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INTRODUCTION AND OVERVIEW

Executive Summary

This plan for the Dana Point Town Center focuses on the commercial area primarily
contained within or immediately adjacent to thexisting oneway Pacific Coast
Highway (PCH) and Del Prado couplet. Located in the geographic center of the
community, this area is also its historic heart. It evolved from a 1&tetp along the
Camino Real into a collection of restaurants and shops thave not met their full

1JI2G6SydAalrt G2 aSNWS (KS ySSRa 2F G2RIFe&Qa NXSaiR

and the wide range of social activities that give meaning and identity to a town center.

This planning document is the culmination of years dfoet and initiative on the part

of the residents to wrest control from state and county agencies and to provide
guidance to the City of Dana Point. It sets forth specific policies, standards and
guidelines that will become the basis for amendments to tBeneral Plan, Coastal
Plan, and Zoning Ordinance. In keeping with the aspirations of the community, greater
emphasis will be placed on the pedestrian and the bicyclist in addition to the needs of
the automobile and buses in allocating the use of spacehimi the public rights of way.

The Town Center Plan calls for a greater mix of uses in the Town Center. Adding
residential uses and increasingW.
pedestrianoriented retail  and 7.
commercial offices will help 10 Sk

-

create a more dynamic, interestingg'
and attractive place for both ', 3
residents and isitors. A greater
continuity of activities along the,
streets is encouraged through theg -
development of public parking ?

immediate vicinity. The @in
supports the historic legacy of the

Town Center and provides direction A mixeduse environment creates a more dynamic, intere:
on detailed elements. such as publiand attractive place for both residents and visitors.

art and signage to enrich the Towr,
Center and reinforce its pedestrian orientation and interest.
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Over thepast century, the town of Dana Point has come into being and found its own
identity as an independent municipality within the rapidly growing metropolitan region

of Orange County Early in the history of the area peaceful Native Americans benefited

from abundant natural resources, and nearby San Juan Capistrano became an
important center for dissemination of culture and religion for the Spanish missionaries.

Later, cattle grazing lands supplied hides to sea traders, and the small town was visited
briefly in 1835 by the notable Bostonian Richard Henry Dana, who mentioned

/' FLIA&AGNYrY2 & Ay KA&a 0221 a¢g2 | SIFENA . ST2NE
named.

In the 20" century, improvements in rail and road connections openepl the area
from the north and east, enabling enterprising individuals to begin the process of land
speculation and development. In 1923, a financial syndicate purchased 900 acres for
a planned town and constructed an overlook at the end of what is noweBlantern to
showcase ocean views and beach access. Without a paved highway, the town failed to
materialize; yet the dream of a seaside resort took root. In 1929, the Roosevelt Coast
Highway was paved and completed. A Los Angeles developer, Sydney Wéfodr
acquired the 900 acres, as well as land to the south totaling 1,400 ac@epitalizing
coastal history, Woodruff promoted a new town evoking the romance of the past
combined with modern amenities, such as underground utilities and colored street
lanterns with matching street names, flower beds and house numbers. An initial street
grid oriented to the bluff and ocean

TS sse2yR sba LXEGASRO Gt
Lz % = | crossing the downtown recalled coastal
lore about lanterns illuminating the

coastline for shipstravelling offshore at
night. Cross streets provided a weltaled
framework for pedestrian and vehicular
connections as well as sweeping views of
the ocean and harbor below. Additional
lookouts were later built at Amber Lantern,
Violet Lantern and OIld &dden Lantern,
with connections to scenic bluff trails and
to Heritage Park which cascades down the
slope to the water.

. N T e

- Z ﬂt‘.‘ﬂ ¥,
L g SR X
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As illustrated in the Woodruff plan to the
left, the coastal town was to be built into
the sloping hills, offering ocean views fol
all and recreational facilities along th
beach and hillsides. A few Mediterraneart
style houses were erected and several lot#
were sold, but again the town failed tc
materialize. As town building faltered th
Great Depression hit. Development cam g
to an abrupt halt, leaving a handful of"
buildings and residents sparsely occupyi '
parcels within the initial street grid in what
is now the Town Center.

Changes in the coastal routes along th"
shoreline impacted the Town Center. |
the 19" century, EI Camin®Real marked a
route of travel for the Spanishii®
missionaries, part of which was paved an 4
named the Roosevelt Highway in the ear

20" century, and later extended to becom ‘
the Pacific Coast Highway, linking this pa§
of the coast with towns and villagesiang ,
1,000 miles from Washington to Mexicof ;
Del Prado, the promenade, connects wit
the Pacific Coast Highway at Blue Lante
and Copper Lantern in a couplet thal o
defines the center of Dana Point. Pacifi
Coast Highway, originally a tweay s
facility, now traverses the Town Center,

forming a oneway couplet with Del Prado.
Today, more than 30,000 commuters pl%
the Town Center couplet daily.

As theaerials to the right illustratejt was
not until the 1950s that deelopment
regained its momentum with the postwars
economic boom and the advent of the"

were plowed under to make room for, &

-

subdivisions In 1962, Congress © = S8 )
appropriated money for the constructionDevelopment over a 5@ear timeframe.
of Dana Point Harbor which occurred in the
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1970s. Several luxury hotel accommodations are located within the city, including the

St. Regis and the Ritz Carlton. Immediately upcoast of the TGenter, one of the

last coastal promontories, the Headlands, is now being developed with custom
residential lots and small inn in the midst of open spaces and steep bluffs. The hotels,
G23SGKSN) g6 AGK GKS 5yl t 2Ay0Qa o0SInOWsBdrs | YR L
annually, enough tourists to fill its 1,820 hotel beds and generate over $8 million in
200dzLIl yOé (GFE NS@GSydzS FT2N (KS OridéqQa O2FFSNAOD
square miles, Dana Point is a small town, but it is dominated by dorey scale

highway with the Town Center.

The Town Center is adjacent to established neighborhoods within the ctgepicted

below. Within the Town Center, there are over 200 retailers and businesses ranging

in size from small storefronts of 600 squafeet to larger tenants, such as the post
2FFAOS G6AGK wmyInnn aldzk NS FSSG FyR wlhkfLKQa gA
to Dana Point. Several wefa il 60f AAKSR &adzN¥ FyR alLl2Nlia &Kz
surfing heritage and destination appeal fouding and ocean recreation. A cluster of

plant nurseries, florists and landscaping services date to the 1940s and embody the
landscape potential of the Southern California coastal environment. There are also a
variety of restaurants and eating establistents within the center¢ the best of which

offer not only good food, but also a sociable outdoor environment for eating and
drinking. The Town Center also offers a range of local services including food markets,
drugstores, a hardware store, a post oféicas well as medical/dental and professional

offices and financial institutions. In addition, the Town Center is the location of special
events such as the Festival of Whales Parade, Street Faire in March, the newly
established Saturday market in La Pdaand the First Friday Art Show.

Town
Center Plan
Area

KEN'SAMPSON BLUFF RESIDEN
OVERLOOK PARK

A T
¥ 4 DANA COVE ‘%71
- e
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Issues and Opportunities

Successful town centers provide local servic
and convenientshopping, afford opportunities for
recreation and socializing, become the locatic
for communitywide events and celebrations anc
project a strong sense of place. Readil
recoghized as the location where people enjo®
public life, town centers play a significant role i
the image and identity of the community ™= : A
Typically, thriving town centers have a significai’he highway environment of D
worker and resident populationlocated within Prado and Pacific Coastighway doe
easy walking distance, creating a criticznot tempt the driver to stop and tarr.
population density both in the daytime and in the

evening. Seeing people on the streets and
cafes or restaurants strengthens the appeal of
town center. Outdoor seating encourages peopfs
to stay and visit. While a town centethat is B
enjoyed by residents is almost always attractiy
to visitors, a town center that only appeals tq
visitors may not be attractive to residents

destination benefis both residents and visitors. "\

Tourists offer direct value to the communities . o .

they visit by expanding economic support foThe onsite parking requwementcontrlbut_es
tail d idi the basis f the fragmented pattern of development in 1

rg ail uses and providing the agls or a Mol . Conter.

diverse range of goods and services as well

restaurants, entertainment or cultudavenues.

Strong town centers build on the local natura
historic, and cultural qualities of a communit
thus establishing a distinctive sense of plac
{ SOSNYf O2yRAGAZ2Y A fAYA
from realizing its full potential as a vibrant
engaging and sociable activity center an
attractive destination for residents and visitors:

The post office is part of a distribution faci
that divides the Town Center.
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Readily recognized as the place where people enjoy public life, town centers plgpiéicant
role in the image and identity of the community

Pacific Coast Highway and Del Prado TraffiBoth PCH and Del Prado provide more
roadway capacity than neededhich encourages traffic to move quickly through the

¢t26y [/ SYidSNE 3IAQPAYI RNAOGSNB FS¢ OfdzSa GKIFG GK
The flow of traffic does not tempt the driver to stop and explore, nor does it allow the

Town Center to reveal itdéas a unique and memorable place.

Lack of a Strong Pedestrian Environmerft:K SNXS ' NS FS¢g LI O0Sa Ay 51
Center where the pedestrian is given priority over the automobile. Narrow sidewalks
combined with traffic noise and fumes make pedesims feel exposed and unwelcome.

Frequent driveway curb cuts interrupt the continuity of the sidewalk environment, and

the predominance of surface parking lots make it clear that the automobile is the
primary mode of transport.

Lack of a Critical Mass andix of Retail UsesWhile there are a number of strong and
unique retailers within the Town Center, market analysis indicates that there is
significant unrealized retail potential. In Dana Point, many sectors of-wsiablished
town center retail marketare underrepresented, such as home improvement, apparel,
and bookstores. In addition, the distribution of existing uses lacks the kind of
clustering and organization that encourages synergy between similar activities.

PRINTEDCTOBER 2016 6 DANA POINT TOWN CENTER PLAN



Although there are underutilized oracant sites within the Town Center, opportunities

FNS fAYAUGSR F2N) fIF NASN al yOK2N¥ SadGlofAakKYSy.
appeal of the area. This is due, in large part, to the requirement for individual
businesses to meet all of their parkgnneeds on site, which results in more than half

of a typical parcel being dedicated to surface parking. In addition, this pattern of
development has prevented Dana Point from achieving a critical retail mass and a
pedestrian environment that encouragesutti-destination shopping and a sociable and

attractive setting that extends and enhances the shopping experience.

Lack of Housing in the DowntownAlthough adjacent to neighborhoods, there is very
fAGGES K2dzaAy3d GAGKAY 51 yI ert 2ohiyigic@tinante ligmyts / Sy (i S
housing to the area south of Del Prado and limithe intensity of residential
development to 10 units per acre, a density equivalent to a sinf@mily
neighborhood. The addition of a greater mix of housing types within thev@ &€enter
could broaden the diversity of activities, and provide a population of residents to
support retail businesses. The presence of residents within the Town Center will
generate activity and increase the number of eyes on the street, improving kbéh
streetlife and the sense of security throughout the day and evening. Additional
residents could also offer a range of lifestyle options, complementing the
predominantly singlefamily nature of the surrounding community. In addition,
multifamily residential could enhance the economic viability of new development on
existing underutilized or vacant parcels by allowing residential uses above retail.

Lack of Cultural or Civic Rol®ana Point has limited civic and cultural activities in its
Town Center.City Hall is located elsewhere, and the post office, which used to provide
an informal meeting place, is now part of a larger distribution facility that is segregated
from the surrounding area. The community has discussed organizing a surfing museum
and private collections of unique art and artifacts to contribute a cultural dimension
to the Town Center. As part of a streetscape improvement program, there is also the
potential for openair settings for artistic and interpretative installations.

Lack of Landscape Amenities and Open Space LinkageBana Point is known
throughout the State and the country as a recreational destination with a spectacular
beach and coastal environment. But, although lookouts have been built at several
streets with a connedon to the Dana Point Harbor at Heritage Park, a sense of
separation from the coast persists. Improved connections and landscape enhancement
of its streets would create an image of a gardtke setting that would reinforce its
sense of orientation andihkage to the bluffs, the Harbor and surrounding beaches.
The Town Center needs more convenient transportation linkages that augment the
shuttle bus in peak summer periods and the pedestrian enhancements that would help
integrate the Town Center with thélarbor and beaches.

PRINTEDCTOBER 2016 7 DANA POINT TOWN CENTER PLAN



Public Planning Process and Participation

Ly NSawLRyasS (G2 (GK§ ~orrtmrr s> ax £ onorn 1
standing recognition that the Town
Center falls severely short of fulfilling it
potential to be a vibrant, engaging ant
sociable activity center that isan

attractive destination for residents and =
visitors, the City of Dana Point initiatec =
a planning process and engaged urbe
design consultants ROMA Design Grot
to study the area and make
recommendations for consideration by
the Planning Commission and tgi |
Council for the enhancement and
improvement of the Town Center.

From the inception of preparing the plan
the need for extensive public
participation and involvement wa
recognized. Numerous public meetingj
were held to gain input and to conside ¥
the recommendations of the consultants
including four public forums, joint
Planning Commission and City Counc
public workshops as well as a year
public meetings hosted by the Tow
Center Subcommittee, a IXBhember
group (ncluding two City Council
members and one Planning g
Commissioner) established by the Da
Point City Council for the purpose of
furthering deliberation and communityE’" =
disclosure of the plan. In all, 30 publi
meetings were held.

The Town Center Subcommittee worke
diligently to review, augment and
elaborate on the recommendations
where necessary. Over the course of t
year, it addressed a number of majo/s
topics, including the creation fo a
pedestrian scale and unique identity, the¢Extensive public outreach and several public works
appropriate mix and intensity of useswerS O2 Yy RdzOGSR d2 3L Ay 0
the desire for strong linkages to the

PRINTEDCTOBER 2016 8 DANA POINT TOWN CENTER PLAN



harbor, and a positive relationship to surrounding neighborhoods. Subcommittee
deliberations went beyond broad statements of polidirection to encompass specific
solutions and details of implementation. In all, the work of the Subcommittee
demonstrated the eagerness of Dana Point residents, after years of state and county
rule, to claim their right, not only to envision a better furte for the Town Center, but
also to craft a specific and uniquely local route for getting there.

l'y SEGSyaAardsS dzot A0 2dzi NSIF OK LINR ANX Y-longdO2 Y LI
efforts. The program included direct mailing of meeting notices to businesses a

their property owners in the Town Center and residents in the surrounding
neighborhoods.

3

Al

The Town Center Subcommittee
From left:Steven Weinberg, Jim Howard, Terry Walsh, Kirsten Reynolds, Wayne Rayfield, Karin Schnell, Beverly Sels,
Boris DramoYROMA Design Group), Lara Anderson, Jim Miller, Alice Anderson, Tom VoRararanKincaid;
not shown: Yvonne English, Bob Mardian, Georgia Theodor

Ads were placed in the local papers with details about community workshops, joint
meetings, individual subommittee meetings and focused forumdJeeting notices and

reminders were also hand distributed to Town Center businesses. Street banners,
posted throughout city entrances, reminded people of meeting dates, times, and
locations. New databases were imphented to improve communication with existing
businesses and residents in and around the planning area. A Town Center website was
AYO2NILI2NY GSR Ayid2 GKS OAGeQa araiddsSz oAGK Lldzof A
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sheets about the project, trafficfrequently asked questions, maps, and presentations.
An indepth survey was implemented with a comment section, and a dedicated Town
Center phone number and -enail address were also implemented so people could
request additional information. All meeting@gendas, minutes, and summaries of
workshops, with details and visuals, were also posted on the website. Over 300
newspaper articles, scans, briefs, maps, drawings and feature stories were published
Ay €20Ff LI LISNASZ YI3IFT AyS & des. FAR shéeksS maps, and Q &
flyers were converted and printed as handouts to inform, educate, and increase
awareness about the Town Center Plan process and to solicit community input.
Feedback was also solicited with the collection of meeting commentmix
presentations from local residents, and public outreach to local clubs and
organizations throughout the community. Over 2,800 information packets were
distributed. A downtown Shopping Guide was produced, highlighting the goal to create
a vibrant, palestrianfriendly downtown that will serve residents and visitors alikea

place to shop, work, live, play, and socialize. The publication included a detailed map
listing all existing retail, shopping, and restaurant businesses to encourage visitors and
locals to shop in Dana Point. These were available as handouts and were given to
existing businesses with brochure holders to encourage their involvement and
participation. A Town Center photo file was compiled and newsletters developed and
mailed to ewery resident in the city. A Town Center resource library was established.
There was also extensive networking with the Dana Point Harbor Association, Chamber
of Commerce, and local resorts.

Guiding Principles

While the planning process for the Town Gengenerated a great deal of lively debate
and discussion, it has been predicated upon significant agreement about its need for
improvement. In June 2005, the City Council adopted ten principles that stemmed from
public meetings and guided Town Centemphing, and these are as follows:

1. Keep the familyoriented, beach community character of Dana Point.

2. Slow down the speed of traffic through the Town Center, maintaining efficient
and safe vehicular, pedestrian and bicycle travel.

3. Create a distinct characteand identity in the Town Center, while preserving
public views and vistas.

4. Consider and mitigate the effects of traffic, noise and lights on residential areas.

Stress our surfing/coastal historg seven miles of beautiful coastline linking

Capistrano Beah, Dana Point, Monarch Beachfive miles of beaches.

Encourage culture, arts and socializigglay and night.

Provide activities and attractions for visitors and residents alike.

Link the Town Center with the harbor businesses and activities.

Minimize dsruption to existing businesses by Gisponsored improvements.

0 Create the Town Center without resorting to the creation of redevelopment

planning areas or eminent domain.

o

"“°9°.\‘.C”
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Purpose and Intent of the Town Center Plan

The purpose of the plan is to establishframework of policies and development of
standards that will help guide the transformation of the Town Center into a pedestrian
oriented, mixeduse district that serves the community more effectively and creates a
more meaningful and memorable place thadds to the identity and quality of life in
Dana Point. The plan represents a departure from other planning documents
previously prepared by the city in that it focuses on a single district that is of broad
community value and importance, and it addressissues related to its future at a
YdzOK 3INSIFGSN §t S@St 2F ALISOAFTAOAGE GKFYy GKS /A
is a plan for a specific district that touches upon all of the elements that guide future
change and addresses these holisticallittwan emphasis on how each element can be
implemented.

A great level of detail is contained within this document, in the guiding framework of
goals and policies and in the vision for the character of future development. Each of
the following sections wilbe considered for adoption by the Planning Commission and
City Council, as well as the Coastal Commission, as revisions and amendments to
existing policies, standards, and guidelines and will be used as the basis for further
development.

Relationship toother Regulatory Documents

The entire Town Center is within the Coastal Zone and is subject to the California

[/ 2FadGrt /2YYAaarzyQa €FNASN dziK2NAGe 20SN (K
¢tKS DSYySNXf t tFyz2 £ 2y 3 6AGKt bé keitFielaby vhea y A y 3
Commission as a Local Coastal Plan to ensure policy compatibility betwied¢a and

local authorities, particularly with respect to specific issues related to public access

and environmental quality related to coastal resources.

Adopted 15 and 20 years ago, the General Plan and Local Coastal Plan are in need of
an update with respect to the Town Center area. Both planning documents envisioned
creating a Town Center that would be the commercial center for the town and this Plan
buildson that vision. Although the policies mentioned greater pedestrian orientation
and a mix of uses, there was little recognition of the role that the couplet plays in
defining the pattern of land uses and the character of the area.

As communities mature, thy naturally become more complex, with additional layers
of meaning and history contributing to their identity and to their success as a place.
In Dana Point, it is time now to introduce a much greater focus on pedestrian needs
and a mix of uses.

PRINTEDCTOBER 2016 11 DANA POINT TOWN CENTER PLAN



Reviev and Adoption Procedures

The Town Center area is currently zoned Coastal Couplet Commerci@P@), Coastal
Recreation Space (R), Coastal Minor Commercial -MC), and Coastal Residential
Commercial (€RC), per the Dana Point Specific Plan/Local Codtagjram. Adoption

of the Town Center Plan would require a General Plan Amendment and Zone Change to
modify land use and zoning designations to allow for commercial/residential mixed
use development. An amendment to the Local Coastal Program will alstedeired.

The project would incorporate existing policies within the General Plan and formulate
new policies in order to create a mechanism for establishing which uses should be
permitted in the project area. To facilitate implementation of the proposgmject,

the General Plan would be amended concurrently with adoption of the Town Center
Plan.

Additionally, changes to the development standards are proposed to support the
objectives of greater residential development, retail concentration and contiynuand
economic feasibility, while design guidelines would help implement the objectives of
the proposed project. Individual development projects within the Town Center would
be subject to review for consistency with the General Plan, Local Coastal &@mggr
Town Center Plan, Town Center Development Standards, Town Center Guidelines, and
other applicable development regulations on a projelwy-project basis. All projects
would require public hearings.

The Town Center Plan serves as a planning link betwthe General Plan and individual
project-level development within the project area. The Town Center Plan provides
areaspecific land use Development Standards and Design Guidelines. Upon adoption
by the City, the Town Center Plan would provide the feamork for development in the
project area. The following Land Use Regulations, Desigh Standards and Design
Guidelines provide a new regulatory framework supportive of the desire to build a
mixed-use, pedestrianfriendly environment.

If an issue, conditionor situation arises that is not sufficiently covered or provided
for by these regulations so as to be clearly understandable, the regulations of the Dana
Point Municipal Code that are applicable for the most similar issue, condition, or
situation shall B used with approval of the Community Development Director.

PRINTEDCTOBER 2016 12 DANA POINT TOWN CENTER PLAN



GOALS AND POLICIES

Thischapter outlines a set of policiafat guide the transformation of the Town Center
into a sociable, pedestriamriented place. The recommended policies build on the
existing General Plan and Local Coastal Plan to strengthen the role of the Town Center
not only as a commercial center, buwtlso as an attractive, mixedse environment.
Both of these documents address the future of the Town Center as a specific place,
defined geographically by the couplet. Each element is introduced by a goal, which is
a broad statement of purpose, and a kfi description of intent. The goal is then
followed by a series of policies that are more definitive courses of action that support
the achievement of a goal. Additionally, plan maps and illustrations are provided to
further indicate the intent of goalsand policies. Given thegeneral scale of the
illustrations in contrast with the more detailed scale at which plan policies must be
applied, the illustrations are not meant to be applied literally to specific projects, but
rather to provide general guidarec

Land Use

The type, range and intensity of activity are at the core of life within the Town Center
and its successfulness as a place that is attractive and meets the needs of residents.
The Town Center Plan emphasizes new residential uses along stithngthening
existing retail uses. While existing land us@lagramon the following pagég are
separated into commercial and residential
zones, the Town center Plan encourages a
new, mixeduse district(diagramleft) in the

Town Center.

GOAL: Achieve @velopment in the Town
Center ara that enhances the area as a
primary business district in the City.

Policy 1.1: Provide a diversity of retail,
office and residential land uses that
establish the Town Center as a major center
of social and economicactivity in the
community.

Policy 1.2: Encourage retail businesses and mixtures of land uses that help to generate
positive pedestrian activity in the area.

Policy 1.3: Establish patterns of land use and circulation that promote the desired
pedestrian chaacter of the area.

Policy 1.4: Encourage mixade development in the Town Center as illustrated in the
Land Use Strateggn the following page.
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Policy 1.5: Support street level uses that are pedestroarented and contribute to
the vibrancy of the steet.

Policy 1.6: Promote professional business/office uses on the upper floors.

Policy 1.7: Periodically review entertainment uses in the Town Center to ensure that
cumulative impacts are not detrimental to the city.

Policy 1.8: The Town Center shall Isebject to the applicable requirements of
California Government Code Section 65590 et seq. (the Mello Act).

Policy 1.9: Retail service commercial and visitor service commercial uses are priority
uses which shall be encouraged within the Town Center.

Policy 1.10: Demolition of Existing Lower Cost Overnight Accommodations.

If demolition of the existing lower cost overniglatcommodations in the Town Center
planning area is proposed, a fee shall be requiredligu of providing replacment
lower cost motel units. If all the demolished units are replaced by lower cost motel
units, the inlieu fee shall be waived. This-lieu fee shall be required as a condition
of approval of a coastal development permit demolition, in order to pravidinding

to support the establishment of lower cost overnight visitor accommodations within
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coastal zone.

Land Use Strategy
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