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APPUCANT: Capital Pacific Holdings I, LLC 

AGENT: Culbertson, Adams & Associates 

PROJECT LOCATION: Northwest of the existing fire station at the intersection of Niguel road 
and Stonehill Drive, east and south of the existing Links at Monarch Beach golf course 
in the City of Dana Point, County of Orange. 

DESCRIPTION OF PROJECT PREVIOUSLY APPROVED: Construction of a 14,030 square foot, 
two-level, 31 '6" high golf clubhouse (including golf cart storage, dining facilities, office 
and locker room areas, and pro-shop retail sales areas) plus deck and staging areas, 
putting green, and 203 parking spaces ( 100 permanent, 103 temporary) and an 
Irrevocable Offer of Dedication between the City of Dana Point and Monarch Bay 
Resort Incorporated which will ensure public access from Niguel Road to the proposed 
development. 

DESCRIPTION OF AMENDMENT: Demolish the existing 1 03-space temporary parking lot, and 
construct a new 1 03-space temporary parking lot in a different location. 

SUMMARY OF STAFF RECOMMENDATION: 

Staff is recommending approval of the proposed coastal development permit amendment with 
special conditions. The major issue of this staff report includes maintenance of public access 
to the golf clubhouse and golf course by retaining adequate parking, assuring the presence of 
parking in an accessible location, and assuring the permanent provision of 203 parking spaces 
as required in the Commission's original approval of the clubhouse development under Coastal 
Development Permit 5-96-006. In addition, the proposed project requires a change to the 
language of a previo.usly imposed special condition because of the relocation. Special 
Condition 1 requires the applicant to update recorded documents to reflect the proposed 
relocation of the temporary parking lot. Special Condition 2 requires the replacement 1 03-
space parking lot to be operational and open to the public prior to closure and demolition of 
the existing)emporary parking lot. Special Condition 3 establishes that all prior conditions 
imposed by Coastal Development Permit 5-96-006 not specifically altered by this amendment 
remain in effect. Special Condition 4 requires the applicant to submit revised plans indicating 
1) the 103-space parking lot is a permanent, rather than a temporary, parking lot; 2) the 
development approved under COP 5-92-168 in the 10 3-space parking lot area is indefinitely 
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delayed; 3) the current state of approvals; and 4) the location of the proposed telephone call 
box and shuttle pick-up and drop-off. Special Condition 5 requires the applicant to provide a 
shuttle between the proposed lot and clubhouse. 

LOCAL APPROVALS RECEIVED: City of Dana Point approval-in-concept dated May 25, 2000. 

SUBSTANTIVE FILE DOCUMENTS: Coastal development permit files 5-96-006, 5-96-006-A1, 
5-92-168, 5-92-168-A, 5-92-168-A3, 5-92-188, 5-92-188-A, P-79-5539. 

PROCEDURAL NOTE 

1 . Coastal Development Permit Amendments 

The Commission's regulations provide for referral of permit amendment requests to the 
Commission if: 

1) The Executive Director determines that the proposed amendment is a material change, 

2) Objection is made to the Executive Director's determination of immateriality, or 

3) The proposed amendment affects conditions required for the purpose of protecting a 
coastal resource or coastal access. 

If the applicant or objector so requests, the Commission shall make an independent 
determination as to whether the proposed amendment is material. 14 Cal. Admin. Code 
13166. 

2. Standard of Review 

The local coastal program ("LCP") for this area of the City of Dana Point was effectively 
certified on November 5, 1997. The Commission, in certifying the LCP, found the LCP to be 
in conformity with and adequate to carry out the Coastal Act. Although review of 
amendments to coastal development permits approved by the Commission is not delegated to 
the local government after certification of the LCP, pursuant to section 30604(b) of the 
Coastal Act, the Commission must act on requests to amend the subject permit utilizing the 
standards of the certified LCP. 

STAFF NOTE: 

The proposed development will result in the relocation of a temporary parking lot required by 
special condition one of COP 5-96-006. The proposed development will require a change to 
an exhibit referenced in a recorded deed restriction. Therefore, since the amendment affects 
a condition required for the purpose of protecting coastal access, the Executive Director has 
determined that the proposed amendment is a material change to Coastal Development Permit 
5-96-006. 

• 

• 

• 
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STAFF RECOMMENDATION: 

Staff recommends that the Commission APPROVE the amendment application with special 
conditions. 

MOTION 

1 move that the Commission approve COP Amendment #5-96-006-A2 pursuant to the 
staff recommendation. 

Staff recommends a YES vote. Passage of this motion will result in adoption of the following 
resolution and findings. The motion passes only by affirmative vote of a majority of the 
Commissioners present. 

RESOLUTION 

I. APPROVAL WITH CONDITIONS 

The Commission hereby APPROVES the amendment to Coastal Development Permit 
5-96-006, subject to the conditions below, for the proposed development on the grounds that 
the development will be in conformity with the provisions of the City of Dana Point certified 
local coastal program and will not have any significant adverse effects on the environment 
within the meaning of the California Environmental Quality Act. 

II. STANDARD CONDITIONS: 

1 . Notice of Receipt and Acknowledgment. The permit is not valid and development shall 
not commence until a copy of the permit, signed by the permittee or authorized agent, 
acknowledging receipt of the permit and acceptance of the terms and conditions, is 
returned to the Commission office. 

2. Expiration. If development has not commenced, the permit will expire two years from 
the date this permit is reported to the Commission. Development shall be pursued in a 
diligent manner and completed in a reasonable period of time. Application for 
extension of the permit must be made prior to the expiration date. 

3. Interpretation. Any questions of intent or interpretation of any condition will be 
resolved by the Executive Director or the Commission. 

4. Assignment. The permit may be assigned to any qualified person, provided assignee 
files with the Commission an affidavit accepting all terms and conditions of the permit. 

5. Terms and Conditions Run with the Land. These terms and conditions shall be 
perpetual, and it is the intention of the Commission and the permittee to bind all future 
owners and possessors of the subject property to the terms and conditions . 
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Ill. SPECIAL CONDITIONS 

1. DEED RESTRICTION 

PRIOR TO ISSUANCE OF THE COASTAL DEVELOPMENT PERMIT, the applicant shall execute 
and record a deed restriction to run with the land, in a form and content approved by the 
Executive Director, which provides the following: 

a. Parking 

All parking spaces in the 1 00-space parking lot (a.k.a. 'permanent' parking lot) (as 
shown in Exhibit 4 of the staff report dated February 23, 1996 for COP 5-96-006) and 
1 03-space parking lot (a.k.a. 'temporary' parking lot) (as shown in Exhibit 3 of the 
staff report dated July 20, 2000 for COP 5-96-006-A2 and modified pursuant to 
Special Condition 4 of Coastal Development Permit Amendment 5-96-006-A2) for the 
golf clubhouse shall be made available to the general public at all times said parking 
lots are open for use. Said parking lots shall be open for use, subject to reasonable 
hours, as long as the golf course operates. The hourly parking fee or maximum daily 
fee, for use by the general public, shall not be greater than the hourly or maximum 
daily fee charged at the nearest State beach parking facility. There shall be no 
reduction in the number of parking spaces in either the 1 00-space or 1 03-space 
parking lots as long as the golf clubhouse continues to operate. No parking spaces in 
the 1 00-space parking lot (as shown in Exhibit 4 of the staff report dated February 23, 
1996 for COP 5-96-006) and 1 03-space parking lot (as shown in Exhibit 3 of the staff 
report dated July 20, 2000 for COP 5-96-006-A2 and modified pursuant to Special 
Condition 4 of Coastal Development Permit Amendment 5-96-006-A2) shall be 
designated for the exclusive use of any development. 

b. Public Recreation 

i. The golf course shall be open to the public on a daily fee basis as well as to 
golf club members. 

ii. At least 50% of the starts must be reserved for the general public non-golf club 
members. If general public non-golf club member starts are not reserved within 
24 hours of start time, they may be reserved by golf club members. 

iii. Of the total starts reserved for the general public non-golf members, no more 
than 50% (which equals 25% of the total available starts) may be reserved tor 
guests or others associated with any hotel approved on the property subject to 
P-79-5539. Further, should hotel guests not fully reserve the 25% of available 
start time slots, the general public non-golf club members will be able to reserve 
up to 50% of the available time slots up to twenty-four hours or more in 
advance. 

iv. As long as golf club memberships are not offered and the golf course operates 
entirely as a public golf course, hotel guests or others associated with any hotel 

• 

• 

• 
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approved on the property subject to P-79-5539 may reserve up to 50% of the 
available starts twenty-four hours or more in advance. 

As used herein and in the required deed restriction, the terms "public", 
"members of the public", "non-members", and "non-golf club members" shall 
mean the public at large including, guests of and person associated with any 
hotel on the property subject to permit P-79-5539 as long as the guests of any 
hotel or others associated with any hotel are also not golf club members. 

At the time the hotel approved under 5-92-168 becomes operational or at the 
time private memberships are offered for the golf course (whichever occurs 
first), the applicant shall initiate attendance monitoring of the public, hotel 
guests, and private golf club members. Monitoring shall be for reservations 
made twenty-four hours or more in advance. Monitoring records shall be 
maintained by the applicant and shall be available for Executive Director review 
should the need arise to evaluate condition compliance. 

c. Public Use of Common Areas/Meeting Rooms 

i. Public access for non-members shall be maintained to all common areas of the 
proposed development. The deed restriction shall include an exhibit illustrating 
those common areas to be maintained open to the general public. Said areas 
shall include, but not be limited to, the lobby, dining facilities, landscaped 
grounds and walkways . 

ii. All meeting rooms of the proposed development shall be made available for 
rental by the general public. 

d. Parking Lot 

Any development approved under Coastal Development Permit 5-92-168 in the area 
occupied by the 1 03-space parking lot and associated development is indefinitely 
delayed until such time as the Commission approves, through an amendment to 
Coastal Development Permit 5-96-006, an alternate location for the 1 03-space parking 
lot or finds that the parking lot is unnecessary and approves elimination of the parking 
lot. 

e. Future Development 

Coastal Development Permit 5-96-006 authorizes only the development described and 
conditioned herein. Any future development as defined in Section 30106 of the 
Coastal Act, except as expressly exempted by Section 30610 of the Coastal Act, shall 
require an amendment to this permit or a new coastal development permit from the 
Coastal Commission or its successor agency. 

The document shall run with the land, binding all successors and assigns, and shall be 
recorded free of prior liens. 
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2. REQUIREMENT TO ENSURE UNINTERRUPTED PUBLIC ACCESS TO ALL REQUIRED 

PARKING SPACES 

The existing temporary parking lot shall not be closed or removed until the proposed 
replacement 1 03-space parking lot has been constructed, is operational and is open to 
the public for use. 

3. PRIOR CONDITIONS 

Unless specifically altered by this amendment, all regular and special conditions 
attached to Coastal Development Permit 5-96-006, as previously amended, remain in 
effect. 

4. REVISED PLANS 

A. PRIOR TO ISSUANCE OF THE COASTAL DEVELOPMENT PERMIT, the applicant 
shall submit revised plans to the Executive Director for review and approval. 
The revised plans shall show the following changes to the project: 

1. SITE PLAN REVISIONS 

(a) The relocated 1 03-space parking lot shall be identified as a permanent 
parking lot rather than a temporary parking lot; 

(b) The plans shall indicate that any development approved under Coastal • Development Permit 5-92-168 in area occupied by the 1 03-space 
parking lot and associated development is indefinitely delayed until such 
time as the Commission approves, through an amendment to Coastal 
Development Permit 5-96-006, an alternate location for the 1 03-space 
parking lot or finds that the parking lot is unnecessary and approves 
elimination of the parking lot; 

(c) The site plan shall be modified to show the hotel and clubhouse site 
development as presently approved under Coastal Development Permits 
5-92-168 and 5-96-006, as amended. For instance, the residential 
subdivision and structures depicted on the site plan in the area occupied 
by the 1 00-space parking lot shall be eliminated consistent with Coastal 
Development Permit Amendment 5-92-168-A approved on March 14, 
1996; 

(d) The site plan shall be modified to show the location of the proposed 
telephone call box to be available at the 1 03-space parking lot for 
parking lot users to request a shuttle from the parking lot to the 
clubhouse. In addition, the plan shall show the location of the shuttle 
passenger drop-off and pick-up . 

B. The permittee shall undertake development in accordance with the approved 
final plans. Any proposed changes to the approved final plans shall be reported 

•._<" 
to the Executive Director. No changes to the approved final plans shall occur • 
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without a Commission amendment to this coastal development permit unless 
the Executive Director determines that no amendment is required. 

PARKING SHUTTLE 

The applicant shall provide a shuttle service for users of the 1 03-space parking lot 
between the proposed 1 03-space parking lot and the golf club house. 

IV. FINDINGS AND DECLARATIONS: 

The Commission hereby finds and declares: 

A. PROJECT LOCATION, BACKGROUND, AND AMENDED PROJECT DESCRIPTION 

The applicant is proposing to relocate an existing temporary parking lot which services the 
golf clubhouse and golf course (i.e. Links at Monarch Beach) located on and adjacent to the 
Monarch Bay Resort hotel site in the City of Dana Point, County of Orange (Exhibit 1 and 2). 

Coastal development permit 5-96-006 approved the construction of a 14,030 square foot, 
two-level, 31 '6" high golf clubhouse {including golf cart storage, dining facilities, office and 
locker room areas, and pro-shop retail sales areas) plus deck and staging areas, putting green, 
203 parking spaces ( 1 00 permanent, 1 03 temporary), and an Irrevocable Offer of Dedication 
between the City of Dana Point and Monarch Bay Resort Incorporated to ensure public access 
from Niguel Road to the golf course and clubhouse (Exhibit 4). Coastal development permit 
5-96-006 was approved by the Commission at the same time as Coastal Development Permit 
amendments 5-92-188A and 5-92-168A which relocated the golf clubhouse from a site 
(5-92-188) on the northwest side of Salt Creek to the grounds of the Monarch Bay Resort 
hotel site {5-92-168). Coastal development permit 5-96-006 was processed as a separate 
permit, rather than as an amendment to 5-92-168, to allow construction of the golf 
clubhouse to go forward in advance of construction of the hotel (5-92-168). 

Each of these permits (5-96-006, 5-92-168, 5-92-188, among others) is subsequent to a 
"master" permit, P-79-5539, approved by the Commission in 1979, which conceptually 
approved recreational, visitor serving, and residential development in the Monarch Beach area 
of the City of Dana Point. These permits were processed prior to the Commission's effective 
certification of the City of Dana Point LCP for the Monarch Beach area on November 5, 1997. 
The Commission retains authority over these permits for the purposes of condition compliance 
and amendment. Since the area is now certified, the standard of review is the certified LCP. 

Special Condition 1 of Coastal Development Permit 5-96-006 requires that 203 parking 
spaces be provided as long as the golf clubhouse continues to operate. These parking spaces 
were required by the Commission to support, on-site, uses associated with the clubhouse and 
golf course. In addition, the parking spaces were to be available for general public access. 
The 203 spaces were broken up by the applicant into two lots, a 1 00-space lot and a 103-
space lot. The 1 00-space lot was identified as a 'permanent' lot since the lot was proposed 
in the location where the applicant intended the lot to remain. However, the 1 03-space lot 
was identified as the 'temporary' lot because the applicant was unsure of the final location 
where the lot was to be placed. The term 'temporary' only referred to the parking lot's 
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location and did not imply that the need for the lot was temporary. Rather, the Commission's 
approval required the development to provide 203 parking spaces. Special Condition 1 of the 
original approval of Coastal Development Permit 5-96-006 required that the 1 03-space 
'temporary' lot was to be a permanent feature of the development by requiring that the 
temporary lot remain in operation until a permanent parking lot is approved by the Coastal 
Commission. 

As approved under Coastal Development Permit 5-96-006, the temporary 1 03-space parking 
lot was located in the footprint of the hotel approved by Coastal Development Permit 
5-92-168. The applicant wished to go forward with constructing the hotel, therefore, last 
year the applicant applied for an amendment to demolish the 'temporary' parking lot and 
constru..::t a new 1 03-space 'temporary' parking lot south of the clubhouse and west of the 
golf course. The Commission approved this request in July 1999 under Coastal Development 
Permit Amendment 5-96-006-A 1. The newly relocated temporary parking lot was placed in 
an area permitted by Coastal Development Permit 5-92-168 for construction of residences 
and a small part of the hotel grounds. However, the phasing requirements in the special 
conditions of Coastal Development Permit 5-92-168 prevented construction of the residences, 
therefore, the new temporary parking lot did not interfere with the initial phase of 
construction of the hotel. 

The applicant is now proposing to relocate, again, the temporary 1 03-space parking lot. The 
applicant has stated that this relocation is necessary in order to accommodate the progressing 
construction of the hotel. Specifically, the applicant wishes to proceed with construction of 

• 

hotel improvements adjacent to Niguel Road. This construction necessitates the relocation of • 
an existing temporary access road which provides access from Niguel Road to the clubhouse 
and golf course. A new temporary access road will be constructed which roughly aligns with 
the ultimate approved alignment of the roadway network on-site. Opening this new 
temporary access road will bisect the existing temporary parking lot. Therefore, the applicant 
is proposing to relocate the temporary parking lot to a new location on the south east side of 
the property near the existing fire station on Niguel Road where it will not interfere with this 
phase of construction of the hotel. 

Meanwhile, no permanent location for the 1 03-space temporary parking lot has been 
identified by the applicant. As noted above, at some point in time, a permanent location for 
the temporary parking lot must be identified according to Special Condition 1 of 5-96-006. 
The applicant has stated they are working on this issue, but no final plans have been made. 
Meanwhile, the construction of the hotel is proceeding and the potential locations where the 
lot can be placed permanently is declining. As noted below, due to the increasingly limited 
locations where the lot can be placed, the permanent disposition of the parking lot should be 
identified now as opposed to at a future unspecified time. 

The proposed development requires an amendment to Coastal Development Permit 5-96-006 
in order to authorize the relocation of the temporary 1 03-space parking lot as well as to 
authorize an update to an exhibit referenced in a document recorded pursuant to Special 
Condition 1 of Coastal Development Permit 5-96-006. No language in the other special 
conditions of Coastal Development Permit 5-96-006 are affected by the proposed 
development, therefore, the Commission imposes Special Condition 3 which establishes that 
previously imposed special conditions not modified by this amendment remain in effect. 

• 
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PUBLIC ACCESS/RECREATION 

Policy 1.8 of the Land Use Element of the certified LCP states: 

The location and amount of new development should maintain and enhance public 
access to the coast by facilitating the provision or extension of transit service, 
providing non-automobile circulation within the development, providing adequate 
parking facilities or providing substitute means of serving coastal development with 
public transportation, and assuring the potential for public transit for high intensity 
uses. (Coastal Act/30252) 

Policy 3.3 of the Land Use Element of the certified LCP states: 

Priority should be given to those projects that provide for coastal recreational 
opportunities for the public. Lower cost visitor and recreational facilities shall be 
protected, encouraged, and, where feasible provided. Upland areas necessary to 
support coastal recreational uses shall be reserved for such uses, where feasible 
(Coastal Act/30213, 30222, 30223) 

Policy 3.5 of the Land Use Element of the certified LCP states: 

Public facilities including parking areas or facilities shall, wherever appropriate and 
feasible, be distributed throughout the coastal zone area to mitigate against the impacts, 
social and otherwise, of overcrowding and overuse by the public of any single area. 
(Coastal Act/30212. 5) 

Policy 4.3 of the Land Use Element of the certified LCP states: 

Public access, which shall be conspicuously posted, and public recreational 
opportunities, shall be provided to the maximum extent feasible for all the people to the 
coastal zone area and shoreline consistent with public safety needs and the need to 
protect public rights, rights of private property owners, and natural resource areas from 
overuse. (Coastal Act/3021 0) 

The access policies of the certified Dana Point local coastal program (LCP} require the 
protection of public access to the beach. When a private development does not provide 
adequate on-site parking, patrons of that development must use off-site public parking spaces 
which would otherwise be available to the public including visitors to the coastal zone. This 
results in significant adverse impacts upon coastal access. Therefore, an adequate quantity 
of on-site parking spaces sufficient to meet the demands of the development ensures that 
public parking spaces and public access are not adversely affected by the proposed 
development. 

The applicant is proposing to relocate the existing 1 03-space temporary parking lot to another 
'temporary' location on the hotel site. The existing temporary parking lot is in the north west 
corner of the subject site adjacent to the golf clubhouse and golf course. The nearest point of 
the existing parking lot is approximately 50 feet away from property boundary of the 
clubhouse site. However, the proposed site will be in the south east corner of the hotel 
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property near the existing fire station on Niguel Road. This new proposed site will be 
approximately 1,000 feet away from the uses it is primarily designed to support. 

The applicant has investigated several options for locating the new 1 03-space parking lot site. 
These options include in the area of Lots 4, 5, 6 and 7 which are closer to the clubhouse than 
the proposed site on Lot 13. The applicant has stated these other locations interfere with the 
proposed construction of public amenity improvements such as the Botanical Gardens and 
Crescent Promenade (Exhibit H). 

The applicant has stated that the selected parking lot site is advantageous because it is close 
to Niguel Road. In addition to providing overflow parking for the golf clubhouse and golf 
course, the new location of the 1 03-space parking lot will provide public parking for beach 
access to Salt Creek Beach which is across Pacific Coast Highway. Access to the beach is 
available via Sea Terrace Park, along Niguel Road and Pacific Coast Highway, and by utilizing 
the Pacific Coast Highway pedestrian underpass. 

The proposed project will not affect the existing 100-space parking lot (a.k.a. 'permanent' 
parking lot) which is adjacent to the golf clubhouse and golf course. This existing parking lot 
will remain as the primary parking lot to support the golf and clubhouse uses. The applicant 
has stated that the 1 03-space parking lot is typically only used for overflow parking. In the 
event the 1 00-space lot is full, clubhouse and golf course users may drop off passengers and 
equipment at the clubhouse and then park the car at the 1 03-space lot. In order to assure 
that the public is aware of the location of the newly relocated 1 03-space parking lot, the 
applicant is proposing to install new signage to show the public where to park. Also, the 
applicant is proposing to install a telephone call box at the entrance to the 1 03-space parking 
lot so that persons parking in the lot can call the clubhouse to request a shuttle back to the 
clubhouse. The applicant has stated that historical use of the existing 1 03-space parking lot 
has been low, therefore, with the proposed signage and call box, the increased distance 
between the temporary lot and the clubhouse and golf course will have minimal impact upon 
the public's ability to use the clubhouse and golf course facilities. 

The 203 parking spaces proposed by the applicant in seeking Commission approval for the 
clubhouse (i.e. COP 5-96-006) was 33 spaces less than the Commission would typically 
require. However, due to the opportunity for shared parking at the site, the Commission 
found that 203 parking spaces would be adequate to support on-site parking for the uses at 
the golf course and clubhouse (see Exhibit 4, page 9). Under this proposed amendment, there 
is no proposed change in the quantity of parking spaces. Only the location of the 1 03-space 
lot would change. Also, the 1 00-space parking lot would remain unchanged. 

However, the proposed relocated 1 03-space parking lot would not be located in a position 
consistent with the documents recorded as part of the deed restriction required by Special 
Condition 1 of Coastal Development Permit 5-96-006, as amended by Coastal Development 
Permit Amendment 5-96-006-A 1. Therefore, Special Condition 1 of this amendment requires 
the applicant to update the documents recorded pursuant to the special conditions of 
5-96-006 to reflect the revised temporary parking lot location. 1 In addition, in order to ensure 

1 Special Condition 1 includes additional requirements regarding the fee for use of the parking lots, public recreation requirements 
related to the clubhouse, public use of common areas, and future development which were imposed by the Commission in 
approving Coastal Development Permit 5-96-006. These requirements remain in effect and the findings of the Commission's 
previous approval(si regarl!iing this are incorporated here by reference (see Exhibit 4). 

• 
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that all parking spaces remain open to the public at all times, Special Condition 2 requires that 
the proposed replacement 1 03-space parking lot be constructed and open to the public for 
use prior to the demolition of the existing 1 03-space parking lot. 

As evidenced by the alternatives analysis submitted by the applicant, the locations where a 
parking lot can be located on-site is decreasing as construction of the hotel and associated 
improvements progresses. The special conditions of Coastal Development Permit 5-96-006 
require that the temporary parking lot eventually become a permanent parking lot. All 
potential locations for a permanent parking lot on the hotel site are committed to some use 
under Coastal Development Permit 5-92-168 (for the hotel and residential). Therefore, in any 
on-site location, the permanent placement of the 1 03-space parking lot interferes with 
houses, roads, hotel grounds, or other development approved under Coastal Development 
Permit 5-92-168. The applicant has identified the proposed 1 03-space lot as a temporary lot 
in their project description and on their project plans. Since the areas where the 1 03-space 
parking lot can be feasibly placed has been largely reduced to the proposed location, the 
Commission finds that this proposed site shall be the permanent site for the 1 03-space lot. 
Therefore, the Commission imposes Special Condition 4 which requires the applicant to 
submit revised plans indicating that the proposed parking lot is the permanent location of the 
lot. The plans shall indicate that any development approved under Coastal Development 
Permit 5-92-168 in this area is indefinitely delayed until such time as the Commission 
approves, through an amendment to Coastal Development Permit 5-96-006, an alternate 
location for the 1 03-space lot or finds that the parking lot is unnecessary and approves 
elimination of the lot. The plans shall be submitted for review and approval by the Executive 
Director. The applicant shall implement the proposed project is conformance with the final 
plan approved by the Executive Director. Any changes to the project shall not occur without 
an amendment to this coastal development permit unless the Executive Director determines 
that no amendment is required. 

In addition, in order to assure that successors in interest to the permit are aware of the 
requirement to maintain a 1 03-space parking lot in the proposed location, the Commission 
imposes Special Condition 1 .d. which requires the applicant to record a deed restriction 
indicating that any development approved under Coastal Development Permit 5-92-168 in the 
area occupied by the 1 03-space parking lot and associated development is indefinitely 
delayed until such time as the Commission approves, through an amendment to Coastal 
Development Permit 5-96-006, an alternate location for the 1 03-space parking lot or finds 
that the parking lot is unnecessary and approves elimination of the parking lot. 

Also, the plans submitted by the applicant show a property subdivision and development 
which is inconsistent with the Commissions approvals for the site. Specifically, the plans 
show a residential subdivision and residential structures in the area where the 1 00-space 
parking lot is located. These elements of the hotel project were eliminated under Coastal 
Development Permit Amendment 5-92-168-A approved by the Commission on March 14, 
1996. In order to avoid any confusion in the future, the Commission imposes Special 
Condition 4 which requires the applicant to submit for review and approval of the Executive 
Director a revised site plan for the proposed parking lot relocation which has been modified to 
show the hotel and clubhouse site development as presently approved under Coastal 
Development Permits 5-92-168 and 5-96-006, as amended . 
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Discouragement of use of the 1 03-space parking lot would lead to under-utilization of the lot 
resulting in adverse impacts upon public access. However, as noted above, the applicant is 
proposing a telephone call box at the 1 03-space parking lot for parking lot users to request a 
shuttle from the lot back to the clubhouse. The Commission finds the call box and shuttle are 
necessary to assure that use of the parking lot is not discouraged. Therefore, the Commission 
imposes Special Condition 4 and 5. Special Condition 4 requires the applicant to submit 
revised plans for review and approval of the Executive Director showing the location of the 
proposed call box and the location of the shuttle drop-off and pick-up location. The applicant 
shall construct the project in conformance with the plan approved by the Executive Director. 
Special Condition 5 requires the applicant to provide a shuttle service between the proposed 
1 03 space parking lot and the clubhouse. 

Therefore, as conditioned, the Commission finds the proposed development is consistent with 
the access policies of the certified Dana Point Local Coastal Program. 

C. CALIFORNIA ENVIRONMENTAL QUALITY ACT 

Section 13096{a) of the Commission's administrative regulations requires Commission 
approval of Coastal Development Permit applications to be supported by a finding showing 
the application, as conditioned by any conditions of approval, to be consistent with any 
applicable requirements of the California Environmental Quality Act (CEQA). Section 
21080.5(d)(2)(A) of CEQA prohibits a proposed development from being approved if there are 
feasible alternatives or feasible mitigation measures available which would substantially lessen 
any significant adverse effect which the activity may have on the environment. 

The proposed project is located in an urban area. All infrastructure necessary to serve the 
site exist in the area. As conditioned, the proposed project has been found consistent with 
the Dana Point Certified Local Coastal Program. Newly and previously imposed special 
conditions will minimize any impacts to less than significant levels. 

As conditioned, no feasible alternatives or feasible mitigation measures are known, beyond 
those required, which would substantially lessen any identified significant effect which the 
activity may have on the environment. Therefore, the Commission finds that the proposed 
project, as conditioned, is the least environmentally damaging feasible alternative and is 
consistent with CEQA and the policies of the City of Dana Point local coastal program. 

5·96·006·A2 (CPH I LLCJ stf rpt 
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APPLICATION NO.: 5-96-Q06 

APPLICANT: Monarch Bay Resort AGENT: Melissa Holmes 

PROJECT LOCATION: Northwest of the existing fire station at the intersection 
of N1guel road and Stonehill Drive, east and south of the existing Links at 
Monarch Beach golf course in the City of Dana Point, County of Orange. 

PROJECT DESCRlPliON: Construction of a 14,030 square foot, two-level, 31'6 11 

high golf clubhouse (including golf cart storage, dining facilities, office 
and locKer room areas, and pro-shop retail sales areas) plus deck and staging 
areas, putting green, and 203 parking spaces (100 permanent, 103 temporary) 
and an Irrevocable Offer of Dedication between the City of Dana Point and 
Monarch Bay Resort Incorporated which will ensure public access from Niguel 
Road to the proposed development. 

Lot area: 
Building coverage: 
Pavement coverage: 
Landscape coverage: 
Parking spaces: 
Zoning: 
Height above grade: 

2.48 acres 
9,367 square feet 

43,620 square feet 
55,043 square feet 
203 (100 permanent, 103 temporary) 
Monarch Beach Resort Specific Plan 
31 '6" 

LOCAL APPROVALS RECEIVED: City of Dana Point Site Development Permit 95-16; 
City of Dana Point Approval-in-Concept 

SUBSTANTIVE FILE DOCUMENTS: Coastal Development Permits 5-92-168 and 5-92-188 
{Monarch Bay Resort, Inc.), Coastal Development Permit Amendment Applications 
5-92-l68A and 5-92-188A (Monarch Bay Resort, Inc.), Geotechnical investigation 
prepared by Agra Earth & Environmental (Job No. 195-055) preptf~Qtf.f1•MQ801ft11SSION 

• 

• 

Bay Resort dated January 5, 1996 ~UA~ ~ ~ 

---5-96- 006--A~ ----------------------
~UMMARY OF STAFF RECOMMENDATION: EX~·IBIT # .~ .... :f .......... -
Staff is recommending approval of the project with special con~~~n~. I-· ()F .~:J .. 
regarding public access, signage, future improvements/development, puoltc 
recreation, public parking, and conformance with geotechnical recommendations. 

~TAFF NOTE: 

The subject permit is related to permit amendment applications 5-92-168A and 
5-92-188A which are scheduled to be acted on at this hearing. The reason the 
golf clubhouse is now proposed under a separate coastal development permit • 
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application is because the applicant desires to proceed with building the 
clubhouse prior to fulfilling all the other special conditions related to the 
other components of the proposed Monarch Beach Resort complex and associated 
residential development. 

STAFF RECOMMENDATION: 

The staff recommends that the Commission adopt the following resolution: 

I. APPROVAL WilH CONDITIONS. 

The Commission hereby grants a permit, subject to the conditions below, for 
the proposed development on the grounds that the development will be in 
conformity with the provisions of Chapter 3 of the California Coastal Act of 
1976, will not prejudice the ability of the local government having 
jurisdiction over the area to prepare a Local Coastal Program conforming to 
the provisions of Chapter 3 of the Coastal Act, and will not have any 
significant adverse impacts on the environment within the meaning of the 
California Environmental Quality Act. 

II. STANDARD CONDITION~. 

1. Notice of Receipt and Acknowledgment. The permit is not valid and 
development shall not commence until a copy of the permit, signed by the 
permittee or authorized agent, acknowledging receipt of the permit and 
acceptance of the terms and conditions. is returned to the Commission 
office. 

2. Expiration. If development has not commenced, the permit will expire two 
years from the date this pennit is reported to the Commission. 
Development shall be pursued in a diligent manner and completed in a 
reasonable period of time. Application for extension of the pennit must 
be made prior to the expiration date. 

3. Compliance. All development must occur in strict compliance with the 
proposal as set forth in the application for penmit, subject to any 
special conditions set forth below. Any deviation from the approved plans 
must be reviewed and approved by the staff and may require Commission 
approva 1. 

4. Interpretation. Any questions of intent or interpretation of any 
condition will be resolved by the Executive Director or the Commission. 

5. Inspections. The Commission staff shall be allowed to inspect the site 
and the project during its development. subject to 24-hour advance notice. 

6. Assignment. The permit may be assigned to any qualified person, provided 
assignee files with the Commission an affidavit accepting all tenms and 
conditions of the penmit. 

1. Tenns and Conditions Run with the Land. 
be perpetual. and it is the intention of 
to bind all future owners and possessors 
tenms and conditions. 

lhese tenns and conditions sha 11 
the Commis:ion OO~J~rf)tlf~MJSSION 
of the subJect 5of.e1~i'60-rff'o 6-A~ 

EXHIBIT # ...... !i ........... . 
PAGE •... ~ .• OF .~J .. . 
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Ill. SPECIAL CONDITIONS 

1. Deed Restriction 

Prior to issuance of the coastal development permit, the applicant shall 
execute and record a deed restriction to run with the land, in a form and 
content approved by the Executive Director, which provides the following: 

a. Parking 

All parking spaces in the proposed permanent and temporary parking lots 
(as shown in Exhibit 4 of the staff report dated February 23, 1996 for 
this permit) for the golf clubhouse shall be made available to the general 
public at all times said parking lots are open for use. Said parking lots 
shall be open for use, subject to reasonable hours, as long as the golf 
course operates. The temporary parking lot shall remain in operation and 
existence until such time as a replacement parking lot is approved by the 
Coastal Commission. The hourly parking fee or maximum daily fee. for use 
by the general public, shall not be greater than the hourly or maximum 
daily parking fee charged at the nearest State beach parking facility. 
There shall be no reduction in the number of parking spaces in either the 
proposed permanent or temporary parking lots as long as the golf clubhouse 
continues to operate. No parking spaces in the permanent or temporary 
parking lots, as shown on Exhibit 4 of the staff report dated February 23, 
1996 for this permit, shall be designated for the exclusive use of any 
development. 

b. Public Recreatio~ 

i. The golf course shall be open to the public on a daily fee basis as 
well as to golf club members. 

ii. At least 50% of the starts must be reserved for the general public 
non-golf club members. If general public non-golf club member starts 
are not reserved within 24 hours of start time. they may be reserved 
by golf club members. 

iii. Of the total starts reserved for the general public non-golf members, 
no more than 50% (which equals 25% of the total available starts) may 
be reserved for guests or others associated with any hotel approved 
on the property subject to P-79-5539. Further, should hotel guests 
not fully reserve the 25% of the available start time slots, the 
general public non-golf club members will be able to reserve up to 
50% of the available time slots up to twenty-four hours or more in 
advance. 

iv. 
. . 

As long as golf club memberships are not offered and the golf course 
,operates entirely as a public golf course, hotel guests or others 
associated with any hotel approved on the property subject to 
P-79-5539 may reserve up to 50% of the available starts twenty-four 
hours or more in advance. · 

COASTAL COMMISSiON 
5-96-006-A.~ 

EXHIBIT # 4 
PAGE •.. )~~~-·~~--~~]~~ 
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v. As used herein and in the required deed restriction, the terms 
"public", "members of the public", "non-members", and "non-golf club 
members" shall mean the public at large including, guests of and 
person associated with any hotel on the property subject o permit 
P-79-5539 as long as the guests of any hotel or others associated 
with any hotel are also not golf club members. 

vi. At the time the hotel approved under 5-92-168 becomes operational or 
at the time private memberships are offered for the golf course 
{whichever occurs first), the applicant shall initiate attendance 
monitoring of the public, hotel guests, and private golf club 
members. Monitoring shall be for reservations made twenty-four hours 
or more in advance. Monitoring records shall be maintained by the 
applicant and shall be available for Executive Director review should 
the need arise to evaluate condition compliance. 

c. Public Use of Common Areas/Meeting Rooms 

i. Public access for non-members shall be maintained to all common areas 
of the proposed development. The deed restriction shall include an 
exhibit illustrating those common areas to be maintained open to the 
general public. Said areas shall include, but not be limited to, the 
lobby, dining facilities, landscaped grounds and walkways. 

ii. All meeting rooms of the proposed development shall be made available 
for rental by the general public. 

d. Future Development 

Coastal Development Permit 5-96-00b authorizes only the development 
described and conditioned herein. Any future development as defined in 
Section 30106 of the Coastal Act, except as expressly exempted by Section 
30610 of the Coastal Act, shall require an amendment to this permit or a 
new coastal development permit from the Coastal Commission or its 
successor agency. 

The document shall run with the land, binding all successors and assigns. and 
shall be recorded free of prior liens. 

2. Signage Plan 

The applicant shall install signs in accordance with a signage plan that has 
been approved by the Executive Director. 

Prior to commencement of construction, the applicant shall submit the detailed 
signage plan for the review and approval of the Executive Director. The 
signage plan shall provide the following: 

Signs shall be placed which are visible from Pacific Coast Highway and 
Niguel Road. The signs shall clearly invite and encourage public use of 
public access and public recreation opportunities at the golf clubhouse 
and all its related facilities. The signs shall identi!¥t ~~vid~ 

GuA:> 1AL t~OMMISSmN 
5 - 9 6 - 0 0 6-A ~ 

4 EXHIBIT # ..................... . 
4 ,...,.UI 
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information about, and direct the general public to all locations offering 
public access and recreation. Key locations include, but are not limited 
to, the proposed permanent and temporary parking lots, common areas and 
meeting rooms of the golf clubhouse, recreation facilities of the golf 
clubhouse, and paths which allow a safe crossing of the golf course and 
connect the golf clubhouse with the existing trail on the northwesterly 
side of the golf course. Signs shall also be posted at all key locations, 
and said signs shall expressly state that the public access and recreation 
opportunities available at the key locations are open to the general 
public. 

3. Access to the Site 

Prior to issuance of the coastal development permit, the applicant shall 
submit written evidence that the Irrevocable Offer of Dedication between the 
City of Dana Point and Monarch Bay Resort Incorporated which will ensure 
public access from Niguel Road to the proposed development, as proposed by the 
applicant, has been executed, recorded, and accepted by the City of Dana Point. 

4. Geotechnical Recommendations 

Prior to issuance of the coastal development permit, the applicant shall 
submit, subject to the review and approval of the Executive Director, final 
plans for the project signed by the geotechnical consultant indicating that 
the recommendations in the Geotechnical Investigation (Job No. 195-055) dated 
January 5, 1996 prepared by Agra Earth & Environmental have been incorporated 
into the plans for the proposed project. The plans approved by the consultant 
shall be in substantial conformance with the plans approved by the Commission 
relative to construction, grading and drainage. Any substantial changes to 
the plans approved by the Commission which may be required by the consultant 
shall require an amendment to this permit or a new coastal development permit. 

IV. FINDINGS AND DECLARATIONS 

The Commission finds and declares: 

A. Project Description/History/Related Permits 

1. Project Description 

The applicant is proposing to construct a 14,030 square foot, two-level, 31'6" 
high golf clubhouse plus deck and staging areas, putting green, and 203 
parking spaces (100 permanent, 103 temporary). The proposed upper level would 
house dining facilities, locker room areas, and a pro-shop retail sales and 
office area. The proposed lower level would be a golf cart storage area. 

• 

• 

The subject site is located on the easterly side of the existing Links at 
Monarch Beach golf course. The proposed clubhouse would serve the existing 
golf course. The proposed clubhouse is basically a relocated, smaller version 
of the golf clubhouse that was approved by the Commission under permit 
5-92-188. Under permit 5-92-188, the golf clubhouse was located on the golf 
course's westerly side. Under the proposed permit applicationCfMSJAlf CDJ/JI:JS:Wa 
clubhouse would be ~<?cated on the golf course's easterly sid~- 9 6- U 0 1

t)-lt~ • 

~~titstr # ........ ~L ......... . 
PAGt: .. :5 .... · OF .~.J .. . 



·-
5-96-006 (Monarch Bay Resort, Inc.) 

Page 6 

Also proposed is an Irrevocable Offer of Dedication between the City of Dana 
Point ("City") and Monarch Bay Resort Incorporated which will ensure public 
access from Niguel Road to the proposed development. This is because the road 
would remain in private ownership, rather than being dedicated to the City as 
a pub 1 i c street. 

2. History/Related Permits 

The subject site is one of several sites approved by the Commission in August 
of 1992 for the master-planned Monarch Beach Resort proposed by the 
applicant. The subject coastal development permit 5-92-168 is one of several 
permits (the others are 5-92-157, 5-92-186, and 5-92-188) approved for the 
proposed Monarch Beach Resort projec~ involving a proposed hotel, golf 
clubhouse, public amenities, park improvements, and residential development. 
None of this development has been constructed to date. 

In turn, the resort area proposed by the applicant is part of a much larger 
master-planned area originally approved for development in concept by "master 11 

coastal development permit P-79-5539. Permit P-79-5539 approved the subject 
site, in concept, for recreation/conference center uses. Several special 
conditions of permit P-79-5539, such as those relating to parking, affordable 
housing, and that the recreation/conference facility be made available to the 
public for instance, are binding on future development within the original 
master-planned area. For a more detailed history of the original permit and 
subsequently proposed and approved but unbuilt development, please refer 
Appendix B. 

The applicant now proposes to switch the location of the proposed golf 
clubhouse approved at a different site by permit 5-92-'188 with 14 residential 
units located on the subject site approved under permit 5-92-168. To 
accomplish this, two pennit amendment applications and a new coastal 
development permit application are scheduled to be acted on at this March 
12-15, 1996 Commission meeting. Permit amendment application 5-92-168/i would 
delete 14 of the previously approved residential units on the site where the 
proposed golf clubhouse would now be relocated. Permit amendment application 
5-92-188A would replace, at the former site of the golf clubhouse, the 
originally approved golf clubhouse with the 14 residential units. The subject 
permit application 5-96-006 is for the actual construction of the golf 
clubhouse in its new location. 

Permits 5-92-188 (for the golf clubhouse and residential units) and 5-92-168 
have phasing conditions stipulating to order in which the proposed development 
components could be built. Park and trail improvements were to be built 
first, followed secondly by the hotel and golf clubhouse, and followed lastly 
the residential uses.that the proposed residential development. 

Allowing the golf clubhouse to go forward under a new permit separate from its 
previous approval under permit 5-92-188 meets the intent of the phasing plan 
in that it doesn't affect the requirements for completion of the park 
improvements. In addition, the golf clubhouse is still a higher priority use 
than the residential units to which it was tied under permit 5-92-188. 

COASTAL Co '·f!f."'i ··'C'lf'.' 
fu valoJvh.·;·J 

5 - 9 6 - 0 0 6 ... A~ 
i;XHIBIT # ······-~-----------
PAGE ..... b .. OF -~J ... 



5-96-006 (Monarch Bay Resort, lnc.) 
Page 7 

The new permit would allow the special conditions of permit 5-92-188 
applicable only to the clubhouse to be separated from the special conditions 
of permit 5-92-188 applying to the residential development. This would allow 
the golf clubhouse to move forward prior to issuance of permit 5-92-188, the 
issuance of which may be delayed by the residential special conditions of 
permit 5-92-188. Since the residential units have to be built after the golf 
clubhouse under the phasing plan, allowing the golf clubhouse to go forward 
before the residential units would be in keeping with the phasing plan. 

In addition, the golf clubhouse is needed to serve the existing golf course. 
The existing golf course, a public recreational amenity, has been open for 
severa 1 years. 

B. Public Access/Recreation 

Section 30210 of the Coastal Act states: 

In carrying out the requirement of Section 4 of Article X of the 
California Constitution, maximum access, which shall be conspicuously 
posted, and recreational opportunities shall be provided for all the 
people consistent with public safety needs and the need to protect public 
rights, rights of private property owners, and natural resource areas from 
overuse. 

Section 30212.5 of the Coastal Act states: 

Wherever appropriate and feasible, public facilities, including parking 
areas or facilities, shall be distributed throughout an area so as to 
mitigate against the impacts, social or otherwise, of overcrowding or 
overuse by the public of any single area. 

Section 30213 of the Coastal Act states, in relevant part: 

Lower cost visitor and recreational facilities shall be protected, 
encouraged, and, where feasible, provided. Developments providing public 
recreational opportunities are preferred. 

Section 30222 of the Coastal Act states: 

The use of private lands suitable for visitor-serving commercial 
recreational facilities designed to enhance public opportunities for 
coastal recreation shall have priority over private residential, general 
industrial, or general commercial development. but not over agriculture or 
coastal-dependent industry. 

Section 30223 of the Coastal Act states: 

Upland areas necessary to support coastal recreational uses shall be 
reserved for such uses, where feasible. 

COASTAL cor,unssw:•J 
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Section 30252 of the Coastal Act states, in relevant part: 

The location and amount of new development should maintain and enhance 
public access to the coast by ... (3) providing nonautomabile 
circulation within the development, (4) providing adequate parking 
facilities or providing substitute means of ser.ving the development with 
public transportation .•. 

The proposed clubhouse is a smaller, relocated version of a clubhouse 
previously proposed at a different site to serve the existing links at Monarch 
Beach golf course and approved by the Commission under permit 5-92·-188. 
Permit 5-92-188 is being amended under a separate Commission action to delete 
the clubhouse from that site. Special conditions imposed on permit 5-92-188 
which affect the golf clubhouse are being incorporated as special conditions 
of this permit application. The findings adopted by the Commission for 
coastal development permit 5-92-188 as they relate to public use of the golf 
clubhouse and facilities and parking are hereby incorporated by reference. 
The Chapter Three policy issues regarding public access and recreation for the 
proposed clubhouse are essentially the same as those for the previously 
proposed clubhouse. 

1. Provision of Adequate Parking 

When private development does not provide adequate on-site parking, patrons of 
that development are forced to use off-site public parking spaces which should 
be available to the general public/visitors to the coastal zone. This results 
in significant adverse impacts on coastal access. Therefore, it is important 
that private development provide on-site parking which is adequate to meet the 
development•s parking demand. · 

The proposed development is a golf clubhouse which contains various different 
uses such as dining facilities, retail sales and office areas. The proposed 
development would also include a permanent and a temporary parking lot to 
serve the existing 18 hole golf course. The Cornmission has consistently used 
specific parking standards for various types of uses in determining parking 
demand. 

For dining facilities/restaurant uses, the Commission has found that one 
parking space for every 50 square feet of public service area (i.e. the area 
where the public can dine or wait to dine, not including kitchen area or 
restrooms) is adequate to satisfy the parking demand of such uses. For retail 
uses, the Commission has found that one parki'ng space is adequate to satisfy 
the parking demand for each 225 square feet of gross floor area for retail 
use. For office uses, the Commission has found that one parking space for 
each 250 square feet of gross floor area is adequate to satisfy the parking 
demand for office uses. The Commission has further found that the amount of 
parking needed to satisfy a public golf course is 8 parking spaces for each 
hole plus one space for each employee. 

COASTAL CC~:'~~,.~ : .. ~ 1 ;"'.' 
5 - 9 6- 0 ()''6~;;: 
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The proposed golf clubhouse has 2,892 square feet of public service area, 
1,496 square feet of retail gross floor area, and 416 square feet of office 
gross floor area. The existing golf course has 18 holes and 25 employees. 
Based on the previously used Commission parking standards, the various uses 
respectively require 58, 7, 2, and 169 parking spaces for a total of 236 
parking spaces. The proposed permanent parking lot would have 100 parking 
spaces, while the proposed temporary parking lot would have 103 parking 
spaces, for a total of 203 parking spaces. Therefore, the proposed 
development would be deficient by 33 parking spaces. 

However, the Commission's regularly used parking standards provide a 
hypothetical parking demand to use as guidance when evaluating the adequacy of 
parking for a proposed use. Actual demand once a proposed use is in operation 
may vary from the Commission's parking standards. Further, the subject site 
is located inland of Pacific Coast Highway (State Route 1), well away from the 
public beach parking lots at Salt Creek County Beach. lherefore, the 
potential for the hypothetical parking deficiency to result in adverse impacts 
the public beach parking lots and access to the beach would not be significant. 

Further, the Commission's parking standards do not take into account 
shared-use parking, which is a concept that one parking space can satisfy the 
demand of more than one use. Shared-use parking involves the concepts that 
several uses share can share the same parking because (1) the parking demand 
for those uses occur at different times, thus allowing different patrons to 
use the same parking space at different times, and/or (2) a person occupying 
one parking space patronizes more than one of the uses in the same trip. 

Shared-parking could apply to the proposed golf clubhouse. For instance, in a 
single visit, one person could golf on the golf course, patronize the retail 
area of the clubhouse, and then dine in the dining room of the clubhouse. In 
this example, one person patronizes three uses in a single visit but only 
required one parking space, or a third of a space for each use. This lessens 
the parking demand from one full space for each of the three uses. Another 
example is a person who golfs during the day and a different person who goes 
to dinner at night. After the person is finished golfing during the day and 
leaves his or her parking space. a second patron going to dinner at night 
could use the same space. Thus, the overall demand of the proposed golf 
clubhouse may be less than 236 spaces because of shared-use parking. 

Since the proposed golf clubhouse would be the only component of the Monarch 
Beach Resort going forward at this time on this site, the remaining area of 
the site would be vacant for now. Thus, if necessary, additional overflow 
parking could easily be provided for the time being. The more serious impacts 
to public access due to lack of adequate on-site parking would occur once the 
remaining vacant areas become built out with the rest of the components of the 
proposed resort. This would result in intensified use and greater parking 
demand at the same time vacant land for overflow parking is being eliminated. 

COASTAL COr~1~]3~iJU 
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In addition, permit 5-92-168 has a special condition for a parking monitoring 
program. The condition requires that data be collected once the proposed 
hotel and other components of the proposed resort are in operation. This 
would provide data to evaluate the actual parking demand of all components of 
the proposed resort upon buildout. The condition further requires that if the 
data demonstrates that parking demand exceeds parking supply at buildout. 
additional parking would be required through the permit amendment process. 
This would minimize any resulting public access impacts due to lack of 
inadequate on-site parking. 

However. since a reduction in parking spaces would increase the 33 space 
parking deficiency and exacerbate adverse impacts on public access, the 
Commission finds that it is necessary to impose a special condition for a deed 
restriction which requires the temporary parking lot to continue operating 
until a replacement parking lot is constructed, and further that as long as 
the golf clubhouse operates, there shall be no reduction in the number of 
parking spaces in the proposed permanent and temporary parking lots. 

Thus, as conditioned, the Commission finds that the proposed golf clubhouse 
would be consistent with Section 30252 of the Coastal Act regarding the 
provision of adequate on-site parking to minimize significant adverse impacts 
to public access. 

2. Public Use of Recreational Facilities/Common Areas/Parking 

The proposed golf clubhouse would be one component of a larger master-planned 
resort proposed by the applicant. In turn, the proposed resort area is part 
of a much larger master-planned area originally approved for development in 
concept by "master" coastal development permit P-79-5539. Permit P-79-5539 
had several special conditions, including special conditions relating to 
parking, and use of a recreation/conference center by the public, for 
instance. Because permit P-79-J539 has been vested, the special conditions 
are binding on future development within the original master-planned area. 
For a more detailed history of the original permit and subsequently proposed 
and approved but unbuilt development, please see Appendix B. 

a. Public Use of Recreational Facilities 

Permit P-79-5539 approved in concept both the existing golf course as well as 
a proposed recreation/conference center for the site of the proposed golf 
clubhouse. A binding special condition of permit P-79-5539, which was 
expanded under permit amendment P-79-5539A2, required a deed restriction which 
provided that the existing golf course and proposed recreation/conference 
center provide at least SO% of the starting time for non-members. The 
Commission previously imposed a similar special condition in approving permit 
5-92-188 for a larger version of the golf clubhouse at a different, previously 
proposed location. The Commission finds that it is necessary to impose this 
special condition requiring that at least 50% of the starting times be 
available to the public for the proposed clubhouse as well. This 
visitor-serving, public recreational opportunities, consistent with Sections 
30210 and 30222 of the Coastal Act, as well as ensuring compliance with the 
binding special conditions of permit P-79-5539. COASTAl cmv.~:l.s:~C:'j 
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b. Public Use of Common Areas 

The dining and meeting facilities and common areas such as walkways and 
landscaped grounds of the proposed clubhouse would also provide opportunities 
for visitor-serving recreation use. Therefore, the Commission finds that it 
is necessary to impose a special condition for a deed restriction requiring 
that the dining and meeting facilities and common areas of the proposed 
clubhouse be made available to non-members of the clubhouse (i.e. the general 
public}. 

This would be consistent with Sections 30210, 30213 and 30222 of the Coastal 
Act regarding maximum provision of public recreation and lower cost 
visitor-serving opportunities, as well as meeting the requirements of permit 
P-79-5539 that the recreation/conference center approved in concept on the 
subject site offer recreation opportunities to the public. 

c. Public Use of Parking 

The proposed permanent and temporary parking lots would provide an upland 
supply of parking which would allow the general public access to the inland 
extent of the public Salt Creek Regional recreation trail which leads to Salt 
Creek Beach. Further, these parking lots would be the only sources of parking 
for the general public wishing to take advantage of the public access and 
recreation opportuni.ties required by permit P-79-5539 to be made available in 
the proposed golf clubhouse. Therefore, the Commission finds that it 
necessary to require a special condition for a deed restriction which provides 
that the proposed parking spaces be made available to the general public at a 
fee which does not exceed that of the nearest public beach parking lot. This 
would be consistent with Sections 30210, 30212.5, and 30223 of the Coastal Act 
regarding the provision of maximum access, public parking facilities, and 
upland areas necessary to support coastal recreation. This would also meet 
the requirements of permit P-79-5539. 

3. Signaqe 

The public amenities described above, such as the proposed parking lots and 
common areas of the proposed clubhouse, would be more valuable to visitors to 
the coastal zone of Dana Point if they were made aware of the existing of 
these public amenities. Therefore, the Commission finds that it is necessary 
to impose a special condition requiring a signage plan the informs the public 
of, and directs the public to, the public amenities of the proposed 
development. This would be consistent with Section 30210 of the Coastal Act 
regarding the conspicuous posting of public access and recreation 
opportunities. Further, a similar special condition was imposed on permit 
5-92-188 for the golf clubhouse at its former location for similar reasons. 

4. Access to the Site 

The access road connecting the subject site to the nearest public road is 
proposed to remain under private ownership. Ordinarily, developers transfer 
ownership of roads they build to the local government as public streets. ln 

• 

• 

this case, the applicant proposes to dedicate to the City of Da.qp.,J>.q~t, aA"'V::l"t''f·',~' '· 
easement for geiiera 1 pub 1 i c ace ess over the private access roa5u~;, 9146 ~VOI{)J(f~~:l_ .• 
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Because the proposed development would contain amenities available to the 
general public, the Commission finds that it is necessary for a special 
condition requiring the submission of written evidence that the easement has 
been accepted by the City prior to issuance of the coastal development permit. 

5. Future Development 

Future changes to the proposed clubhouse could change the public access and 
public recreation opportunities available, which would result in significant 
adverse impacts on public access and public recreation. Therefore, the 
Commission finds that it is necessary to impose a special condition requiring 
a deed restriction which provides that any future improvements or future 
development would require an amendment to this permit or a new coastal 
development permit. This would allow the Commission to review the future 
improvements or future development for impacts to public access and public 
recreation opportunities and consistency with the Chapter Three policies of 
the Coastal Act. 

6. Summary (Public Access/Recreation) 

The special conditions being required essentially correspond to similar 
special conditions imposed by the Commission in its approval of permit 
5-92-188 for a previous incarnation of the proposed clubhouse in which similar 
Chapter Three policy issues arose. Therefore, the Commission finds that the 
proposed development, as conditioned, would be consistent with Sections 30210, 
30212.5, 30213, 30222, 30223, and 30252 of the Coastal Act regarding public 
access and recreation, and would ensure compliance with the special conditions 
of coastal development permit P-79-5539. 

C. Geologic Recommendations 

Section 30253 of the Coastal Act states, in relevant part: 

New development shall: 

(1) Minimize risks to life and property in areas of high geologic, flood, 
and fire hazard. 

(2) Assure stability and structural integrity, and neither create nor 
contribute significantly to erosion, geologic instability, or destruction 
of the site or surrounding area or in any way require the construction of 
protective devices that would substantially alter natural landforms along 
bluffs and cliffs. 

A geotechnical investigation (Job No. 195-055) dated January 5, 1996 was 
prepared by Agra Earth & Environmental for the proposed development on the 
subject site. The investigation found that the subject site contains soft 
surface conditions due to irrigation, and a portion of the subject site 
overlies an infilled desilting basin. The investigation concluded that "(t)he 
key geotechnical design issues at this site involve the non-uniformity at 
foundation level due to transitions from fill to bedrock, andJ,.b.\~fnerall~ 
expansive nature of the foundation materials." t;UJ\v Al c;l~~~~iSSiCN 
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The geotechnical consultants recommend that all footing for the proposed 
buildings be founded a minimum of 12 inches into undisturbed bedrock, and all 
existing fill be removed from the infilled desilting basin. They recommend 
further that subsurface moisture be controlled, the expansive on-site soils 
not be used for retaining wall backfill, and surface water be controlled. 

To assure geologic stability and structural integrity and minimize risks from 
geologic hazards, the proposed plans must be revised to incorporate these 
recommendations. Accordingly, a special condition is imposed to require the 
submission of final plans approved by the geotechnical consultant which 
incorporate the recommendations of the consultant. Only as conditioned can 
the Commission find that the proposed development would be consistent with 
Section 30253 of the Coastal Act regarding geologic hazards. 

D. local Coastal Program 

Section 30604(a) of the Coastal Act provides that the Commission shall issue a 
coastal development permit if the permitted development will not prejudice the 
ability of the local government to prepare a local coastal program ( 11 LCP•) 
that is in conformity with the Chapter 3 policies of the Coastal Act. 

Certain portions of the City of Dana Point ("City 11
) have certified LCPs. The 

subject site is in a portion of the City which is not certified currently. 
Therefore, the Commission retains the authority to issue coastal development 
permits for this portion of the City. 

• 

The proposed development has been conditioned to conform to the public • 
access/recreation and geologic hazards policies of Chapter 3. Therefore, the 
Commission finds that the proposed development would not prejudice the ability 
of the City to prepare a local coastal program for the Monarch Beach Resort 
area which is in conformity with the Chapter 3 policies of the Coastal Act. 

E. California Environmental Quality Act 

Section 13096 of Title 14 of the California Code of Regulations requires 
Commission approval of Coastal Development Permits to be supported by a 
finding showing the permit, as conditioned, to be consistent with any 
applicable requirements of the California Environmental Quality Act (CEQA). 
Section 21080.5(d)(2)(i) of CEQA prohibits a proposed development from being 
approved if there are feasible alternatives or feasible mitigation measures 
available which would substantially lessen any significant adverse impact 
which the activity may have on the environment. 

The proposed project has been conditioned in order to be found consistent with 
the public access/recreation and geologic hazards policies of the Coastal 
Act. Mitigation measures including the incorporation of the geotechnical 
consultant's recommendations in final plans, signage plans, availability of 
parking, recreational facilities, meeting rooms and common areas to the 
general public will minimize all adverse impacts. 

EX!~!-BIT # _______ y ___________ _ 
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As conditioned, there are no feasible alternatives or feasible mitigation 
measures available which would substantially lessen any significant adverse 
impact which the activity may have on the environment. Therefore, the 
Commission finds that the proposed project can be found consistent with the 
requirements of the Coastal Act to conform to CEQA. 

6282F:jta 
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List of Exhibits 

2. Applicant's Project Description 

3. Map of Sites involved 

4. Location of Proposed Permanent and Temporary Parking Lots 

List of Appendices 

A. Permit P-79-5539 

B. Permit History for P-79-5539 and Monarch Bay Resort 

C. Notice of Intent to Issue Permit for Permit 5-92-188 

0. Notice of Intent to lssue Permit for Perm-it S-92-lb8 
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Page 2, Item 2 of CDP Application 

Monarch Beach Resort 
Golf Clubhouse Coastal Development Permit 
Project Description 

.tW4191996 

The Golf Clubhouse proposed for Monarch Beach reflects the design guidelines and 
standards as delineated in the adopted Monarch Beach Resort Specific Plan. The 
structure will be similar in design and materials to the other pennanent structures on 
the golf course, such as the snack shop and the rest rooms. The building is one story 
at the street level and two levels in the back where it terraces down the slope on the 
golf course side of the structure. This configuration allows for a low building profile, 
while providing adequate room for the desired golf facilities. 

The overall design of the building is reminiscent of the architecture found in the Italian 
countryside. It is to be a plaster and stone clad building with pre-cast concrete and 
wood details, such as exposed wood rafters. Stone will be used as wainscoting on 
the exterior of the building and in the columns. The roof is to consist of red clay tiles. 
A strong Meditenanean color palette is proposed, predominated by earth tones such as 
burnt umber, red sienna and coheres. 

The siting of the golf clubhouse takes advantage of the views across the golf course to 
the ocean. It is low in profile so as to minimize the visual impact on surrounding 
residents. The landscape palette also reflects the types of plant materials found in the 
Italian countryside with strong vertical plantings interwoven with the spreading 
canopied trees. The shrubs, ground covers and vines vyill provide a profusion of 
colors and textures around the building. Vines on trellises and in planters will be used 
to soften the building mass. The permanent parking lot plantings are designed to 
resemble an orchard. The temporary access road is to be lined with an allee of coral 
trees. The temporary parking lot will be planted with a variety of trees. These trees 
will be temporarily planted and irrigated while the temporary road and parking lot are 
in use. Once the Resort Village is to be constructed these trees will be relocated to 
other areas on site. 

All utilities to the golf clubhouse will be provided along the temporary road. They will 
be placed underground running from Niguel Road to the Golf Clubhouse. 

<In addition, an Irrevocable Offer of Dedication (IOD) between the City and MBRI will > * ensure public access from Niguel Road to the Golf Clubhouse. The resulting * 
easement will reserve access over parcel one to parcel two, where the golf clubhouse 
is located, will ensure permanent public access on a private road. 

In summary, all aspects of the this proposed project have been studied and designed 
to enl»mce tfte existing golf course, as well as the surrounding community. It is 
consisrp~t will with the theme of the overall project and will provide an area for the 
surrounding, resi9f=1Jts to enjoy as well as the golfers. 
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MO'l'!L (1): 

--·--· .. . • 
1. _ !f.he concept of a hotel of apprcx!tr.ately !00 rooms ta .. pprcved 1: 
ae~frr:e·ccastal per.=!t, ~ased on site plan approval as outlined ir. 
(p. 2 2), ahall 1:e zoequi::ed fo-r all faeilit!es on the hotel site. s 
llcation ahall provide parkin& tn acccrdanc•vith ~~~adopted Oran& 
Guidelines, Parking Criteria. It shall incorporate a ~esirn that b 
with and does not ovarpover tha pu~llc 1:each and park areas. 7ropc 
ahall 1:e tncl~ded in the pei=it application. Such sirnin& shall ln 
~otification that all areas of the hotel opan to &enaral tiotal cues 
a~so open to the &eneral public (nota: thls doea not include hotel 
rcc:s). Sizning shall be located, at a =ini=uc, at conspicuous lee• 
the beach. the trail linkins the 1:each and the hotel, ana the 1:each 
hotel parkin& area(a). 

2. At the t!me of a!te plan approval, the applicant ahall aub~t a 
restructicn indicating that the public apaces of this facility (incl 
lcbl:7 outdoor areas, trail connectin& hotel and 1:each, 1:luff·tcp pla 

···etc.) shall be operated as a public hotel facility and not convertec 
private :esort facility. ··~ • · 

l!C~A!lONfCONi!~~C! C!~~R (2): 

1. The concept of a :e~reaticnfconference center is approved but a 
St?arate coastal per=it, based on a site plan approval (refer L.~C~P. 
p. 12). shall be re~~ired fer all facilities on the recreatic~/c:nfe: 
ce~:e:- lite. Said &?pl!ca:ion shall provide parkin& in acccrda~ce ~: 
~~~pted Orar.ge Cc~tY Guidelines. Parkin& Criteria. The propose~ ~e! 
shall inclu~e a trail 1:a~Je•n the center and t~e adjacer.t cc::~ity i 
All pr=pcse~ uses liste~ on pa&e 22 o! the coastal pe=--!t a;plicatic: 
c!cc:.e~t shall be pe=-..i:.:ac!. . . .... 

2. ?r!=r to iss~~=• o! the •=eve =•~:!one~ s!:e ;!a~ •r~rcval, ::z 
a~rlic1~: a~all s~::i: a ceed ras:r!c:!c~ a&~••~ng :~at the re:=ta:i: 
cl~~ fa:!litias a:.all be Crt~ tc t~e p~bl!c en a czily cr h:~rly fee 
as vell as to :e:be:J. A: le£s: SC1. o: ::.e ~sa of t:.e re::ea:ic: ca:. 
f~c!l!:ies vill be casi~a:ed !c: p~blic use by the &•~•=•1 fea•;ayi:i 
pclic: if ti::.e/facili:!es sa: as!r!e for nor.•z:u~=•=• are :ct reJtr\•e:!. 
hc\::1 in advance of play/s:a:-: 't!:.e, they :.ay be :esa:ve~ 1:t .... ;,t=•=~l', 
deer! res:::uc:!cr. ahall allcv pu:lic use (:'1:1tal) o~IAITM..~IIftb.lia~~v·~ 
fac!li:iea. . 5 - 9 6- 0 0 6-A~ 

... CO~lCIAL C!N":!!l (3): .. • EXHIBIT :#: ........ l:f .......... . 
• 1. the concept of a cc~ercial can:.er f.1 approved Ia.~~~ •~*"' .1~~ 

'-end.: ~&seeS on site plan approval (refer LNCnP, p. W •bilt Ire' :ecui: 
fer all p~cpcsed facilities at ~be ccv.=er~ial center lite. Said applit 
tion ahall provide parkin& in accordance vi~h the adcptad Or&n&e C=un:: 
Guidelines, larkinf Criteria. the propoae4 atruct~rel~ aball,. as a ae: 
nle, not exceed 2 ft. in h&i&ht: abov .. avara&e f!nishe4 crade (A:FG) 
&lthcu&h portions uy •• per=itte&! at: 30-lS ft. a~ove JJG. 1.£ that a·~t!it 
heifht is needed to provi~i a!tbera a) ~ublic vistas fro: restaura~ts 
aim lar v!sitor•orientec! usea, ··~t) Jious!n& for househclc!a of lo""· ant! 
moderate income, c) interface of existin& cc=erc:!al 1fith prcposet! exr&· 
araa. or d) z=tel ~es. 

5-Cf~ -o~ ArfW~dtX tt-rr ~or-;o {lp,_·l-



:.· • • 
2. the follcvin& uses 1hall 'e per:itted in the co:=e~c!al ca~ter· 
restaurants, fast food eat!~& facilities, convenience stores, ce~aia 
co~erc!al·vses 1 ccastal•er!e~ted specialty 1hcps ovarni&ht lov/moe 
COlt ICCC~OdltXOft, profesa!onalfa~!n{ltrat!VI ~ffiCIS (~Ot tO IXCt 
one~hird ol the total floc~ area and not to '' located od the &ro~ 
floor). v!a!tor•ltrvi~& ce:-;e:-c!a1 use, anr! ..af!or4&ble llcusina. 

tov/cecferate cost overni&ht acco=ocfationa (.tru::ludi~J !lostal) ahall 
provided at a ratio of one lever cost ~t for eaeh betel units ~ 
~· Coun:7 determines a sora luitable·location near the project lite . . . 

3. At the ti=e of lite plan app~oval, lppl!ca~t aha11 •-=mt a cleat 
rest~!ction tnd!catin& that parkin& ftnerall7 reserved for office vs 
the eente:.aball •• open to the publ c for beach and &antral parkin& 
vaakends and hol!da71· S!£nin& ind!catin& this ahall be tncludad. 

4 •. the applica~: 1hall rece!ve.authcri:at!on from Caltrana for the 
sirnal!zat!on of the intersection of the coc:ercial center access ro 
and Coast Hiahvay. The applicant shall install aaid sirnalization p 
to occupancy of any of the nav facilities at th~ co==-rc!al.canta= • 

• COAS!At PAAX (4): 

1. Prior to i:prove=en~1 .applicant.•hal1~ub~1t plana to the execu:: 
director aho~~na the proposed i:prove~enta an~ develop:ents ~~thi~ ~ 
park to cle:onstra:e co:plianca vith reco::-..andec! uses.. ne pa:-k shal: 
prim&:ily orianted tova:d passive anc! soma activa recreation and edu1 
IIIII • leStZ'OO:S 1 picl'l1C tablel • benches 1 etc. lhall be provided. C' 
-.rc!al/vendin& space :a7 be provided, but the :ajorlty of this vsa 1 
be direc:ad to the hotel lite. Ad~it!onal parkin& eon!or.:ina to the 
s!ze/~es!rn re~u!:e:en:s of the Ora~&• Co~ty Cu!deli:as, Park!~& C:: 
shall be ;rov!ded a~jacant to the ex!sti~l Niruel Iasch park!~& area 
in cc:.~ec:1on vi:~ parkin& provide~ for the hotel. (Note: le~e!!~ 
t~e e:t!s:!.:& ~~~=~ park!.n& lot 1hall 'be pe:-....!tted vi:.~ any "a~:i:i::-...;. 
sraces craa:a~ bei:& c=~tad tc~ar~ the parking re~~!.re~::: o! :~is 
ditio~.) ~~,~!.:e~ pla:s shall ala= ahov ::ail l!~a,es be~ae: L~e 
c=as:al park, hotel, coc:~ity park, and c=::erc!al ca:te=. Pla:s 1~ 
include a:ai~a71 or o:he: meana of access ova= aeavall co baac=, 1f 
JleCIII&':'7• 

: . . 
2. 'D';on iiiU&nca of par.:t: (?·79·!!39). ap;lica~: ra11 e:l'tl: i:.:o a:: 
a&:ee~ent to offer to 4ad1cata anc! !:;rove to the sta:tlrta of the Cc 
of Oranae. P.ar~ora Jeacas anc! Parks J:>istrict, •=th the Coastal Park a 
that portion of the toop trail vith the park. Offer ahall be :a~• to 
Co'l.mty of Crance, Coastal Conservancy, or •any other public or privata 
non•profit aaency villin& to accept the· dedication and insure public 
access and u!ntanance. fzoior to improvement by the applicant,. 1aS.d 
aaency mu.s: •zr•• co accept a~cl uinta!n the Coastal !ark an&f t~atla. 
na oife:: to dedicate anc! improve shall 1:\Jft for5 ·7ea: .. an&f t~rovema: 
thalt be suda vithin 2~ months. of acceltanee. · 11 at the en&t of tlii• 
periocl 'Cha~e f.a 110 accaptinr aaancy. a tamata lane!· uaaa. .. 7 , .. consit 
Vb1~ shal~ ::e,u1ra..:a eoaatal panr.lt. ~ · .. :. ··--

. ,. ~~~ .. ·;.:~ .::~;. . --· .. 
COASTAL COMMISS~ ,__£_. 
s- 96- o o.~-nc~ 
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S. Any p~oposed alta~at!ons to 1u~:!::ad plans of park facilities c 
layout ah~ll ~equira a coastal permit. 

CO~~ITY PAXX (5): - • . .. 
1. fricr to f:rroveme~t. applicant shall 1u~~t pla~~o the execu~ 
director ah~~na the proposed 1=irovecent and develop=ent within th1 
to ie==nstrate cocpliance with recc:=ended·uaes. Applicant shall ,, 
plans for park develop~ent includin& active and passive play araa1; 
linka&el between the park and the hotel, coastal park, :ecreation/ct 
center, and cor.:ercial een:e:, i~cludin& plana fer &~ada separated , 
ways at Coast Kvy. at beth the eastern and western ends (i:;le:antet 
part of the tvo ocean &elf course holes) of the park; plans ahowina 
l_ocations of all proposed park imp:r:cvemefttl. 

2.. Parkin& for this parlt uy l>e prcvf.ded f.n conj1mcticn vith parki: 
the recreation center and ~Y joint use of the parkin& facilities of 
proposed achocl adjacent to the lite. Joint use of the achool park: 
~y ~~ pe~it:ed only if the applicant receives W%itten author!zatie 
including provisions fer liability, if necessary, fro= the Caristra: 
Unified Scheel l:listric:. · ~ ... • ~ ·. . . 

• 
l, 'Upon issuance of per.=it (!·79-5539), applicant will ente:·in:o & 
ag~ee:ent to offer :c de~icate and i:rrove the standards of Co~n:y c 
Orange Harbors !eaches and Park Distric:, the Co:=Jnity Park and tha 
portion of the Loop ::ail v~th.:he pa:k. Offe: shall be :ade to tht 
Cc~ty of Oranre, Coastal Cor.servancy, or any othe: pUbli~ or priva: 
~en-profit &&enc7 villin1 to accept the dedica:ic~ and insure publit 
ac:ess and =ain:enar.ce. Prier to 1:prove:e~t ~7 ~\e applicant. aair 
acenc'._~~st ag=ee to a:cept anc! ~intain the Co==~~!ty Park and Tra: 
T~e o::e: to de~icate and improve 1~111 ~n !~r 5 years and i::~cve: 
~~~ ~!:~~r. 24 =~r.ths of ac:e;tance. I! at ~~~ er.d of this fe:!od ! 
is no ac:ert~g a&e~:7. alte~a:e la~c uses ~y be c~~~i~e:e~ ~~!ch 
s~all ~~~~!:e a c:as:al per.:!:. . 
4. !i~~~~. v!J!~le f:o: C=as: P.~-y., sbal; ~~ ;::·~ced i~ci:1:!~g: 
::e pa:k is oren to ::e &e~e:al p~=l!c. !.ar.s fer said a!~s shall. 
J~:!t:ed prier t= issuance of:his pe==it. S!~s shc~ld ~~ o! :he 
=:ncent. t.na anc sho~ld r.ct axcee! 21. •]· f:. in s!:e &r.&! t f:. 1: 
he!sh:and shal1 i~~ica:a t~e ex!s:en:e o. t~• f•:k and the 1=~ c=~ 
and t~a: the publi~ 11 1r.v!ta~ to ~•• the fac!.i:y •• Si;r.s sh:~!c ~~ 
located a·: the =~~•= of Ni&-.:el Jlcac! a:c! Ccas: 1!•7· and Cro~ Vall17 
la:kvay anc! Ca::.!:lc dal A-."ioD • 

~OU" CO'tm!! (I): 

... . 
• 

1. 7rf.or to t~rcvt:entl, a~plf.ean: atiall 1u'b:it a c!ee4 ~astructicn 
acraein& that the &elf ecuraa ahall ~. open to che pu'blic on a daily 
~asis as Vl'll as to 111e=l>er~. At least 501 of the atarta INit ~~ :••· 
~or Jfcn-membera. If JlOn•u=~e: starts are no~ l"eaarve4 within 24 be: 
of atart time, 'they uy 'e %&served 1>7 aeuen. '" 

COASTAL COMtl.ISSHJN 

· _, 5 -·96- o.?~~ ., L-
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2. Prior to construction, a~plicant 1~111 tub=!: to the E~ecutive 
~!rector dr:ailtd plant of :he Salt Creek portion of the 101~ coura 
Of particular concer-n :o ·th~ Coc:!ss!on is restoration of :he Salt 
Ccrr!dor-~includin& ~estoraticn of the creek) an~ the aub~tantial ~ 
l!l&tpral (endemic) vesetat!on as lancbcapin& throu&hou: this ccrridc:. 
F:oposecS plans Vill 'be 'Z'ev!ev.u! for compliance vith ar.ae:=ent ~etve 
applicant and the California ~apart~nt of rtah and Ca:e to intu:e 
propo1ecS plans provide ~xi:um restoration Ql the Sal~ Creek area. 
plans ahall alto incorporata use of the folf course areaa, as ~eede 
provide ~unoff and ailtation control. ! ans thall ~~ aubmitted she 
'ov trail, t•rk,•and beach u•ers ~the v1cin!t7 of the &elf cou=Je 
•• pro:ectea. prt=&ril7 fromva7Vard &olf ••lla. . . 

. J. Parkin& for the aolf eoi::-se •• lha11 1>e provic!ec! CO'ftt!Jtt.nt Vi 
requ!rementJ of the adopted Oran&e Coun~ Cuiaelines, Parkin& Crite 
Parkin& mar either 1>a provided on the lite desicnatec! for the aolf 
(outside of the Salt Creak Corridor) o: at the recr•ation/confere'ftc 
lite. larkin& for the aolf course ~7 1>e designated on the racreat 
center site trior to develo~:ent of concrete plans for that lite an 
location/confi&u:a:ion altered durin& final approval of develop:ant 
the :e era• t!o:1 Ct:'lter a ita. . • -·"' . . · 

. . . . 

4. Prior to constru~t!o~, a~;lica~t shall 1ubmit an open •p•ca· east 
cover in& the aolf cou:-aa lite. · 

TIA!t!: 

• 

1. Prior to cor.str~ctio~. a;;l!ca~: shalt tub:!t plans ~o Execut1~ 
~irec:or, specifyi~l vidthJ and ~ses &I vell ar location, of all tr• • 
vithin the coastal park, co~~!ty park, Salt Creak Corridor a:ea. 
ac!c!ition, to all trails sho•"n on pa;e 32 of the coastal per:!: a;pli 
docu::a:1:. the pla~s a~al1 include a trai1' .. 1!:k!::o:; resic!en:!al a:-aas 
tesi!~•:ed as'· 10, 11, 12, 13, and 14 on f•&• l7 of·said coc~ant 
the co:=.erc!al canter Vi:hout ust of Coast !!&h~av. (Ncta: S&!~ t:
could follo~ :~e e:,e of t~e 1olf cou:se or C~:!:o del Avion.) 

2. ~=ails s~:~l~ ~~ ~in:aintd by the develc~e:. ho:e:•~e:-s assoc!a~ 
a~d/or an assess:e:1t c!s:ric: 11: ~ to cover t~is (and o:~e:) uses. 
the t:ails a:-a to be of!e:-1~ fo: c!ed!cat!on, the offe: to de!ica:a ~ 

, r~ fo: ~'· II:& pe:iod II ~hat allowed fo: dec!!c&tion Of the CO~! 
- pa:k. · · 

• 
COAS~Al l!S!~!~~ (1 & 1): 

1. 1he concept of coasial :eside=tial us~ is approved •ut a ltpara:a 
coastal par:i: 'based on site plan approval (referL~C~P p •. 12) vi11 b 
required. At that tiN applicant I hall· au'b:-.1~ pl111S and feolosic 
infor-mation to the Executive Pirec:or de=cnstra:in& co:,l ance vith 
reco:=endat!ons of latta~ dated 3u1T 11, 1171, ltata- l:»iv.tJicn of JUne. 
ed Geolou.. . . · · COASTAL ·cOMMI.iSIOi~ 
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2. 1rior to eonstruc:!on, appl!eant ahAll suh=it to tbe Executive ~! 
approve~ tentative tract ~ps and plans in~icatin& proposed lot line• 
(vhera a~plicahle), unit locations elevations, typical floor plans 1 
desirn of any co~Jon areas/facil:tt!es to le~cnstra~e co:plianca vith 
reqYirements of tNCDP, refer,. 36. No :ini=~ ot ~xtcu= unit size 
'' :.quirad. Parkinf ahall '• provided in accorda~ce vith-tha a~cpta 
Oran&e County G~idel nes. the =~•= of units ~y not exceed 400. ! 
au·uc:ures tn excess of three levels '• prcp.Q1ec! by applicant, addit! 
Jtclo&ic investigation ahall •• ~de '1 a q~l1fie~ &ecloaist and ap; •1 ~ivision of Mines and Geolo~t. State of Califo:=ia. . .. . 
t~UNl) R!S!ntN"l''Ai (9 throuda 11 6 11) t . · 

Prior to construction ot each area(9 through 16 6 11), applicant sha: 
submit to the Executt•e J)irector approved tentative tract :apa anr! p: 
ind!catin& :?reposed lot lines (where applicable), unit locatiocs .• 
elevatioca. typical floor plans and desicn of an;r co~on are&J/fac1l: 
to· demona:rate ccc?liance with design.require~nts o!LNCDP. refer p 
No c!~i== or :.a:cicl.ri unit size a hall- \Ht required. Parkinz ahall 'be 
p~o~ided in accordance vith the adopted Oran&e Co~ty Guidelinec. ~ 
nu=~er of -units vi thin each designated location 1:1.7 be dete:-:ined !»7 
applicant provided the total n~er of ~its does not exceed 3100 ~: 
(includin& both ~rket rate a~d lov/mcderate•cost units):·this n~e: 
:e!ers to the a!ore=e~tioned-.rte onl7 (sites I thrcu&h 16 & 11). · 

S!AYA'-.1) S!lVA JU:S!'l)!'!-.~IAI. (19): 
. . 

the cocce~t of develop=ent on site 19 is approved hut a separate ccas 
pe:::it, based on ·site plan &?pr:~val •. shall be Z'II\Uired ant:! shall inc~ 
te~tative tract :.a.ps and pla:s fo~ un·:tts on this st:e. The desif!1 s! 
incor~ora:e protec:ion c! the viev eorridor across the aita to the oc 
and Ca:ali~a Island •~d shall he buf!tred,!rec Coast Hwy. Pl1~s a~a: 
include ~it locations, ele~a:!or.s, t;rical fleer pla:J, an~ ~e!ifi c 
a~y =~~= areas cr fa:!l!ties. ~~xi~~ hei;h: a~all ~=: •~:aec .! : 
a::ve AZG. alt~cugh pcr:!or.s ~v c:~f=~ t~ re~u!:t:e~:s of L~C:?, p. 
i! that acditic:Jl hei&ht is needed tc p::l~ice ei:~e~ 1) hc~s~~~ f:= 
h:~sehelcs of lev and :~derate inc:~. 2) l.cver tc :cce:atel~ price~ 
cver:!ght accc:::datior.s or other visiter c=!e:tec usas. ~.1,:: o£ 
love= tha: lS' A:G ahall 'be 1nco~c~a:ed i! :ecessa=7 t: prctec: pu~l 
Viev ccr~idors. Parkin& ahall be lrovided in accordance ~~th aec:~a~ 
Cr&~&e Co~:y G~!~elinaa. the n~e: of un!ts shall net axceet 360 
(15 ~Jelli~& ~!ts per acre) if t~e a!:e is ~ot used as a a!te !:: lc 
~derate-cost bous:tna; if it is a site fc: l~J/~~~~&:e•cos: hous~,. 
the n~er of ~ita :&7 he ~c:aasacl :a 400. · : ... 
tOY- ANn MODt~Tt·COST·!O~SlNG: • 

1. Vpon issuance of per=it (7·'71·5539) ,. applicant ahall enter into a· 
aa.rea=ent vith the Coastal Ccn::!sa-!on. consistent Vith the •'afforc!abl· 
housinf". aeetton o£ ~be LHCt)P. p. 42, an4 that p:rov:tdel' a nw:=•r aqua. 
~~ a:. east. Z.SX o£ ca ~otal1n:&Cb~r o£ unitaT'bAyll;"~l~~~c:ion vi:h 

. ·-·· ' . ~·- . COAS ~L GUrilfi • .)""AUi~ • 
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chiJ project (inclul!!n& the afforc!a~le =it) in e ranee or -prices af i 
able by fa:O~lies of lov and moderate inccn=e. A maxi== of 3000 1r.ark: • 
rate units~~ allcval>le, in which care 932 lov/moc!erAte cost units • . 
be required to make a full 2S~ cf the total -proj•c: "a!fordal>lo." T 

. fiffftl of che ra~uire4 lov/:oc!er~e-cort ~its shall •• provided on 
project lite; the other thrte·fif:hs ~~1 •• provided vith!A the Laru 
NiJuel Planned Co==un1t7 or vi:hin the coastal &one of Southern Oran 
Co=tr·· .,; 
a; the units for houaebol~• of 1ov/moc!erate income aha11 •• priced 
affordable ~y pe:acna/fa:il!il tn all of the affected income ran&• ' 
follovift& fo2::Wla: · ·. 

(93 units) -- . .. 
10~ of median !Dcome 10~ of lov·~c!erate units (13 uniu) ·· 

' 
(93 =itl) ... 

lOt of =•dian 1nco:=e 10tt of lov/~c!e:a:e ;m1:1 (93 .unita) .. -
tOl of :ec!ian income 15~ of lov/:cder&te units (lAO unt:a) .· 

100~ of :ec!ian !nco=• 15% of lov/moc!erate units (140 units) 

110: of =•~ian 1ncc:e 15% of lov/=cderate un!u (140 units) . 
1201 of :e~ian income 15: of lov/:oc!erate ~: .. (140 units) 

the ~jc:i:y o! t~e lov/:oc!e:a:e-cost ~i;J will 'e. fa:!ly unita. 

'' A res&le p:o1:a: to assu=e :~a: •~:seque~: sales fcllc~!~a the i: 
sa!e of t~e ~it vill ~~ at a pr!:a vh!c~ is a!!orca~le to hc~se~olc 
aar:i~f s~;s:z~tially the aa:e pt:ca~:a'e of the :e~!&~ i~co:t as t~ 
i~!:ia. p~~:h1se:~ c! t~e ~!:s •~= a:.a.l ~~ ~ec::ce~ as a c:ve~&~: 
r~ v!:h the la:~. vi:h ~o prior l!e:s ot:Oer tha~ tax lie:s. 7:~e ~~ 
shall i~clu~• s·~s:a::ially the foll~-~~ con~i:~cna. 

~ 1. The appl1ca:t, h!a •~=cassora, •~d any au~se~ue~: p~:~ase: 
ahall &iva a Jov•=~~•=:al or ~=~pro!!t a&ency. a~ject co the a;;rcv; 
of the Execu:.ve ~i:ac:or. an a;t!o: :o 'u:chase tne ~!:a. ~~ a1e: 
or itJ ~eli~·· :a1 ass~~ :h~s cp:!cn to an i~t!v!d~l pr!va:e r~==: 
who ~~ali!ies as a law• or :oc!era:e·!~===• person in •~bs:a::i&l~y ~ 
a£:e inco:. rar.1e as =~• pe:sor. for ~~om :he init!al·aalea price vas 
intended t~ provide a bousi=& oppor~i:,r, 

11.. Vhenevar =• appl!ca'nt. or &'ni au'bse~uetlt owner of tha tmit 
vtshea to aell or c:a=sfer tha \tnita: he/she stia11 ftotifT che &&l:lc:J c 
ita des!IT'e• of h!a/ha:: inte~: to aell.. the &&encJ •. l:s: desirnee, o: 
assi&nee ahall then- bava the a-i&ht. :o exe:c!ae the opcioft within ~10 

c~s_:r~ ~;;~;lijlff~·~ 'l • 

.. -'-
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in the eva~: of the in!tial aale of the ~ita ~Y the develcper, or 
within 90 daya fer aubsequent 1ales. 7cllcwin& the exerciae of the 
o~ticn, escrcv shall )e opened and closed within 90 daya after deli• 
of the ftctice of exercise, of the optic~. • 

iii. 7ollovinf the ftot!ce of intent to 1ell the unit, the aae· 
or ita c!esirnee aha 1 have the ri&ht tc insp~ct the pre=ifea to det~ 
whether repair or rehabilitation beycnd the xequire~entl of normal 
~:.~intenance ("c!e!erred z::.a!ntananca") ia necesl&'t'Y• If auch rei&ir 1 
rehabilitation ia necessary, the aaenc! or its desi~ee ahall deter. 
the ccst of repair, and auch·coat ahal ~- deducted !rem tha purcha: 
'rice and paid to the a&ency, ita c!esisnee, or auch contractor• 
as the ~partment aha11 chcoae to carry out the deferred ~!~tenanct 
ahall )e •xr•nc!e4 in ~kin& auch repa!ra • 

.. ~ ... ~ "' " - .. ... . . . 
· lv. 'l'ho agency or its t!esilflee uy charfe a fee., to ~~ c!ec!uctt 

fro= the purchase price paid ~y the assirnee c: ita reasonable cos~ 
quali!yin& and counsel in& purchasers, exercisin& the option, .. and ac!:' 
ts:erin& this :asale control prcJr&m. . 

••. v. The option price to )e paid ~y the agency, its c!esi;nee, c 
ass!rnee. shall be the original sales price of the unit.plus an &:C\ 
to reflect the percentafe of any increase in the =ec!ian inccce ainc1 
the ti:a of the ori&ina sale. . · 

• ~. ~e purchase: aball ftCt aell, lease, rent, ass!;n. or othe 
trans!e~ the pre:ises without the express ~7itten consent of the &&e 
or its desic~ea. This prevision ahall ncr prohibit the enc~ranctt 
the title fer the aale purpcse of aec-.:rinr financinr~ however, in t!: 
of fcre~los~ri oi aale by aeed of t:ust o: othe: involuntary transfe 
title to the prcpe=:y shall be taken by the a~plicant at a cost base 
c=~~it!cn ••v" a'!:love 11.:~ject to th~s ai=••~=t. · 

V!i. S~ch Other CC~d!t!cr.s II the !xec~:ive ~!rector ~e:e~i~e: 
~e:esaar7 to carr1 out the purposes o! t~iJ r&s£le prc&r&:. 

c) t."n!:s z::.zv be c:~s::-.:::ec! en a::.y cf t~a il!e::i!!e~ :-esida~:i&l 1i: 
a: the ra:a·o! 123 lc~/~cderate•ccs: ~its !or eve:-1 500 ~its. t~~ 
~~ara:e·c=s: ~i:s tc be c~r.s::-.:cted en the p:-cje:t s!:a shall ~~ 
ccns::uc:ed pr!c: tc those proposed to be located off ai:a. 
~ . 
d) l! &cve:=:e~tal subsidies for ~~ ccns:~c:io~ ~! assistad unit• 
:ct avai!a~le. the a~plicant :ay c!ec!ica:e an &rprcpriate ~~~= of 1• 
to a public or private &&e~cy (such as the Coastal Conserva~cy) capa: 
of receivina land and b~ilc!in& (or causin& to be built) lev· anc! =ccr 
cos: housing facilities. Dedicated la~d a~all ~~ at th~ approval of 
Executive ~irec:cr and ahall net ftecessitate the Tequired units b&inl 
)uilt at a density hi&he: than the hi&hest densit7 tD th1a prcpoaed 
J:cjec:. 

·~ . 
e) lf the applicant choosea to construc~unauhsid!ze4 units £or pars 
of lev income, the lov cos: unit• mar replace reqyira4 =c!erat~ c~st 
at the rate of one 1ov cos: uni: rep acinr tvo reqYireclmoderate cost 

• · coASTAL conr;r:ass~m,J 
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~. . 
f) Xott: Vnita ~~ovidacl under the resut~ementa of this permit shall 
!>1 co=:ecl .. as tha zac;.u!.1:14 "affo~U.l:lla' \m!.ta tn any other pend.: • 

COASTAl AeC:tSS... PIOCIAH': • 

... 
Prior to !tauance of •=1 termit for hook~ to a sever aerv~ce system 
fee of $275 (or freacer if "fair ahara" is cleterminecl to !>e sreater) 
each convenciona 1! financed residential unit (adcl $0 for: each ••1ov•t 
housina" 'Unit) aha 1 1te paid !nco a coastal accesa fund. %b1a fee sl 
'• adjusted annuall7 acc:or:clin& to increases ln the Consumer Price Inc 
the coastil access fun4 1hall be ad:inisteracl 1ty a separate 1e;al •~~ 
~der bindin& aar••=•~~vith•tha Coastal Coc=itaion specifyin& tba 
limitations on the use of the f~ds for: the provision of coaatal 
recreational transit aar:victl· pursuant to the ter=s and conclitiona •= 
per:D.it. ·If within five :rears ol the applicants com=encement of th:Ls 
profram an ac:iva proaram haa no: !>ten 11: up. the applicant (or auc: 
ln nterest) the Co~asion (o: auccesaors ln inceres:). and other 
!nteresced/affectad &&encies shall decide hav ~holt funds v111 !>a us 
for recraation•rela:ad tranaportation 1ft the taa~a Ni&uel planned c 
IN:ftJ. t7. ,._ • "' 

CilAl)INC ~l) lUNOFf COh"nOL: .... ~ ... 
:::··· -· . Prior to any &~aclin& activities or: the iss~nca of any a~clitiona~ pe 

whichever coces fi:a:, applicant shall aubmit a &radinc. drainace an 
run of£ control plan. that plan aha11 include. a: a minizln::m. ua 
follovin& ale=anta: . · 

a) A runoff control plan that 1tc1:1 runoff tO that lll~~!a:acl with 
r~of£ from the sub/ect lite in its natural 1:a:a (not existin& a:a: 
•Y•~•= ahall be dea.cnecl with retention bas!ns capable of ca:chin& ! 
~cjec: r.:..-.cff in a:c:es1 o! tla:-:::-al flo"""s··releas!.r.& it a: a nat~ral 
•··• re:a~:!.cn l:lasins a~:! l')'lta: ahall l:la des!.~ac :.o accc=:c!a.:a r:. 
&•~e~a:ec by a te~·:••= f:•~~tncy a:or.: • 

. 1:1) A hyc~:lOJY s:u~y ar.al')'s!.r.J t~e r~=r=··~ C!Vtl=~~~t ar.all ~. r~= 
ar.c ~=•!~•&• plana shall be a.:e:! in ac:::c~:ca ~~=~ t~at s:u:y'a ~1 
:.e~r!a:iou. 

c) The crac!in& and rascora:io!l pla: ahall f.::cluc!e p:-c'V'is!c:a :."-a: t!: 
land shall be devalo,a4 ~ inc:~e:en:a of work&~le ai:a vhich ca: be 
plated d~rin& a ain&lt cons:~c:ion Ieason l:loth to ins~• tha: ao~la 
established well in a4va:c:e of :~a rainy ll&aon and :o &11~1 t~~= : 
aradin& activities oc=ur durin& rainfall perio4s. All ao1ls t!.s:u:: 
iut not completed dur:Lna the ccns:ruccion season. tnclur!in& &r&~et ' 
shall '' planted and atabili:acl tn advance of the rain1 season. All 
turbacl slopes in a co~lecac! devalopcen:•involvin& &r&clin& ~~~11 '' 
a:abili:ed &1 lOOft &I JOIIiblt thrOU&~· 'fo'As1:f! ~rj~~2sfo~lt& 'VIII: 
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Appendix B 
P-79-5539 and Monarch Beach Resort Permit History 

On July 23, 1979 the Commission approved coastal development permit P-79-5539 
(see Exhibit 2 at the end of the staff report). Permit 79-5539 was for 
development of a hotel, recreation/conference center, expansion of the Monarch 
Bay Plaza commercial development, golf course, parks, 3000 residential units 
and associated grading, road, and utility development on both sides of Pacific 
Coast Highway. This permit is often referred to as the •Master Permit• for 
development in the Monarch Beach area of Dana Point. 

1. AVCO Community Developers~ The original project proposal for this area 
was submitted by AVCO Community Developers (AVCO) in the early 1970's as the 
Laguna Niguel Planned Community. The original project site covered 
approximately 580 acres of unincorporated land. In 1989 the area was 
incorporated into the City of Dana Point. Highlights of AVCO's proposal 
included a: 300 room hotel seaward of the Pacific Coast Highway, 
recreation/conference center, commercial center, coastal park, community park 
(25.6 acre), golf course, trail system, residential units, coastal access 
program, grading plan, and runoff control. In 1972-1973 AVCO began rough 
grading the site. 

Work on the overall development was temporarily halted in 1973 as a result of 
the passage of the California Coastal Act and subsequent litigation by AVCO. 
In 1976 the California Supreme Court ruled that AVCO did not posses a vested 
right to proceed and would therefore be required to obtain a coastal zone 
development permit before resuming work. In 1979 the Coastal Commission 
issued permit P-79-5539 which has become known as the •Master Permit". 
Comparisons of the current proposed development by Monarch Bay Resort with the 
•Master Permit" and other proposals will be made under the Monarch Bay Resort 
discussion. In 1980 work resumed on portions of the overall project. 

Major special conditions of the 11 Master Permit" included: the requirement that 
each construction project obtain a separate development permit, provisions for 
low and moderate cost housing (25% of total), low and moderate cost overnight 
accommodations, and monetary contributions into a "Coastal Access Fund 11 in 
conjunction with the construction of the residential units. The money paid 
into the "Coastal Access Fund" was to be used to support recreational transit 
services. 

Additional special conditions imposed by the Commission included: a deed 
restriction requiring that the golf course be open to the public on a daily 
fee basis, public parking, an open space easement over the golf course area, a 
public trail system to provide beach access, and a signage program advertising 
that the facilities are open to the general public. 

In 1981, Orange County approved a land use plan which included the project 
area. By approving this development concept, Orange County formally 
established the proposed development as a long term policy objective. The 
development concept was again reaffirmed at the local level by the City of 
Dana Point through the adoption of the Dana Point General Plan {July 1991) and 
the Monarch Beach Resort Specific Plan (february 1992). These plans have been 
to be submitted to the Commission for certification. Staff anticipates that 
these plans wi 11 be presented to the Commission for revlY::}A'S'lAt 1Jt)[~m:f~.~Ji~ 

5-96-006'11~ 
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Appendix B 
P-79-5539 and Monarch Beach Resort Permit History 

In 1982 the Commission approved permit 5-82-291 for the construction of the 
Ritz Carlton Hotel by AVCO. This project met the hotel concept of the •Master 
Permit•. The project consisted of a 397 room hotel with two restaurants, 
meeting rooms, ballroom, pool and deck, public beach access trail, 
landscaping, and 672 off-street parking spaces on an 18.55 acre bluff top 
parcel. Niguel Beach Terrace Condominiums (400 units) was constructed by 
AVCO under permit 5-B2-323. An additional 32 units were constructed by Carma 
Developers under permit 5-B3-6BB. Permit 5-BS-94 issued to Stein-Brief 
governed the development of 103 custom home lots. 

2. ~tein-Brief DeveJopment History: In 19B3 AVCO sold the remaining 
undeveloped land, about 530 acres, to Stein-Brief. In 19B5 Stein-Brief 
unveiled new plans to develop the area as a destination resort. Under permit 
5-85-585 Stein-Brief received approval for a resort/conference center. The 
project, if it had been built, would have covered 37 acres and would have 
involved the construction of a 550 room hotel, conference center, golf 
clubhouse. health spa, tennis courts, shops, offices. and parking. Monarch 
Bay is currently proposing this site for their Hotel Village project (Permit 
5-92-168). 

Project provisions under Stein-Brief included: mini-tram, trail connections to 
the community park, that, at a minimum, 50% of the facilities be reserved for 
public use on a daily fee basis, public use (rental) of the conference center 
facilities. and conformance with P-79-5539 (•Master Permit"). 

• 

In 1986 the project was further modified under permit 5-86-503. Stein-Brief • 
received approval for a commercial center. Under the Stein-Brief proposal the 
commercial center would consist of a 200 room hotel. 132 bed hostel, 1260 seat 
theatre. retail shops, restaurant, and parking on 14.1 acres. The commercial 
center was never constructed and was proposed again by the next applicant 
Hemmeter under permit 5-87-980. Monarch Bay is currently proposing this site 
for their Clubhouse Village South project (Permit 5-92-188). 

In 1986 Stein-Brief transferred some land to Beverly Hills Mortgage 
Corporation and formed a partnership with Hemmeter Development Corporation. 
The partnership was named Laguna Niguel Resort Associates. The Laguna Niguel 
Resort Associate plan is also referred to as the •Hemmeter Project•. 

3. ~emmeter Development History: In 1987 five coastal development permits 
(5-87-977 through 981) were approved by the Coastal Commission. Each of the 
permits and the proposed projects is briefly described below. 

Permit 5-87-977 approved the development of Sea Terrace Community Park. Under 
Hemmeter, Sea lerrace Community Park was to include a conservatory building, 
lake, fountains, statuary, trail system, and access way under the Pacific 
Coast Highway. Development plans have been revised and completion of park 
development are planned to be accomplished by Monarch Bay under permit 
5-92-157 col't""TAL c·~P.H ... ~·~·;"~f;l-1 • 1-\~ H ~ Nm.I<J,..;it.H • 
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Appendix B 
P-79-5539 and Monarch Beach Resort Permit History 

Permit 5-87-978 approved an 11,000 square foot 11 Beach House" as a visitor 
serving restaurant facility on the bluff at Salt Creek Beach. Under the 
Monarch Bay Resort proposal the Beach House concept was brought forward in a 
revised format through permit application 5-92-189. The coastal development 
permit application for 5-92-189 was denied by the Commission on August 11, 
1992. The application was denied based on adverse impacts to the coastal 
bluff. 

Permit 5-87-979 approved the renovation of the 134 acre golf course. Golf 
course improvements were to include remodeling by lengthening total course 
distance, replanting, re-grading, view terraces, new lake, and tram system. 
Under the current submittal by Monarch Bay, this project has been expanded as 
approved under permit 5-92-158. 

Permit 5-87-980 approved a 276 room resort with restaurants, ballroom, 
conference rooms, retail spaces, spa, and golf course clubhouse. Lower cost 
visitor accommodations were to be provided through the construction of a 
hostel. The hostel requirement was met in 1989 through the payment of an 
in-lieu-fee of $1,482,000 to the Commission (Crystal Cove Improvement Fund) by 
Laguna Niguel Resort Associates (Hemmeter). This is the same site that 
Stein-Brief proposed to build the commercial center under permit 5-86-503. 
Under the current Monarch Bay proposal, the site would be developed into 
Clubhouse Village South under permit 5-92-188. 

Permit 5-87-981 was for the development of a resort/conference center. The 
center would include an 850 room hotel/conference center, exhibit hall, retail 
space, health spa cafe, restaurants, disco, ice rink, and theater. lhe hotel 
complex was not constructed. Under the current Monarch Bay proposal {Permit 
5-92-168) this would become the site of Hotel Village. 

4. BH Mortgage Corporation Amendment: On June 12, 1987 the Commission 
approved the first amendment to P-79-5539. This amendment was a request by BH 
Mortgage Corporation (R.B. McComic, Inc., Agent) to modify the special 
condition which required that 25% of the housing be affordable as it applies 
to sites 11 and 14. Site 14 is south of Camino Del Avion and the the east of 
Niguel Road. Site 11 is on the other side of Niguel Road (to the west) and 
also immediately south of Camino Del Avion. The Commission approved this 
request on the basis that the developers were providing over 25% affordable 
housing with the proposed construction of an 175 unit affordable senior 
project, a 325 unit apartment project, and one other affordable multi-family 
project. 

5. Current Monarch Bay Development Proposal: In 1989, the undeveloped 
portions were sold by Hemmeter to Qintex Australia Ltd. ln 1990 Monarch Bay 
Resort, Inc. took over development of the project from Qintex. Monarch Bay 
Resort, lnc. is a subsidiary of Nippon-Shimpan Ltd. Exhibit 1, at the end of 
this report, shows the project sites. 

In June of 1992 Monarch Bay Resort submitted six new applications for 
completing the development of the remaining 225 acres governed by the uHaster 
Permit". The major difference between this project, the "Mast~r: i~~;~~~i"tr!,' ~~q, . :o1 . 

the other prior permits is that the COillllercial center concep(~ti!W..n vCL.a~uL ..... .;.J 
· 5-96-006-A~ 

5. '1(, .. 00~ A-ppt¥\dl)(. t; P"~e- 3 of c::, EXHIBIT # -------~----······· 
_. __ .. ;) ::L nr= Ltl __ 



Appendix B 
P-79-5539 and Monarch Beach Resort Permit History 

dropped. The lower cost visitor accommodations concept was met in 1989 
through an in-lieu-fee payment to the Commission (Crystal Cove Improvement 
Fund). Therefore, the hostel is not being carried forward by Monarch Bay. 
The golf clubhouse concept. the recreational component, has been retained but 
moved from what will be Hotel Village to Clubhouse Village South. 

Monarch Say is now proposing to construct a total of 238 market value 
residential units. Ninety-seven of the residential units would be in the 
portion of the area formerly reserved for the commercial center under 
Hemmeter. Another 55 market value residential units would be built on the 
site formerly designated as affordable housing by the Laguna Niguel Coastal 
Plan. The remaining 86 residential units would be built on the Hotel Village 
Site. Listed below is a brief description of each of the projects and a 
comparison of the project with prior proposals. 

Permit 5-92-157 would complete development of Sea Terrace Community Park. 
Improvements are to include trails landscaping, restrooms. bike racks, 
amphitheater, tot lot, parking, fitness course, and picnic area on 21.5 acres. 

Under the original concept plan, the park was to be 25 acres in size. 
However, through an agreement between Monarch Bay and the Capistrano Bay Parks 
and Recreation District, 5.3 acres of the original park has been transferred 
to the golf course in return for 5.3 million dollars in park improvements. 
Under the previously approved Hemmeter proposal, the park would contain 

• 

fountains, lake, statues, conservatory building, par course, tot lot, picnic • 
tables, grass areas and walkways. Under the current Monarch Bay proposal, the 
park theme would be more contemporary with picnic tables, tot lot, par course, 
pedestrian trails, grass areas, amphitheater, park pavilion, and other passive 
use areas. Additionally Monarch Bay would dedicate to the Capistrano Bay 
Parks and Recreation District four separate public open space areas to offset 
the reduction in acreage from the Hemmeter proposal. 

Permit 5-92-158 (Golf Course) would expand the existing 134 acre golf course 
by five acres (Exhibit 7). The proposal includes rerouting and redesign of 
the 139 acres, trail improvements, open space dedication, two vista points, 
tunnel undercrossing, restrooms, snack bar, and maintenance buildings. The 
major difference between this project and the previously approved Hemmeter 
proposal is that this project expands the golf course by 5 acres. 

Permit 5-92-168 (Hotel Village) calls for the construction of a 400-key resort 
hotel and related visitor serving facilities on 30.5 acres. The proposed 
development consists of restaurants. conference facilities, resort offices, 
retail space, 81 attached residential units, 5 detached residential units, and 
835 parking spaces. The hotel complex would cover 16.4 acres and the 
residential area would cover 14.1 acres. 

The Monarch Bay Resort Hotel Village proposal is scaled down from the 
previously approved Hemmeter submittal (5-87-981). Under the Hemmeter 
proposal the hotel would have consisted of 850 rooms, theater, and ice rink on 
30.5 acres. The theater, ice rink, and hostel proposals have been dropped by 
Monarch Bay, the number of rooms was dec rea sed from 850 to 400 ri-fJi--.M;lf! f~Wcr-e ~, . , 
footage of the restaurant areas has been reduced from 41>.661 sC~I!li)J#l" W.ooo-1. .• ..:... >:....;.~ • 
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Appendix B 
P-79-5539 and Monarch Beach Resort Permit History 

Sq. Ft .• and parking has been reduced from 2,174 spaces down to 835 spaces. 
An additional distinction is that the Monarch Bay now proposes to construct 86 
market value residential units. 

Permit 5-92-186 (Clubhouse Village North) would result in the construction of 
55 attached residential units on 8.8 acres. This site was not proposed for 
development under any of the previous permit applications. In the Laguna 
Niguel Coastal Area Plan the site had been identified for development as 
affordable housing. 

Permit 5-92-188 (Clubhouse Village South) would result in the construction of 
97 attached residential units and a 30,000 square foot golf clubhouse. Under 
all the previous permits this site was identified as the site for the 
commercial center and recreation/conference center. 

The Monarch Bay Resort Clubhouse Village South proposal when compared to the 
original Hemmeter. project for the same site. deletes the 276 room resort 
suites hotel. conference rooms. and shops. Monarch Bay intends to retain the 
golf clubhouse and to convert part of the site from commercial into 
residential. 

Permit 5-92-446 allows 145,000 cubic yards of grading (all cut) (Exhibit 8). 
This permit authorized the removal of material from five proposed borrow sites 
on the parcel approved by the Commission for the hotel/residential project 
(5-92-168). The removed material is to be used for fill dirt for projects 
outside of the Coastal Zone. 

6388F :jta 



CALIFORNIA COASTAl COMMISSION 
SCUIH COAST AJIEA 

....-tA5 W. UOADWAY, Sll. -
'?.lOX 1410 
.lNG IIACH, c:A 90102.Ul6 

r.n01 JIII0.5071 

NOTICE OF INTENT TO ISSUE PERMIT 

On August 11, 1992 , the California Coastal Commission granted 
to MONARCH BAY RESORT INC. Penait 5-92-188 , subject to the 
attached conditions, for development consisting of: 

The construction of 97 attached resid•ntial units and a 30,000 square foot golf 
clubhouse including grill and lounge on 14.3 acres. This development is part of 
the Monarch Bay Resort project. The units will be clustered into 20 two story 

·buildings and 4 three story buildings. For 57 of the units, the floor area ranges 
fro. 1,400 to 2,700 square feet. The floor area of the remaining 40 units ranges 
from 2,300 to 2,900 square feet. Overall building height of the three story 
building height is 41 feet. For the two story structures overall height will be 28 
feet. The two story units are located on the southern portion of the site near the 
Pacific Coast Highway. The four story projects are located in the northern portion 
of the site. The architectural theme will mimic the character of the Tuscan region 
of Italy. Grading will consist of approximately 85,000 cubic yards of cut and 
33,000 cubic yards of fill. Application 5-92-186 is for a similar project, 
Clubhouse Village North. 

more specifically described in the application file in the Commission offices. 

• 

The development is within the coastal zone in Orange County • 
at Tmme~iately northeast of the intersectin of the Pacific Coast Hwv .• & Crown 
VallP.Y Parkway, and west of the Salt Creek Reaional Ttail. 

The actual development permit is being held in the Commission office until 
fulfillment of the Special Conditions imposed by the Commission. Once these 
conditions have been fulfilled, the permit will be issued. For your information, 
all the imposed conditions are attached. 

Issued on. behalf of the California Coastal C011111ission on August 11, 1992 

. 

PETER DOUGLAS 
Executive Director 

By: 

T1tle: Staff Analyst 

'£, qr, ~OotJ App~tlt >t (! p. I ~f ~ 
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5-92-188 

ACKNOWlEDGMENT: 

The ~ndersigned permittee acknowledges receipt of this notice of the California 
Coastal Commission determination on Permit No. 5-92-188 , and fully 
understands its contents, including all conditions imposed. 

Date Permittee 

Please sign and return one copy of this form to the Commission office at the above 
address • 

CCASlAl COt:O!\~iSSiO.,I 
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NOTICE OF INTENT TO ISSUE PERMIT 

Page _L of __§__ • 
Penmit Application No. 5-92-188 

STANDARD CONDITIONS: 

1. Notice of Receipt and Acknowledgment. The penmit is not valid and 
development shall not commence until a copy of the penmit,· signed by the 
penmittee or authorized agent, acknowledging receipt of the penmit and 
acceptance of the tenms and conditions, is returned to the Commission office. 

2. Expiration. lf development has not commenced, the penmit will expire two 
years from the date on which the Connission voted on the application. 
Development shall be pursued in a diligent manner and completed in· a 
reasonable period of time. Application for extension of the permit must be 
made prior to the expiration date. 

3. Compliance. All development must occur in strict compliance with the 
proposal as set forth in the application for permit, subject to any special 
conditions set forth below. Any deviation from the approved plans must be 
reviewed and approved by the staff and may require Conmission approval •. 

4. Tnterpretation. Any questions of intent or interpretation of any condition 
will be resolved by the Executive Director or the Commission. 

5. Inspections. Tite Conmission staff shall be allowed to inspect the site and 
the project during its development, subject to 24-hour advance notice. 

6. Assignment. The permit may be assigned to any qualified person, provided • 
assignee files with the Conmission an affidavit_pccepting all terms and 
conditions of the permit. 

7. Terms and Conditions Run with the l.and. These terms and conditions shall be 
perpetual. and it is the intention of the Commission and the permittee to 
bind all future owners and possessors of the subject property to the terms 
and conditions. 

SPECIAL CONDITIONS: 

1. Coastal Access Fund 

Prior to issuance of the .coastal development permit permit, the applicant 
shall pay a fee of $545.86 in 1992 dollars (based on the original fee of $275 
in 1979 dollars adjusted according to increases in the Consumer Price Index -
U.S. City Average) for each new residential unit. No fee shall be required 
for each •affordable• unit that is part of an affordable housing program. 
The fee shall be in renewable Certificates of Deposit, principal and interest 
payable for recreation and coastal transit or at the direction of the 
Executive Director of the California Coastal Commission or until such time a 
Coastal Access Program is established and administered by a separate legal 
entity. The Certificates of Deposit shall be placed in the possession of the 
California Coastal Commission for safekeeping. 

'"'ASTAL cn~.~~--l· ... ,.,u~ '.] Cu· f un'••• ~~~u,,. 
5 - 9 6 - 0 0 6 -A1- • 

.u.. Ll EXHI31T ~ ....... ~.\.. ......... . 

PAGE .. 3J.. OF .~J .. . 



•. , 

• 

• 

' Page 4 
5-92-188 

Upon the execution of a binding legal agreement between the agency 
implementing and administering the Coastal Access Program and the Coastal 
Commission and Coastal Conservancy which specifies the limitation on the use 
of the funds for the provision of coastal recreational transit services or 

. other coastal access purposes in Orange County, the Certificates of Deposit 
shall then be transferred to that agency for use in implementing the Coastal 
Access Program. 

2. Affordable Housina 

Prior to issuance of the coastal development permit the applicant will show 
evidence, subject to the review and approval of the Executive Director that 
he has complied with the recorded agreement to provide affordable housing 
pursuant to the l.ow-cost and Moderate-cost Housing condition of the the 
•Master Permit• P-79-5539. The applicant may submit a permit amendment to 
propose an alternative method of complying with the affordable housing 
requirements. 

3. Pha~ed Development. 

4. 

Prior to issuance of the coastal development permit, the applicant shall 
~ubmit to the Executive Director for review and approval a written agreement 
for recording the following: 

Development shall be phased and shall comply with the phasing plan of the 
Monarch Beach Resort Final Specific Plan. Highest development priority shall 
be given to public open space uses, parks, trai•Ts, and public roads. Second 
priority shall he given to the hotel, tram, and golf clubhouse. Any changes 
to the phased development plan shall require the approval of the Executive 
Director. The agreement shall also include the development of a public beach 
house consistent with local and Coastal Conrnission approvals. 

Parking. 

Prior to issuance of this permit, the applicant shall submit to the Executive 
Director, for review and approval a deed restriction which contains the 
following public parking provisions: The parking spaces for the golf 
clubhouse shall be available to the general public. The hourly parking fee or 
total daily fee, for general public use, shall not be greater than. the fee 
charged at the nearest State Reach Park parking facility. 

Prior to issuance of the coastal development permit, the applicant shall 
submit to the Executive Director far review and approval a monitoring plan to 
gather parking and vehicle occupancy data for the hotel and golf clubhouse. 
The purpose of this study will be to evaluate the adequacy of parking far 
both the hotel and golf clubhouse. The monitoring program will collect data 
far two years, will commence when both the hotel and golf clubhouse are 
operational, and the applicant shall report annually the results of the 
study. Should parking prove to be deficient the applica~t, t~ro~ug.h ihe Jl,,r:IJI~:h~·!"'' 
amendment process, shall provide additional onsite parlnng. l'J~tSii\!.. ClJ!.<It.i~..;.,Ji~ 

I 
t 
I 
• 
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5. Public Access. 

Prior to issuance of the permit the applicant shall submit to the Executive 
Director for review and approval a deed restriction which contains the 
following public access provisions: 

a. A minimum of 501 of all recreational facilities time slots of the Hotel 
Village and the Golf Clubhouse shall be reserved far general fee-paying 
public use on a daily or hourly basis. Tf time slots or facilities set 
aside for nan-members are not reserved 24 hours in advance, they may be 
reserved by members • 

b. General public use (rental) of the meeting rooms. 

c. Public access shall be maintained to all common areas of the 
development. The deed restriction shall include an exhibit, prepared by 
the applicant illustrating those area to be maintained open to the 
general public. Said areas shall include, but not be limited to, the 
lobby, restaurants, pool areas, landscaped grounds and walkways. 

6. Signage Pl!n!. 

Prior to the issuance of the permit, the applicant shall submit to the 
Fxecutive Director for review and approval the following: 

a. A detailed signage plan with signs visible from the Coast Highway and 
Niguel Road. which invites and encourages public use of the public 
access opportunities. The plan shall clearly stale proposed material and 
colors to be used, locations of signs, dimensions, and sign text. 
Appropriate signage for trail heads shall be emphasized. Signs shall 
invite and encourage public u~e of access opportunities. Signage shall 
identify, provide information and direct users to all the key locations. 
Key locations include: public parking, golf course, golf clubhouse, 
beach access, tunnels, beach parking, park areas, tram operation, hotel 
areas, trails and other points of interest. 

b. An implementation plan for a primary visitor information center located 
at the hotel site which shall provide information about the available 
public uses throughout the resort complex. This information center shall 
be fully functional concurrent with the opening of the hotel. 

. 
0 l)(j' Afp·tvult X' {i p · s- of 6 
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7. Future Development. 

Prior to the issuance·of the coastal development permit, the applicant shall 
execute and record a document, in a form and.content acceptable to the 

. Executive Director, stating that the subject permit is only for the· 
development described in the Coastal Development Permit No. 5-92-188; and 
that any future improvements to the property or changes to the development 
plan approved herein will require a new permit or permit amendment from the 
Coastal Commission or its successor agency. The document shall run with the 

· land, binding all successors and assigns, and shall be recorded free of prior 
liens. 

AFTER YOU HAVF SIGNED AND RETURNED THE DUPLICATE COPY YOU Will BE RECEIVING THE 
lEGAl. FORMS TO COMPLETE (WITH INSTRUCJONS) FROM THE SAN FRANCISCO OFFICE. WHEN 
YOU RFCEIVE THE DOCUMFNTS IF YOU HAVE ANY QUESTIONS, PLEASE CALL THE LEGAL 
DEPARTMENT AT (415) 904-5200 • 

SR:tn 
5824E 
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NOTICE OF INTENT TO ISSUE PERMIT 

·• On August 11. 1912 , the California Coastal Conn1ss1on granted 
to MONARCH BAY R£SORT INC. Permit 5-12-16B , subject to the 
.attached conditions, for development consisting of: 

The construction of a 400-tey resort hotel and related visitor serving facilities . 
on 30.5 acres. This development fs part of the Monarch Bay Resort project. The 
proposed development includes restaurants, conference facilities, resort offices, 
retail space, and B35 Hotel parking spaces. The residential portion of the project 
site will consist of B1 attached units and 5 detached units. The hotel .stte will 
be integrated with courtyards, gardens, pathways, resort vehicle system, public 
trails, and other visitor serving uses. The trail system will link the hotel 
grounds to Sea Terrace Community Park and the golf course. Grading will consist of 
395,000 cubic yards of cut and 45,000 cubic yards of fill. " 

more specifically described in the application file in the Commission offices. 

The development is within the coastal zone in Orange County 
~t Northwest qf the intersection of Niguel Road and Pacific Coast Hwx· • 
Specifically, northwest of the existing fire station at the intersection of 
Nigue;l Road and Stnnehill, east and south of exhting golf course in the City of 
Dana Point. • •. 

The actual development permit is being held in the Commission office until 
fulfillment of the Special Conditions ,mposed by the Commission. Once these 
conditions have been fulfilled, the permit.will be issued. For your information, 
all the imposed conditions are attached. 

Issued on behalf of the California Coastal Commission on August 11. 1992 

PETER DOUGLAS 
Executive Director 

By: 

Title: Staff Analyst 

COASTAl t~f!ii~.I$SUS:i 
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ACKNOWLEDGMENT: 

The undersigned permittee acknowledges receipt of this notice of the California 
Coastal Commission determination on Permit No. __ 5-9?.-168 • and fully 
understands 1ts contents, including all conditions imposed. 

Date Permittee 

Please sign and return one copy of th1s form to the Commission office at the above 
address • 

.. 

_ .. 
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STANDARD CONDITIONS: 

NOTICE OF INTENT TO ISSUE PERMIT 

Page 3 of 1 
Permit Application No. --s:i2-16a--

1. Notice of Receipt and Acknowledgmept. The permit fs not valid and 
development shall not commence unttl a copy of the permit, signed by the 
permittee or e~thorized agent, acknowledging receipt of the permit and 

. acceptance of ·he terms and condtttons, 1s returned to the Commission office 

2. Expiration. If development has not commenced, the permit vi11 expire two 
years from the date on which the Commission voted on the application. 
Development shall be pursued in a d111gent manner and c'ompleted 1n a 
reasonable period of ti... App11cetton for extension of the penait must be 
made prior to the expiration date. 

3. Compliance. All development must occur fn strict compliance w1th ~he 
proposal as set forth tn the application for permit, subject to any special 
conditions set forth below. Any deviation from the approved plans must be 
reviewed and approved by the staff and may require Commission approval. 

4. Interpretation. Any questfons of fntent or interpretation of any condition 
will be resolved by the Executive Director or the Commission. 

5. Inspections. The Commission staff shall be allowed to inspect the site and 
the project during tts development, subject to 24-hour advance notice • 

6. Assignment. The permit may be assigned to any qualified person, provided 
assignee files with the Commission an affidavit accepting all terms and 
conditions of the permit. ~ 

1. Terms and Conditions Run with the land. These terms and conditions shall be 
perpetual, and it is the intention of.the Commission and the permittee to 
bind all future owners and posses\ors of the subject property to the terms 
and conditions. 

SPECIAl CONDITIONS: 

~. Public Access. 

Prior to issuance of the coastal development penm1t the applicant shall 
submit to the Executive Director for review and approval a deed restriction 
wh\th contains the following public access provisions: 

a. A minimum of 501 of all recreational fac111t1es time slots of Hotel 
Village and the Golf Clubhouse shall be reserved for general fee-paying 
public use on a daily or hourly basis. If time slots or facilities set 
aside for. non-members are not reserved 24 hours tn advance. they .. Y be 
reserved by atnlbers. 

.. 
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b. General public use (rental) of the banquet/conference center and 
exhibition hall facilities. 

c. The deed restriction shall also ensure that the hotel area will be 
dedicated to hotel use, available 1n accordance with standard hotel 
practice for the general public, and that the development will not be 
used for private resort or time-share use which would inhibit or 
otherwise exclude casual use b~ the general public. 

d.· Public access shall be maintained to all common areas of. the 
development. The deed restriction shall include an exh1b1t, prepared b~ 
the applicant illustrating those area to be maintained open to the 
general public. Said areas shall include, but not be limited to, the 
lobb~, restaurants, pool areas, landscaped grounds and walkwa~s. 

•· No gates shall be placed in public access areas unless the appltcant 
obtains a new penmit or penmit amendment and can show to the Executive · 
Director, that the propoied gates serve a pub~1c health and safet~ 
purpose. Signs shall be provided at each approved gate indicating the 
hours that the gates are to be unlocked for public access and how to 
contact the access owner and operator. The placement of fences, fence 
heights, location of gates, and hours of operation are subject to the 
review and approval of the Executive Director through a new penmit or 
permit amend•nt. · 

\1'2. Signage Plans • 
' .... 

Prior to the issuance of the co!stal development penmit, the applicant shall 
submit to the Executive Director for review and approval the following: 

. -. ' 

a. A detailed signage plan with signs visible from the Coast Highway and 
Niguel Road, which invites and encourages public use of the public 
access opportunities. The plan shall clearl~ state proposed material and 
colors to be used, locations of signs, dimensions, and sign text. 
Appropriate signage for trail heads shall be emphasized. Signs shall 
invite and encourage public use of access opportunities. Signage shall 
identify, provide infonmat1on and direct users to all the ke~ locations. 
Key locations include: public parting, golf course, golf clubhouse, 
beach access, tunnels, beach parking, park areas, tram operation, hotel 

- areas, trails and other points of interest. 

COASTAL COMI.:ISSION 
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b. An implementation plan for a prtmar,r visitor information center located 
at the hotel sfte which shall provide infonmatfon about the available 
public uses throughout the relort complex. This information center shal· 
be fully functional concurrent witt. the opening of the hotel. 

3. Public Park1na. 

-

Prior to issuance of the coastal development permit, the applicant shall 
submit to the E'xecuthe Director for review and approval a deed restriction 
which contains the following public parting provisions: · 

•· The 835 parking spaces for the hotel shall be avaflable to the general 
public. The hourly parking fee or total daily fee, for general public 
use, shall not be greater than that charged at the nearest State Beach 
Park parking facility. Valfdatton stamps may be used for the parting 
facilities. 

b. : Prior to issuance of the coastal development permit, the applicant shall 
submit to the [xecutive Director for review and approval a monitoring 
plan to gather parting and vehicle occupancy data for the hotel and golf 
clubhouse. The purpose of this study will be to evaluate the adequacy of 
parking for both the hotel end golf clubhouse. The monitoring program • 
will collect data for two years, w111 commence when both the hotel and 
golf clubhouse are operational, and the applicant shall report annually 
the results of the study. Should parting prove to be deficient the 
applicant, through the permit amendment process, shall provide 
additional ons1te parking • 

./ 4. Tram System. 

Prior to issuance of the coastal development permit, the applicant shall 
submit to the rxecutive Director for review and approval 1 written agreement 

·for recording the following: 

a. The applicant shall guarantee implementation of the tram system and 
reasonable use of the tram system by the general public. Priority may be 
given to hotel guests and all users of the tram will be allowed to carry 
with them beach gear. The tram sh1ll operate at sufficient interval to 
meet demand by the general public. Tn general, the tram shall pick up 

~ and drop off riders at established stops including the hotel, golf 
clubhouse, Sea Terrace Community Part, end the coastal park (Bluff Park) 
by the existing beach access point between the Ritz Carlton and Ritz 
Cove. 

COASTAL COr.:JY:ISSION 
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b. The operational plans of the tram system must be approved by the Orange 

County Environmental Management Agency, the City of Dana Point, and the 
Executive Director. 

c. The applicant shall guarantee that the tram system shall be operational 
concurrent with the opening of the hotel • 

5. Coastal Access Fund. 

Prior to issuance of the coastal development permit, the applicant shall pay 
a fee of $545.86 1n 1992 dollars (based on the original fee of $275 1n 1179 
dollars adjusted according to increases tn the Consumer Price Index - U.S • 

. City Average) for each new residential unit. 

No fee shall be required for each •affordable• unit that ts part of an 
affordable housing program. The fee shall be in renewable Certificates of 
Deposit, principal and interest payable for recreation and coastal transit or 

~at the direction of the Executive Director of the California Coastal • 
Commission or until such time a Coastal Access Program ts established and 
administered by a separate legal entity. The Certificates of Deposit shell 
be placed tn the possession of the California Coastal Conmissfon for 
safekeeping. Upon the execution of a binding legal agreement botween the 
agency implementing and administering the Coastal Access Program and the 
Coastal Commission and Coastal Conservancy which specifies the 11mitatton on 
the use of the funds for the provision of coastal recreational transit 
services or other coastal access purposes in Orange County, the Certificates 
of Deposit shall then be transferred to that agency for use in implementing 
the Coastal Access Program. ~ 

6. Affordable Housing. 

Prior to the issuance of the coastal development permit the applicant shall 
shaw evidence. subject to the review and approval of the Executive Director 
that he has complied with the recorded agreement to provide affordable 
housing pursuant to the taw-Cost and Moderate-Cast Housing condition of the 
master permit P-79-5539. The applicant may submit a permit amendment to 
propose an alternative method of complying with the affordable housing 
requirements. 

J 1. Phased Development. 

Prior to issuance of the coastal development permit, the applicant shall 
submit to the Executive Director far review and approval a written agreement 
for recording the following: 

COASTAl COMritlSSlON 
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Development shall be phased and shall comply with the phasing plan of the 
Monarch Beach Resort Final Specific Plan. Highest development priority shali 
be given to public open space uses, parks, trails, and public roads. Second 
priority shall bt given to the hotel, traa, and golf clubhouse. ~~Y changes 
to the phased development plan shall require the approval of the l~ecuttve 
Director. Development phasing shall include the creation of a public beach 
house consistent wtth local and Coastal Commission approvals. 

e. Future Development. 
. :"' 

Prior to the issuance of the coastal development penmit, the applicant shall 
execute and record a document, 1n a fonm and content acceptable to the 
£xecutive Director, stating that the subject penmit ts only for the 
development described in the Coastal Development ~enm11 No. 5-92-168; and 
th1t any future improvements to the property or change in use or operation 
will require a permit from the Coastal Commission or.1ts successor agency. 
The document shall run with the land, binding all successors and assigns, anr 
shall be recorded free or prior liens. 

... 
AFTER YOU HAVE SlGNf:D AND RETURNED THE DUPI.TCATE COPY YOU Will BE RfCEIVING THE 
lfGAI. FORMS TO COHPU:TE (WITH INSTRIJCTONS).FROM lHE SAN FRANCISCO DHICE. WHEN 
YOU RECF.IV£ TH£ DOCUHfNTS IF YOU HAVE ANY QUESTIONS, PLEASE CALL THE LEGAL 
Df:PARTMENT AT (415) 904-5200. 

SR:tn 
582BE .. 
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