desilting basins on site, which are temporary and provide interim erosion control,
resulting from prior grading activity and will be removed when the site is improved. Once the development is
complete, desilting basins will no longer be necessary.

According to the Federal Emergency Management Agency's (FEMA) September 15, 1989 Flood Insurance Rate
Map, the areas planned for development of permanent structures, eg., the Hotel Village, Clubhouse Village and
Beach House site, are in Zone X. Zone X is defined 2s areas determined to be outside the 500-year fload plain.

Pad elevations for permanent, habitable structures will be above the 100-year flood level.

Exhibit 2.29, the Schematic Drainage and ‘Flood Control’ Plan -depicts the backbone storm ‘drain system and
appurtenant - structures, such as -surface . gutters,’ side -inlet: catch basing, -and -area drain catch basins, to
accommodate the project. This storm drain system is designed to convey run-off from a 25-year return period
storm event.

One of the existing facilities in the Hotel Village area, known as KO1P02, is an 84-inch cast-in-place pipe, which
may need to be horizontally or vertically relocated to accommodate a road across it. There is also a 63-inch cast-
in-place pipe through the community park site, which may need to be relocated and/or strengthened. Any
necessary relocation or strengthening of this facility, in addition to alt new storm drain facilities, will be the
responsibility of the developer. See comment 19

2.11.2 Water (Domestic)

Domestic water service will be coordinated with South Coast County Water District {SCWD). Existing facilities
include two I2-inch water lines off Niguel Road with a 2-inch meter, and several stubs that are available as
connections to provide future service to the hotel and the golf clubhouse as well as the residential enclaves in the
Resort Village. There is also an 18-inch water Hlne in Pacific Coast Highway and a stb in the Fairway
Condominiums to the wesl, that are available as connections to provide future service to the residential enclaves in
the Hillside Village, in addition to the beach house site.

The domestic water demands for this project are based on projections for the proposed hotel uses and historical
water use factors for the residential areas. It is assumed that reclaimed water will be used for irrigating the
majority of park and recreation areas, though some potable water will be used for certain areas due to County
regulations. However, most of the site including the golf course, park, and some of the hotel and clubhouse
gardens will be irrigated with reclaimed water. See section 2.9 Water Conservation and 2.11.3 Reclaimed Water
for more detail.

Fire flow is anticipated to be the major criterion for sizing the on-site water systermn. SCWD standard indicates the
fire demand for commercial areas, which covers the Hotel, Clubhouse and Beach House, is a total of 3,500
galtons per minute from any three adjacent fire hydrants with a residual pressure at the main of 25 pounds per
square inch. In addition, the hotel, and clubhouse will require water service at several levels ranging from 115
feet to 192 feet. Pad elevations for the residential service will range from 105 feet to 170 feet in the Resort
Village and 95 feet to 215 feet in the Hiliside Village.
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. Telephone

Pacific Telephone will provide telephone service to the Specific Plan area, Underground PVC telephone
conduits originating at Pacific Coast Highway and Niguel Road will be distributed to pullboxes
throughout the site. Service to the Beach House site will originate from the point of connection at the
Ritz Cove residential area.

. Cable

Dimension Cable Services will provide cable service to the Specific Plan area. Underground PVC cable
television conduits origirating at Pacific Coast Highway and Niguel Road will be distributed topullboxes
throughout the site. Service to the Beach House will originate from the point of connection at the Ritz
Cove residential area.

212 Noise Mitigation

In an effort to protect existing and future residents of Dana Point from the negative effects of noise, the Noise
Element of the City's General Plan has established numerous goals and policies which have been designated 1o
identify which types of land uses are "noise sensitive,” and to establish compatibility criteria for these land uses.

According to the Noise Element, all of the land uses proposed in the Specific Plan are considered to be noise
sensiiive. Additionally, the Specific Plan area is located along a portion of Pacific Coast Highway and Niguel
Road, both of which are designated as "major arterials" and both of which are capable of generating noise levels
exceeding 65 decibel level (Db). The Noise Element of the General Plan classifies areas within the 60Db noise
contour as “Noise Study Zones" which means that noise levels should be evaluated on a praject specific basis and
that mitigation measures may be required in order to meet City standards. Areas within the 65Db area are
classified as "Noise Mitigation Zones" which means that any new, noise sensitive developments will require the
inclusion of mitigation measures in order to comply with City noise standards. Noise mitigation may require
special construction techniques or other design criteria to be incorporated into the future ‘development. These
measures are pravided for in the Specific Plan area as follows:

Prior to issuance of the Site Development/Coastal Development Permit, a site specific -noise study will be
performed to identify any areas that currently exceed City noise standards or may be expected to exceed them at
buildout of the General Plan. Architectusal design elements will be included to ensure that both exterior and
interior noise standards are at or below the established limits. - These design elemenis may include such things 25
setbacks, landscaped berms, noise walls, double glazed windows and heavier types of insulation in walls facing

noise sources. See comment 20

2.13  Commuuity Programs and Facilities

2.13.1 Fire and Emergency Medical Service

Fire protection and emergency medical service for the Specific Plan area will be provided by the Orange County
Fire Department Station 30 on Stonehill Drive and Niguel Road, adjacent to the project site. Two other stations,
Station 29 on Victoria Boulevard and Station 49 on Golden Lantern in Laguna Niguel will provide additional fire
protection and emergency medical service for the Specific Plan area. Any hazardous material storage and
transportation will be done in accordance with local and state regulations.
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. Community Facilities District Financing

In addition to the formation of an assessment district, the developer may petition the City to initiate
proceedings pursuant to the Mello-Roos Community Facilities District Act of 1982 for the purpose of
financing the certain community improvements as outlined above.

° Coastal Access Funding

The developer and the City will jointly apply for, and cooperaie in the consummation of, a program to
utilize those funds for the operational expenses of the resort vehicle systerm. These funds would be
obtained by the City and 2 Dana Paint Coastal Access Fund (the "Access Fund") would be created for
transit related uses. This initial funding could serve as the base to which other similar access fees could
be added for application elsewhere within the City at the discretion of the City.

Hardware and system costs would not be funded by the Access Fund. Costs for the resort vehicles and
other system infrastructure would be provided by the developer. Utilizing the Access Fund for
operational costs will thereby be a direct support for public use of the resort vehicle system.

2.15  Phasing

2.13.1 The Phasing Plan

The Generat Plan Land Use Element includes Policy 8.12, which provides for development of the public open
space uses and public roads first, then the hotel complex, and then the residential uses. This policy states that
concurtent developroent tmay be permissible only if the primary open space and visitor-serving objectives of this
policy is being achieved,

Development of a project as complex and multifaceted as the Monarch Beach Resort may feasibly occur in a true
incremental manaer. Financing, construction Jogistics, interdependence of one portion of the project upon others,
physical constraints and other similar issues may necessitate concurrent operations and construction. A phasing
implementation scheme has been created which would allow most work 10 proceed concurrently, but which would
complete first, the primary objective of the development of the public opén space and roads: secondly, the resort
complex; and lastly, the residential dwellings. See comment 21

To insure implementation of the General Plan phasing policy, the following provisions will apply:

1. Prior to approval of any Site Development Permits and Coastal Development Permits for
residential units, the hotel facilities, golf clubhouse, golf course, and Sea Terrace Park must
have obtained Site Development Permit approval and Coastal Development Permit approval.

2. Prior to the approval of any Tentative map and Coastal Development Permits for residential
units, any required Tentative maps for the hotel facilities, golf clubhouse, golf course and Sea
Terrace Park must have obtained all necessary approvals, including Coastal Development Permit
approval.

3. Prior to the recordation of any final subdivision maps for residential units, all required final

subdivision maps for the hotel facilities, golf clubhouse, golf course and Sea Terrace Park must
have been recorded.
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In the event that any unforeseen factors delay the processing of the Site Development Permit application or
subdivision map applications for the hotel facilities, golf clubhouse, golf course, or Sea Terrace Park, the City
may permit deviations from the three provisions outlined above, provided there are adequate safeguards to insure
implementation of the General Plan Phasing Policy.,

In addition the developer shall prepare and obtain approval of a Phasing Plan (PP) from the Planning Commission
prior to the recordation of any Final Map. A’ primary objective of the PP is that the development of the public
open space and roads occur first, and that the hotel construction precede residential construction and that
residential units not be completed or occupied prior to completion of the hotel. The PP shall contain andfor
address the following:

I.

In accordance with the "Release and agreement regarding additional development of Sea Terrace
Community Park" dated 20 June, 1991 between Monarch Bay Resort, Inc, and the Capistrano
Bay Parks and Recreation District, the developer shall complete construction of Sea Terrace
Park and the other park and open space features on or before the opening of a resort hotel on
Developer Property and prior to the construction of any residential units.

Prior to the issuance of Coastal Development Permits and building permits for any residential
units, Coastal Development Permits and building permits for the hotel must be issaed.

Prior to conducting framing inspections for any residential units, the hotel must have obtained
roof inspection approval. The PP will address in detail what constitutes roof inspection and
framing inspection approvals.

The PP may make provision for the construction of model homes and temporary sales facilities
for sales purposes. Coastal Development Permits and building permits for model homes may
not be issued untii Coastal Development Permits and building permits for the hotel are issued.
Model homes may not be sold, or cccupied for purposes other than sales activities, uniil after
the Certificate of Occupancy for the hotel is obtained.

Prior to closing escrow on or occupying or issuance of any final inspection for any residential
units, the hotel must have obtained a Certificate of Occupancy.

If unforeseen circumstances delay compliance with minor aspects of the PP, a provision to
insure compliance with these requirements can be facilitated through cash payments or other
forms of security acceptable to the City. Prior to or concurrent with acceptance of such cash
payments or other forms of security, the City shall develop a program specifically stating how
the cash payments or other forms of security will be used to ensure compliance with the PP
requirements.

The PP will be clearly referenced in each final Map. The PP will be referenced in the title.
The PP shall be a condition of approval of ail Coastal Development Permits for development
proposed in this Specific Plan. Any subsequent developers and/or owners shall submit a letter to
the City certifying that they have read the PP and acknowledge and accept all its provisions.

2.16 Fiscal bmpact

The development of the Monarch Beach Resort Specific Plan area is projected to provide a positive fiscal impact
to the City of Dana Point. The highest land use for revenue generation for the City is visitor serving commercial
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and associated facilities.

The development of the Specific Plan area as documented in the report prepared by Stanley R. Hoffman
Associates, dated May 8, 1991, will generate substantial fiscal surplus even where revenue generation for the
visitor serving commercial area are low; as the fiscal impact are positively skewed.

The Fiscal Impact Analysis conducted by Stanley R. Hoffman Associates projects that the project as described in
the Specific Plan will generate at buildout approximately $2.5 million of annual revenue to the City of which
approximately $2.2 million will be a recurring annual surplus over recurring annual costs.

The Specific Plan provides for the development of an integrated resort. With each component reliant on the
opportunity to create a unique environment which should attract visitors and hotel guests together with long term
residents to the City and provide the local economy with business opportunities. The hotel of the size anticipated
for the Specific Plan would generate approximately $25 million of revenue Per annum.

This development of the Specific Plan area will result in a stimulus to jobs and eccnomic growth as well as
increased spending on goods and services in the City. In addition, the revenue provided to the City by the project
will also create job opportunities through subsequent City expenditures.

The Specific Plan and development standards provides for a high quality 5-star development which should result
in the project being a focal point for the area which is known throughout the world, which shouid further focus the
City as a destination resort community.

The Specific Plan is a development, which meets the economic goals and objectives of the General Plan and
provides an important benefit and contribution to the local economy. The City ‘needs to consider incentives prior
to building approvals to ensure that the goals of the City are achieved. A development of this type for the
Monarch Beach Specific Plan area requires the cooperation from the City to enable the development to proceed
quickly.

The developer will be responsible for its fair share of programs established by the City at the time of the Monarch
Beach Resort Specific Pian approval. Determination of the fair share assessment shall be based upon a review of
several factors. The assessment shall be made in consideration of: 1) the procedure for calculating the fee
amount for . already approved visitor- serving .uses; 2) public infrastructure improvements agreed to by the
developer; 3) public improvement and impact fees; 4) the project's significant positive revenue contribution’to the
City; 5) the contribution to local business: 6) the City's expedited Specific Plan, Site Development Permit ‘and
Tentative Tract approval processes; 7) Modification to the City's development standards; and 8) The City's
General Plan.

The City has adopted development impact fees (City Council Resolutions 91-12-10-5, 91-12-10-6, and 91-12-10-6)
for General Government Facilities, Fire Protection Facilities and Transportation Facilities. These development
impact fees apply to all development within the City of Dana Point including all development within the
boundaries of this Specific Plan. See comment 22

Section § in each of the development impact fee resolutions is worded as follows:

Section 6. For each fiscal year and prior to July 1 of the fiscal year, commencing with the 1991-93 fiscal year,
the Director of Community Development shall review the use of the Fee, the continued need for the facilities, the
reasonable relationship between the need for facilities and the impact of the various types of development on
which the Fee is imposed, and the estimated reasonable cost of the facilities identified in the Report. The Director
of Commuunity Development shall report his findings to the City Council at a noticed public hearing and
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Bicycle Lane (Class II facility) - A corridor expressly reserved for bicycles, existing on a street or roadway in
addition to any lanes for use by motorized vehicles.

Bicycle Path (Class I facility) - A facility shared with motorists and identified only by signs, a bicycle route has
no pavement markings or land stripes.

Bikeway - A term: that encompasses bicycle lanes, bicycle paths, and bicycle routes.

Building Coverage - The perceniage of the net lot area which is covered by all the buildings on a ot as seen from
a plan view,

Building Height - The vertical distance, measured at the exterior wall, by which a building extends above finished
grade, finished pad clevation or fiood protection levet, whichever is lower, to the highest point of a parapet on a
flat or non-sloping reof or a mansard roof, and to the mid-poinr-of a pitched or sloping roof.

Building Pad - The level area of a lot designed for the construction of buildings and structures.

Bus Turnout - A paved indentation in the curb of a roadway designed to allow buses to pull off to the side and
stop while picking up and dropping off passengers.

Certificate of Occupancy - A document issued to allow a building ta be occupied or used and certifying that the
building or structure has been constructed, or will be used, in compliance with all the applicable municipal codes
and ordinances.

Certified Local Coastal Program — A local coastal program which has been effectively certified by the
California Coastal Commission pursuant to Section 30512 and 30513 of the Coastal Act as amended. (See
definition of “Local Coastal Program” in Section 9.75.120 of the Zoning code). (Coastal).

City - Universal term encompassing City Council, Planning Comumission and City staff,

City Council - City Council of Dana Point

Club - A group of peuple organized for a common purpose to pursue common goals, interests or activities and
usually characterized by certain membership qualifications, payment of dues, regular meetinps, a constitution and
by-laws.

Clublouse Village - The Specific Plan sub-area containing the goif course clubhouse and surrounding residential
areas, generally adjacent to Pacific Coast Highway and Monarch Bay Plaza.

Coastal Commission - The California Coastal Commission or its successor agency as created pursuant to Division
20 of the Public Resources Code as amended, Whenever the term California Coastal Zone Conservation
Commission appears in any law, it means the California Coastal Comrmission. {Coastal).

Coastal Conservancy - The agency established by the Coastal Act of 1976, along with the Coastal Commission.
The agency’s role is to facilitate increased coastal access and recreation opportunities.

Coastal Development Permit - Any license, certificate, approval, or other entitlement for use granted or denied
by any public agency which is subject to the provisions of Division 20 of the Public Resources Code as amended.
{Coastal Act/30110).

Coastal Sage Serub - A local plant community indigenous to Southern California that typically grows on coastal
slopes.
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Enclave, Residential - The residential neighborhoods of Monarch Beach Resort.

Endangered Species - Plant or animal threatened with extinction pursuant to a determination by siate and/for
federal governments.

Endangered Species Act (State) - The California Endangered Species Act administered by the State Department
of Fish and Game that generally prohibits the taking of listed endangered species,

Endangered Species Act of 1973 - The federal Endangered Species Act administered by the U.S. Fish and
Wildlife Scrvice that generally prohibits the taking of listed endangered species.

Enhanced Paving - Street or landscape paving using special materials such as stamped concrete, stone or brick
typically used to define entries or special use areas.

Floor Area Ratio, Standard (F.A.R.) — The total gross floor area, including habitable subterranean floors, but
not parking structures, of all buildings on a lot divided by the lot area.

Fuel Medification - Modification by thinning and/or removal of natural land vegetation such as Coastal Sage
Scrub so that fire hazards to adjacent structures are reduced.

Golf Course - For the purposes of the Specific Plan, the Links at Monarch Beach, as expanded and modified.
Golf Clubhouse - The clubhouse facility Jocated within the Clubhouse Village parcel of the Specific Plan.

Grade - The average of the finished ground level (finished grade) at the center of all exterior walls of a building
or, where such walls are parallel 1o and within five feet of a sidewalk, the average of the finished ground level at
the sidewalk, or to the top of curb, where there is no sidewatk,

Grade, Adjacent - Finish grade at the base of a building wall.

Grade, Natural - The elevation of the ground surface in its naturat state, before man-made altemations,

Grade, Pre-existing - The elevation of the ground which exists prior to the start of any site preparation, grading,
or construction related to the project being proposed. Pre-existing grade will not be the same if the site has been
previously graded for a project.

Grading, Contour -~ A grading concept designed to result in earthforms and contours which resemble natural
terrain characteristics, with generally curving, non-linear siope banks having variations in the slope ratios of the
horizontal and vertical curves.

Grading, Corrective - Grading associated with remediating geologic hazards such as landslides,

Grading, Finish - Grading to establish final elevations and contours of tand.

Grading, Transition - Grading techniques utilized in areas where there is a major change of contour such as flat
area to slope so that technically appropriate and/or aesthetically pleasing conditions are created.

Ground Plane Plantings - Landscape materials such as turf and low ground covers.

Guest Parking - Parking spaces provided with a residential unit for intermistent use hy visitors and parking for
hotel and clubhouse uses.
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1976 (as amended) at the local level. The Local Coastal Program for the City of Dana Point is comprised of the
Land Use Element, Urban Design Element, and Conservation/Open Space Element of the General Plan, the
Zoning Code, the Dana Point Specific Plan/Local Coastal Program, and the Capistrano Beach Specific Plan/Local
Coasta] Program. (Coastal Act/30108.6).

Lot A - A lettered lot near Camino del Avion in Salt Creek planned for golf course expansion and Coastal Sage
Scrub re-vegetation,

Lot Area or Size, Net - The area within the lot lines of a lot exclusive of any dedications for public rights-of-way,
public parks and public school sites. To generally calculawe net area, 80 percent of the gross area may be assumed
to constitute net area; however, a preuse determination or net lot area is based on an exclusion of the actual area
used for public rights-of-way, public parks and schools.

Lot Depth - The average linear measurement between the front and rear lot lines when measured at 90 degree
angles from the front lot line,

Lot Width - The average linear distance between side lot lines when measured paralle! to the front lot line.
Manufactured Slope - A man-made slope engineered and constructed to specific standards.

Maximum Lot (Building) Coverage - The maximum area of the lot that may be covered by buildings and roofed
structures. This may be expressed in square footage or as a percentage of the minimum lot area,

Mesic - Relatively moist natural landscape conditions.

Mid Point of Roof - The mid point of a sloping or pitched roof means the average of the vertical distance between
the top plate of the exterior wall and the highest point or ridge of the roof associated with that wall.

Minintum Lot Area - The amount of land that must be contained in a lot for a dwelling unit to be built on that lot.
Mycorrhizae - A symbiotic association of the mycelium of a fungus with the roots of a seed plant.

Negative Declaration, Mitigated - Documentation and firdings pursuant to the California Environmental Quality
Act that a project has no adverse environmental impacts, .as defined by CEQA, upoit implementation of all
mitigation measures specified in the certified environmental documentation. All identified adverse impacts before
mitigation must be reduced to Jevels of insignificance as defined by CEQA.

Off-Street Parking Space - A permanent parking space for a motor vehicle that conforms to Specific Pian or
other applicable city standards and not located on a private or public street right-of-way.

On-Street Parking Space - A permanent parking space for a motor vehicle that conforms to Specific Plan or
other applicable City standards that is entirely located within a private or public street right-of-way.

Open Space, Comumon - Land within or related to a development, not individually owned or dedicated for public
use, which is designed and intended for the common use or enjoyment of the owners of the development and
which may include such complementary structures facilities and improvements such as gazebos, recreational
facilities, pools, spas, and game courts.

Open Space, Private — An open space, fenced or otherwise, designed o promote privacy, and which is reserved
for the exclusive use of the occupants of a specific dwelling unit.

Open Space, Public - Open space owned and maintained by a public agency for the use and enjoyment of the
general public,
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Principal Use — A use that constitutes the primary function of a household, building, structure, establishment, or
property.

Product Type - Residential floor plans and elevations depicting a particular type of home.

Project - The entire parcel of real property, including all structures thereon, all or part of which undergoes or is
proposed to undergo construction, demolition, or a change in ownership status.

Public Utility Easement - An easement in which underground or above-ground utilities are located.
Quimby Act - The state law which sets forth basic requirements for park acreage or in lieu fees for local parks.

Recreation/Open Space - The General Plan designation for the golf course and community park and other open
space uses of the Specific Plan.

Residential - General Plan and Specific Plan land use designations for residential areas in the property.

Resort Vehicle System - A vehicle designed to transport guests of the resort and the general public through the
resort and adjacent areas as described in the Public Access section of Chapter 2.0 of the Specific Plan.

Resource Enhancement Program - The Specific Plan program delineating the measures to be undertaken to
create new Coastal Sage Scrub Habitat in the Specific Plan area.

Resource Enhancement Plan - The detailed plans and specifications to implement the Resource Enhancement
Program. :

Retaining Wall - A wall constructed to retain earth and made of concrete, brick, wood, or rock,

Riding and Hiking Trails - A trail or way designed for or used by equestrians, pedestrians, and cyclists using
non-motorized bicycles,

Right-of-Way - A corridor, either public or private, on which a right of passage has been recorded.
Riparian Habitat - An environment associated with freshwater watercourses, including perennial and intermittent
streams, lakes, and other bodies of fresh water, and characterized by plants and animals which are dependent

upon the availability of water in the resource.

Roof, Gable - A roof containing two sloped roof planes, typically located on larger sides of a rectanguiar
strucfure.

Roof, Hip - A roof containing sloped planes corresponding to each side of a structure.
Roof, Shed - A roof containing a single stoped plane.
Salt Creek - The major drainage channel in the Specific Plan area.

Salt Creck Regional Corridor - The open space owned by the County of Orange upsireamn of Casninodel Avion
in the City of Laguna Niguel.

Setback Line - A line within a lot, parallel to and measured trom a corresponding lot line, forming the boundary
of a required yard and governing the placement of buildings/structures and uses on a lo.

Significant - Having or likely to have influence or affect, as defined in the California Environmental Quality Act.
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Site - Any lot or parcel of land or combination of contiguous lots or parcels of land used or intended for a
particular use or group of uses.

Site 2/3 - The Hotel Village parcel.
Site 3 - Clubhouse Village South parcel,
Site 16 - The northerly 8.8 acres of the Clubhouse Village parcel, also known as Clubhouse Village North.

Site Adaptive Structures/Residential Units - Residences designed to accommodate the terrain of au area,
especially hillside conditions.

Site Development Plan - A precise plan of development that may be subject to public hearing before the Planning
Commission.

Site Development Permit ~ An approval which is required prior to the development of certain structures or uses
in a particular district or zone. This permit is required for most non-restricted uses and is typically utilized to
ensure compliance with the district development regulations and to identify necessary imnprovements,
requirements, and dedications,

Site Plan - A diagram of a property proposed for development as seen from above. The diagram shall be drawn
to scale and properly dimensioned. The diagram shall illusirate the existing and proposed uses and structures on
the property in accordance with the applicable regulations and shall include lot lines, streets, grades, building
sites, landscaping, parking areas, structures, and uses on adjacent parcels, reserved open space and other specific
development proposals.

Slope, Contoured - Man-made siopes containing variable gradients.

Specific Plan — A detailed plan for the development of a specific area. It implements the local General Plan by
creating a bridge between General Plan policies and individual development proposals. A Specific Plan directs all
facets of future development; from the distribution of land uses w the location and sizing of supporting
wnfrastructure, from methods of financing public improvements to standards of development.

Stabilized Decoinposed Granite - Granite material similar in texture to very coarse sand, used with a stabilizing
and binding agent such as soil cement for low-maintenance paths or roadways.

Standards, Development - Requirements in Chapter 3 of the Specific Plan that govern building and development
incinding lot area, height limits, landscaping, and floor area ratios, etc.

Stary, Full - That portion of the building included between the surface of any floor and the surface of the floor
next above it, or if there be no floor above it, then the space between the floor and the ceiling above ir.
Basements and underground parking lots shall be counted as a story if the vertical distance from the average
adjoining grade of the basement or underground story is over five feet.

Street, Private - A right-of-way, easement or lot, designated for vehicular access, that is not dedicated to the
public and held in private ownership, which provides internal access to or through a property.

Street, Public - A right-of-way designed for vehicular access that is dedicated to the public.

Temporary Use - A use established for a fixed period of time with the intent to discontinue such uge upon the
expiration of the time period.

Toe of Slope - The base of a man-made slope.
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SPECIFIC PLAN CONSISTENCY WITH
GENERAL PLAN POLICIES

APPEXDIX B
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GENERAL PLAN POLICIES

Land Use El n

1.1 Develop standards for building intensity,
including standards for ground coverage,
setbacks open space/landscaping, maximum
dwellings per acre, floor area ratios, size and
height restrictions.

1.2 Establish maximum intensities of
development for each of the various land

use categories.

1.3 Assure that land use jntensities are
consistent with capacities of existing and
planned public service facilities. (Coastal
Act/30250,30254)

14 Assure that adequate recreational areas and
open space are provided as a part of a new
residential development.

1.5 Work closely with Qrange County to plan
for the future development within the
Harbor Area and to assure that additional
development is compatible with existing
uses and enhances the scenic and
recreational and visitor opportunities for the
area. {Coastal Act/30220-224, 30233,
30234, 30250, 30252, 30).

1.6 Encourage the development of unified or
clustered commercial centers and
neighbeorhood commercial

centers rather than

continued development of strip commercial,
(Coastal

Act/30250)
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SPECIFIC PLAN CONFORMANCE
WITH GENERAL PLAN

The Specific Plan provides development standards
for building intensity, including standards for
setbacks, open space/landscaping, maximum
dwellings per acre floor area ratios, size and height
restrictions. Site development/coastal development
plan/permit requirements are also set forth to this
end.

Maximum intensities of development for each of the
Specific Plan land use categories have been
established as part of the Development Standards.

The Specific Plan provides the mechanisms for
financing improvements to public service facilities
that will be divectly impacted by the developiment of
this project.

The Park and Open Space Concept Plan provides
more than adequate recreational and open space areas
as well as improvements and maintenance for these
areas as part of the new residential development. Sea
Terrace Park, additional public open space such as
the crescent promenade, vista points and
comprehensive trail and coastal access system are
examples.

This policy is not applicable as the Harbor area is not
within or adjacent to the Specific Plan area.

The Specific Plan delineates a resort hotel and spa
with conference facilities, restaurants and retail shops
which are clustered in one area, a golf clubhouse
with meeting facilities and restaurants is clustered in
another area, and a beach house dining facility s
planned along the shoreline. No strip conumercial is
planned.

DANA POINT PLANS



GENERAL PLAN POLICIES

Land Use Element (Cont.)

1.7

2.1

2.2

23

2.4

i1

3.2

Require comprehensive analysis and
mitigation for any proposed General Plan
Amendment to ensure that the amendment
will result in a desirable mixture of land
uses meeting the social and fiscal needs of
the City and its residents.

Consider the impacts on surrounding land
uses and infrastructure when reviewing
proposals for new development. (Coastal
Act/30260-264)

Prohibit on-shore support facilities for oil
drilling, (Coastal Act/30260-264)

Visitor serving commercial areas shall not
intrude into existing residential
communities, (Coastal Act/30250)

Develop regulatory mechanisms to mitigate
land use conflicts.

Require new development to contribute its
share of the cost of providing necessary
public services and facilities through
equitable development fees and exactions.
{Coastal Act/30250)

Coordinate Dana Point's land use and
growth policies with the county and other
communities in the region to strengthen and
promote inter- jurisdictional communi-
cation and coaperation.
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SPECIFIC PLAN CONFORMANCE
WITH GENERAL PLAN

This policy is not applicable since no General Plan
Amendment is anticipated for this project. The land
uses delineated in this Specific Plan are consistent
with those established in the General Plan for this
area.

The impacts on surrounding land uses and
infrastruction have been considered and mitigation
measures have been provided where necessary as part
of the environmental documentation for this project.

This policy is not applicable as no oil drilling support
facilities are planned as part of this project.

The proposed visitor serving commercial areas are
intended to be surrounded by residential uses within
the Specific Plan ares and do not intrude into existing
residential communities.

The zoning and development standards in this
Specific Plan and the mitigation measures in the
environmental documentation provide mechanisms to
avoid land use conflicts.

The Specific Plan provides programs to ensure that
this development contributes its fair share of fees to
cover the cost of providing necessary improvements
10 public services and facilities. The construction
and maintenance programs for Sea Terrace Park, the
trail system, infrastructure and housing are examples,

The Specific Plan reflects the land use and growth
policies established by Dana Point in conjunction
with those of the County and other communities in
the region to strengthen and promote
interjurisdictional comnwnication and cooperation.
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GENERAL PLAN POLICIES

and Use Element

33

34

36

3.7

3.8

ont.

Priority should be given

to those projects that provide for coastal
recreational opportunities. (Coastal
Act/30210-212, 30220-224)

Examine the short term and long term fiscal
effects of development and re-
development decisions.

Public facilities must be distributed
throughout the coastal area to eliminate
overcrowding and overuse in one single
area, (Coastal Act/30212.5, 30254)

Encourage patterns of development
necessary to minimize air pollution and
vehicle miles traveled. (Coastal Act/30250)

Encourage safe and convenient bicycle and
pedestrian access throughout the
community, {Coastal Act