
 

 

 CITY OF DANA POINT 
PLANNING COMMISSION  

AGENDA REPORT 
 

 
DATE: FEBRUARY 27, 2023   
 
TO: DANA POINT PLANNING COMMISSION 
 
FROM: COMMUNITY DEVELOPMENT DEPARTMENT 
 BRENDA WISNESKI, DIRECTOR OF COMMUNITY DEVELOPMENT 
 BELINDA DEINES, PRINCIPAL PLANNER 
 
SUBJECT: COMMUNITY WORKSHOP FOR VICTORIA BOULEVARD SPECIFIC 

PLAN AND DRAFT ENVIRONMENTAL IMPACT REPORT 
 

 
RECOMMENDATION:  That the Planning Commission conduct a community workshop 

on the Victoria Boulevard Specific Plan and Draft 
Environmental Impact Report (EIR), review the proposed 
Victoria Boulevard Specific Plan, and receive public comments. 

 
APPLICANT:   Toll Brothers Apartment Living 
 
LOCATION:   26126 Victoria Boulevard (APN: 668-361-01) 
  
ENVIRONMENTAL:  Pursuant to the California Environmental Quality Act (CEQA), 

the community workshop is found to be Categorically Exempt 
per Section 15306 (Class 6 – Information Collection) in that the 
project involves basic data collection, research, and 
information gathering purposes leading to an action which a 
public agency has not yet approved or adopted. 

 
ISSUES FOR CONSIDERATION: 
 
The workshop is simply an opportunity for the Commission to start to become 
familiar with the project.  In the future, at noticed public hearings, the Commission 
will be asked to make specific decisions, regarding whether the findings can be 
made for each of the entitlements required for the proposed project.  While today’s 
meeting is not the appropriate time to make those specific decisions, City Staff is 
looking for preliminary feedback from the Planning Commissioners with respect to 
the proposed Project.  Some issues the Planning Commission may want to consider 
include, but are not limited to the following:  
 

• Are the objectives of the Victoria Boulevard Specific Plan (Supporting Document 1) 
in keeping with the City’s objectives? 

 
• Does the proposed Victoria Boulevard Specific Plan contribute and provide benefits 

to the surrounding neighborhood and the community as a whole? 
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• Is the proposed Victoria Boulevard Specific Plan consistent with and not detrimental 
to the protection of public health, safety, and general welfare? 

 
BACKGROUND:   
 
On February 2, 2021, the City Council approved initiation of a General Plan Amendment 
and a Specific Plan District for the Victoria Boulevard Apartments and authorized the 
contract with Michael Baker International to prepare the EIR for the project’s EIR.  In July 
2021, an Initial Study was prepared and a Notice of Preparation was sent to various 
agencies and interested parties, in addition to an advertisement published in Dana Point 
Times.  An EIR scoping meeting was held on August 5, 2021, and a Joint Planning 
Commission/City Council Community Workshop was held on November 16, 2022.  At this 
Community Workshop, the applicant, Toll Brothers Apartment Living, provided a 
presentation at Dana Hills High School.  Public comments were received and approximately 
50 people were in attendance.  
 
On January 20, 2023, the Draft EIR was posted on the City’s environmental webpage for 
public review.  A Notice of Availability was sent to property owners and occupants within 
500’ of the project area, regulatory agencies, and posted in the Dana Point Times.  The 45-
day public comment period will end on March 6, 2023.  Following the close of the public 
comment period, the consultant and City staff will prepare the response to comments and 
Final EIR. 
 
The Draft EIR and technical reports in the Appendix can be found online:  

• https://www.danapoint.org/department/community-
development/planning/environmental-documents  

 
DISCUSSION:   
 
Doheny Village Plan 
 
On February 9, 2023, the California Coastal Commission certified the Local Coastal Plan 
Amendment for the Doheny Village Zoning Code Update (Update) (Supporting Document 
2).  The Zoning Code Update involved the establishment of new mixed-use zoning 
districts and land use designations in the Doheny Village area, which has been integrated 
into the Dana Point Municipal Code as Chapter 9.14, Doheny Village Districts.  The 
Update amended the City’s General Plan, Zoning Code, and Local Coastal Plan, 
specifically regarding land use designations and residential density.   
 
Overall, the Update integrates Doheny Village’s unique land uses and special 
development standards, which are based upon existing conditions.  The proposed 
regulations prioritize the ability for property owners to repurpose and improve existing 
small lots to preserve and enhance the Village’s built form and neighborhood character.   
 
 

https://www.danapoint.org/department/community-development/planning/environmental-documents
https://www.danapoint.org/department/community-development/planning/environmental-documents
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Victoria Boulevard Specific Plan 
 
The Victoria Boulevard Specific Plan (Specific Plan) provides a detailed description of the 
proposed land uses, infrastructure, and implementation measures for the Victoria 
Boulevard Apartments.  The area where the project is located was not included in the 
Doheny Village Plan, and the Specific Plan will be the applicable development standards 
for the project. The Specific Plan addresses land use, circulation, infrastructure and 
grading, as well as design guidelines, development standards, and implementation. 
 
The proposed project site is located at 26126 Victoria Boulevard, on the southeast corner 
of Victoria Boulevard and Sepulveda Boulevard in the southeastern portion of Doheny 
Village.  The project site is bound by Victoria Boulevard to the north, the Interstate 5 off-
ramp to Pacific Coast Highway on the east, Pacific Coast Highway on the south, and 
Sepulveda Avenue on the west.  The site consists of two parcels: one which is 
approximately 4.4 acres and is currently zoned Community Facilities, and one which is 
approximately 1.1 acres and is currently zoned Recreation.  Because each parcel has a 
different zoning designation, it follows that each parcel currently has different 
development standards, as noted in the chart below.  
 
The proposed project (Supporting Document 3) involves demolition of the existing 
Capistrano Unified School District (CUSD) bus yard and development of a three- to five-
story, 349-unit apartment complex with an attached six-story (seven-level) parking 
structure and associated amenities in accordance with the proposed Specific Plan.  The 
Project proposes public and private open space, landscaping, utility infrastructure, and 
public right-of-way improvements.   
 
In order to accomplish this development, the Specific Plan proposes the following 
changes to the underlying zoning and development standards applicable to the project 
site.  Note, the table below identifies the existing, and different development standard(s) 
according to the zoning designation of the two parcels: Community Facilities (CF) and 
Recreation (REC).  
 
Comparison of Development Standards 
 
The Doheny Village Plan identified a potential Specific Plan at the subject site, which is 
subject to concurrent preparation and processing of a separate approval process.  Should 
the Specific Plan not receive approval, the Doheny Village Plan proposes to maintain the 
existing zoning districts for the subject site, which is split zoned 4.4 acres of Community 
Facilities (CF) District and 1.1 acres of Recreation (REC) District.   
 
The following table summarizes the existing CF and REC Zoning Districts in comparison 
to the proposed Specific Plan: 
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TABLE 1: EXISTING AND PROPOSED DEVELOPMENT STANDARDS 
 
 Existing  

(CF District) 
Lot Area: 4.4 ac 
(191,664 SF) 

Existing  
(REC District) 
Lot Area: 1.1 ac 
(47,916 SF) 

Proposed  
(Specific Plan) 
Lot Area: 5.5 ac 
(239,580 SF) 

Change 

Maximum Lot 
Coverage 

60% of lot area 
(114,998 SF) 
  

20% of lot area 
(9,583 SF) 

80% of lot area  
(191,664 SF) 

+67,083 SF  

Maximum Density 30 du/ac 0 du/ac 63.3 du/ac +211% 

Maximum Number 
of dwelling units 

132 du 0 349 du +217 du 

Minimum Lot Area 
per dwelling unit 

  600 SF/du  

Floor Area Ratio N/A .1:1 1.8:1  

Maximum Height 31-35 feet 
3 stories 

31-35 feet 
2 stories 

65’ (residential);  
3-5 stories 
85’ (garage + 
amenity);  
6.5 stories  

+186% 
 
+243%; 2x 

Minimum Front 
Setback 
(Sepulveda Blvd) 

20 feet 50 feet 10 feet -10 feet 

Minimum Side 
Setback 
(Victoria Blvd) 

10 feet  50 feet 10 feet  

Minimum Side 
Setback 
(PCH) 

10 feet 50 feet 26 feet +16 feet 

Minimum Rear 
Setback 

20 feet     

Minimum Building 
Separation 

10 feet  6 feet or CBC - 4 f -4 feet 

Minimum 
Landscape 
Coverage 

20% of lot area  
(38,333 SF) 

20% of lot area 
(9,583 SF) 

10% of lot area 
(23,958 SF) 

-10% 
(23,958 SF) 

Minimum Open 
Space 
  Private 
  Common 

 
 
200 SF/du  
25% ac  

80% of lot area 
(38,333 SF) 

 
 
100 SF/du 
 

 
 
-100 SF/du 
 

 
Required Parking 
 
Pursuant to Dana Point Zoning Code Section 9.35.080(E)(8), multiple family units require 
the following number of stalls per dwelling unit: 
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TABLE 2: NUMBER OF REQUIRED PARKING STALLS 
 
 Covered Uncovered Visitor 

1 bedroom or less 1 .5 .2 

2 bedrooms 1 1 .2 

3 bedrooms 2 .5 .2 

More than 3 bedrooms 2 .5 .2 

 

 Covered Uncovered Visitor 

Required 366 232 70 

Proposed 681   

 
Based on the proposed unit mix of 36 studio units, 181 one-bedroom units, 115 two-
bedroom units, and 17 three-bedroom units, a total of 668 parking stalls are required.  
The proposed project includes 681 covered stalls, exceeding the required number of 
parking stalls by 13. 
 
Neighborhood Context 
 
The subject site is located adjacent to San Felipe de Jesus Catholic Church and Capo 
Beach Church to the west, multiple-family residential uses, institutional uses (OCFA and 
Cox Cable), and Nobis Preschool to the north, and Pacific Coast Highway offramp to the 
south.  The site is bounded by the Community Facilities (CF) Zoning District, Village 
Commercial/Residential (V-C/R) District, and Open Space (OS) District, as detailed in the 
following table: 
 

TABLE 3: DEVELOPMENT STANDARDS FOR ADJACENT PROPERTIES 
 

 West North South 
Zoning District CF; V-C/R V-C/R OS 
Existing Uses Religious Uses MFR, Fire 

Station, 
Preschool  

Caltrans 
ROW 

Maximum Density 30 DU/AC 30-50 DU/AC 0 DU/AC 
Maximum Building Height 35-40 feet 

3 stories 
35-50 feet 
3 stories 

18 feet 
1 story 

Floor Area Ratio .4:1; N/A N/A .1:1 
Minimum Front Setback 20 feet; 5 feet 5 feet 50 feet 
Minimum Side Setback 10 feet; 0 feet 0 feet 25 feet 
Minimum Rear Setback 20 feet; 0 feet 0 feet  
Minimum Open Space and 
Landscaping 

200 SF/du; 100 SF/du 
20%; 5% 

100 SF/du 
5% 

 
90% 
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Additional Entitlements 
 
In addition to the adoption of the Specific Plan, if the project were to proceed, it would 
require approval of the below noted entitlements.   The workshop is an opportunity to 
discuss process related to these entitlements, and provide information related to issues 
of interest or concern to the Commission.  Staff can then further analyze such issues and 
present relevant information at the time of the noticed public hearings so as to enable the 
Commission to consider the findings related to each entitlement.   
 

• General Plan Amendment 

• Zone Change 

• Adoption of the Victoria Boulevard Specific Plan 

• Local Coastal Plan Amendment 

• Development Agreement 

• Site Development Permit 

• Coastal Development Permit 

• Tentative Parcel Map 

• Certification of a Project-Level EIR 
 
Draft Environmental Impact Report 
 
The City, as lead agency, determined that the Victoria Boulevard Apartments and Specific 
Plan is a “project” within the definition of CEQA.  CEQA requires the preparation of an 
EIR prior to approving any project that may have a significant impact on the environment.  
For purposes of CEQA, the term “project” refers to the whole of an action, which has the 
potential for resulting in a direct physical change or a reasonably foreseeable indirect 
physical change in the environment (CEQA Guidelines Section 15378(a)).  
 
An EIR must disclose the expected direct and indirect environmental impacts associated 
with a project, including impacts that cannot be avoided, growth-inducing effects, impacts 
found not to be significant, and significant cumulative impacts, as well as identify 
mitigation measures and alternatives to the proposed project that could reduce or avoid 
its adverse environmental impacts.  CEQA requires government agencies to consider 
and, where feasible, minimize environmental impacts of proposed development, and an 
obligation to balance a variety of public objectives, including economic, environmental, 
and social factors. 
 
The Draft EIR was prepared in accordance with CEQA requirements to evaluate the 
potential environmental impacts associated with the Victoria Boulevard Apartments.  The 
Draft EIR also discusses alternatives to the project, and proposes mitigation measures 
that will offset, minimize, or otherwise avoid significant environmental impacts.  The Draft 
EIR has been prepared in accordance with CEQA, California Resources Code Section 
21000 et seq.; the Guidelines for the California Environmental Quality Act (California 
Code of Regulations, Title 14, Chapter 3). 
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All topical areas that were analyzed were determined to have: 

• No Impact; 

• Less than Significant Impact; or 

• Less than Significant Impact with the Incorporation of Mitigation Measures. 
 
No significant unavoidable impacts would occur as a result of the project. 
 
A summary of environmental issues and mitigation summary can be found in Section 1.4 
of the Draft EIR.  Mitigation measures would be required for the following: 

• Tribal and Cultural Resources 

• Geology and Soils 

• Hazards and Hazardous Materials 

• Transportation 

• Public Services/Recreation and Utilities 
 
CORRESPONDENCE:  As of the publish date of this agenda report on February 22, 2023, 
City staff has received 21 written comments on the Draft EIR.  Public comments include 
issues related to affordable housing, construction noise and impacts, traffic, public 
utilities, design articulation (mass, scale, and height), neighborhood compatibility, growth 
management, recreation and open space, public safety, and public benefits. 
 
NOTIFICATION/FOLLOW-UP:  A Notice of Availability of the Draft EIR and Community 
Workshop was sent to interested parties on the notification list, the Doheny Village 
Merchants’ Association, mailed to property owners within a 500-foot radius and occupants 
within a 100-foot radius, published in the Dana Point Times, and posted at Dana Point City 
Hall, the Dana Point and Capistrano Beach Branch Post Offices, as well as the Dana Point 
Library. 
 
CONCLUSION: Staff recommends that the Planning Commission receive public 
comments and provide feedback for consideration.  
 
 
 
 
                                                       
Belinda Deines, Principal Planner Brenda Wisneski, Director 
 Community Development Department 
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ATTACHMENTS: 
 
Supporting Documents: 

 
1. Draft Victoria Boulevard Specific Plan 
2. Doheny Village Zoning Code Update 
3. Project Plans 
4. Correspondence 
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SUPPORTING DOCUMENT 1: Draft Victoria Boulevard Specific Plan 
 

LINK TO DOCUMENT ON CITY WEBSITE 
 

https://www.danapoint.org/home/showdocument?id=35814&t=638126716288762683 
 

 
  

https://www.danapoint.org/home/showdocument?id=35814&t=638126716288762683
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SUPPORTING DOCUMENT 2: Doheny Village Zoning Code Update 
 

LINK TO DOCUMENT ON CITY WEBSITE 
 

https://www.danapoint.org/home/showdocument?id=35816&t=638126716842736540 

 
 

  

https://www.danapoint.org/home/showdocument?id=35816&t=638126716842736540
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SUPPORTING DOCUMENT 3: Project Plans 
 

LINK TO DOCUMENT ON CITY WEBSITE 
 

https://www.danapoint.org/home/showdocument?id=35818&t=638126768863984735 
 
 

  

https://www.danapoint.org/home/showdocument?id=35818&t=638126768863984735
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SUPPORTING DOCUMENT 4: Correspondence 
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