
CITY OF DANA POINT 
PLANNING COMMISSION 

AGENDA REPORT 
 
 
DATE:  NOVEMBER 26, 2018 
 
TO:   DANA POINT PLANNING COMMISSION 
 
FROM:  COMMUNITY DEVELOPMENT DEPARTMENT 
   MATT SCHNEIDER, DIRECTOR 
   DANNY GIOMETTI, ASSOCIATE PLANNER 
 
SUBJECT:  CONDITIONAL USE PERMIT CUP18-0014 TO PERMIT THE 

ESTABLISHMENT OF AN ADMINISTRATIVE OFFICE/RETAIL USE 
(BANK) ON THE GROUND FLOOR OF A BUILDING WITHIN THE 
BOUNDARIES OF THE DANA POINT TOWN CENTER PLAN, 
LOCATED AT 34155 PACIFIC COAST HIGHWAY, SUITE A 

 

 
RECOMMENDATION: That the Planning Commission adopt the attached draft Resolution 

approving Conditional Development Permit (CUP18-0014). 
 
APPLICANT:  Allen Chuang 
 
OWNER:  Raintree Del Prado, LLC 
 
REQUEST:  Approval of a Conditional Use Permit (CUP) to permit the 

establishment of an Administrative Office/Retail Use (bank) on the 
ground floor of a building currently under construction within the 
Dana Point Town Center Plan, located at 34155 Pacific Coast 
Highway, Suite A. 

 
LOCATION:  34155 Pacific Coast Highway, Suite A (APN: 682-321-07)  
 
NOTICE:  Notice of the Public Hearing was mailed to property owners within a 

500-foot radius of the subject site, published in the Dana Point Times 
on November 15, 2018 and posted at Dana Point City Hall, the Dana 
Point and Capistrano Beach Branch Post Offices, and the Dana 
Point Library on November 16, 2018. Notice was also provided 
pursuant to Section 9.26.010(f) of Dana Point Town Center Plan. 

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

project is categorically exempt per Section(s) 15301 of the CEQA 
Guidelines (Class 1) Existing Facilities due to the fact that the project 
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consists of the establishment of an administrative office use in a 
ground floor suite of a building currently under construction within 
the Town Center Mixed-Use District plan area. 

ISSUES: 
 

1. Is the proposal consistent with the Dana Point General Plan, the Dana Point Town 
Center Plan (DPTCP) and the Dana Point Zoning Code (DPZC)? 
 

2. Does the proposal satisfy all findings required pursuant to the DPZC for approval of a 
CUP? 

 
3. Is the proposed project compatible with and an enhancement to the site and 

surrounding neighborhood? 
 
BACKGROUND:   
 
The subject site is located at the corner of Pacific Coast Highway (PCH) and Violet Lantern 
within the City’s Town Center Mixed-Use District (TCMU) plan area.  The subject suite is 
located in one of the three buildings included in part of a larger mixed-use project known as 
“Prado West” that contains 109-residential units, 32,419 square feet of ground floor 
commercial space with two separate, two-level subterranean parking structures.  The subject 
administrative office and retail sales use (bank) is proposed in a ground floor suite of the three 
story mixed-use building with frontage on both PCH and Violet Lantern.  Pursuant to the Land 
Use Matrix within the DPTCP, Administrative Office Uses may be located on the ground floor 
with the approval of a Conditional Use Permit.   
 
DISCUSSION:  
 
The project proposes the establishment of an Administrative Office/Retail Use (bank) within a 
2,726 square foot suite currently under construction within the Prado West mixed-use 
development. The proposed operator of the Administrative Office/Retail use is Chase Bank. 
In consideration of the proposed project, staff focused on the allowed uses and the design 
requirements for ground floor building frontages in the Dana Point Town Center Plan 
(DPTCP). 
 
Historically, banking institutions were designed and functioned more like administrative offices 
uses. Several decades ago, banks typically were closed to customers in the early afternoon 
to allow staff time to complete daily accounting and administrative functions and local 
branches housed more administrative staff and office functions. Over the years, banks have 
evolved and administrative banking functions have been centralized through advances in 
online banking and are now more commonly placed in larger office centers. As a result, local 
bank branches function more like commercial retail spaces, than office uses. These branches 
offer an array of banking products and services to walk-in customers including the sale of 
investment services, loans, equity lines, currency exchange and automated teller machines 
(ATM’s).  
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Under the DPTCP, banks are considered an Administrative Office Use and are permitted on 
the ground floor subject to approval of a Conditional Use Permit.  Staff has considered the 
proposed bank use and believes it will positively contribute to the City’s Town Center. All 
required parking will be provided as part of the Prado West Development and signage will be 
required to meet the building’s sign program. Additionally, the Bank’s tenant suite meets the 
DPTCP design requirements providing the minimum celling heights and commercial space 
depth requirements for ground floor suites. No administrative office functions are proposed 
within the first 40 feet of depth of the portion of the suite fronting along Pacific Coast Highway. 
Consequently, the proposed bank use results in negligible impacts, and the conditions in the 
attached draft resolution ensure the Administrative Office/Retail will continue the 
transformation of the Town Center into a pedestrian-oriented, mixed-use district serving as 
the primary business district in the City.  
 
Pursuant to Section 9.65.060 of the DPZC, “Basis for Approval, or Denial of a Conditional Use 
Permit,” the approval of a Conditional Use Permit requires the following findings: 
 

1. That the proposed conditional use is consistent with the City of Dana Point General 
Plan, the Dana Point Zoning Code and the Dana Point Town Center Plan; and 
 

2. That the nature, condition, and development of adjacent uses, buildings, and structures 
have been considered, and the proposed conditional use will not adversely affect or be 
materially detrimental to the adjacent uses, buildings, or structures; and 
 

3. That the proposed site is adequate in size and shape to accommodate the yards, walls, 
fences, parking and loading facilities, landscaping, and other land use development 
features prescribed in this Code and required by the Commission or Council in order to 
integrate the use with existing and planned uses in the vicinity; and 
 

4. That the requirements of the California Environmental Quality Act have been satisfied 
in that the project qualifies as a Class 1 (Section 15301) exemption pursuant to the 
applicable provisions of the California Environmental Quality Act (CEQA). 
 

Staff finds the proposed project is consistent with the basis of approval for a CUP as outlined 
in Section 9.65.060 of the DPZC. Responses supporting the above mentioned findings are 
detailed in the attached draft Planning Commission Resolution. 
 
CORRESPONDENCE: 
 
To date, the City has received no correspondence related to the subject application.  
 
CONCLUSION: 
 
Based on the above analysis, Staff has determined that the project is consistent with the 
policies and provisions of the City of Dana Point General Plan, the DPZC, the DPTCP and 





PLANNING COMMISSION AGENDA REPORT  PAGE 5 
CONDITIONAL USE PERMIT CUP18-0014  
NOVEMBER 26, 2018 
 
 

 
 

Action Document 1 Draft PC Resolution 18-11-26-XX 
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Supporting Document 2 Plans 
 

ATTACHMENT 
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Supporting Document 3 Project Vicinity Map 
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