CITY OF DANA POINT
PLANNING COMMISSION
AGENDA REPORT

DATE: AUGUST 10, 2020
TO: DANA POINT PLANNING COMMISSION
FROM: COMMUNITY DEVELOPMENT DEPARTMENT

BRENDA WISNESKI, DIRECTOR OF COMMUNITY DEVELOPMENT
JOHN CIAMPA, SENIOR PLANNER

SUBJECT: PRELIMINARY REVIEW FOR A SITE DEVELOPMENT PERMIT AND
TENTATIVE PARCEL MAP TO ALLOW THE CONSTRUCTION OF A
THREE UNIT RESIDENTIAL CONDOMINIUM AND RETAINING WALLS
AT 25022 SELVA ROAD

RECOMMENDATION:

APPLICANT:

PROPERTY OWNERS:

REQUEST:

LOCATION:
NOTICE:

ENVIRONMENTAL:

ISSUES:

That the Planning Commission provides feedback to the
applicant focusing on potential issues that may be raised during
consideration of a formal submittal for the project.

Robert Williams, Studio 6 Architects

Coastline Development, Inc.

Preliminary review for a Tentative Parcel Map and a Site
Development Permit for the construction of a three-unit
residential condominium and site retaining walls.

25022 Selva Road (APN: 682-123-38)

No notice is required.

Not applicable at this time.

e Project consistency with the Dana Point General Plan and the Dana Point Zoning

Code (DPZC).

e Project land use compatibility and community values.

BACKGROUND:

The applicant submitted a preliminary review for the development of a three-unit residential
project on an 8,287 square foot vacant lot in the Residential Multiple Family 14 (RMF-14)
Zoning District. The project site and surrounding multi-family structures on a hillside, which
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required many of the developments to be designed with three stories and/or stem walls to
mitigate the topographical conditions of the area. The subject property has a 17 percent
slope that starts at the street and drops to the back of the lot. The surrounding developments
were constructed primarily in the 1970s while under the County of Orange jurisdiction, and
many of the structures do not comply with the height regulations of the Dana Point Zoning
Code (DPZC).

The proposed project would require a Tentative Parcel Map (TPM) to allow for the
individual sale of the units, pursuant to Section 7.05.060 of the City’s Subdivision
Ordinance. Additionally, a Minor Site Development Permit (SDP(M)) would be required
for retaining walls taller than 30 inches in height pursuant to Section 9.05.120 of the
DPZC.

Preliminary Review:

A preliminary review by the Planning Commission is a more formal option, made available
to the applicant, to provide feedback on a potential project, pursuant to Section
9.61.100(a)(2). The process includes the Planning Commission’s brief evaluation of the
project under the “New Business” section of the meeting. The applicant will have the
opportunity to present the proposal directly to the Planning Commission and discuss the
issues associated with the project. The objective of the review is to identify issues and
possible solutions pertinent to the proposed project; however, the Planning Commission is
legally limited in the type and amount of input they can provide during the preliminary review.
Commissioner comments and feedback should be focused on the identification of potential
issues that may be raised during consideration of a formal submittal.

Staff and the applicant have worked collaboratively on various design iterations for the
subject site. However, due to the topographic constraints of the lot and the project’s potential
deviations from the DPZC, the applicant has requested a preliminary review by the Planning
Commission to provide guidance on the project design. The applicant is requesting the
Planning Commission provide feedback on the project’s design and if a height Variance
could be justified given the constraints of the lot or if additional design modifications like
retaining walls should be incorporated into the project to make it comply with the height
regulations.

DISCUSSION:

The applicant proposes to develop two residential structures on the vacant lot for the
creation of three residential units. The structure located to Selva Road would contain unit
A with an attached garage, and the second structure at the rear of the lot would contain
units B and C with two attached garages. The applicant’s two structure design is intended
to break up the massing to create a project that is more compatible with the neighborhood.

Pursuant to Section 9.09.030(e) (Minimum Land Area per Unit) of the DPZC, the proposed
8,287 square foot lot is large enough to support up to three residential units. Additionally,
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the proposed development complies with the required Residential Multiple Family (RMF-
14) Development Standards identified in Section 9.09.030 of the Dana Point Zoning Code
(DPZC) with the exception of the height regulations and proposed retaining walls that
would require a SDP(M).

Project Issues

The topography of the site creates challenging conditions for the project to comply with
the height regulations and maximum driveway grade requirements in the DPZC. The lot
has a 17 percent slope, which does not qualify for relief from the Hillside Condition
Ordinance (20 percent slope required) to allow an increase in the maximum height for the
structures. The construction of the project, without deviations from the development
standards, could resultin an unfavorable design or a decrease in the number of residential
units developed on the property.

Per Section 9.35.050(b)(3)(A)(1) of the DPZC “The driveway shall have a maximum grade
of ten (10) percent, measured along the driveway centerline, for a distance of not less
than ten (10) feet.” Additionally, since the driveway would be longer than 50 feet, Section
9.35.050(b)(A)(3) would also apply which states “If any entry drive exceeds fifty (50) feet
in length, the first eighteen (18) feet of the access may not exceed an eight (8) percent
grade.” The maximum grade for the driveway results in a need to add fill to comply with
the access requirements, which would then have implications on the height of the
structures. Due to the topography of the site, the project would incorporate stem walls
and retaining walls to mitigate the slope of the lot. Retaining walls would be located along
the north property line to provide the minimum driveway grade. At the rear of the lot,
retaining walls would be added to create a functional outdoor living area for units B and
C.

Per Section 9.05.110(a)(2) of the DPZC, each structure must be measured from the top
of the roof to either the lowest existing grade or the lowest finished pad elevation,
whichever is the lower. However, subdivision projects (as proposed) shall be measured
in accordance with Section 9.05.110(a)(5), which states, “Building height and height of
fences and walls for new residential subdivisions shall be measured from finished grade,
subject to approval by the Planning Commission.” The Dana Point Zoning Ordinance
provides the definition and figure for “Grade” and “Existing Grade” below:

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 to and within five (5) feet of a
sidewalk, the average of the finished ground level at the sidewalk, or to the top of curb,
where there is no sidewalk.

Grade, 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. Existing grade
will not be the same as natural grade if the site has been previously graded.
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Figure 1: DPZC lllustration for Grade

Based on the proposed design, the lowest finished grade would be where the natural
grade meets the stem wall (see Figure 2 below).

Figure 2: Project Low Point From Finished Grade
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To address the challenging topographical issues, the applicant has identified a potential
project alternative to incorporate additional retaining walls around the stem walls to
elevate the finished grade around the structures. Raising the finished grade around the
stem walls would allow the structure to comply with the required 24-foot height
requirement. However, the addition of retaining walls would push the project’s structural
elements closer to the side property lines and would require the approval of a Minor Site
Development Permit because the walls would range from 5.5 to 7.5 feet above grade. As
part of the Minor Site Development Permit analysis, staff would review the retaining walls
to ensure they are the minimum heights necessary to comply with the topography
constraints of the site and ensure they are compatible with the neighborhood.

A second alternative to address the constraints of the site would be for the applicant to
apply for a height Variance, which would eliminate the need to raise the finished grade of
the site with additional retaining walls adjacent to the side property lines.
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CORRESPONDENCE:

None.

CONCLUSION:

Staff requests that the Planning Commission review the subject proposal and provide the
applicant with comments and feedback on the revised design.

_A6hn Ciampa, Z Bren(‘:l i‘éneski, Director
Senior Planner Co nity Devel ment Department

SUPPORTING DOCUMENTS:

1. Vicinity Map
2. Site and Adjacent Property Photos

3. Project Plans
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Supporting Document 1: Vicinity Map

VICINITY MAP
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Project : Selva Tri-Plex Pre-Application
Project Applicant: Coastline Development, Inc.

Location: 25022 Selva Road
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Supporting Document 2: Site and Adjacent Property Photos
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THE SELVA TRIPLEX Studio V5
PHOTO #1 I 5
25022 SELVA ROAD, DANA POINT, CA. 92624 c

o Studlo 6 Architects o 2753 Camino Capistrano, Suite A-100 e San Clemente, Ca. 92672 o Ph (749) 388-5300 o Fax (949) 388-. .
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PHOTO #2

25022 SELVA ROAD, DANA FOINT, CA. 92624

THE SELVA TRIFLEX Studio g

ARCHITECTS

_ AT R R R

o Studio 6 Architects e 2753 Camino Capistrano, Sulte A-100 e San Clemente, Ca. 92672 o Fh (449) 388-5300 o Fax (949) 388-3330 o
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THE SELVA TRIFLEX
PHOTO #3 a

25022 SELVA ROAD, DANA FOINT, CA. 42624

ARCHITECTS

o Studio 6 Architects e 2753 Camino Caplstrano, Suite A-100 o San Clemente, Ca. 92672 o FPh (949) 388-5300 o Fax (449) 388-3330 o



Planning Commission Agenda Report
August 10, 2020
Page 11

THE SELVA TRIFLEX Studio 'E’
PHOTO #4 5
25022 SELVA ROAD, DANA POINT, CA. 92624 5

o Studio 6 Architects e 2753 Camino capistrano, Suite A-100 e San Clemente, Ca. 92672 o Ph (449) 388-5300 e Fax (449) 388-3330 o
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Supporting Document 3: Project Plans

ATTACHMENT
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PROJECT CONTACT:
BRIAN MUEHLBAUER
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EASEMENT NOTE

NUMBERING SEQUENCE AS PER FIRST AMERICAN TITLE COMPANY PRELIMINARY REPORT
ORDER NO. NHSC-6223915, DATED MAY 21, 2020.

@— AN EASEMENT FOR PUBLIC UTILITIES AND INCIDENTAL PURPOSES GRANTED TO SDGXE IN
THE DOCUMENT RECORDED AS BOOK 577, PAGE 158 OF DEEDS. (DOES NOT AFFECT)

@— AN EASEMENT FOR PUBLIC UTILITIES AND INCIDENTAL PURPOSES GRANTED TO SAN JUAN
WATER COMPANY IN THE DOCUMENT RECORDED AS BOOK 196, PAGE 57 OF OFFICIAL
RECORDS, AND CONVEYED TO CAPISTRANO BEACH COUNTY WATER DISTRICT IN BOOK 5174,
PAGE 17 OF OFFICIAL RECORDS. (DOES NOT AFFECT)

@— AN EASEMENT FOR POLE LINES, PIPE LINES, CONDUITS AND INCIDENTAL PURPOSES IN THE
DOCUMENT RECORDED AS BOOK 685, PAGE 54 OF OFFICIAL RECORDS. (DOES NOT AFFECT
SUBJECT PARCEL)
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DOCUMENT RECORDED AS BOOK 733, PAGE 72 OF OFFICIAL RECORDS. (PLOTTED HEREON)

{9)— AN EASEMENT FOR INGRESS, ECRESS AND INCIDENTAL PURPOSES GRANTED IN THE
DOCUMENT RECORDED AS INSTRUMENT NO. 85-432280 OF OFFICIAL RECORDS. (PLOTTED
HEREON)

AN EASEMENT FOR PUBLIC UTILMES AND INCIDENTAL PURPOSES GRANTED TO THE COUNTY
OF ORANGE IN THE DOCUMENT RECORDED AS INSTRUMENT NO. 85-432280 OF OFFICIAL
RECORDS. (PLOTTED HEREON)

@— AN EASEMENT FOR PUBLIC UTILITIES AND INCIDENTAL PURPOSES GRANTED TO SDG&E IN
THE DOCUMENT RECORDED AS INSTRUMENT NO. 1999-401770 OF OFFICIAL RECORDS.
(PLOTTED HEREON)
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SITE PLAN NOTES: CONSTRUCTION WASTE: (2016 CALGREEN CODE) -
1. DO NOT SCALE DRAAINGS. 8. ALL NORK RELATED TO NASTENATER IN THE FUBLIC 18. FINISHED GRADE ARCUND THE NEA STRUCTURE SHALL SLOPE ANAY RECYCLE AND/OR SALVAGE FOR REUSE A MINIMUM OF 65% OF THE NON-HAZARDOUS ————
2. THIS SITE PLAN IS INTENDED FOR BUILDING SETBACK RIGHT-OF-WAY SHALL BE PERFORMED BY A C-42 FROM THE BUILDING FOR DRAINAGE FURPOSES. (CRC R403.1.7.3) CONSTRUCTION AND DEMOLITION WASTE IN ACCORDANCE AITH EITHER SECTION 4.408.2, .
PURPOSES AND LOCATION OF UTILITIES ONLY, SEFARATE LICENSED SANITATION SEAER CONTRACTOR OR AN A 14, CONTRACTOR TO SCOPE AND INSPECT EXISTING SEWER LINE FROM 4.408.3 OR 4.408.4. -
DRANING SUBMITTAL(S) AND PERMIT(S) IS/ARE REQUIRED LICENSED GENERAL ENGINEERING CONTRACTOR. HOUSE TO SENER MAIN. AUGER, REPAIR OR REPLACE AS NEEDED. EDSCaEUMENTATION 15 REQUIRED PER SECTION 4.408.5. -
FOR LANDSCAPE PLAN, STIE RETAINING CEPTIONS: —
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3 FEET, .. ETC. OR SCAFFOLDING MORE THAN 5 STORIES (36 FEET) HIGH. : 2. ALTERNATIVE NASTE REDUCTION METHODS DEVELOFED BY WORKING WITH LOCAL
3. REFER TO THE ARCHITECTURAL FLOOR FLANS AND (CAL/OSHA CCR TITLE & DIV. 1, CHAPTER 5.2, SUBCHAPTER  16. ALL DRAINAGE SHALL BE MAINTAINED AND IN ACCORDANCE WITH ENFORCING AGENCIES IF DIVERSION OR RECYCLE FACILITIES CAPABLE OF COMPLIANCE WITH LICENSE STAMP:
GENERAL NOTES FOR ADDITIONAL ARCHITECTURAL 2. SECTION 341) THE 2016 CALIFORNIA BUILDING CODE AND THE CITY OF LAGUNA THIS ITEM DO NOT EXIST OR ARE NOT LOCATED REASONABLY CLOSE TO THE JOBSITE.
INFORMATION. NIGUEL MUNICIPAL CODE. 3. THE ENFORCING AGENCY MAY MAKE EXCEPTIONS TO THE REQUIREMENTS OF THIS SECTION
4. REFER TO EXTERIOR ELEVATIONS FOR ADDITIONAL 10. CONTRACTOR TO FIELD INSPECT EXISTING WATER METER WHEN ISOLATED JOBSITES ARE LOCATED IN AREAS BEYOND THE HAUL BOUNDARIES OF THE
NPORMATION. TO DETERMINE IF SIZE AND CONDITION ARE ADEQUATE DIVERSION EACILITY.
5. AN APPROVED ENCROACHMENT PERMIT 15 REQUIRED s Qf»f&ﬁ:iiﬁﬁziﬁ?éﬁfm ITHIN THESE SUBMIT A CONSTRUCTION WASTE MANAGEMENT PLAN MEETING ITEMS 1 THROUGH 5 IN SECTION
FOR ALL WORK ACTIVITIES WITHIN THE FUBLIC : : 4.408.2. PLANS SHALL BE UPDATED AS NECESSARY AND SHALL BE AVAILABLE FOR
RIGHT-OF-WAY PRIOR TO ANY NORK. 1. PRIOR TO THE RELEASE OF THE FOOTING INSPECTION, DEMOLITION NOTES: EXAMINATION DURING CONSTRUCTION.
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RIGHT-OF-WAY. ALL NON-STANDARD IMPROVEMENTS STRUCTURES AILL BE CONSTRUCTED IN COMPLIANCE WITH 2. ALL DEBRIS SHALL BE WET AT TIME OF HANDLING TO MATERIALS MEET THE REQUIREMENTS IN SECTION 4.408.1.
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