
CITY OF DANA POINT 
PLANNING COMMISSION 

AGENDA REPORT 
                                                                                                                                           
DATE:  JANUARY 25, 2021 
 
TO:  DANA POINT PLANNING COMMISSION 
 
FROM: COMMUNITY DEVELOPMENT DEPARTMENT 

BRENDA WISNESKI, DIRECTOR 
SEAN NICHOLAS, SENIOR PLANNER 

 
SUBJECT: TIME EXTENSION FOR SITE DEVELOPMENT PERMIT SDP17-0013 AND 

MINOR CONDITIONAL USE PERMIT CUP17-0005(M) FOR A NEW 57 
ROOM HOTEL, 4,000 SQUARE FOOT RESTAURANT SPACE WITH 
OUTDOOR DINING, 52-BED HOSTEL, VISITOR CENTER, RETAINING 
WALLS GREATER THAN 30 INCHES IN HEIGHT VISIBLE FROM THE 
PUBLIC RIGHT-OF WAY, AND TANDEM PARKING FOR 
EMPLOYEES/VALET, WAVE RESORT (HEADLANDS COMMERCIAL 
SITE) LOCATED AT 34075 PACIFIC COAST HIGHWAY WITHIN THE 
COASTAL ZONE 

 
                                                                                                                                           
 
RECOMMENDATION: That the Planning Commission approve a Resolution for the time 

extension for twelve (12) months for Site Development Permit 
SDP17-0013 and Minor Conditional Use Permit CUP17-0005(M) 
(Action Document 1). 

 
OWNER/APPLICANT: Headlands Investments, LLC (Owner)/Stoutenborough Inc. 

(Applicant/Architect) 
 
OWNER’S  
REPRESENTATIVE: Todd Stoutenborough, Stoutenborough Inc. 
 
REQUEST: A request for a Time Extension for the Site Development Permit 

and Minor Conditional Use Permit for a new 57 room hotel, 4,000 
square foot restaurant space with outdoor dining, 52-bed hostel, 
visitor center, retaining walls greater than 30 inches in height 
visible from the public right-of-way, and tandem parking for 
employees/valet at 34075 Pacific Coast Highway (Headlands 
Commercial Site). 

 
LOCATION: 34075 Pacific Coast Highway (APNs: 672-592-13, 672-592-14, 

and 672-592-15) 
 
NOTICE: Courtesy notices were mailed to property owners within 500 feet of 

the site on January 15, 2021.  The same courtesy notice was 
published in the Dana Point News on January 15, 2021, and 
notices were posted on January 22, 2021, at Dana Point City Hall, 
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the Dana Point post office, and the Capistrano Beach post office. 
 
ENVIRONMENTAL:   Pursuant to the California Environmental Quality Act (CEQA), staff 

finds there has been no physical change to the project site, thus the 
CEQA determination of a Class 32 exemption and the findings 
made in the Master Environmental Impact Report (EIR) prepared 
for the Headlands Development and Conservation Plan (HDCP) 
are still applicable. 

 
ISSUES:  
1. Is the Time Extension request consistent with adopted General Plan/Local Coastal 

Program/Headlands Development and Conservation Plan (HDCP)? 
 
2. Is the proposal still compatible with and an enhancement to the City? 
 
3. Does the project satisfy all the findings required pursuant to the City’s Zoning Code 

for approving of a Site Development Permit and Minor Conditional Use Permit? 
 
BACKGROUND:  On October 3, 2017, the City Council approved a Coastal Development 
Permit, Site Development Permit, and Minor Conditional Use Permit for a new 57 room 
hotel, 4,000 square foot restaurant space with outdoor dining, 52-bed hostel, visitor 
center, retaining walls greater than 30 inches in height visible from the public right-of-way, 
and tandem parking for employees/valet associated with one of the two commercially 
zoned properties (V/RC) in the Headlands Development and Conservation Plan (HDCP).  
The project is located within the appeals jurisdiction of the Coastal zone.   
 
Following approval by the City Council, the Surfrider Foundation appealed the Coastal 
Development Permit to the Coastal Commission.  The Coastal Development Permit was 
approved by the Coastal Commission on August 10, 2018.  The Site Development Permit 
and Minor Conditional Use Permit remain under the City’s jurisdiction, but the Coastal 
Development Permit is under the Coastal Commission jurisdiction.  On December 9, 
2020, the Coastal Commission granted a one year time extension to meet all Coastal 
Development Permit special conditions. 
 
For background information, the original Planning Commission and City Council staff 
reports are included as Supporting Documents 2 and 3. 
 
DISCUSSION:  On October 31, 2019, the project was approved for an administrative Time 
Extension for one year.  Pursuant to Dana Point Zoning Code (DPZC) Section 
9.61.130(b)(3) a second one-year time extension may be approved by the Planning 
Commission.  Consistent with DPZC Section 9.61.130(b)(3), the Planning Commission is 
the decision-making body for the second time extension, not the final approving body.   
 
On August 24, 2020, the applicant submitted a request for a second Time Extension for the 
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City’s Site Development Permit and Minor Conditional Use Permit to allow additional time 
to complete the Coastal Commission Special Conditions so the Coastal Development 
Permit (CDP) can be issued.  Once the CDP is issued, the applicant has submitted and has 
tentative approval for rough grading and shoring permits, thus once all bonds and fees are 
paid construction can begin. 
 
Though the applicant submitted the time extension in August 2020, staff was waiting on 
Coastal Commission to take action on the CDP Time Extension.  Since it was approved on 
December 9, 2020, staff is supportive of the additional time extension which would expire 
on January 25, 2022.  The basis for staff’s support is DPZC Section 9.61.130(b)(5), in that: 
 

1. there are no new requirements or development standards that have been enacted 
since the project was approved, and  

2. nor have conditions on the site changed that would alter the project. 
 
This is the last time extension that is available to the applicant. If permits are not obtained 
by January 25, 2022, the Site Development and Minor Conditional Use Permits will expire. 
 
CORRESPONDENCE:   
Though not required, staff sent a courtesy notice to property owners within 500 feet, and 
a courtesy notice was published in the local newspaper.   
 
At the time of preparation of this report, there have been no public comments received. 
 
CONCLUSION:  The project is consistent with the required development standards, and 
all original findings and conditions of approval are still applicable.  Staff recommends the 
Planning Commission approve the attached Resolution for the requested time extensions. 
 
 
    
Sean Nicholas, AICP Brenda Wisneski, AICP 
Senior Planner Director of Community Development 
 
ACTION DOCUMENTS: 

1. Resolution 21-01-25-XX 
 
SUPPORTING DOCUMENTS: 

2. Planning Commission Staff Report, July 10, 2017 (excerpted) 
3. City Council Staff Report, October 3, 2017 (excerpted) 
4. City Council Resolution Approving Project, October 3, 2017 
5. Proposed Plans  
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ACTION DOCUMENT 1: Resolution 21-01-25-XX 
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SUPPORTING DOCUMENT 2:  Planning Commission Staff Report, July 10, 2017 
(excerpted) 
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SUPPORTING DOCUMENT 3: City Council Staff Report, October 3, 2017 (excerpted) 
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SUPPORTING DOCUMENT 4: City Council Resolution Approving Project, October 3, 
2017 
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SUPPORTING DOCUMENT 5: Proposed Plans  
 

ATTACHMENT 
 






























































