
CITY OF DANA POINT 
PLANNING COMMISSION 

AGENDA REPORT 
                                                                                                                                           
DATE:  MARCH 28, 2022 
 
TO:  DANA POINT PLANNING COMMISSION 
 
FROM: COMMUNITY DEVELOPMENT DEPARTMENT 

BRENDA WISNESKI, DIRECTOR OF COMMUNITY DEVELOPMENT 
DANNY GIOMETTI, SENIOR PLANNER 

 
SUBJECT: COASTAL DEVELOPMENT PERMIT CDP21-0002, SITE DEVELOPMENT 

PERMIT SDP21-0006, VESTING TENTATIVE TRACT MAP VTTM21-0001, 
AND VARIANCE V21-0001 (FOR REDUCED GROUND FLOOR-TO-
FLOOR HEIGHT), FOR THE DEVELOPMENT OF A THREE-STORY, 
39,000 SQUARE FOOT MIXED-USE STRUCTURE COMPRISED OF 
EIGHTEEEN (18) RESIDENTIAL CONDOMINIUM UNITS AND 4,963 
SQUARE FEET OF COMMERCIAL SPACE LOCATED AT 24722 DEL 
PRADO AVENUE. 

 
                                                                                                                                           
RECOMMENDATION: That the Planning Commission adopt the attached draft resolution 

approving Coastal Development Permit CDP21-0002, Site 
Development Permit SDP21-0006, Vesting Tentative Tract Map 
VTTM21-0001, and Variance V21-0001 (Action Document 1). 

 
OWNER/APPLICANT: Brattle Street Ventures, LLC 
 
REQUEST: A request to develop a mixed-use structure comprised of 

eighteen (18) residential condominium units and 4,963 square 
feet of commercial space with reduced ground floor-to-floor 
heights, comprised of one restaurant with outdoor dining, a retail 
suite and two art gallery/ furniture stores within the Town Center 
Plan area.  Although the Applicant is requesting a variance for a 
reduction in the ground floor-to-floor height, the total height of the 
project will not exceed the forty (40) height limitation contained in 
the TCP.  

 
LOCATION: 24722 Del Prado Avenue (APN: 682-182-07) 
 
NOTICE: Public Hearing notices were mailed to property owners within 500 

feet, and to occupants within 100 feet of the site on March 14, 2022.  
The same notice was published in the Dana Point News on March 
14, 2022, and notices were posted on March 14, 2022, at Dana 
Point City Hall, the Dana Point post office, the Capistrano Beach 
post office, and the Dana Point Library.  Drafts of the staff report, 
resolution, plans, and story pole certification were posted on the 
City’s website on March 14, 2022, 14 days prior to the public 
hearing, and updated as necessary. 
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ENVIRONMENTAL:   Pursuant to the California Environmental Quality Act (CEQA), this 

project is Categorically Exempt per Section 15332 (Class 32-In-Fill 
Development Projects) in that Class 32 exemptions provides for in-
fill development projects on project sites that are five acres or less, 
are surrounded by urban uses, are consistent with all applicable 
General Plan designations and policies and all Zoning designations 
and regulations, do not have a significant effects relating to Land 
Uses, Habitat, Traffic, Noise, Air Quality or Water Quality, can be 
adequately served by all required utilities and public resources, and 
there are no unusual circumstances associated with the project 
site, are Categorically Exempt from the provisions of CEQA. 

 
ISSUES:  
 
1. Is the proposal consistent with the City's adopted General Plan/Local Coastal 

Program/Town Center Plan? 
 
2. Is the proposal compatible with and an enhancement to the surrounding neighborhood 

and City? 
 
3. Does the project satisfy all the findings required pursuant to the City’s Zoning Code 

for approving a Coastal Development Permit/ Site Development Permit/ Vesting 
Tentative Tract Map/ Variance? 

 
BACKGROUND:  The 18,901 square foot, vacant lot is located at the southwest corner of 
Del Prado Avenue and Old Golden Lantern within the City of Dana Point’s Town Center 
Plan (TCP) area. The lot is bordered by an existing single-story commercial building to the 
west and multi-family residential to the south and is generally surrounding by a mixture of 
commercial and residential development. Vehicular access to the site is provided via the 
rear alley and parallel parking exists on Del Prado Avenue and Old Golden Lantern. The 
site is zoned Town Center Mixed Use (TC-MU) and is located within the City’s Coastal 
Overlay District but is outside of the Appeals Jurisdiction of the California Coastal 
Commission (CCC) as identified on the City’s Coastal Zone map (Supporting Document 2 
– Vicinity Map). Similar mixed-use developments have been approved and are under 
construction nearby the subject development. The topography of the site slopes back from 
Del Prado toward the alley to the rear. The lowest point at the southeast corner of the site 
adjacent to the alley is 3.75 feet lower than the highest point located at the front northwest 
corner of the property.   
 
DISCUSSION: The project proposes the construction of a three-story, 39,000 square foot 
mixed-use structure comprised of eighteen (18) residential condominium units and 4,963 
square feet of commercial space (Supporting Document 3 – Architectural Plans). The 
commercial space is divided into one restaurant, a retail suite, and two art gallery/furniture 



PLANNING COMMISSION AGENDA REPORT 
CDP21-0002/SDP21-0006/VTTM21-0001/V21-0001 
MARCH 28, 2022 
PAGE 3 
 

stores located on the ground floor (see Sheet A-0 and A-2 of Supporting Document 3). 
An option is proposed to include a 657 square foot, fenced, outdoor dining area for the 
restaurant located within the City’s right-of-way along Old Golden Lantern. (See sheet A-
0.1, 2.1, and 2.2 of Supporting Document 3). The outdoor dining patio is conditioned to 
limit a maximum of sixteen (16) seats based on the City’s applicable parking requirements 
for outdoor dining. Should the applicant not proceed with the outdoor dining area, the 
alternative designed is provided on Sheets A-0 and A-2 of Supporting Document 3.   
 
The second and third floors consist of four (4) one-bedroom units ranging from 1,232 to 
1,467 square feet in size and fourteen (14) two-bedroom units ranging from 1,413 to 2,123 
square feet in size; for a total of eighteen residential condominium units. Eight (8) of the 
residential units are located above the Del Prado retail and restaurant commercial space 
along the front of the building (referred to as the “Del Prado Units”) and ten (10) of the 
residential units are located along the southern/rear of the building (referred to as the “South 
Units”), six (6) of which are loft units with internal mezzanines.  All but one (1) unit include a 
private outdoor area (balcony) and all units have direct access to a common outdoor area 
(Paseo-Court) located in center of the structure. 
 
The floor plans for the six (6) loft units include two mezzanine options, a primary and an 
alternative.  (See Sheet A-4 and A-4.1 of Supporting Document 3).  For the primary 
mezzanine option, the Zoning Code definition of “Mezzanine” is in the process of being 
revised to comply with the California Building Code and is pending an amendment of the 
Local Coastal Program (LCP).  A condition of approval (Condition #63) has been included 
requiring the mezzanine design to be consistent with the Zoning Code definition at the time 
of Building Permit issuance. The applicant is aware of that the definition is in the process of 
being revised and is agreeable to modifying the design as necessary. The mezzanine design 
does not impact the building exterior.    
 
The required parking for residents and guests is located within a subterranean parking 
structure and required parking serving the commercial spaces is located at a ground level 
parking structure, both accessible off the rear alley.  An elevator and main vertical circulation 
for the residential units connects the basement parking, lobby, and the Paseo-Court with the 
residential units. A secondary vertical circulation route provides exiting by way of stairways 
at the west end of Paseo-Court. 
 
The mixed-use building is proposed at a height of 39’-11”, as measured from the average 
elevation between the highest and lowest points of ground on the lot, to top of roof, below 
the 40’ height limit for buildings located in the TCP area. Elevator mechanical equipment   
and roof mounted mechanical equipment with screens will project an additional 42-inches 
above the top of roof, pursuant to the Permitted Encroachments into Building Height Limit 
table within the TCP.  
 
The exterior proposes a modern architectural style, incorporating a combination of sand 
stucco exterior walls, limestone veneer, and bronzed anodized aluminum and metal details. 
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All windows and doors are proposed with a bronze anodized aluminum finish. A series of 
green-screens, trellises, louvers, and marquees project along all exterior facades of the 
building to break up the massing of the structure and provide relief as seen from street level.  
Landscape screening including a mixture of drought-tolerant and tropical landscaping will 
be provided in planters within all private and common outdoor areas as well as within the 
public right-of-way skirting the building (Supporting Document 3 – Imagery and Renderings).  
 
Pursuant to the Dana Point Zoning Code (DPZC) and TCP, the following entitlement permits 
are required: 
 

• Coastal Development Permit (CDP) due to its location with the coastal overlay 
district, but outside the appealable area of the Coastal Commission; 

• Site Development Permit (SDP) is required for: (1) new development over 2,000 
square feet; (2) a subterranean and street level parking structure; and (3) for review 
of the proposed roof mounted mechanical screening; 

• Vesting Tentative Tract Map (VTTM) is required to establish individual ownership 
interest for the eighteen (18) residential dwelling units; and 

• Variance to reduce the ground floor-to-floor height standard from eighteen (18) feet, 
to 16’-6” (an 18-inch reduction).  Although the Applicant is requesting a variance for 
a reduction in the ground floor-to-floor height, the total height of the project will not 
exceed the forty (40) height limitation contained in the TCP.  

 
Staff has reviewed the project and found that except for the variance, the project meets 
all applicable development standards of the TCP and DPZC, including but not limited to, 
heights, parking, setbacks, lot coverage, floor area and projections. Additionally, Staff has 
reviewed the commercial ground floor-to-floor height reduction requested and determined 
that the required findings can be made to support the Variance. 
 
Table 1 summarizes the TCP and General Development Standards (Chapter 9.05 DPZC) 
applicable to the proposed development. 
 

Table 1:  Compliance with Town Center Plan/Zoning Ordinance  
Development Standards 

 

Development 
Standard 

Requirement Proposed Compliant with 
Standard 

Floor Area Ratio 2.5 1.9 Yes 

Height 40-feet 
3 stories 

39’-11”  
3 stories 

Yes 
Yes 

Permitted 
Encroachments into 
Maximum Building 

Height 

42-inches1 42-inches Yes 

Ground Level Floor- 18-feet 16’-6” No2 
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1 Mechanical Equipment Screening and Elevators not Providing Access to Roof Decks may project up to 42" above 
maximum height if setback 5 feet from face of building and not exceeding 5 percent of horizontal roof area.   

 
2 Remedied through the proposed variance approval (V21-0001) 

 
COASTAL DEVELOPMENT PERMIT (CDP21-0002) 

 
The proposed project is located within the City’s Coastal Overlay District and is outside 

to-Floor Height 

Ground Floor 
Commercial Space 

Depth 
40-feet minimum 40-feet Yes 

Minimum Front Yard 
Setbacks 

0-feet @ ground level 
10-foot setback 
above 30-feet 

0-feet @ ground level 
10-foot setback 
above 30-feet 

Yes 

Del Prado Street 
Front Build-To-Line 

Minimum 75% of 
frontage at or within 

10-feet of PL 

100% of frontage at 
or within 10-feet of PL 

Yes 
 

Minimum Exterior 
Side Yard Setback 

0-feet @ ground level 
10-foot setback 
above 30-feet 

0-feet at ground level, 
10-foot setback 
above 30-feet 

Yes 

Minimum Interior 
Side Yard Setback 

0-feet at ground level 
Above 20-feet in 

height, 5-foot setback 
beyond 40-feet in 

building depth 

0-feet at ground level, 
5-foot setback for 
portion of building 
above 20-feet in 

height and beyond 
40-feet in building 

depth. 

Yes 
 

Alley/ Rear Yard 
Setback 

5-feet at ground level, 
15-foot setback for 
portions of building 

above 20-feet in 
height. 

5-feet at ground level, 
15-foot setback for 
portions of building 

above 20-feet in 
height. 

Yes 

Outdoor Dining 
Setback 

From Del Prado 
Avenue Curb: 12 feet 

minimum 

 
12 feet minimum 

 
Yes 

Residential Open 
Space 

Private: 100 SF/DU 
(1,800 SF) 

 
Common: 100 SF/DU 

(1,800 SF) 
 

3,600 SF minimum 
combined 

3,674 SF 
 
 

4,945 SF 
 
 

8,619 SF combined 
open space 

Yes 
 
 

Yes 
 
 

Yes 

Lockable Storage  250 CU FT/DU 250-309 CU FT/DU Yes 

Residential Parking 38 stalls in garage 39 stalls in garage Yes 

Commercial 
Parking 

21 stalls 21 stalls Yes 
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of the Appeals Jurisdiction of the California Coastal Commission (CCC) as identified on 
the City’s Coastal Zone map. Section 9.69.020 of the DPZC states that a coastal 
development permit is required for all development located within the Coastal Overlay 
District. Because the project proposes the construction of a new, three story, mixed-use 
structure within the Coastal Overlay District, a CDP shall be required. 
 
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. 
 
SITE DEVELOPMENT PERMIT (SDP21-0006) 



PLANNING COMMISSION AGENDA REPORT 
CDP21-0002/SDP21-0006/VTTM21-0001/V21-0001 
MARCH 28, 2022 
PAGE 7 
 

 
Non-residential development exceeding 2,000 GFA 
 
Pursuant to Section 9.71.020 of the DPZC, an SDP shall be required for all non-residential 
development exceeding two thousand (2,000) gross square feet. Because the commercial 
portions of the building are proposed to have a GFA of 4,963 square feet, a SDP is required. 
 
Street Level and Subterranean Parking Structures 
 
Pursuant to Section 9.35.120 of the DPZC, an SDP is required for the parking structure. The 
structure is divided into two levels with the street level parking area serving the commercial 
uses and the subterranean parking structure serving the residential uses.  
 
The project also requests modifications to the required commercial and residential parking 
structure standards which include: (1) a reduction in driveway width from 28 to 24 feet; (2) 
relocation of a required 6-foot-wide pedestrian sidewalk; (3) modification of support 
columns; (4) reduction in the minimum parking stall height clearance for two stalls under the 
parking ramp; (5) reduction in the required subterranean parking structure setback along the 
rear/ alley side from five (5) feet down to zero (0) feet. Pursuant to the TCP Parking 
Requirements table, the abovementioned parking structure developments standards may 
be modified upon approval of the Director of Community Development and the City Traffic 
Engineer.  
 
The project provides a total of sixty (60) parking stalls, of which thirty-nine (39) are dedicated 
residential stalls located in the subterranean garage and twenty-one (21) are dedicated 
commercial stalls located at street level. Fifty-nine (59) stalls are required (Supporting 
Document 5 – Parking Matrix).  
 
Roof Mounted Mechanical Equipment Screening 
 
Pursuant to the “Permitted Encroachment into Building Height Limit” table within the TCP, 
roof mounted mechanical equipment screening and elevators not providing access to roof 
decks may project up to a maximum of 42-inches above the maximum building height, 
subject to the approval of an SDP. The project includes multiple mechanical equipment roof 
screens and an elevator shaft which projects 42-inches above the 40-foot maximum height 
limit, consistent with the above-mentioned, “Permitted Encroachments into Building Height 
Limit” table in the TCP.  All roof mechanical screens on the proposed project are setback at 
least five (5) feet from the exterior wall of the third floor, and the overall percentage of roof 
area screened is five (5) percent or 732 square feet, which complies with all applicable 
development standards. A condition of approval has been incorporated requiring all roof 
mounted equipment to be at or below the height of the mechanical roof screening. 
 
Pursuant to Section 9.71.020 “Basis for Approval, Conditional Approval, or Denial of a Site 
Development Permit” of the DPZC, every Site Development Permit requires the following 
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findings: 
 

1. That the site design is in compliance with the development standards of the Dana 
Point Zoning Code; and, 
 

2. That the site is suitable of the site for the proposed use and development; and, 
 

3. That the project is in compliance with all elements of the General Plan and all 
applicable provisions of the Urban Design Guidelines; and, 
 

4. That the site and structural design is appropriate for the site and function of the 
proposed use, without requiring a particular style or type of architecture; and, 

 
5. That the requirements of the California Environmental Quality Act have been 

satisfied in that the project qualifies for both Class 1 (Section 15301) and Class 3 
(Section 15303) exemptions pursuant to the applicable provisions of the California 
Environmental Quality Act (CEQA). 

 
Staff finds the proposed non-residential development over 2,000 square feet, the parking 
structure and the mechanical screening and elevator shaft are consistent with the basis of 
approval of an SDP as outlined in Section 9.71.050 of the DPZC. Responses supporting 
the above-mentioned findings are detailed in the attached draft Planning Commission 
Resolution. 
 
VESTING TENTATIVE TRACT MAP (VTTM21-0001) 
 
A Vesting Tentative Tract Map (VTTM) is a map which may be developed in accordance 
with the development standards, rules, and regulations in effect at the time the application 
for the map is deemed complete and which confers a vested right to proceed with 
development for a specified period of time after recordation. The applicant has requested 
the subject VTTM to subdivide and establish individual ownership of the eighteen (18) 
residential dwelling units into condominiums and separate the commercial component 
consisting of the four (4) street level suites into an individual parcel. A VTTM has been 
provided by the applicant illustrating that the “air-space” will be divided into eighteen (18) 
dwelling units along with their private decks and/ or patios. Maintenance of each defined 
“air-space” will be the responsibility of the unit’s owner and shall include all improvements. 
The commercial condominium parcel consisting of four (4) street level suites also includes 
all common commercial areas such as the commercial level parking structure (Supporting 
Document 5 –Vesting Tentative Tract Map No. 18043) 
 
Additionally, the project is conditioned to require the applicant to submit a draft of the 
Covenants, Conditions and Restrictions (CC&R’s) which includes specifics relating to the 
maintenance standards and responsibilities as well as architectural guidelines. City Staff 
and the City Attorney will review, and are required to approve, the CC&Rs to ensure 
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compliance with both the conditions of approval, the requirements of the Subdivision Map 
Act and the City’s Subdivision Ordinance. 
 
Section 7.05.060 of the Dana Point Subdivision Code establishes findings required to 
approve a subdivision. These findings relate to consistency with the General Plan and 
Zoning Code, adequacy of the site to accommodate the development and density, 
potential environmental impacts, and that there are adequate utilities and improvements 
proposed to serve the subdivision. Overall, the VTTM meets the requirements of the City’s 
Subdivision Ordinance and is consistent with the property’s General Plan and Zoning 
designations. The site is suitable for the proposed type and density of development, and 
Staff believes the proposed findings supporting approval of the VTTM can be made. 
 
Section 7.05.060 of the Dana Point Municipal Code identifies the following findings to 
approve a subdivision of land, requiring:  
 

1. That the proposed map is consistent with the City’s General Plan; and 
 

2. That the design and improvement of the proposed subdivision is consistent with 
the City’s General Plan; and 

 
3. That the site is physically suitable for the proposed type of development; and 

 
4. That the requirements of the California Environmental Quality Act have been 

satisfied; and 
 

5. That the site is physically suitable for the proposed density of development; 
 

6. That the design of the subdivision and the proposed improvements are not likely 
to cause substantial environmental damage or substantial and avoidable injury to 
fish or wildlife or their habitat; and 

 
7. That the design of the subdivision and the proposed improvements are not likely 

to cause serious public health problems; and 
 

8. That the design of the subdivision and the proposed improvements will not conflict 
with easements of record or established by court judgment or acquired by the 
public at large for access through or use of property within the proposed 
subdivision; or, if such easements exist, that alternate easements for access or for 
use will be provided and these will be substantially equivalent to ones previously 
acquired by the public; and 

 
9. That the design and improvement of the proposed subdivision are suitable for the 

uses proposed and the subdivision can be developed in compliance with the 
applicable zoning regulations pursuant to Section 7.05.055; and 
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10. That the subdivision is not located in a fee area or, if located in a fee area, the 

subdivider has met the requirements for payment of the applicable fees or the 
subdivision would not allow development of a project which would contribute to the 
need for the facility for which a fee is required; and 

 
11. That the subdivision is located in an area which has access to adequate utilities 

and public services to support the development proposed within the subdivision or 
that the subdivision includes the provisions and improvements necessary to 
ensure availability of such utilities and services. 

 
 
VARIANCE (V21-0001) 
 
Pursuant to the TCP development standards for the “Design of Ground Floor Building 
Frontage,” the floor-to-floor dimension between the finished floor of the ground floor of 
the structure and the floor above shall be at least eighteen (18) feet. The applicant 
requests a variance from this standard to allow a minimum floor-to-floor height of 16’-6” 
(an 18-inch reduction) in recognition of the physical hardship created by the slope of the 
property and to allow the applicant to enjoy the privileges shared by other property owners 
in the area (i.e., to construct a building that accommodates adequate ceiling heights within 
the residential units located on the second and third floors above the commercial suites 
along Del Prado Avenue), without exceeding the maximum building height of forty (40) 
feet. The reduced ground floor height allows the above-retail dwelling units above the 
commercial suites to have floor-to-ceiling heights of at least nine (9) feet, consistent with 
the current industry standard.   
 
The method of determining the height of new development in the Town Center was 
amended with the approval of the 2015 Town Center Initiative in June 2016.  The amended 
method determines the base height by averaging the elevation of the highest point of the 
plot and the lowest point. The original method measured the base height at the midpoint of 
the sidewalk along the front property line where the commercial eighteen (18) foot floor-to-
floor standard applies.   
 
The topography of the subject site slopes downward from Del Prado Avenue toward the 
alley in the rear such that the overall site has a lower average elevation (145.725-feet) than 
the sidewalk along the site’s entire frontage along Del Prado Avenue (where the commercial 
18-foot floor-to- floor requirement applies).  As a result, applying the required eighteen (18) 
foot ground floor-to-floor height dimension while also adhering to the forty (40) foot building 
height maximum would result in commercially obsolete and infeasible floor-to-ceiling heights 
of eight (8) feet maximum for the proposed residential units on the upper floors above the 
commercial suites. Strict adherence to the eighteen (18) foot ground floor-to-floor height 
requirement would therefore result in practical difficulty and unnecessary physical hardships 
inconsistent with the objectives of the TCP. 
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The physical condition of the sidewalk elevation being higher than the site’s average 
elevation (using the amended Town Center Plan methodology) at all points along the site’s 
Del Prado Avenue frontage constrains the building design on this site.  This condition does 
not generally occur on other sites, where the average elevation is typically at or above the 
sidewalk elevation for all or a portion of the commercial frontage.   
 
For example, an examination of the general topography applicable to other properties on 
the same block of Del Prado Avenue as the project site shows that all the properties on the 
north side of the street slope downward from back to front such that the average elevation 
(again, using the amended TCP methodology) would be above the elevation of the sidewalk 
fronting the properties along Del Prado Avenue.  Similarly, the two other vacant parcels on 
the block, which are located on the same (south) side of the street (near Street of the Violet 
Lantern) as the project site, also slope down from back to front rather than front to back such 
that the average elevation of these properties is higher than the sidewalk elevation along 
the Del Prado Avenue frontage of these properties.  
 
The proposed development (with the requested variance) would not result in negative 
impacts to coastal access, public recreation opportunities, or coastal resources, and 
would be consistent with the policies of LCP because it would not result in the construction 
of a structure that exceeds the 40’ height limitation in the TCP.  
 
The proposed development (with the requested variance) maintains compliance with the 
TCP Design Guidelines in that the ground floor 16’-6” floor-to-floor height is adequate to 
provide an active building frontage with large, transparent window openings and with 
commercial spaces that are entered into flush with the elevation of the sidewalk, creating 
an interesting pedestrian experience along the project’s retail frontage.   
 
Pursuant to Section 9.67.050 “Basis for Approval, Conditional Approval, or Denial of a 
Variance” of the DPZC, every Variance requires the following findings: 
 

1. That the strict or literal interpretation and enforcement of the specified regulation(s) 
would result in practical difficulty or unnecessary physical hardships inconsistent 
with the objectives of this Chapter; and 
 

2. That there are exceptional or extraordinary circumstances or conditions applicable 
to the subject property or to the intended use of the property which do not apply 
generally to other properties in the same zoning district; and 
 

3. That the strict or literal interpretation and enforcement of the specified regulation(s) 
would deprive the applicant of privileges enjoyed by the owners of other properties 
in the same zoning district with similar constraints; and 
 

4. That the granting of the Variance will not constitute a grant of special privilege 
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inconsistent with the limitations on other properties in the same zoning district with 
similar constraints; and 
 

5. That the Variance request is made on the basis of a hardship condition and not as 
a matter of convenience; and 
 

6. That the granting of the Variance will not be detrimental to the public health, safety, 
or welfare or materially injurious to properties or improvements in the vicinity; 
 

7. That the Variance approval places suitable conditions on the property to protect 
surrounding properties and does not permit uses which are not otherwise allowed 
in the zone; 
 

8. That granting of the Variance would not result in adverse impacts, either 
individually or cumulatively, to coastal access, public recreation opportunities, or 
coastal resources, and the development would be consistent with the policies of 
the Local Coastal Program certified land use plan. 
 

Staff finds the proposed reduction of the ground floor-to-floor height is consistent with the 
basis for approval of a Variance as outlined in Section 9.67.050 of the DPZC. Responses 
supporting the above-mentioned findings are detailed in the attached draft Planning 
Commission Resolution. 
 
The 2015 Town Center Initiative includes a requirement for any variance as follows: “The 
Dana Point City Attorney shall provide a formal legal opinion for each requested variance 
in the Town Center area certifying whether the conditions of Section 9.67.050 are fully met 
and whether evidence supports granting the variance.” The City Attorney has reviewed the 
project application, the staff report and the proposed Resolution approving Variance V21-
0001 and in his opinion if the proposed Resolution is adopted all conditions of Section 
9.67.050 will have been fully met, and evidence contained in the record will support granting 
the variance. 
 
STORY POLES/PUBLIC OUTREACH/CORRESPONDENCE: On March 4th, 2022, story 
poles were erected on-site consistent with the story pole provisions of the TCP.  On March 
14, 2022, the story poles were certified to accurately reflect the heights of the proposed 
project, 20 days prior to the public hearing. On March 14, 2022, the draft staff report, 
resolution, plans, imagery, and renderings were posted on the City’s website for public 
review fourteen (14) days prior to the public hearing as required by the TCP. Additionally, 
on March 14, 2022, Public Hearing notices were sent to all property owners within a 500-
foot radius of the subject site. 
 
The applicant voluntarily conducted multiple on-site public outreach events on prior to the 
public hearing which included an informal presentation and the answering of questions 
about the proposed project. 
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CONCLUSION:  Based on the above analysis, staff has determined that with the exception 
of the requested Variance which staff is in support of, 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, The Town Center Plan and Local Coastal Program. As justifications can 
be made supporting the requested discretionary actions, Staff recommends the Planning 
Commission adopt the attached draft Resolutions, approving CDP21-0002, SDP21-0006, 
VTTM21-0001, V21-0001 subject to the findings and conditions of approval contained 
therein. 
 
 
 
 
 
 
 
 
    
Danny Giometti Brenda Wisneski 
Senior Planner Director of Community Development 
 
 
 
ACTION DOCUMENT: 
 

1. Draft Planning Commission Resolution 22-03-28-XX 
 
SUPPORTING DOCUMENTS: 
 

2. Vicinity Map 
3. Architectural Plans 
4. Imagery and Renderings 
5. Parking Matrix 
6. Vesting Tentative Tract Map No. 18043 
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SUPPORTING DOCUMENT 2: Vicinity Map 
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SUPPORTING DOCUMENT 4: Imagery and Renderings 
 

ATTACHMENT 
  







DANA POINT  TOWN CENTER  -   KEY PROJECTS +  BUILDINGS

11   Del Prado West-Phase 3
 Completed Mixed-Use Project
 30 Residential Units
 5,600 SF Retail/Restaurant

12   The Greer
 Approved Mixed-Use Project
 68 Residential Units
 10,822 SF Retail/Restaurant

9     Del Prado West-Phase 1
 Completed Mixed-Use Project
 28 Residential Units
 5,500 SF Retail/Residential

10   Del Prado West-Phase 2
 Completed Mixed-Use Project
 56 Residential Units
 8,200 SF Retail/Restaurant

7     Union Bank
 Completed Renovation Project
 Bank at Street Level
 Offices at Second Level

8     Post Office
 Evening Town Center Parking

5     Advent Group
 Approved Mixed-Use Project
 18 Residential Units
 4,200 SF Retail/Restaurant

6     Meridian
 Completed Mixed-Use Project
 30 Residential Units
 8,000 SF Retail/Restaurant

3     Bank of America
 

4     Charles Company
 Under Construction
 Mixed-Use Project
 30 Residential Units
 9,000 SF Retail/Restaurant

1     Brattle Street Ventures LLC
 Proposed Mixed-Use Project
 18 Residential Units
 5,122 SF Retail/Restaurant

2     Lantern Bay Shopping Center
 Ralph’s Market, CVS, Shops

2

3

4

56

8

9

10

11

12 7 1

BRATTLE STREET VENTURES LLC
MIXED USED PROJECT

24722 DEL PRADO AVENUE DANA POINT, CA

AERIAL PHOTO
SITE CONTEXT

DATE: 10-13-2021

PAGE No.
3



BRATTLE STREET VENTURES LLC
MIXED USED PROJECT

24722 DEL PRADO AVENUE DANA POINT, CA

ILLUSTRATIVE 
SITE PLAN

12

1 3222

6

57

10 9

8

4

11

RETAIL PARKING

DRIVEWAY

D
RETAIL 

WEST
STAIRS

BICYCLE
STORAGE

WALK

WALK

EAST
STAIRS ELEV MAIL

OPEN

RESIDENTIAL
PARKING

RAMP

COMMERCIAL
TRASH

RESIDENTIAL
TRASH

C
RETAIL 

B
RETAIL 

A
RETAIL 

SITE PLAN
KEYNOTES
1. RESTAURANT
2. RETAIL SPACE
3. DINING PATIO
4. RESIDENTIAL LOBBY
5. RETAIL PARKING ENTRY
6. RETAIL PARKING
7. RESIDENTIAL PARKING ENTRY
8. UTILITIES
9. PARKWAY IMPROVEMENTS
10. ADJACENT PARKING LOT
11. MULTI-FAMILY UNITS
12. SINGLE FAMILY UNITS

DATE: 10-13-2021

PAGE No.
4





 

                              
 SCHIINDLER      GROPIUS       NEUTRA        MARQUEE - SUN CONTROL LOUVRES RETAIL ENTRY DOORS      REGLETS          EXTERIOR PLASTER PANELS AND REVEALS 
 

                                                  
 GILL           SCHINDLER    CORBUSIER    CORNER WINDOWS         UTILITY SCREENING           TRELLIS CONCEPTS             TRELLIS CONCEPT 

 INFLUENCE OF HISTORICAL ARCHITECTURE 
  

                                   
 LINKAGE TO PARK      ENHANCE THE PUBLIC REALM  THIRD STORY SETBACK       GREEN-SCREEN OUTDOOR TERRACE LIVING            TERRACE VIEWS 
 AND HARBOR 

 TOWN CENTER PLAN             IMAGERY AND FEATURES 
 

                                  
 PROJECT SKETCH STUDIES     PROJECT SKETCH STUDIES          CREATING SPACE LAYERING SURFACES                     ARTICULATING MASS   
 

                
 PROJECT SKETCH STUDIES   PROJECT SKETCH STUDIES           PROJECT SKETCH STUDIES                      PAGE NO. 

                               6 
      IMAGERY, HISTORICAL, TC PLAN, STUDIES      03-10-22 



BRATTLE STREET VENTURES LLC
MIXED USED PROJECT

24722 DEL PRADO AVENUE DANA POINT, CA

PERSPECTIVE
RENDERING
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12  ROOF MECHANICAL SCREEN        UTILITY SCREEN           16  GLASS RAIL – ½” TEMP[ERED  3  TERRACE DOORS         WINDOWS             3  WINDOWS & DOORS 
      DARK BROWN               DARK BROWN                  CAP – ANNODIZED BRONZE       BRONZE ANNODIZED        BRONZE ANNODIZED       BRONZE ANNODIZED 

 

                      
17  GREENSCREEN AT RESIDENTIAL TERRACES           RETRACTABLE AWNING AT OUTDOOR DINING PATIO           7  METAL RETAIL MARQUEE             8  METAL TRELLIS AT 3RD FLOOR  
     DARK GREEN – BAKED ENAMEL            COLOR TO BE DETERMINAD      BRONZE ANNODIZED      BRONZE ANNODIZED 

 

                      
1  LIGHT SAND FINISH STUCCO – ARTICULATED REGLET AND EXPANSION JOINTS       3  WINDOWS  1  ROOF OVERHANG  IMAGE – BRONZE TRELLIS     IMAGE – CORNER  BRONZE LOUVERS  
    WHITE STUCCO AND ALUMINIUM FINISH JOINTS                BRONZE       WHITE STUCCO  WHITE STUCCO      ANNODIZED ALUMINIUM MARQUEE     

 

                       
24  STONE VENEER AT STREET LEVEL – TYPE T.B.D.                 4  METAL STOREFRONT SYSTEMS WITH TRANSOMES AND SPECIALTY DOORS  
      LIGHT BUFF COLOR WITH ARTICULATED JOINTS                         BRONZE ALUMINIUM OR STEEL (T.B.D.)           PAGE 

  BRATTLE STREET VENTURES LLC    COLOR AND MATERIALS    8 
  MIXED-USE PROJECT            
  24722 DEL PRADO, DANA POINT                 03-10-22    
           



DATE: 10-13-2021
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NORTH ELEVATION

EAST ELEVATION



DATE: 10-13-2021
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SOUTH ELEVATION

WEST ELEVATION
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SUPPORTING DOCUMENT 5: Parking Matrix 
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Tenant Address Suite # # of stalls SF Parking Code Req. Parking Use & Notes
Multi Family Units 24722 Del Prado Residential
4 Studios/ 1 bed units NA (8)      Multiple family units 1 bed or less

Covered NA 1 4.0 (8)      Multiple family units 1 bed or less (Covered)
Uncoverd NA 0.5 2.0 (8)      Multiple family units 1 bed or less (Uncovered)
Visitor NA 0.2 0.8 (8)      Multiple family units 1 bed or less (Visitor)

14 2 bed units NA
Covered 1 NA 1 14.0 (8)      Multiple family units 1 bed or less (Covered)
Uncovered 1 NA 1 14.0 (8)      Multiple family units 1 bed or less (Uncovered)
Visitor 0.2 NA 0.2 2.8 (8)      Multiple family units 1 bed or less (Visitor)

Commercial 24722 Del Prado
Retail Suite D 882 1/220 4.0 (42) General Retail -  Multi-tenant with less than 25,000 SF
Art Gallery/Furniture Suite C 1,106 1/500 2.2 (42) General Retail -  Multi-tenant with less than 25,000 SF
Art Gallery/Furniture Suite B 1,142 1/500 2.3 (42) General Retail -  Multi-tenant with less than 25,000 SF
Restaurant (Suite A) 24722 Del Prado A 1,833

993 1/220 4.5 Rest to 20%
840 1/100 8.4 Rest over 20%

Patio Space 24722 Del Prado 657 1/150 0.0 First 16 seats do not require parking

Total Gross Floor Area Commercial 4,963 Total Parking Required 59.0
Total Parking Provided 60.0
Parking Stall Surplus 1.0

24722 Del Prado - Brattle MU Project
Tenant and Residential Parking Roll

March 28, 2022

5. Parking MatrixI:\Final Project Files\CDP - Coastal Dev Permit\2021-2024 era CDPs\CDP21-0002-Brattle Street Mixed Use (18 condos and commercial)\Planning Commission\Supporting Docs\5. Parking Matrix



PLANNING COMMISSION AGENDA REPORT 
CDP21-0002/SDP21-0006/VTTM21-0001/V21-0001 
MARCH 28, 2022 
PAGE 57 
 

SUPPORTING DOCUMENT 6: Vesting Tentative Tract Map No. 18043 
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