
 CITY OF DANA POINT 
PLANNING COMMISSION  

AGENDA REPORT 
 

 
DATE: MARCH 22, 2021 
 
TO: DANA POINT PLANNING COMMISSION 
 
FROM: COMMUNITY DEVELOPMENT DEPARTMENT 
 BRENDA WISNESKI, DIRECTOR 
 JOHN CIAMPA, SENIOR PLANNER 
 
SUBJECT: COASTAL DEVELOPMENT PERMIT CDP20-0022 AND SITE 

DEVELOPMENT PERMIT SDP20-0021 TO PERMIT A 328 SQUARE 
FOOT ADDITION AND REMODEL TO A HISTORIC HOUSE AND A 354 
SQUARE FOOT ADDITION TO THE DETACHED NON-HISTORIC 
GARAGE FOR A SECOND STORY OFFICE AT 24721 EL CAMINO 
CAPISTRANO. 

 

 
RECOMMENDATION:  That the Planning Commission adopt the attached Resolution 

approving Coastal Development Permit CDP20-0022 and Site 
Development Permit SDP20-0021  

 
APPLICANT:   Carl Iverson 
 
OWNERS:   Ross and Ellendea Teasley 
 
REQUEST:  A request to permit a 328 square foot addition and remodel to 

a single-family dwelling (SFD) and a 354 square foot addition 
to the detached non-historic garage for a second-story office. 

  
LOCATION:   24721 El Camino Capistrano (APN: 682-202-09) 
  
NOTICE:  Notices of the Public Hearing were mailed to property owners 

within a 500-foot radius and occupants within a 100-foot radius 
on March 12, 2021, published within a newspaper of general 
circulation on March 12, 2021, and posted on March 12, 2021, 
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 15301 (Class 
1 – Existing Facilities) and 15331 (Class 31 – Historic Resource 
Restoration/Rehabilitation) of the CEQA Guidelines since the 
project consists of an addition and remodel to a historic SFD 
and detached garage that complies with the Secretary of the 
Interior’s Standards for Rehabilitation. 
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ISSUES: 
 

•  Project consistency with the Dana Point General Plan, Dana Point Specific Plan 
(DPSP), 1973 Orange County Zoning Code (OCZC), Dana Point Zoning Code 
(DPZC), and Local Coastal Program (LCP). 

 
•  Project satisfaction of all findings required pursuant to the LCP for approval of a 

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

neighborhood. 
 
BACKGROUND:   
 
The subject site is a 9,450 square foot corner lot located at the intersection of El Camino 
Capistrano and Old Golden Lantern Street. The SFD was constructed in 1928 and is a 
historic resource because it is one of the original Woodruff houses. The structure is 
associated with the City’s earliest period of development that reflects the vision of the early 
subdivisions with its Spanish Colonial Revival Architecture (Supporting Document 3). The 
two-story SFD adheres to a Spanish Colonial Revival architectural style with the gable 
roof, red clay-barrel tiles, hand-troweled stucco walls, and wood windows and doors. The 
second story features a prominent L-shaped balcony supported by heavy timber beams 
cantilevering over the first floor. In 2009, the property owner added the house to the City’s 
Historic Registry and Mills Act.  
 
Over the years the residence has been modified with the conversion of the property’s 
original three-car garage to living space (though the footprint, form and detailing of the 
garage remain), the addition of a small, half-circle sitting area with bay windows to the east 
façade, pool, detached garage, and perimeter wall. All exterior alterations adhere to the 
structure’s original architectural vernacular. 
 
The property is located within the DPSP and is zoned Coastal Medium Density Residential 
(C-RMD) and in City’s Coastal Overlay District (the California Coastal Zone) and the 
Appeals Jurisdiction of the California Coastal Commission. 
 
DISCUSSION: 
 
The project proposes a 328 square foot addition and remodel to the house and a 354 square 
foot second story addition to the detached non-historic garage. The house's first floor would 
be expanded with a 227 square foot addition and remodeled for the kitchen, new laundry 
and pantry areas, and rear entry to the entertainment.  The 101 square foot second-floor 
addition and remodel would expand the master bedroom and closet. The detached garage 
is proposed to have a 354 square foot addition for a new second-floor office above the 
garage and internal stair access. The project would expand the residence to 3,094 square 
feet and the garage/office to 934 square feet.  
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The design of the proposed addition is consistent with the Spanish Colonial Revival 
architecture of the historic structure with the use of Spanish terra cotta tile, wood windows 
and doors, wood eves, and stucco walls. As part of the project, the structure and boundary 
walls would be painted white to be consistent with the house's original color. 
 
The property's location dictates that the standard of review for the project as the DPSP; 
however, regulations not identified in the DPSP fall under the 1973 OCZC, which was in 
effect prior to the incorporation of the City of Dana Point. Regulations not specified in 
either code are subject to the DPZC. In this case, the OCZC regulates the second-story 
addition over the garage since the structure is proposed over 12 feet tall and is located 
within the required side and rear yard setbacks. The DPZC regulates the evaluation of 
the SFD addition to ensure it is appropriate for the historic resource. 
 
Table 1 summarizes the project’s conformance with applicable development standards of 
the C-RMD zoning district of the DPSP and the OCZC. 
 

Table 1:  Compliance with Development Standards 
 

Development 
Standard 

Requirement Proposed (P) 
Existing (E) 

Compliant  

SFD Front Setback  20 feet 26 feet 8 inches Yes 

SFD Interior Side 
Setbacks 

5 feet 2 feet (E) 
5 feet (P) 

No 

Garage/Studio 
Interior Side 

Setback 

5 feet 2 feet*(E) 
5 feet(P) 

No 
Yes 

SFD Exterior Side 
Setbacks  

10 feet 16 feet 10 
inches(P) 

Yes 

SFD Rear Setback 15 feet 29.6 feet(E) Yes 

Garage Rear 
Setback 

5 feet 2 feet*(E) No 

Studio Rear 
Setback 

15 feet 15 feet(P) Yes 

Height 28 feet  24 Feet(E) Yes 

Lot Coverage 45% 25%  Yes 

Landscape 
Coverage 

25% 37% Yes 

Parking Required 2 garage spaces  2 car garage**  No 

* Legal nonconforming garage setback off the alley and interior side yard. 
** Legal nonconforming garage does not provide the minimum interior clear dimension of 
20’x20’. 
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Coastal Development Permit (CDP20-0022) 
 
Pursuant to the DPSP, the proposed addition to the SFD and detached garage in Coastal 
Overlay District requires the approval of a CDP for additions exceeding 10 percent of the 
gross floor area (12 percent for the house and 61 percent for the garage). The project 
complies with all of the applicable provisions of the DPSP for the issuance of a CDP as 
the project does not impact public access or Environmentally Sensitive Habitat Areas 
(ESHA) since the property is already developed. 
 
Section 10 of the DPSP Coastal Development District Regulations stipulates a minimum of 
three (3) findings to approve a CDP, requiring that the project: 
 

1. That the development project proposed by the application conforms with the certified 
local coastal program. 

 
2. That the application is consistent with the purpose and intent as well as the other 

provisions of the orange county zoning code or district regulations of this specific plan 
applicable to the property. 

 
3. That the project conforms with the public access and public recreation policies of the 

California Coastal Act. 
 
The recommended findings for approval of the CDP are outlined in the draft Resolution 
No. 21-3-22-XX, attached to this report as Action Document 1. 
 
Site Development Permit (SDP 20-0021) 
 
Per Section 7-9-137(e) of the OCZC, the second-story studio addition requires an SDP 
to allow the structure over 12 feet tall since the garage is located in the rear and side yard 
setbacks. An SDP is also required per Section 9.07.250(h) of the DPZC for the evaluation 
of the project on the historic resource.  While both improvements require the approval of 
an SDP, separate findings must be made for the different codes, which are identified 
below and in the draft resolution.  
 
Projects associated with structures listed on the City’s Historic Registry and the Mills Act 
must be sensitive to the historic resource. To ensure projects are appropriately evaluated 
to protect the historic properties, they are subject to Section 9.07.250(h)(3) of the DPZC, 
which requires the Planning Commission “Consider the architectural style, design, 
arrangement, texture, materials and color, and any other pertinent factors. The prime 
concern should be the exterior appearance of the building site. The proposed alterations 
should not adversely affect the exterior architectural characteristics nor the historical or 
aesthetic value of the building and its site.” Projects are also reviewed to ensure that they 
conform to the Secretary of the Interior’s Standards for the Treatment of Historic 
Properties (“the Standards”). The Standards were developed by the National Park Service 
(NPS) and are used by Federal, State, and local authorities as well as architects and 
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other historic preservation professionals to guide the treatment of historic properties. The 
Standards include four approaches to treatment: rehabilitation, restoration, 
reconstruction, and preservation. Each approach is accompanied by its own set of 
guidelines and is geared toward different project types. Rehabilitation is the approach 
typically applied to projects involving the modification of a historic property. Staff and the 
City’s Historic Preservation Consultant, Architecture Resources Group (ARG), support 
the project’s design and believe it conforms with the DPZC and the Standards (Supporting 
Document 4). 
 
The second-story addition for an office above the garage complies with the applicable 
development standards of the DPSP and the OCZC. The addition is offset from the 
garage's exterior walls to comply with the required setbacks, and the proposed height of 
20.5 feet is under the 28-foot maximum height. Staff and the ARG reviewed the proposed 
addition and determined that since the structure is detached, it would not impact the 
resource's historic integrity. 
 
Section 7-9-150.3 of the Site Development Permit regulations of the 1973 Orange County 
Zoning Code stipulates five findings to approve the Site Development Permit, requiring 
that the project:  
 

1. The use or project proposed is consistent with the General Plan. 
2. The use, activity or improvement(s) proposed is consistent with the provisions of 

the Zoning Code. 
3. The approval of the permit application is in compliance with the requirements of 

the California Environmental Quality Act. 
4. The location, size, design and operating characteristics of the proposed use will 

not create conditions significant noise, traffic or other conditions or situations that 
may be objectionable, detrimental or incompatible with other permitted uses in 
the vicinity. 

5. The approval of the permit application will not result in conditions or 
circumstances contrary to the public health and safety and the general welfare. 

 
Section 9.71.050 of the Site Development Permit regulations of the Dana Point Zoning 
Code stipulates four findings to approve the Site Development Permit, requiring that the 
project:  
 

1. Compliance of the site design with development standards of this Code. 
2. Suitability of the site for the proposed use and development. 
3. Compliance with all elements of the General Plan and all applicable provisions of 

the Urban Design Guidelines. 
4. Site and structural design which is appropriate for the site and function of the 

proposed use(s), without requiring a particular style or type of architecture. 
 
The recommended findings for approval of the SDP are outlined in the draft Resolution 
No. 21-3-22-XX, attached to this report as Action Document 1. 
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CORRESPONDENCE: 
 
To date, no correspondence has been received on the project.   
 
CONCLUSION:  
 
Staff finds that the proposed project is consistent with the policies and provisions of the 
City of Dana Point General Plan, DPZC, DPSP, 1973 OCZC, 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 
CDP20-0022 and SDP20-0021, 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. 21-3-22-XX 
 
Supporting Documents 
  
2. Vicinity Map 
3. Historic Survey Evaluation of the Property 
4. ARG Letter for Project Compliance 
5. Site Photos 
6. Project Plans 
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SUPPORTING DOCUMENT 1: Draft Planning Commission Resolution No. 21-3-22-XX 
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ACTION DOCUMENT 2: Vicinity Map 
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ACTION DOCUMENT 3: Historic Survey Evaluation of the Property 
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SUPPORTING DOCUMENT 4: ARG Letter for Project Compliance 
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SUPPORTING DOCUMENT 5: Site Photos 
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SUPPORTING DOCUMENT 6: Project Plans 
 

ATTACHMENT 
 
 






















