
 CITY OF DANA POINT 
PLANNING COMMISSION  

AGENDA REPORT 
 

 
DATE: DECEMBER 14, 2020 
 
TO: DANA POINT PLANNING COMMISSION 
 
FROM: COMMUNITY DEVELOPMENT DEPARTMENT 
 BRENDA WISNESKI, DIRECTOR 
 JOHN CIAMPA, SENIOR PLANNER 
 
SUBJECT: COASTAL DEVELOPMENT PERMIT CDP20-0016 TO PERMIT THE 

RECONSTRUCTION AND EXPANSION OF AN OUTDOOR PATIO 
COVER, DECK, AND MINOR SITE IMPROVEMENTS FOR A SINGLE-
FAMILY RESIDENCE ON A COASTAL BLUFF LOT AT 34781 DOHENY 
PLACE. 

 

 
RECOMMENDATION:  That the Planning Commission adopt the attached Resolution 

approving Coastal Development Permit CDP20-0016 
 
APPLICANT:   Robert Williams 
 
OWNERS:   Patrick Luke 
 
REQUEST:  A request for the reconstruction and expansion of an outdoor 

patio cover, deck, and minor site improvements for a single-
family residence on a coastal bluff lot. 

  
LOCATION:   34781 Doheny Place (APN 123-233-06) 
  
NOTICE:  Notices of the Public Hearing were mailed to property owners 

within a 500-foot radius and occupants within a 100-foot radius 
on December 4, 2020, published within a newspaper of general 
circulation on December 4, 2020, and posted on December 4, 
2020, at Dana Point City Hall, the Dana Point, and Capistrano 
Beach Branch Post Offices, as well as the Dana Point Library. 

 
ENVIRONMENTAL:  Pursuant to the California Environmental Quality Act (CEQA), 

the project is categorically exempt per Sections 15303 of the 
CEQA Guidelines (Classes 3 – New Construction or 
Conversion of Small Structures) since the project consists of 
the reconstruction of the patio cover, deck, and minor site 
improvements. 

ISSUES: 
 

•  Project consistency with the Dana Point General Plan, DPZC, and Local Coastal 
Program (LCP). 
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•  Project satisfaction of all findings required pursuant to the LCP and DPZC for 

approval of a Coastal Development Permit (CDP).   
 
•  Project compatibility with and enhancement of the site and surrounding 

neighborhood. 
 
BACKGROUND:   
 
The subject site is a 14,000 square foot coastal bluff lot located in the Capistrano Beach 
community of Dana Point.  The site is surrounded by similar single-family development, and 
on the seaward side, the property is bordered by commercial development along Pacific 
Coast Highway.  The site is located within both the City’s Coastal Overly District and the 
Appeals Jurisdiction of the California Coastal Commission (CCC).   
 
In the 1920s, Palisades Road was graded into the bluff face to connect the Capistrano 
Beach community to Pacific Coast Highway. During the construction of Palisades Road, a 
retaining wall and drainage culvert was constructed at the top of the bluff that spans 11 
properties to prevent erosion and ensure bluff stability. Today, the top of the retaining wall 
is the coastal bluff edge and is utilized in determining the bluff setback.  
 
The existing site improvements for the property include a one-story, 2,068 square foot SFD 
with an attached two-car garage and a deck and patio cover on the seaward side of the 
house.  The SFD was constructed in 1953, prior to City incorporation, and remains in its 
original configuration. The structure is legal nonconforming because it provides a 
substandard side yard setback of four feet along the east property line when eight feet is 
required, and the internal dimension of the garage is 17 feet by 20 feet when 20 feet by 20 
feet is required.   
 
DISCUSSION: 
 
The deck and patio cover reconstruction and expansion commenced earlier this year without 
the issuance of proper approvals, and as a result, a stop-work order was issued to the 
property owner. The property owner is now working with staff to obtain the necessary 
approvals to complete the project in compliance with City standards. The project proposes 
a new 458 square foot deck with a solid patio cover that would be setback 34.5 feet from 
the coastal bluff edge. The existing gable roof would extend over the proposed deck area 
and maintain the same roof elevation as the house. The sides of the patio cover would be 
open with glass guard rails. The surface of the deck would be at the same elevation as the 
finished floor of the house and would be three feet, six inches above the finished grade.  
 
In the back yard area, new hardscape and a two-foot tall slump block retaining wall are 
proposed. The retaining wall would have a curved design and would be setback eight feet 
from the coastal bluff edge, at its closet point. The proposed retaining wall’s location within 
the bluff setback complies with Section 9.27.030(c)(5) Permitted Development within the 
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Coastal Bluff Edge Setback, in that it is an authorized structure that minimizes landform 
alterations and is subordinate to the natural character of the bluff. The wall would retain 
approximately two feet of earth to flatten a portion of the back yard. The height of the wall 
and the curved design would ensure that it minimizes the landform alterations to the site.     
 
To enhance the front of the property, hardscape and a new six-foot tall fenced entry with 
stucco columns is proposed to replace the existing entry wall. The fenced entrance is located 
outside the required 10-foot front yard setback and complies with the Zoning Ordinance.  
 
The project would include California native and drought-tolerant plantings throughout the 
property that would comply with the landscape requirements for coastal bluff lots, as 
identified in Section 9.27.030(c)(3)(B) of the DPZC. A condition of approval is included in 
the draft resolution prohibiting irrigation in the 25-foot coastal bluff setback. Compliance 
with the preliminary landscape plan shall be enforced through the submittal of a final 
landscape plan during the property’s building permit review process. 
 
Table 1 summarizes the project’s conformance with applicable development standards of 
the RSF-3 zoning district. 

 
Table 1:  Compliance with RSF-3 Development Standards 

 

Development 
Standard 

Requirement Proposed(P)/ 
Existing (E) 

Compliant 
with 

Standard 

Front Setback  10 feet 13 feet (E) Yes 

Side Setbacks East 8 feet 10 feet(E) Yes 

Side Setbacks 
West 

8 feet 4 feet(E)* No 

Bluff Edge Setback  25 feet 34.5 feet (P) Yes 

Height 24 feet  17.25 feet(P) Yes 

Lot Coverage 45% 20.8%(P) Yes 

Landscape 
Coverage 

25% 60%(P) Yes 

Parking Required 2 garage spaces  2 car garage(E) No** 
*Existing legal nonconforming condition of the structure. The project does not propose any modifications to 
the legal nonconforming side yard conditions.  

**Existing garage provides a substandard interior dimension of 17 feet by 20 feet. 
 
COASTAL DEVELOPMENT PERMIT (CDP20-0016) 
 
Pursuant to Section 9.69.040 of the Dana Point Zoning Code, the proposed patio cover, 
deck, and minor site improvements are within 50 feet of a coastal bluff lot in the City’s 
Coastal Overlay District and the Appeals Jurisdiction of the California Coastal 
Commission requires the approval of a CDP. The project complies with all of the 
applicable provisions of the Dana Point Zoning Code for the issuance of a Coastal 
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Development Permit as the patio cover, deck, and minor site improvements do not impact 
public access or Environmentally Sensitive Habitat Areas (ESHA) as the parcel is already 
developed and the proposed improvements comply with the required setbacks for 
improvements on coastal bluff lots. 
 
Pursuant to Section 9.69.070 “Basis for Action on Coastal Development Permit 
Applications” of the DPZC, every Coastal Development Permit requires the following 
findings: 
 

1. That the proposed development is in conformity with the certified Local Coastal 
Program as defined in Chapter 9.75 of this Zoning Code; and, 
 

2. That the proposed development, if located between the nearest public roadway and 
the sea or shoreline of any body of water, is in conformity with the public access and 
public recreation policies of Chapter Three of the Coastal Act; and, 

 
3. That the proposed development conforms with Public Resources Code Section 

21000 and following and that there are no feasible mitigation measures or feasible 
alternatives available which would substantially lessen any significant adverse 
impact that the activity may have on the environment; and, 

 
4. That the proposed development be sited and designed to prevent adverse impacts 

to environmentally sensitive habitats and scenic resources located in adjacent parks 
and recreation areas, and will provide adequate buffer areas to protect such 
resources; and, 

 
5. That the proposed development will minimize the alterations of natural landforms and 

will not result in undue risks from geologic and erosional forces and/or flood and fire 
hazards; and, 

 
6. That the proposed development be visually compatible with the character of 

surrounding areas, and, where feasible, will restore and enhance visual quality in 
visually degraded areas; and 
 

7. That the proposed development conforms to the General Plan, Local Coastal 
Program and Zoning Code. 
 

Staff finds the proposed project is consistent with the basis of approval for a CDP as 
outlined in Section 9.69.070 of the DPZC.  Responses supporting approval of the project 
based on the above quoted findings are detailed in the attached draft Planning Commission 
Resolution. 
 
CORRESPONDENCE: 
 
No correspondence has been received as of the publication date of this staff report.  
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CONCLUSION:  
 
Staff finds that the proposed project is consistent with the policies and provisions of the 
City of Dana Point General Plan, Dana Point Zoning Code, and Local Coastal Program. 
As justifications can be made supporting the requested discretionary actions, staff 
recommends the Planning Commission adopt the attached draft Resolution, approving 
CDP20-0016, subject to the findings and conditions of approval contained therein.  
 
 
 
 
 
 
    
John Ciampa, Senior Planner Brenda Wisneski, Director 
 Community Development Department 
 
 
 
 
ATTACHMENTS: 
 
Action Documents 
 
1. Draft Planning Commission Resolution No. 20-12-14-XX 
 
Supporting Documents 
  
2. Vicinity Map 
3. Site Photos 
4. Project Plans 
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ACTION DOCUMENT 1: Draft Planning Commission Resolution No. 20-12-14-XX 
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SUPPORTING DOCUMENT 2: Vicinity Map 
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SUPPORTING DOCUMENT 3: Site Photos 
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SUPPORTING DOCUMENT 4: Project Plans 
 

ATTACHMENT 














