
 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 CDP20-0011 TO PERMIT A 

REMODEL, 1,322 SQUARE FOOT ADDITION, AND MINOR SITE 
IMPROVEMENTS TO A SINGLE-FAMILY DWELLING ON A COASTAL 
BLUFF LOT AT 37 MONARCH BAY DRIVE. 

 

 
RECOMMENDATION:  That the Planning Commission adopt the attached Resolution 

approving Coastal Development Permit CDP20-0011 
 
APPLICANT:   Danahy Architects 
 
OWNERS:   Ronald and Katherine Brown 
 
REQUEST:  A request to permit a remodel, 1,322 square foot addition, and 

minor site improvements to an existing single-family dwelling 
(SFD) on a coastal bluff lot. 

  
LOCATION:   37 Monarch Bay (APN 670-141-35) 

  
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 15301 of the 
CEQA Guidelines (Classes 1 – Existing Facilities) since the 
project consists of an addition and minor site improvements for 
an existing SFD. 

ISSUES: 
 

•  Project consistency with the Dana Point General Plan, DPZC, and Local Coastal 
Program (LCP). 

 
•  Project satisfaction of all findings required pursuant to the LCP and DPZC for 
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approval of a Coastal Development Permit (CDP).   
 
•  Project compatibility with and enhancement of the site and surrounding 

neighborhood. 
 
BACKGROUND:   
 
The subject site is a 20,800 square foot coastal bluff lot located in the private community of 
Monarch Bay. The property is bordered by similar single-family development due east and 
west, across the private street to the north, and borders the Pacific Ocean to the south.  The 
site is located within both the City’s Coastal Overly District and the Appeals Jurisdiction of 
the California Coastal Commission (CCC).  The entire Monarch Bay community is 
designated as Residential Single Family 4 DU/AC (RSF 4) on the City’s Zoning Map and is 
designated Residential 3.5 - 7 D.U./AC in the City’s General Plan Land Use Element. 
 
The site is improved with a one-story, 4,093 square foot SFD with an attached 675 square 
foot, three-car garage, deck, and patio cover that was constructed in 1965. In 2015, a CDP 
approved the demolition of the existing structure and the construction of a new house with 
an approved coastal bluff setback deviation from 40 feet to 28 feet due to the geotechnical 
stability of the site. Following the approval of the CDP, the property was sold and the 
entitlement expired.  
 
DISCUSSION: 
 
The project proposes the demolition of the existing 675 square foot garage and the 
construction of a 1,322 square foot addition and an attached 796 square foot three-car 
garage. In the location of the existing garage, 1,106 square feet of the proposed addition 
would create two new bedrooms with attached bathrooms, a craft room, laundry room, and 
a half bathroom. A 216 square foot addition is proposed to expand the kitchen, study, master 
bathroom, and create a pool equipment enclosure. The proposed additions would expand 
the house’s living area to 6,080 square feet. At the front of the house, a 796 square foot 
addition is proposed for the attached three-car garage. The project also includes the 
remodel of the kitchen, pantry, and master bathroom. The façade of the house is proposed 
to be updated with new windows, doors, stone veneer, and smooth stucco to enhance the 
modern architecture with high-quality materials. Additional site improvements include low 
walls, hardscape, and landscaping in the front yard to improve the curb appeal of the 
property.   
 
The project site is located on a coastal bluff lot and is subject to the City’s Local Coastal 
Program. The coastal bluff edge setback is established on the City’s adopted Zoning Map, 
which requires a 40-foot coastal bluff edge setback.  A deviation from this setback is 
permitted with Planning Commission approval, per Section 9.27.030(c)(4) of the DPZC, 
subject to the review of a site-specific geotechnical report explaining the stability of the site.  
The geotechnical report justifies the deviation with the evaluation of the site’s stability and 
an assessment of the estimated erosion of the bluff edge over 50 years.  The City’s 
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Engineering Geologist reviewed the applicant’s geotechnical report and concurs that the 
recommended coastal bluff setback deviation to 28 feet is safe and consistent with the 
City’s LCP. The existing house and proposed addition comply with the deviation 
recommendation with the nearest portion of the proposed addition setback 38 feet and the 
existing structure setback 33 feet from the coastal bluff edge.  
 
Table 1 summarizes the project’s conformance with applicable development standards of 
the RSF-4 zoning district. 
 

Table 1:  Compliance with RSF 4 Development Standards 
 

Development 
Standard 

Requirement Proposed (P)/ 
Existing (E) 

Compliant 
with 

Standard 

Front Setback  20 feet 20 feet (P) Yes 

Side Setbacks 5 feet 5 feet(E) Yes 

Bluff Edge Setback  28 feet 33 feet (E) Yes 

Height 24 feet  13.6 feet (P) Yes 

Lot Coverage 45% 29% (P) Yes 

Landscape 
Coverage 

25% 56% (P) Yes 

Parking Required 3 garage spaces  3 car garage (P)  Yes 

 
A preliminary landscaping plan proposes the addition of new landscaping to complement 
the existing palette with California native and drought-tolerant plantings throughout the 
property. The landscaping in the coastal bluff setback will remain unchanged and a 
condition of approval is included in the draft Resolution to prohibit irrigation in the coastal 
bluff setback. Compliance with the preliminary landscape plan shall be enforced through 
the submittal of a landscape plan during the property’s building permit review process 
and a final inspection. 
 
COASTAL DEVELOPMENT PERMIT (CDP20-0011) 
 
Pursuant to Section 9.69.040 of the Dana Point Zoning Code, the proposed addition, 
remodel, and minor site improvements to the SFD on 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 Coastal Development Permit (CDP) for additions 
exceeding 10 percent of the gross floor area of the house (27 percent expansion 
proposed). The project complies with all of the applicable provisions of the Dana Point 
Zoning Code for the issuance of a Coastal Development Permit as the addition, remodel, 
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 
are outside the required coastal bluff setback. 
 
Pursuant to Section 9.69.070 “Basis for Action on Coastal Development Permit 
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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: 
 
To date, correspondence has only been received from the Monarch Bay Homeowner’s 
Association (HOA), notifying of that entity’s approval of the project as proposed (Supporting 
Document 3) 
 
CONCLUSION:  
 
Staff finds that the proposed project is consistent with the policies and provisions of the 
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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 
CDP20-0011, 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. HOA Approval 
4. Site Photos 
5. 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: HOA Approval 
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SUPPORTING DOCUMENT 4: Site Photos 
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SUPPORTING DOCUMENT 5: Project Plans 
 

ATTACHMENT 
  






















































