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INTRODUCTION/ EXECUTIVE SUMMARY 

The Headlands Development and Conservation Plan (HDCP) synthesizes over twenty- 

five years of planning, design, technical analysis, agency review, and public participation 

associated with the project site. The property consists of 121.3 acres, located in the City 

of Dana Point in south Orange County. The site derives its name-the Headlands-from 

the thirty-five acre portion of the property that rises dramatically above the Pacific 

Ocean. The visible coastal bluffs and undeveloped mesa stand in stark contrast to the 

surrounding urban development located adjacent to the property. The entire site includes 

two miles of coastal frontage, a private sandy beach known as Strand Beach, an 

abandoned mobile home park, and areas that directly front Pacific Coast Highway I. 

A. Past Planning and Agency Approvals

The project site has been subject to numerous planning efforts and agency approvals. In 

1924/25, approximately sixty percent of the property was subdivided and Final Maps No. 

697 and 771 were recorded in the County of Orange, creating 293 lots. Over twenty of 

these lots were sold to separate parties prior to the current ownership, and subsequently 

developed as residential units. Development permits and activities associated with these 

lots remain ongoing, the most recent construction occurred in 1988. These units are 

referred to in the HDCP as the "residential enclaves." 

In 1974, the Orange County Board of Supervisors approved an amendment to the Orange 

County General Plan that designated land use and zoning on the site for over 800 

residential units, two 400-room hotels, and 27 acres of commercial development. 

In 1981, the County of Orange approved the Dana Point Specific Plan/Local Coastal Plan 

for the majority of the Headlands property. A portion of the property-part of the Strand 

area-was included in the County's Laguna Niguel Local Coastal Program. In 

conjunction with these approvals, the County certified a Final Environmental Impact 

Report (EIR). These land use approvals totaled 295 to 811 residential units, and two 400- 

room hotels, with 27 acres of commercial development, and 45.3 acres of open space 

(including roads). 

In 1985, the California Coastal Commission certified the Dana Point Local Coastal 

Program consistent with the 1981 County approved Dana Point Specific Plan and 

certified EIR. The portion of the property within the Laguna Niguel Local Coastal 

Program, which designated 117 to 324 residential units, did not receive certification. 

In 1989, the City of Dana Point incorporated and adopted the certified Dana Point Local 

Coastal Program for the Headlands. In 1991, in conjunction with the adoption of the 

General Plan, the City approved a Land Use designation of 261 to 522 residential units, 

one 400-room hotel, with approximately 13 acres of commercial development and 55 

acres of open space (including roads). 

In 1994, the City approved a Specific Plan, Development Agreement, and certified a 

Final EIR for a 370 residential unit, one 400-room hotel, and 12.7 acre commercial 
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project, with 55 acres of open space (including roads). The Specific Plan and 

Development Agreement were subsequently overturned by referendum. 

 

In 1996, a Final EIR/Environmental Impact Statement (EIS) was certified as part of the 

Orange County Central and Coastal Subregion Natural Community Conservation Plan/ 

Habitat Conservation Plan (NCCP/HCP). The 1996 EIR/EIS analyzed and mitigated 

development impacts for 370 residential units, one 400-room hotel, and 12.7 acres of 

commercial development, with 55 acres of public open space (including roads). The 

NCCP/HCP with its accompanying certified EIR/EIS was approved and implemented by 

the U.S. Department of the Interior, the U.S. Fish and Wildlife Service, the California 

Resources Agency, the California Department of Fish and Game, the California 

Department of Forestry and Fire Protection, the California Department of Parks and 

Recreation, the County of Orange, and other appropriate agencies. 

B. The 2004 Headlands Development and Conservation Plan 

The 2004 HDCP strives to balance the social, economic, and physical components of the 

property by establishing complementary policies that incorporate a multitude of uses and 

activities. The HDCP significantly reduces the amount of acreage previously designated 

for private development in the City General Plan and the certified Local Coastal Program. 

The density and intensity of development was also lowered. In tum, major portions of 

the 121.3 acre site will accommodate public parks, coastal trails, and open space. 

 

The HDCP designates 68.5 acres of public parks, conservation, and open space (70.0 

acres with roads) which include up to three miles of public trails and four public visitor 

recreation facilities. Numerous opportunities for public coastal access and public view 

overlooks are created. A total of 125 residential homes, a 65-90-room (key) seaside inn, 

with 4.4 acres of visitor recreation commercial uses are also provided for in the HDCP. 

 

In response to the unique setting, a variety of public educational and recreational facilities 

are integrated into the parks and open space program. The HDCP replaces land uses that 

were formally designated for commercial resort visitor facilities and residential homes 

with a qualitative park experience that appeals to a wide spectrum of regional coastal 

visitors. Visitors will be able to move from park to park via the integrated trails, while 

enjoying a number of different recreational and educational facilities. The conversion to 

parks and open space was accomplished, in part, by designing the HDCP areas 

designated for development to include ocean views, which raises economic value while 

decreasing the necessary density and total developable acreage. Likewise, the public 

parks, trails, open space, and overlooks are designed to maximize coastal access and 

public views. The HDCP creates quality experiences for both public and private land use 

activities. 
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C. Purpose and Content 

 
The HDCP purpose is three-fold: 1) to amend and implement the City General Plan land 

use designations, locations and intensities specifically identified for the property, as well 

as other General Plan goals and policies through detailed programs that provide direction 

for development; 2) to establish zoning standards and regulations for development of the 

project site; and 3) to amend and establish the Local Coastal Plan and Policies and the 

Local Coastal Implementing Actions Program for the property. 

 

 

Towards this end, the HDCP contains the following Sections: 

 

Section 1.0, City of Dana Point, General Plan Amendment - Amends the City General 

Plan and Local Coastal Program only for those goals, policies, objectives, and land uses 

that are related to and specifically detailed for the Headlands property. 

 

Section 2.0, Planned Development District - Establishes and amends the requisite City 

ordinance to provide zoning for the property. 

 

Section 3.0, Headlands Planned Development District - Establishes the permitted land 

use zoning regulations and development standards for the project site. 

 

Section 4.0, Development Guidelines - Implements the goals, policies, and objectives of 

the General Plan through a number of detailed plans and programs. 

 

Section 5.0, Coastal Act Consistency- Outlines and evaluates the various components of 

the HDCP for consistency with the California Coastal Act. 

 

Section 6.0, Headlands Development Agreement - Establishes the terms and conditions 

associated with the development of the parks, open space, public facilities, public visitor 

facilities, visitor recreation commercial, and residential neighborhoods. 
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Use Element, Urban Design Element, and Conservation and Open Space Element. 



Page2 

 

 

INTRODUCTION 

Whenever amendments are made to the existing General Plan, a reference will be made 

to the page number of the General Plan in which the an1endment is adding or deleting 

text, figures or tables.  
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Land Use Element - Pages 6/7 

Specific Plans/Planned Communities 

Much of the City's development has been shaped by the three pre-incorporation Specific 

Plans for Dana Point, Capistrano Beach, and South Laguna, and the Planned 

Communities of Laguna Niguel, Dana Point Harbor and Bear Brand. The Specific Plan 

and Planned Community (PC) documents provided policy guidance and regulatory 

control of development before incorporation and during the preparation of the City's 

General Plan and Zoning Ordinance. The three Specific Plan documents included Local 

Coastal Programs required by the California Coastal Act. 

 

Specific Plans may also be used as a method for implementing the City's General Plan in 

the future. Specific Plans are authorized by Section 65450 of the Government Code and 

are used by many cities and counties to implement general plan policy for identified 

geographic sub areas or properties within their jurisdictions. 

 

Specific Plans and Planned Development Districts (PDD) both implement general plan 

policy by establishing regulations, conditions, and programs concerning the following: 

 

• Development standards and precise location for land use and facilities; 

• Standards and locations for streets, roadways, and other transportation facilities; 

• Standards indicating population density and building intensity, and provisions for 

supporting services and infrastructure; 

• Specific standards designed to address the use, development and conservation of 

natural resources; and 

• Other provisions for the implementation of the General Plan. 

 

As an alternative to a Specific Plan, the use of a PDD may be used for the Headlands. A 

PDD establishes regulations, conditions and programs concerning the following: 

 

1. Developments that provide a mix of land uses. 

2. Creative approaches in the development of land. 

3. More accessible and desirable use of open space area. 

4.  Variety in the physical development pattern of the city. 

5.   Utilization of advances in technologies and programs that are innovative to 

land development. 
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Specific Plan/Planned Development District Cost Recovery 

In adopting regulations for the preparation of a Specific Plan or PDD, the State of 

California recognized that these documents could be complex and costly to prepare. The 

State permits local agencies that prepare a Specific Plan or PDD to recover the costs 

associated with that effort. This includes offsetting the costs of evaluating a Specific 

Plan and/or a PDD, including costs for consultants, staff time, consultant preparation of 

planning documents, and legal fees associated with document preparation. At the time a 

Specific Plan and/or PDD is prepared the method and procedures for cost recovery shall 

be specified. 
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Land Use Element - Page 13 

 

Policy 2.10: 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. In the Headlands, this 

prioritization of uses is satisfied by the provision of visitor-serving commercial 

recreational development on the private lands designated for visitor-serving commercial 
recreational facilities on the portions of the site that adjoin Pacific Coast Highway and 
Street of the Green Lantern in the vicinity of existing visitor-serving commercial 
recreational uses. (Coastal Act/30222) 



Page 6 

 

 

Land Use Element - Page 16 

 

Policy 4.4: Preserve, maintain, enhance, and where feasible restore marine resource 

areas and coastal waters. Special protection shall be given to areas and species of special 

biological or economic significance. Sustain and where feasible restore general water 

quality and biological productivity as necessary to maintain optimum populations of marine 

organisms and for the protection of human health. (Coastal Act/30230) 
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Land Use Element - Page 17 

 

DEVELOPMENT OF THE HEADLANDS 

 

The Headlands is one of the most significant landforms and undeveloped properties in the 

City. The Headlands derives its name from that portion of the site that includes 

approximately 35 acres and rises .some 215 feet above the Pacific Ocean. The Headlands 

is approximately 121 acres and offers important opportunities for future development and 

at the same time, includes sensitive coastal bluffs, which represent substantial constraints 

to development. The property provides spectacular views of the Dana Point Harbor and 

the coastline to its north and south. 

Thus, the Headlands offers important opportunities for future development and a distinct 

opportunity to provide open space corridors along the coast with views and public access 

to the ocean and coastline. The property is large enough to accommodate a mixture of 

land uses that include visitor-serving commercial, residential, recreation, open space, and 

visitor-serving recreational and community facilities. 

 

Development of the Headlands shall occur in a comprehensive manner involving the entire 

approximately 121 acre site. This comprehensive approach to developing the Headlands 

will allow for the following project elements (herein 'HDCP Elements'): 1) preservation, 

enhancement, dedication and perpetual management of all but 11.29 acres of 

environmentally sensitive habitat areas (ESHAs) known to be present at the Headlands; 2) 

the dedication of the private portion of Strand beach to the public; 3) the construction and 

dedication of public parks, a public trail network throughout the Headlands, and vertical and 

lateral public access to and along Strand beach including realigning the existing revetment 

an average 5 feet landward or easterly than the existing alignment, implementation of a 

program to retrieve debris from the beach that impedes public access, and constructing a 

new lateral public access trail on top or landward of the revetment and seaward of the 

entire length of the Strand residential development; 4) implementation of extensive water 

quality management best management practices, including but not limited to the 

construction and maintenance of structural best management practices to treat off-site and 

on-site run-off; 5) the preservation of significant landforms including the Harbor Point and 

Headlands bluffs and promontories and the Hilltop; and 6) the provision of lower-cost 

overnight accommodations (i.e. hostel) in conjunction with the construction of a luxury inn. 

 

GOAL 5: Provide for the development of the Headlands in a manner that 

enhances the character of the City and encourages the protection of the natural 

resources of the site. 

Policy 5.1: Establish and preserve public views from the Headlands to the coastal areas 
and the harbor areas. (Coastal Act/30251) 

 

Policy 5.2: Require geotechnical studies to assess geologic hazards in the areas where 

development is proposed. Except for the public access facilities and residential 

development in the Strand (which is exempt from this requirement only if proposed in the 
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context of an application that provides all of the HDCP Elements, and only in 

conjunction with a requirement that the plan be completed as a whole), require a 

minimum 50 foot setback from bluff edges or a sufficient setback to avoid anticipated 

erosion/bluff retreat over a minimum 75 year timeframe in accordance with those 

geotechnical studies , whichever is most restrictive. (Coastal Act/30250, 30253) 

 

Policy 5.3: Preserve natural open space within the Headlands, especially along the 

coastal bluffs, and provide open space areas integrated throughout the development. 

(Coastal Act/30210-212.5, 30250, 30253) 

Policy 5.4: Assure that the height and scale of the development within the Headlands 

are compatible with development in the community and that the visual impact of the 

development from coastal areas below the project is minimized. Prohibit new 

development that significantly degrades public views to and along the coastline 

including, but not limited to, existing, enhanced or created views from the Hilltop park 

and greenbelt linkage, the Strand Vista Park, the Dana Point Promontory/Headlands 

Conservation Park and Harbor Point. (Coastal Act/3025 I) 

 

Policy 5.5: Promote the development of a mixture of land uses that may include 

residential, visitor-serving commercial, recreational, open space, and visitor-serving 

recreational and community facilities. (Coastal Act/30213, 30250) 

Policy 5.6: Require that a continuous scenic walkway or trail system be integrated into 

the development and conservation plan for the Headlands and that it provide connection 

points to off-site, existing or proposed walkways/trails, including integration with the 

California Coastal Trail. The alignment of the walkway and trail system shall be 

consistent with their depiction on Figure COS-4, Figure COS-5, and Figure COS-Sa in 

the Conservation Open Space Element. (Coastal Act/30210, 30212) 

 

Policy 5.8: Provide patterns of land use and circulation within the Headlands that 

enhance public and private pedestrian access and circulation within the area. (Coastal 

Act/30250, 30252) 

 

Policy 5.9: Provide public trails within the Headlands. The system shall provide access 

to the existing sandy beach areas, including but not limited to a minimum of three (3) 

public accessways, and an inclined elevator/funicular, from Selva Road, through the 

Strand area, to the beach, and to the visitor-serving recreational and public places 

developed within the Headlands. 

 
Policy 5.10: Provide luxury visitor-serving Inn facilities and land uses scaled 
appropriately for the property as well as lower-cost overnight accommodations. 

 

Policy 5.11: Assure that either a Specific Plan or a PDD for the Headlands provides 

buffers to adjoining development to achieve a compatible and enhanced relationship to 

existing surrounding land uses. 

Policy 5.12: Establish and preserve as public open space, the most unique and significant 
landforms on the property, which have been incorporated into the Headlands 
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Conservation Park, the Harbor Point Park, the Hilltop Park, and the Strand Beach Park, 
all as shown on Figure LU-6. 

Policy 5.13: Create new public view and coastal access opportunities by establishing 
additional public shoreline access, an integrated, on-site public trail system, and coastal 
recreational facilities. (Coastal Act/30212, 30222, 30251) 

Policy 5.14: Develop pedestrian, bicycle and visual linkages between public spaces, the 

shoreline and the bluffs. (Coastal/30210, 30212) 

 

Policy 5.15: Provide non-vehicle circulation throughout the Headlands by establishing 

an interconnected network of trails, walkways and bikeways. (Coastal Act/30252) 

 

Policy 5.16: Use open space designations and innovative design techniques to provide 

public views to the ocean. 

 

Policy 5.17: Incorporate design elements into private development, such as view lot 

premiums, which will lower the amount of gross acreage devoted to development, and 

thus increase the acreage devoted to public recreation, open space, parks and visitor 

facilities. 

 

Policy 5.18: Provide public recreational opportunities and distribute visitor-serving 

recreation facilities in appropriate areas compatible with adjacent uses and to minimize 

the potential for overuse of any single area by the public. (Coastal Act/30212.5, 30252) 

 

Policy 5.19: Provide passive visitor/recreational facilities on the Headlands. (Coastal 

Act/30001.5, 30213) 

 

Policy 5.20: Regulate the time, manner and location of public access to parks and open 

space containing sensitive biological resources to maintain and protect those sensitive 

resources and to protect the privacy rights of property owners while honoring the public's 

constitutional right of access to navigable waters. (Coastal Act/30214, 30240) 

Policy 5.21: Complete the Blufftop Trail alignment through the Headlands, emphasize 

coastal view opportunities as determined in the Headlands Specific Plan or PDD 

(Coastal/30210, 30212). 

Policy 5.22: Off-street parking shall be provided for all new residential and commercial 

development in accordance with the ordinances contained in the LCP to assure there is 

adequate public access to coastal resources. A modification in the minimum quantity of 

parking stalls required through the variance process shall not be approved. Valet parking 

shall not be implemented as a means to reduce the minimum quantity of parking stalls 

required to serve the development. Provide on-street and off-street public parking 

facilities strategically distributed to maximize public use and adequately sized to meet the 

needs of the public for access to areas designated for public recreation and public open 

space uses at the Headlands, as measured by the standards set forth in the City 

regulations. Where existing adjacent public parking facilities are presently underutilized 

and those facilities are also anticipated to be underutilized by projected future parking 
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demand, use those existing adjacent public parking facilities, where feasible, to serve the 

needs of the public for access to areas designated for recreation and public open space 

uses at the Headlands. (Coastal Act/30212.5, 30252) 

Policy 5.23: Enhance the visual quality of the Headlands by providing high quality 

development with appropriate landscaping. (Coastal Act/30251) 

Policy 5.24: Protect the quality of coastal waters and human health by minimizing the 

potential for harmful impacts from storm water runoff. (Coastal Act/30230, 30231) 

 

Policy 5.25: Minimize drainage impacts to the Dana Point Marine Life Refuge and 

Laguna Niguel Marine Life Refuge. (Coastal Act/30230, 30231) 

Policy 5.26: Zoning and development regulations shall detail the location and extent of 

public coastal view opportunities (i.e. unobstructed view, intermittent view or no view) 

that will be established for designated public open space and trail areas which shall, at 

minimum, conform with the public view opportunities identified on Figure COS-4, 

Figure COS-5, and Figure COS-Sa in the Conservation Open Space Element. (Coastal 

Act/30251). 

Policy 5.27: Maximum building heights for each zoning district shall be established that 

prevent significant adverse impacts to public views to and along the coast from, at 

minimum, the public view opportunities identified on Figure COS-4, Figure COS-5, and 

Figure COS-Sa in the Conservation Open Space Element. Applications for land divisions 

and/or grading shall establish finished grades such that structures constructed to the 

maximum building heights identified for each zoning district shall not significantly 

adversely impact the public views identified in this policy (Coastal Act/30251). 

 

Policy 5.28: Submittals for tentative tract maps and coastal development permits for 

development proposed within any public viewshed identified on Figure COS-4, Figure 

COS-5, and Figure COS-Sa in the Conservation Open Space Element, shall include a 

visual impact analysis to demonstrate that the public coastal view opportunities 

designated pursuant to Policy 5.26 shall be established and maintained. (Coastal 

Act/30251). 

 

Policy 5.29: New development shall include an inventory of the plant and animal species 

present on the project site. If the initial inventory indicates the presence or potential for 

sensitive species or habitat on the project site, a detailed biological study shall be 

required. New development within or adjacent to ESHA shall include a detailed 

biological study of the site. Any coastal development permit application for the 

Headlands submitted on or prior to two years from the date of effective certification of 

LCP Amendment 1-03 by the Coastal Commission, shall utilize the ESHA delineation 

(for upland habitat purposes) identified by the California Coastal Commission in its 

January 2004 approval, with suggested modifications, of the HDCP and not require 

additional species surveys; for applications submitted thereafter an updated or new 

detailed biological study shall be required. (Coastal Act/30240) 
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Policy 5.30: Land divisions, including lot line adjustments, shall be permitted only if all 

proposed parcels intended for development can be demonstrated to be safe from flooding, 

erosion, and geologic hazards and that development can be constructed consistent with all 

policies of the LCP. The creation of parcels not intended for development shall only be 

allowed in conjunction with the recordation of a deed restriction on any such parcels to 

prevent development and the dedication of such parcels to a public agency and/or non- 

profit entity in such a manner as to ensure that the property is conserved in perpetuity as 

open space. (Coastal Act/30253) 

 

Policy 5.31: Recreation and access opportunities at public beaches and parks at the 

Headlands shall be protected, and where feasible, enhanced as an important coastal 

resource. Public beaches and parks shall maintain lower-cost user fees and parking fees, 

and maximize hours of use to the extent feasible, in order to maximize public access and 

recreation opportunities. Limitations on time of use or increases in user fees or parking 

fees shall be subject to a coastal development permit. Strand Vista Park and the entries to 

the Mid-Strand Access and upper and lower Central Strand Access shall be open and 

operated and maintained for public beach access to and from Strand Vista Park and 

Strand Beach from at minimum 5:00 a.m. to 10:00 p.m. The entryways may not be gated 

but a single rope or similar device may be draped across the entryway during authorized 

hours of closure approved by a coastal development permit. The entryways must 

otherwise remain open during approved hours of operation. The South Strand Switchback 

Trail and Strand Beach Park/Strand Revetment Trail shall be open and operated and 

maintained for public beach access 24 hours a day. All trails, accessways and entryways 

shall be identified with appropriate signage. (Coastal Act/30210, 30212, 30213, 30221) 

 

Policy 5.32: Temporary events shall minimize impacts to public access, recreation and 

coastal resources. A coastal development permit shall be required for temporary events 

that meet all of the following criteria: 1) held between Memorial Day and Labor Day; 2) 

occupy any portion of a public sandy beach area; and 3) involve a charge for general 

public admission where no fee is currently charged for use of the same area. A coastal 

development permit shall also be required for temporary events that do not meet all of 

these criteria, but have the potential to result in significant adverse impacts to public 

access and/or coastal resources. (Coastal Act/30212) 

 

Policy 5.33: New public beach facilities shall be limited to only those structures 

necessary to provide or enhance public recreation activities. No development shall be 

permitted on sandy public beach areas, except that lifeguard stations, small visitor serving 

concessions, restrooms, trash and recycling receptacles, and improvements to provide 

access for the physically challenged may be permitted when there is no less 

environmentally damaging feasible alternative and the development is sited and designed 

to minimize adverse impacts to public access, visual resources and sensitive 

environmental resources. (Coastal Act/30221, 30240, 30250, 30251, 30253) 

 

Policy 5.34: The implementation of restrictions on public parking along Selva Road, 

Street of the Green Lantern, and Scenic Drive that would impede or restrict public access 

to beaches, trails or parklands, (including, but not limited to, the posting of "no parking" 

signs, red curbing, physical barriers, and preferential parking programs) shall be 

prohibited except where such restrictions are needed to protect public safety and where 
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no other feasible alternative exists to provide public safety. Where feasible, an 

equivalent number of public parking spaces shall be provided nearby as mitigation for 

impacts to coastal access and recreation. 

 

Policy 5.35: Except as noted in this policy, gates, guardhouses, barriers or other 

structures designed to regulate or restrict access shall not be permitted upon any street 

(public or private) within the Headlands where they have the potential to limit, deter, or 

prevent public access to the shoreline, inland trails, or parklands. In the Strand residential 

area, gates, guardhouses, barriers and other structures designed to regulate or restrict 

public vehicular access into the residential development may be authorized provided that 

I) pedestrian and bicycle access from Selva Road and the County Beach parking lot 

through the residential development to the beach remains unimpeded; 2) a public access 

connection is provided that gives direct access from approximately the mid- point of the 

County Beach parking lot to the Central Strand Access; and 3) an inclined 

elevator/funicular providing mechanized access from the County Beach parking lot to the 

beach is constructed, operated and maintained for public use for the duration of the period 

that public vehicular access through the residential subdivision is regulated or restricted. 

 

Policy 5.36: Where an inclined elevator/funicular is provided in accordance with Land 

Use Element Policy 5.35, the facility shall be open to the public every day beginning 

Memorial Day weekend through Labor Day weekend, and on holidays and weekends the 

remainder of the year, with additional days of operation as necessary to meet demand. If 

necessary, a fee may be charged for use of the inclined elevator/funicular to recover costs 

of operation and maintenance, however, that fee (round-trip) shall not exceed the regular 

cash fare for a single ride on a local route upon a public bus operated by the Orange 

County Transportation Authority. 

 

Policy 5.37: A trail offer of dedication shall be required in new development where the 

property contains a LCP mapped trail alignment or where there is substantial evidence that 

prescriptive rights exist. An existing trail which has historically been used by the public 

may be relocated as long as the new trail alignment offers equivalent public use. Both new 

development and the trail alignment shall be sited and designed to provide privacy for 

residents and maximum safety for trail users. 

 

Policy 5.38: If as a condition of a permit an easement is required to be dedicated for 

public use of a trail the opening of the trail shall only be required after a public agency or 

private association has accepted the offer of dedication and agreed to open, operate, and 

maintain the trail. New offers to dedicate public trail easements shall include an interim 

deed restriction that I) states that the terms and conditions of the permit do not authorize 

any interference with prescriptive rights, in the area subject to the easement prior to 

acceptance of the offer and, 2) prohibits any development or obstruction in the easement 

area prior to acceptance of the offer. 

 

Policy 5.39: A uniform signage program that provides clear and conspicuous notice shall 

be developed and utilized to assist the public in locating and recognizing trail access 

points, parks, open spaces, parking areas, and other visitor recreational amenities. In areas 

containing sensitive habitat or safety hazards, signs shall be posted with a 
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description of the sensitive habitat or safety hazard and limitations on entry to those areas. 

 

Policy 5.40: The height of structures shall be limited to minimize impacts to visual 

resources. The maximum allowable height for the residential development in the Strand 

shall be 28 feet above finished grade, and at the upper Headlands shall be 18 feet above 

finished grade. Chimneys and rooftop antennas may be permitted to extend above the 

permitted height of the structure provided they do not significantly degrade public views 

to and along the shoreline. Finished grades shall be set such that any structure constructed 

to the full height limit plus any chimneys and rooftop antennas shall not significantly 

degrade public views to and along the shoreline. The commercial development along 

Pacific Coast Highway shall have a maximum allowable height of 40 feet above existing 

grade, 32-35 feet above finished grade. The Seaside Inn development along Street of the 

Green Lantern/Scenic Drive shall not exceed 42 feet above the finished building pad 

elevation and no finished building pad shall be higher in elevation than 220' MSL. In no 

case shall more than 30% of the buildable area within the 2.8 acre site exceed the height 

of the adjoining ridgeline. For commercial development, minor architectural projections 

may exceed the height limit provided they do not significantly degrade public views to 

and along the shoreline. 

 

Policy: 5.41: Signs shall be designed and located to mm1m1ze impacts to visual 

resources. Signs approved as part of commercial development shall be incorporated into 

the design of the project and shall be subject to height and width limitations that ensure 

that signs are visually compatible with surrounding areas and protect scenic views. Roof 

signs, pole signs, projecting signs shall not be permitted. 

 

Policy: 5.42: The public parks, open space and public trail network shall be offered for 

dedication and/or conveyed by the landowner/developer to the appropriate public agency 

or non-profit entity concurrent, prior to or with the recordation of the first land 

division/Final Map(s). The first land division shall encompass the entire 121.3 acre site 

and shall fully expunge all development rights that may exist within the identified public 

parks, open space and public trail network that may have existed under any prior land 

division. All approved public park, open space and public trail network improvements and 

amenities shall be constructed by the landowner/developer and shall include all such 

public parks, open spaces, public trails and associated improvements and amenities 

described in the HDCP. All approved public park and open space improvements and 

amenities shall be completed and the facilities open to the public for public use prior to 

the residential certificate of occupancy or final inspection for the first to be completed 

residential property. 

 

Policy: 5.43: In conjunction with the development of a luxury inn at the Headlands, the 

developer shall install water quality best management practices, including structural best 

management practices, that shall treat runoff from the development site as well as at least 

17 acres of off-site developed area. 

 

Policy: 5.44: New development of a luxury overnight visitor-serving inn within the 

Headlands shall only be developed in conjunction with a component of lower cost 

overnight visitor accommodations (e.g. hostel) as either part of the project or elsewhere 

within a visitor recreation commercial area within the Headlands.  The lower-cost 
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overnight accommodations shall consist of no less than 40 beds and shall be available for 

use by the general public prior to or concurrent with the opening of the inn. 

 

Policy 5.45: Overnight visitor serving accommodations within the Headlands shall be 

open to the general public. Overnight accommodations shall not be converted to 

exclusively private uses or private membership club. Fractional ownership of the luxury 

inn may be authorized except that during the peak season (Memorial Day weekend to 

Labor Day weekend) the reservation of rooms/suites by fractional owners shall be limited 

to no more than 50 percent of the total rooms/suites approved for the luxury inn. 

 

 Land Use Element - Page 35 

 

Visitor/Recreation Commercial: The Visitor/Recreation Commercial designation 

includes primarily visitor-serving uses, such as restaurants, resort uses, such as hotels and 

motels, commercial, recreation specialty and convenience retail goods and services, auto 

service businesses, open space/recreational uses and community public facilities. Other 

supporting uses include conference facilities and cultural uses, such as museums and 

theaters. The average intensity of development for hotels is a floor area ratio of .75:1 and 

the maximum intensity of development of hotels is a floor area ratio of 1.5:1. The standard 

intensity of development for other uses is a floor area ratio of 0.5:1. 
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TABLE LU-2 

LAND USE RELATED 

GOALS AND POLICIES BY ELEMENT 

(Revised September 22, 2004) 
 

 

 

Land Use 

Issue Area 

Related Goals and Policies by Element 

 

Land 

Use 

 

Urban 

Design 

 

Housing 

 

Circulation 

 

Noise 

 

Public 

Safety 

 

Conservation/ 

Open Space 

Public 

Facilities and 

Growth 

Management 

 

Economic 

Development 

 

Balance of 
Land Uses 

 3.4, 

4.1, 

4.4, 

6.3, 

6.6 

    5.2, 5.3 

6.5, 6.6, 6.7 

7.4 

 1.4, 2.7, 

3.3, 

4.1, 5.3, 

6.2, 

7.2, 7.3 

Compatibility/ 

Enhancement 

Among Land 

Uses 

 1.1, 

2.1, 

2.2 

6.2 

   3.3 3.1, 3.4 

5.2, 5.3 

6.1, 6.6 

8.1, 8.3 

 2.6 

9.1 

Maintaining 
and Improving 
Quality of Life 

 
All All All All All All All All 

Preservation 

of Natural 

Resources 

 1.4, 

4.5 

7.2 

   1.7, 

1.8, 

1.13, 

1.18 

6.8 
 

2.7 

 

 
Development 

of  Headlands 

 1.5, 

4.5 

 5.13, 5.14  1.10, 

1.12, 

1.25 

2.4, 2.6-2.9, 2.14, 

2.20, 3.1, 3.7, 5.6, 

5.20, 5.26, 5.27, 

5.28, 5.29, 5.37, 

5.38, 5.39, 5.42 

6.2, 6.4, 6.6-6.8 

9.1-9.5 5.1 

Development 

of Town 

Center 

 3.8       
3.4, 7.5, 

8.3 

Development 

of Doheny 

Village 

 6.7    2.6,2.7 1.1 
 

3.4, 6.1-6.4, 

8.3 

 

Development 

of Monarch 

Beach 

 1.5, 

2.5, 
4.5, 

5.6, 

7.3 

   1.15, 

1.21- 

1.24 

2.8 

1.1, 2.9, 3.4, 

4.2, 5.4, 5.5- 

5.7, 

6.1, 6.3, 8.4 

 
5.2 

Protection of 

Resident- 

Serving Land 

Uses 

      
5.3, 7.5 

 
1.4, 4.1, 

4.3, 

7.3 
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Land Use Element - Page 38 

 
LAND USE POLICY DIAGRAM 

  

 

The Land Use Policy Diagram for the City of Dana Point is described in Land Use Policy 

Figures LU-3, LU-4, LU-5, and LU-6. The Land Use designations depicted on the 

diagrams are those described in the previous section and are represented by patterns 

which identify future planned land uses for the City. 
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Land Use Element - Page 39 

 
DISTRIBUTION OF LAND USES 

 

The statistical distribution of planned land uses City wide is shown on Table LU-4. 

Table LU-5 graphically describes the percentage distribution of planned land uses City 

wide, identifies each land use designation, its associated land acreage, and the total land 

acreage for all planned land uses in the City. This Table also provides estimated ranges 

of the total number of residential dwelling units planned and the resulting population. 

For non-residential land uses, such as commercial, office, industrial, and community 

facility, estimates of building square footage are depicted. 

Net acreage represents the acreage remaining after street rights-of-way and other public 

lands are excluded. To establish the net acreage associated with densities for residential 

designations and intensities for non-residential designations, except where otherwise 

specifically provided, 20 percent of the gross acreage is assumed to be used for streets or 

other public lands. Therefore, the net acreage equals 80 percent of gross acreage, and 

represents acreage capable of accommodating residential dwelling units and non- 

residential building square footage, except where otherwise specifically provided. For 

each gross acre of land (43,560 square feet), a net acre of 35,000 square feet is assumed 

to accommodate development. 
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TableLU-4 

 

Future Land Use and Population Estimates in the City 

(Revised September 22, 2004) 
 

 

Land Use Designation Gross 

Acres 

(a) 

Dwelling 

Units 

(b) 

Population 

 

(c) 

Square 

Footage 

(000)(d) 

Residential     

Residential 0.0 - 3.5 111 283 

Residential 3.5 - 7.0 1,661 7,969 

Residential 7.0 - 14.0 492 3,793 
Residential 14.0 - 22.0 203 2,920 
Residential 22.0 - 30.0 13 271 

Commercial 
Neighborhood Commercial 

 
7 

   
85 

Community Commercial 109  1,519 
Visitor/Rec. Commercial 134  2,370 
Commercial/Residential 63 487 1,098 

Office 
Prof./Administrative 

6   146 

Industrial 
Ind./Business Park 

18   314 

Community and Other     

Comm. Facility 163 2,272 

Open Space 785 2,738 

Harbor Marine Land 
Transport. Corridor 

38 
345 

265 

 

Total 

 
4,149 

 
15,471 - 

 
32,180- 

 
10,782 

  16,495 39,258  

 

(a) Except where otherwise specifically provided for purposes of establishing density/intensity by land use category, the gross 

acreage for residential and non-residential land uses is converted to net acreage by 20% to account for the land area devoted 

to roadways. 

(b) Estimated dwelling units are expressed as a range. Dwelling units for residential categories are based on the standard 

density described in Table LU-3, (dwelling unit per net acre) for each category of residential use and the cumulative total 

for this column is 15,723. The bottom end of the range is based on estimated development of 252 (or 5 du/ac) dwelling 

units in the Residential/Commercial category. The top end of the range is based on minor upward adjustments to the 

standard densities for Residential 3.5-7 and Residential 7-14. 

(c) Population is based on Orange County Analysis Center OCP-88 2010 projections of 2.08 persons per dwelling unit for the 

bottom of the range and 2.38 persons per dwelling unit for the top of the range. 
(d) Square footage for non-residential categories is based on the standard intensity (FAR) for uses represented. 
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Land Use Element - Page 45, Second Paragraph Through Page 46 

 

SPECIFIC PLAN AREAS AND PLANNED DEVELOPMENT DISTRICTS 

 

Five areas within the City are identified as Specific Plan areas, for future development, or 

revitalization. The Specific Plan areas include the Headlands, the Town Center, Doheny 

Village, Monarch Beach and the Dana Point Harbor. The Headlands may also be 

developed as a PDD rather than a Specific Plan, providing a PDD zoning ordinance is 

adopted, consistent with this General Plan. The characteristics of planned land use for 

each Specific Plan or PDD focal area are described in the following sections. 

 
Headlands 

 

The Headlands represents a significant land resource that has the capacity to 

accommodate a mixture of compatible land uses, including visitor/recreation commercial, 

residential, recreation/open space, and visitor-serving and commercial facilities. The 

Headlands is identified as a Specific Plan area or as a PDD on the Land Use Policy Map. 

 

A Specific Plan or PDD zoning ordinance for the Headlands will be prepared before 

development occurs and that document will implement General Plan policy by 

establishing development standards, precise locations for land uses and facilities, 

locations for streets, standards for residential density and non-residential intensity, and 

standards for the use and conservation of natural resources. 

 

Identification of the acreage and percentage mixture of planned land use is designed to 

provide both the City and property owner with the flexibility needed to allow 

consideration of alternative development designs. Any alternative design must generally 

meet the basic land use acreage and percentage descriptions contained in this element and 

noted on the Land Use Policy Map. Any development design for the Headlands must 

include, to the extent feasible after taking into consideration topographic features, 

publicly accessible open space linkages that connect to on- and off-site open space areas, 

except that the Headlands shall provide an easement to the City but shall not be required 

to construct a connection to Dana Point Harbor. 

 

The Headlands surrounds two small areas of existing residential development (the 

"Enclaves") that are not included in the Specific Plan or PDD boundaries. The westerly 

Enclave consists of multi-family units in buildings on adjacent, but separate lots. 

Although the actual density of development for this westerly Enclave varies from lot to 

lot, the overall designation is Residential 22-30. The southerly residential Enclave 

consists of single family detached houses on separate lots with a designation of 

Residential 7-14. The level of development for each of these Enclaves is based on their 

respective Land Use Element designations, but where the existing level of development 

exceeds the designation, the existing level of development can be maintained or 

reconstructed in the event of loss due to natural hazards or accident. 
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Land Use Element - Pages 47-48 

Figure LU-6 and Table LU-6 describe the total acres and relative percentage of each land 

use type for the Headlands. Recreation/Open Space constitutes 71.0 gross acres of the 

Headlands, or 58.5%. Residential constitutes 45.9 acres of the Headlands, or 37.8%. 

Visitor/Recreation Commercial will be 4.4 acres or 3.6% of the property. Public roads 

make up approximately 2.5 acres of the site and are accounted for in the Recreation/Open 

Space category. 

 

As shown on Figure LU-6 Headlands, three Land Use designations have been established 

for the Headlands: Recreation/Open Space, Visitor/Recreation Commercial, and 

Residential. Table LU-6, Headlands Land Use Composition, describes a percentage 

distribution for the three designations. 

The Headlands Land Use element promotes and implements the goals of the California 

Coastal Act by maximizing public access and public recreational opportunities, consistent 

with sound resource conservation principles. 

Development of the Headlands will create significant conservation areas, public open 

space and parks, with multiple public coastal view opportunities and an interconnected 

network of public trails and coastal access. Five parks will be strategically dispersed 

throughout the property, located in areas that maximize public access and coastal views. 

The Headlands Conservation Park will create new coastal access opportunities and 

conserve open space in perpetuity, including indigenous habitat. Hilltop Park will 

include the highest elevation on the Headlands and afford the opportunity for establishing 

public views, an overlook, and a network of trails. Overlooking Dana Point Harbor and 

the Pacific Ocean, Harbor Point Park will provide the opportunity for establishing 

dramatic views, limited public recreation, a nature interpretive center and public parking, 

and conservation of native vegetation and coastal bluffs. Strand Vista Park, which 

overlooks Strand Beach, will create and link several coastal access ways and provide 

visitor amenity and public recreation opportunities. Strand Beach Park will be dedicated 

to a public agency and will provide coastal recreational opportunities. 

 

A maximum of four visitor-serving, recreational facilities consisting of a Nature 

Interpretive Center, Visitor Information Center, and new restrooms (2) will be integrated 

into the parks and open space to attract and serve local and statewide visitors to the 

Headlands coastline. The visitor-serving recreational facilities shall be built by the 

developer, open to the public, and no less than two shall include educational programs 

relating to maritime, historical, cultural, natural resource conservation and related topics 

of regional and local interest. They will be connected by the integrated public trail 

system to offer visitors a comprehensive experience. 
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Table LU-5 

Planned Land Use Distribution By Percentage 
(Revised September 22, 2004) 
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Table LU-6 describes the general percentages of the land use types for the Headlands as 

58.5 percent for Recreation/Open Space, 37.8 percent for Residential 0.0-3.5, and 3.6 

percent for Visitor/Recreation Commercial. 

 
Table LU-6 

Headlands Land Use Composition* 

 

LAND USE DESIGNATION GROSS 
ACRES 

Residential  

Residential 0.0 - 3.5 45.9 
Commercial  

Visitor/Recreation 4.4 
Community and Other  

Recreation/Open Space 71.0** 

TOTAL 121.3 

 

 
*In the subsequent Specific Plan or PDD for the Headlands, gross acreage shall be utilized to calculate development yield and 

density. 

**Calculation includes approximately 2.5 acres for public roads. 

 

 

 

Residential 0.0-3.5 
(37.8%) 

 
 
 
 
 
 

 
Visitor/Recreation 

Commercial 
(3.6%) 

 

 
Recreation/ 
Open Space 

(58.5%)** 



 

 

Land Us 
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Land Use Element- Page 48 (new table) 

 

TableLU-6A 

Maximum Land Uses Within Headlands 

 

LAND USES MAXIMUM 

Residential SF 125 dwelling units 

Visitor/Recreation 
Commercial 35,000 sq. ft. 

110,750 sq. ft. with 65-90 keys 

Visitor Recreation 
Facilities 3,800 sq. ft. 
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Urban Design Element - Page 3 

Policy 1.5: Develop the Blufftop Trail from Monarch Beach to Doheny State Park. The 

conceptual alignment of the trail through the Headlands shall be determined through the 

Specific Plan or PDD prepared for the Headlands. (Coastal Act/30210, 30212) 

Urban Design Element - Page 13 

The Natural Setting 

Dana Point's spectacular natural setting forms one of the most memorable arrangements 

of sea and landform in Southern California. The Dana "Point" promontory, a significant 

land feature of the Headlands, as well as the coastal bluffs, mark the geographical 

location of the City. The Dana "Point" promontory with its steep coastal bluffs is one of 

the most prominent features of the Southern California coastline between Point Loma and 

the Palos Verdes Peninsula. The City's favorable southwestern aspect orients toward 

Capistrano Bight, a subtle bend in the coastline which defines a shallow bay between 

Dana Point and San Mateo Point to the south. Santa Catalina Island is prominent as a 

scenic landmark visible on the open ocean to the west. 

 

Urban Design Element - Page 15-16 

The landforms of the Dana "Point" promontory and coastal bluffs are the most prominent 

natural features of the City. They are visible from the region's coastline and coastal 

hillsides from a distance of up to 30 miles. Public views from and public pedestrian 

access to the bluffs shall be established as they will become significant public resources 

and enhance the natural setting of Dana Point. 

The following Urban Design policies and concepts will guide the development of the 

Headlands and shall be used as a standard of review for Local Coastal Program purposes: 

 

• Limit alteration of existing topography of the Headlands to accommodate a 

development program consistent with the General Plan and Headlands Specific Plan 

or PDD. 

 

• Require setbacks of buildings and site improvements from the bluff faces, as set forth 

in the policies of the General Plan/Local Coastal Program Land Use Plan and the 

Specific Plan or PDD, which will ensure public and structural safety, consistent with 

detailed and site specific geotechnical report recommendations. 

 
•  Encourage building forms that maintain a low profile and that are visually integrated 

with the landforms. 

 

• The significance of and treatment of existing ridges, knolls, canyons, and vegetation 

on the Headlands and bluffs shall be determined in the Headlands Specific Plan or 

PDD. 
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• Require all private development and public improvement proposals which have 
potential to impact public views of the Headlands and bluffs to submit detailed 
studies of view impacts. All development along the City's coastline, as well as 
several locations in the Dana Point Town Center and Monarch Beach areas, have the 
potential to affect public views of the Headlands and bluffs. 

 
• Create historical and/or cultural monuments, plaques, and landmarks and integrate 

them into the public parks and open space program. 

 
• Incorporate design elements into private development, such as view lots, which will 

lower the amount of gross acreage devoted to development, and thus increase the 
acreage devoted to public recreation, open space, parks and visitor facilities. 

 
• Encourage public access to coastal resources by developing Visitor/Recreation 

Commercial facilities and Recreation/Open Space areas (including visitor-serving 
recreational facilities) that provide direct linkages to public parks, open space, the 
coastline, and Strand Beach. 
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Urban Design Element- Pages 16-17 

The Beaches 

Dana Point's coastline is unique in the diversity of its beaches. Capistrano Beach, 
Doheny State Beach, Strand Beach and Salt Creek Beach each have a distinct character 
formed by surf conditions, orientation, views, landform background and access pattern. 
Capistrano Beach, Doheny State Beach and Salt Creek Beach are all publicly owned 
facilities operated by State or County agencies. Strand Beach is privately owned 
property. Most of the beaches enjoy wide strands that provide excellent public access 
along the water's edge. Urban design policies and concepts guiding development along 
the beachfront except for Strand Beach, are: 

• Require future built improvements adjacent to the beaches to consider the natural 
topography of the coastal terraces, embankments and bluffs as an integral part of the 
beachfront natural and visual setting. Development should protect existing natural 
features and be carefully integrated with landforms, emphasizing low profile building 
forms, retaining walls and other improvements that do not detract from the natural 
setting of the beach. 

• Some older insensitive beachfront development has marred the natural setting and 
blocked public views to the ocean. Future improvements or modification of 
previously-developed sites should strive to restore the appearance of the natural 
setting and create additional public views to the water. Opportunities to restore the 
appearance include: 

Where feasible, encourage opening selective views to the ocean from the Pacific 
Coast Highway. 

 
• On the Headlands, the following urban design policies will guide development of the 

area adjacent to Strand Beach and will serve as the standard of review for review of 
any application for a coastal development permit for development proposed in the 
area: 

Development of the former mobile home park site at Strand Beach must be 
subject to thorough geologic analysis. 

To enhance visual quality, the abandoned mobile home park and surrounding area 
above Strand Beach shall be remediated and reconfigured. Such reconfiguration 
may include moving earth from the Strand area to the Upper Headlands area, 
creating a series of landscaped terraces, a public park, a primary coastal access 
path, and residential lots, all overlooking the Pacific Ocean. 

There is an existing revetment on Strand Beach. In order to re-develop the Strand 
area with residential uses and public parks and amenities the new development 
will be subject to the analysis of a registered geotechnical engineer and a 
registered coastal engineer to incorporate design measures that further stabilize 
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the site to ensure public safety. If a permit is approved authorizing the repair and 

maintenance of the existing revetment or the building of any other sort of 

protective device to support the Strand development, it shall be located at or 

landward of the existing revetment toe (depicted on Figure 1, Existing Revetment 

Alignment (TOE), The Keith Companies dated January 8, 2004), such that, the 

average position of the revetment is moved 5 feet landward or easterly. Any 

shoreline protective device must incorporate a linear coastal access path along the 

top or landward of the shoreline protective device. 

 

To compliment the surrounding urban residential character, the Strand area shall 

limit development to residential land uses. 

Development of the old Mobile Home Park above Strand Beach according to a 

Specific Plan or PDD for the Headlands shall accommodate two Strand Beach 

vertical public beach access paths (one of which will branch off to provide a 

connection to the mid-point of the County Strand Beach parking lot), a linear park 

adjacent to the County Strand Beach parking Jot, a lateral public accessway 

between the residential development and shoreline protective device, terraced 

landscaped slopes, a public funicular (if public vehicle access into the Strand 

residential area is restricted), and residential lots. 
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Urban Design Element - Pages 26-27 

The Blufftop Trail, or other system of trails and open space linkages, which will 
eventually provide a connection from the Headlands to Doheny State Beach, is an 
excellent example of the desired concept. 

In addition to completion of the City's bikeway system, more pedestrian walks and trails 
need to be developed, and the pedestrian environment improved in key locations. 
Opportunities for pedestrian improvements include: 

• Complete the trail between the Headlands and Doheny State Beach, and extend the 
trail northward from Strand Beach to Salt Creek Beach Park and the regional trail 
system along the Salt Creek Basin. 

• Develop a pedestrian trail system on the Headlands that connects the parks, open 
space, and conservation areas planned for the property as detailed in the Headlands 
Specific Plan or PDD. Such trails shall provide opportunities to coastal views and 
access. The trail system shall constitute the Blufftop Trail component for the 
Headlands. 
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Urban Design Element - Page 58 

The Headlands 

The Dana "Point" portion of the Headlands is one of the most significant landforms in the 

City. The primary Urban Design goal shall be to preserve the Dana "Point" area, 

including its coastal bluffs, and develop a coastal trail system on the plateau that rises 

  approximately 180-215 feet above the Pacific to create extraordinary public view 

opportunities. As stated in the Land Use element, it is this area of the property-the Dana 

"Point," the coastal bluffs, and the coastal plateau-that is commonly referred to as the 

"Headlands." Urban Design objectives for development on the Headlands are: 

 

• Preserve a continuous open space corridor along the coastline, providing full public 

access to the bluff edge and coastal views. 

 

• Create safe coastal view opportunities such as the Strand Vista Park adjacent to the 

County Strand Beach parking lot, and a lateral public accessway with picnic tables 

and benches, near beach level, seaward of the Strand residential development and on 

top or landward of any shoreline protective device. 

 

• Create public open space amenities, walkways, and a trail system within the 

Headlands that can ultimately be connected to the Blufftop Trail to the south, and the 

Salt Creek Beach Park to the north. 

 

• Preserve the relative height and visual prominence of the ridge top and designate the 

hilltop area near Pacific Coast Highway for public park, public trail, and permanent 

open space uses. 

 

• Develop a landscaped open space corridor consistent with existing corridors along 

Pacific Coast Highway. 

 

• Future buildings on the Headlands should be carefully integrated with surrounding 

development and maintain a visual profile that limits disruption of public ridgeline 

views from Dana Point Harbor and public parks. 

 

• Create a comprehensive set of development guidelines, unifying the public and 

private components of the Headlands. 

• Emphasize a creative use of appropriate materials when designing public facilities, 

such as visitor-serving recreational facilities, trails, and walkways. 

 

• Drought tolerant and non-invasive species shall be utilized throughout the project site. 

Native species shall be utilized in all areas, including the South Strand Vista Park 

area designated for habitat revegetation, with the exception of the following: the 

Seaside Inn, PCH Commercial, residential lots, Home Owners Association ("HOA" 

maintained common areas and slopes (residential plan areas only) and the remainder 

of Strand Vista Park not referenced above. 
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• Provide a strong connection with the ocean through the inclusion of coastal access 

and ocean view preservation. 

 

• Design a series of monuments, landmarks and landscape features that designate the 

primary points of entry into the Headlands. 

 

• Design all public beach accessways and surrounding development in a manner that 

 conspicuously invites and encourages public use of accessways, beach 

and other public facilities. 
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Urban Design Element-Appendix A, Page A-3 

Dana Point Landscape Corridors 

(A new row shall be added to the bottom of Appendix A, Dana Point Landscape 
Corridors, on page A-3, as follows, and the Appendix, as amended, shall supersede the 
Appendix, page A-3 dated July 9, 1991.) 
 

 

 

Street Name Median Existing Sidewalk 

or Planting 

Sidewalk and 

Planting 

Standard 

Recommended 

Improvements 

Selva Road, 

Pacific Coast 

Highway to the 

Potential for 

planted median in 

selective locations 

Condition I or G Condition I or G Opportunity for 

median 

improvements and 
south end of the    plantings 

County Strand 
Beach parking lot 
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Circulation Element - Page 10 

The following policies shall apply to the Headlands: 

Policy 5.13: Ensure adequate vehicle access and circulation, while minimizing traffic 
impacts to adjacent residential areas. 

Policy 5.14: Provide trailhead parking areas along Selva Road and Scenic Drive. The final 
configuration of parking areas will be determined at the time detailed roadway improvement 
plans are prepared. 
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Circulation Element - Page 26 

BIKEWAY PLAN 

 

The Public Works Department Recreation Services operates a coordinated system of bike 

trails. At completion, bike lanes will be included on most of the City's arterial streets and 

the following outlines the three categories of bikeways: 

 

• Class I: A paved path that is separate from any motor vehicle travel lane; 

• Class II: A restricted lane within the right-of-way of a paved roadway for the 

exclusive or semi-exclusive use of bicycles; and 

• Class III: A bikeway that shares the street with motor vehicles or the sidewalk with 

pedestrians. 

The biking network in Dana Point connects with other trails and paths in adjacent 

communities and throughout Orange County. Several new bike trails and pedestrian 

paths have been proposed. Additional bikeways are planned along the open space 

between Street of the Golden Lantern and Sea Bright Drive north of Stonehill Drive and a 

Class III trail through Doheny State Beach Park. 

The Headlands pedestrian walkways may be a combination of Class I and Class III trails. 
For the Headlands, Class I trails may be paved or improved with other surfaces or 
materials. 
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Public Safety Element - Pages 12-13 

Coastal Erosion 

Policy 1.12: Specifically review and limit development on lands presenting seismic, 

slide, liquefaction, fire or topographic concerns. 

Policy l.25: For the Headlands, minimize the potential for coastal slope erosion and 

ensure public safety and coastal access by reconstructing the existing revetment. 
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Public Safety Element - Page 30 

MITIGATION OF COASTAL BEACH AND BLUFF EROSION HAZARDS 

The Goals and Policies section of this Public Safety Element outlined the major coastal 

geologic problems identified by the Coastal Erosion Technical Report of Dana Point's 

coastal zone. This study includes a series of maps identifying protective devices and/or 

mitigation measures, which might be appropriate to individual beach and bluffs sections 

of the Dana Point shoreline. These generalized recommendations are shown in Figure PS-

6. It should be emphasized, however, that the recommendations as shown are preliminary. 

Because coastal conditions vary greatly, even from one parcel to another, erosion 

mitigation measures for any development must be designed on a parcel-specific basis by a 

State-licensed engineering geologist.  

The Headlands 

The coastal area of the Headlands falls within two geologic sub-units. The Coastal 

Erosion Technical Report of Dana Point's coastal zone identifies these as: (I) the Dana 

Point Headlands Sub-unit, which contains the property's promontory land feature, the 

"Headlands," including the Dana "Point" and surrounding coastal bluffs; and (2) the 

Strand portion of the Niguel Shores Sub-unit, which encompasses the property's Strand 

beach area. 
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Conservation and Open Space Element - Page 2 

California Fish and Wildlife Regulations 

The California Fish and Game Code was adopted by the State legislature to protect the 

fish and wildlife resources of the State. Special permits are required for any lake or 

stream alterations, dredging or other activities that may affect fish and game habitat. 

California Coastal Act 

The 1976 California Coastal Act is intended to protect the natural and scenic qualities of 

the California coast. Three Elements of the City's General Plan (the Land Use, Urban 

Design, and Conservation Open Space Elements), Zoning Ordinance and other 

implementing action will comprise the City's Local Coastal Program. The goals and 

policies of the Conservation/Open Space Element implement many of the objectives and 

requirements of the California Coastal Act and, in conjunction with the Land Use Element 

and Urban Design Element, serve as the Land Use Plan component of the Local Coastal 

Program for the areas of Monarch Beach, Capistrano Beach, Doheny Village, and 

Headlands portions of the City that are located in the coastal zone. Among other 

requirements, the Coastal Act encourages the protection and enhancement of public coastal 

access, the protection and enhancement of visual resources, and requires the identification of 

sensitive biological habitat meeting specified criteria, known as 'Environmentally Sensitive 

Habitat Areas' and the protection of those habitat areas from significant disruption by 

development. 

 

The Headlands 

In conjunction with the Central Coastal Orange County Natural Communities 

Conservation Plan/Habitat Conservation Plan (NCCP/HCP) adopted in 1996, the 

Headlands property owners have executed a binding Implementation Agreement with the 

California Department of Fish and Game and U.S. Fish and Wildlife Service. The 

property owners have also been issued an Endangered Species Act, Section J0(a) permit 

for the Headlands that deals specifically with anticipated impacts to federally listed 

endangered species and required conditions. 
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Conservation and Open Space Element - Page 6 

A substantial portion of the City's natural open space and biological habitat has been 

replaced with urban development. However, there are significant portions of the 

community that remain in a natural state. These areas include a portion of the Headlands, 

portions of Monarch Beach, and the Salt Creek and San Juan Creek Basins. 

 

Conservation and OpenSpace Element-Page 8 The Headlands 

Water Quality Program 

Although portions of the Headlands have been previously developed, specifically the mobile 
home park in the Strand area, the greenhouses and related improvements in the Upper 
Headlands and several public streets, the storm water conveyance systems that are currently 
in place are in a state of disrepair. Moreover, no water quality Best Management Practices 
("BMPs") in the form of structural devices are in place to prevent or mitigate water quality 

impacts to the Pacific Ocean or Dana Point Harbor. In addition, existing urban development 
adjoining and within the same drainage basin as the Headlands are not currently served by 
such BMPs. 

The City of Dana Point recognizes impacts can occur to coastal waters from both storm 
water runoff and "nuisance" runoff from urban areas. Therefore, it is of utmost importance 
that any Headlands project be designed to incorporate effective Site Design, Source Control 
and Treatment Control BMPs to minimize the potential for water quality impacts to the 
adjoining marine environment and to Dana Point Harbor. 

 

In addition to the prior policies, the following policies shall guide future 

development/redevelopment of the Headlands: 

 

Policy 1.9: All development shall meet the requirements of the California Regional 

Water Quality Control Board San Diego Region's Waste Discharge Requirements for 

discharges of urban runoff from Municipal Separate Storm Sewer Systems (MS4s) 

Draining the Watersheds of the County of Orange, the Incorporated Cities of Orange 

County, and the Orange County Flood Control District within the San Diego Region or 

subsequent versions of this plan. 

Policy 1.10: Concurrent with the submittal of a tentative tract map and/or master coastal 

development permit application, a post-development drainage and runoff control plan 

shall be prepared that incorporates a combination of structural and non-structural Best 

Management Practices ("BMPs") best suited to reduce pollutant loading in runoff from 

the area proposed for development to the maximum extent feasible.BMPs shall include 

Site Design, Source Control, and Treatment Control BMPs. In addition, schedules for the 

required routine maintenance for each of the structural BMPs and the responsible party 

for the maintenance shall be identified. 

Policy 1.11: Post-construction structural BMPs (or suites of BMPs) shall be designed to 

treat, infiltrate, or filter the amount of storm water runoff produced by all storms up to and 

including the 85th percentile, 24-hour storm event for volume-based BMPs and/or the 

85thpercentile, I-hour storm event (multiplied by an appropriate safety factor, i.e. 2 or 

greater) for flow-based BMPs. 
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Policy 1.12: Development that requires a grading/erosion control plan shall include a 

plan and schedule for landscaping and re-vegetation of graded or disturbed areas. If the 

grading occurs during the rainy season, the plan will include BMPs to minimize or avoid 

the loss of sediment from the site. 

 

Policy 1.13: The City, property owners, or homeowners associations, as applicable, shall 

vacuum sweep public and private streets, and parking lots frequently to remove debris 

and contaminant residue. 

 

Policy 1.14: The City, property owners, or homeowners associations, as applicable, shall 

be required to maintain any structural BMP device to ensure it functions as designed and 

intended. Owners of these devices shall be responsible for ensuring that they continue to 

function properly and additional inspections should occur after storms as needed 

throughout the rainy season. Repairs, modifications, or installation of additional BMPs, 

as needed, shall be required to be carried out prior to the next rainy season. 

 

Policy 1.15: Commercial development shall incorporate BMPs designed to minimize or 

avoid the runoff of pollutants from structures, landscaping, parking and loading areas. 

 

Policy 1.16: Restaurants shall incorporate BMPs designed to minimize runoff of oil and 

grease, solvents, phosphates, suspended solids, and other pollutants to the storm drain 

system. 

 

Policy 1.17: Storm drain stenciling and signage shall be provided for new stormdrain 

construction in order to discourage dumping into drains. 

 

Policy 1.18: Utilize efficient irrigation practices to minimize the potential for nuisance 

water runoff. 

 

Policy 1.19: Divert low-flow "nuisance" run-off to the sanitary sewer system for 

treatment, thereby avoiding dry weather flows to the beach or Harbor. 

 

Policy 1.20: Reduce impervious surfaces through design of narrower than standard 

streets; shorten streets where feasible; and on single loaded streets, eliminate sidewalks on 

one side. 

 

Policy 1.21: Develop a public awareness program concerning water quality for future 

homeowners, property managers, and visitors to the public open space. The program will 

emphasize the proper use of irrigation, fertilizers and pesticides by homeowners and 

landscape contractors. 
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Conservation and Open Space Element - Page 8 

CONSERVATION OF SIGNIFICANT NATURAL FEATURES 

The natural features in the Dana Point area have helped to create the desirable character 

of the area. The significant natural features or natural land forms on the Headlands are 

Strand Beach, the Hilltop, Harbor Point, Dana "Point," and the Headlands Promontory. 

Other Dana Point area topographic features such as Salt Creek and the San Juan Creek 

watershed, the bluffs, the inland hills, and the beachfront should be protected from 

insensitive development. Public views should be conserved and the natural vegetation 

retained as much as possible. The beach areas and bluff area have potential for excessive 

erosion if not protected. 

 

Conservation/Open Space Element - Pages 9-11 

Policy 2.8: Minimize risks to life and property, and preserve the natural environment, by 

siting and clustering new development away from areas which have physical constraints 

associated with steep topography and unstable slopes; and where such areas are 

designated as Recreation/Open Space or include bluffs, beaches, or wetlands, exclude 

such areas from the calculation of net acreage available for determining development 

intensity or density potential. (Coastal Act/30233, 30253) 

 

Policy 2.14: Shoreline or ocean protective devices such as revetments, breakwaters, 

groins, harbor channels, seawalls, cliff retaining walls, and other such construction that 

alters shoreline processes shall be permitted when required to serve coastal-dependent 

uses or to protect existing structures or public beaches in danger from erosion, and when 

designed to eliminate or mitigate adverse impacts on local shoreline sand supply and 

minimize adverse impacts on public use of sandy beach areas. (Coastal Act/30210-12, 

30235) 

Policy 2.20: The biological productivity and quality of coastal waters, streams, wetlands, 
estuaries, and lakes and the restoration of optimum populations of marine organisms shall 
be ensured by, among other means, minimizing adverse effects of waste water 
discharges. Any specific plans and/or planned development district policies and specific 
development proposals, site plans and subdivision maps shall control runoff, prevent 
depletion of ground water supplies and substantial interference with surface water flow, 
encourage waste water reclamation, maintain natural vegetation buffer areas that protect 
riparian habitats, and minimize alteration of natural streams. (Coastal Act/30231). 

In addition to the above policies, the following policies apply to new development at the 
Headlands: 

Policy 2.21: Notwithstanding Conservation Open Space Element Policy 2.28, and in the 
context of any specific project application that provides all of the HDCP Elements, creation 
of a residential subdivision of up to 75 homes with associated infrastructure development 
and public access amenities all dependent upon geologic remediation and the existing 
shoreline protective device (including such upgrades as are permitted in Conservation Open 
Space Element Policies 2.22 and 2.23) shall be permitted in the Strand area provided it is 
consistent with all other applicable policies. Furthermore, in conjunction with any shoreline 
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protective device, a lateral public accessway following the entire length of the protected area 
shall be constructed seaward of any new residential development and on top of or landward 
of any shoreline protective device. Maximum feasible mitigation shall be incorporated into 
the project in order to minimize adverse impacts to resources including local shoreline sand 
supply. (Coastal Act/30007.5, 30200(b), 30210, 30240, 30250, 30253) 

Policy 2.22: In the context of any specific project application that provides all of the 
HDCP Elements, and only in conjunction with a proposal that completes the plan as a 
whole, the revetment in the Strand may be repaired and maintained consistent with 
Conservation Open Space Element Policy 2.23 and subject to the requirements of 
Conservation Open Space Element Policy 2.31 in order to protect new development in the 
Strand provided that the repaired and maintained revetment is set further landward than 
the existing alignment. The revetment shall be located at or landward of the existing 
revetment toe (depicted on Figure I, Existing Revetment Alignment (TOE), The Keith 
Companies dated January 8, 2004), such that, the average position of the revetment is 
moved 5 feet landward or easterly. All components of the existing revetment located 
seaward of the above identified toe shall be removed from the beach and recycled into the 
new revetment or properly disposed at an approved disposal site. The top edge of the 
revetment shall not exceed the top edge of the existing revetment located at +17 feet 
NGVD. The methods by which the repair and maintenance would be conducted shall 
remain reviewable for consistency with all applicable policies. 

Policy 2.23: The establishment of a revetment of the same height and footprint size as 
the southerly 2,240 feet of the existing revetment, along Strand Beach, through the 
repositioning of rocks that were once part of the existing revetment, and are still in the 
vicinity thereof, and the importation of up to 50 percent new rock by volume, including 
excavation and new bedding material and foundation shall constitute repair and 
maintenance of the existing revetment. In part, for that reason, such work would not 
constitute "construction of a protective device that would substantially alter natural land 
forms along bluffs and cliffs." 

Policy 2.24: Where development in the Strand area occurs on active or ancient landslides, 
unstable slopes and other geologic hazard areas, new development shall only be permitted 
where a minimum factor of safety greater than or equal to 1.5 for the static condition and 
greater than or equal to 1.1 for the seismic condition. 

Policy 2.25: All applications for new development on a beach, beachfront, bluff or bluff 
top property in the Headlands area shall include a shoreline and bluff erosion report and 
analysis prepared by a licensed geologist, geotechnical or civil engineer with expertise in 
coastal processes, that examines the stability of the site and the proposed development for 
the anticipated life of the development. If a comprehensive shoreline protection and 
stabilization plan is implemented in the Strand area pursuant to Conservation Open Space 
Element Policy 2.21, this requirement has been satisfied by those studies submitted in 
conjunction with the approval of LCP Amendment 1-03, furthermore, subsequent 
applications for development on individual residential lots protected by the comprehensive 
protection and stabilization shall not be required to individually analyze stability hazards 
provided the comprehensive protection and stabilization is deemed to adequately address 
those hazards. 

Policy 2.26: All applications for new development on a beach or beachfront property in 
the Headlands area shall include a wave uprush and inundation report and analyses 
prepared by 
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a licensed civil engineer with expertise in coastal engineering, that examines the stability 
of the site and the proposed development for the anticipated life of the development. If a 
comprehensive shoreline protection plan is implemented in the Strand area pursuant to 
Conservation Open Space Element Policy 2.21, this requirement has been satisfied by 
those studies submitted in conjunction with the approval of LCP Amendment 1-03, 
furthermore, subsequent applications for development on individual residential lots 
protected by the comprehensive protection shall not be required to individually analyze 
wave inundation, flood or stability hazards provided the comprehensive protection is 
deemed to adequately address those hazards. 

 
Policy 2.27: Siting and design of new shoreline development anywhere within the 
Headlands and the siting and design of the shoreline protective device in the Strand 
shall take into account anticipated future changes in sea level. In particular, an 
acceleration of the historic rate of sea level rise shall be considered. Development shall be 
set back a sufficient distance landward and elevated to a sufficient foundation height to 
eliminate or minimize to the maximum extent feasible hazards associated with anticipated 
sea level rise over the expected 75 year economic life of the structure. If a comprehensive 
shoreline protection and stabilization plan is implemented in the Strand area pursuant to 
Conservation Open Space Element Policy 2.21, the studies necessary to demonstrate 
compliance with the above described requirements has been satisfied for the development 
in the Strand by those studies submitted in conjunction with the approval of LCP 
Amendment 1-03. 

Policy 2.28: All new beachfront and blufftop development shall be sized, sited and 
designed to minimize risk from wave run-up, flooding and beach and bluff erosion 
hazards without requiring a shoreline and/or bluff protection structure at any time during 
the life of the development, except as allowed under Conservation Open Space Element 
Policy 2.21. 

Policy 2.29: Except as allowed under Conservation Open Space Element Policy 2.21 no 
shoreline protection structure shall be permitted for the sole purpose of protecting an 
accessory structure. Any such accessory structure shall be removed if it is determined 
that the structure is in danger from erosion, flooding or wave uprush and that a shoreline 
protection structure is necessary to protect it or if the adjacent bluff edge encroaches to 
within 10 feet of the structure as a result of erosion, landslide or other form of bluff 
collapse. Accessory structures, including, but are not limited to, trails, overlooks, 
benches, signs, stairs, landscaping features, and similar design elements shall be 
constructed and designed to be removed or relocated in the event of threat from erosion, 
bluff failure or wave hazards. 

Policy 2.30: As a condition of approval of a coastal development permit for 
development on a bluff, beach or shoreline which is subject to wave action, erosion, 
flooding, landslides, or other coastal or geologic hazards associated with development on 
a beach, shoreline or bluff, the property owner shall be required to execute and record a 
deed restriction which acknowledges and assumes said risks and waives any future claims 
of damage or liability against the permitting agency and agrees to indemnify the 
permitting agency against any liability, claims, damages or expenses arising from any 
injury or damage due to such hazards. 
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Policy 2.31: As a condition of approval of a shoreline protection structure in the Strand, 
or repairs or additions to a shoreline protection structure in the Strand, either of which can 
only occur consistent with the other provisions of this LCP, the property owner shall be 
required to acknowledge, by the recordation of a deed restriction, that no future repair 
or maintenance, enhancement, reinforcement, or any other activity affecting the 
shoreline protection structure which extends the seaward footprint of the subject structure 
shall be undertaken and that he/she expressly waives any right to such activities that may 
exist under Coastal Act Section 30235 and/or equivalent LCP policies. 

CONSERVATION OF BIOLOGICAL RESOURCES 

The existing development and urbanization of Dana Point has nearly eliminated sizable 
expanses of undisturbed native vegetation. The remaining vegetation includes smaller 
areas of chaparral and coastal sage scrub. The shoreline areas from north of Dana Point 
Harbor and extending along Doheny State Beach provide a habitat for a wide variety of 
marine animals and plants. These areas have been designated by the State of California as 
Marine Life Refuges. Although there are limited quantities of undisturbed vegetation 
several sensitive species have been observed with the City including the California Black 
Tailed Gnatcatcher, the Monarch Butterfly, and the Turkish Ruggish (plant). 

Policy 3.1: Environmentally sensitive habitat areas (ESHAs) are any area in which plant 

or animal life or their habitats are either rare or especially valuable because of their special 

nature or role in an ecosystem and which could be easily disturbed or degraded by human 

activities and developments, and include, but are not limited to, important plant 

communities, wildlife habitats, marine refuge areas, riparian areas, wildlife movement 

corridors, wetlands, and significant tree stands, such as those generally depicted on Figure 

COS-I. ESHAs shall be preserved, except as provided in Conservation Open Space 

Element Policy 3.12. Development in areas adjacent to environmentally sensitive habitat 

areas shall be sited and designed to prevent impacts that would significantly degrade those 

areas, and such development shall be compatible with the continuance of those habitat 

areas. Among the methods to be used to accomplish the siting and design of development 

to prevent ESHA impacts are the practice of creative site planning, revegetation, and open 

space easement/dedications. A definitive determination of the existence of 

environmentally sensitive habitat areas on a specific site shall be made through the coastal 

development permitting process. For the Headlands, the extent of environmentally 

sensitive habitat area presently known to the City is generally depicted on Figure COS- I, 

and the land use area boundaries at the Headlands recognize the presence of the habitat. 

The precise boundary of the sensitive habitat at the Headlands shall be determined through 

the coastal development permitting process, including but not limited to those provisions 

outlined in Land Use Element Policy 5.29. (Coastal Act/30230, 30240) 
  

Conservation/Open Space Element - Page 12:Policy 3.7: Environmentally sensitive 

habitat areas (ESHA) shall be protected against any significant disruption of habitat 

values, and only uses dependent on those resources shall be allowed within those areas, 

except as provided in Conservation Open Space Element Policy 3.12. Development in 

areas adjacent to ESHA shall incorporate buffering design elements, such as fencing, 

walls, barrier plantings and transitional vegetation around ESHAs to serve as transitional 

habitat and provide distance and physical barriers to human intrusion. Variances or 

modifications to sensitive resource protection standards shall not be granted. (Coastal 

Act/30240) 
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Conservation/Open Space Element - Page 12: 

 

In addition to the policies above, the following policies shall guide future 

development/redevelopment of the Headlands: 

 

Policy 3.11: Except as authorized under Conservation Open Space Element Policy 

3.12, uses within ESHA within the Headlands area, which includes but may not be limited 

to the approximately 50 acres of land on Dana Point, The Harbor Point promontory, 

the Hilltop 

Park and greenbelt and is generally depicted on Figure COS-1, shall be limited to habitat 

enhancement and maintenance; passive public recreational facilities such as trails, 

benches, and associated safety fencing and interpretive/directional signage provided 

those uses do not significantly disrupt habitat values. Fuel modification to serve 

adjacent development shall be prohibited within ESHA. 

Policy 3.12: In the context of any specific project application that provides all of the 

HDCP Elements, and only in conjunction with a requirement that the plan be completed 

as a whole, a maximum of 6.5 acres of ESHA may be displaced along the slopes of the 

bowl to accommodate development within the bowl, and a maximum of 0.75 acres of 

ESHA located on the Strand bluff face at the southerly boundary of the Strand may be 

displaced to accommodate development within the Strand. The amount of ESHA 

permitted to be displaced may be increased as necessary to accommodate construction of 

a 65-90 room inn, scaled appropriately to the property, within Planning Area 9 provided 

that lower-cost visitor overnight accommodations are provided consistent with Land 

Use Element Policy 5.44. The maximum impacts to ESHA identified in this policy do 

not pertain to or limit vegetation removal necessary to construct and maintain public 

trails as identified on Figure COS-4. 

 

Policy 3.13: Fencing or walls shall be prohibited within ESHA except where necessary 

for public safety or habitat protection or restoration. Fencing or walls that do not permit 

the free passage of wildlife shall be prohibited in any wildlife corridor. If new 

development engenders the need for fencing or walls to protect adjacent ESHA, the 

fencing or walls shall be located within the development footprint rather than within the 

ESHA. 

 

Policy 3.14: Exterior night lighting shall be shielded and directed so that light is directed 

toward the ground and away from sensitive biological habitat. 

 

Policy 3.15: All new development that degrades or eliminates ESHA, as specifically 

allowed under Conservation Open Space Element Policy3.12, shall only be allowed in 

conjunction with a requirement for mitigation for those impacts such that the net impact 

of both the development and the mitigation results in no net loss of ESHA within the 

coastal zone. The mitigation ratio shall be a minimum of 3:1 (substantial 

restoration/creation:impact) of which there shall be a minimum 1:1 substantial 

restoration/creation to impact ratio, preferably on-site or within the coastal zone. 
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Policy 3.16: Except for landscaping on private residential lots, that portion of Strand 

Vista Park situated seaward of the County parking lot and the area along the North project 

boundary parallel to the County beach access stairway, the HOA maintained common 

areas and slopes (residential plan areas only) and the visitor/recreation commercial 

(i.e. PCH Commercial and Seaside Inn site adjacent to Harbor Point), all landscaping 

(including temporary erosion control and final landscaping) for all development within 

the Headlands shall be of plants native to coastal Orange County and appropriate to the 

natural habitat type. Native plants used for landscaping shall be obtained, to the maximum 

extent practicable, from seed and vegetative sources at the Headlands. No plant species 

listed as problematic and/or invasive by the California Native Plant Society, California 

Exotic Pest Plant Council, or as may be identified from time to time by the State of 

California shall be utilized anywhere within the Headlands, including within private 

residential lots, that portion Strand Vista Park situated seaward of the County parking lot 

and the area along the North project boundary parallel to the County beach access 

stairway, the HOA maintained common areas and slopes (residential plan areas only) and 

the visitor/recreation commercial (i.e. PCH Commercial and Seaside Inn site adjacent to 

Harbor Point). No plant species listed as a 'noxious weed' by the State of California or the 

U.S. Federal Government shall be utilized anywhere within the proposed development 

area, including the private residential lots, that portion of Strand Vista Park situated 

seaward of the County parking lot and the area along the North project boundary parallel 

to the County beach access stairway, the HOA maintained common areas and slopes 

(residential plan areas only) and the visitor/recreation commercial (i.e. PCH Commercial 

and Seaside Inn site adjacent to Harbor Point). Drought tolerant plant species shall be 

used and native plant species are encouraged within the private residential lots, that 

portion of Strand Vista Park situated seaward of the County parking lot and the area along 

the North project boundary parallel to the County beach access stairway, the HOA 

maintained common areas and slopes (residential plan areas only) and the 

visitor/recreation commercial (i.e. PCH Commercial and Seaside Inn site adjacent to 

Harbor Point). 

 

Policy 3.17: To protect ESHA and minimize adverse visual impacts new structures shall 

be prohibited on bluff faces excepting repair, re-construction or improvements to existing, 

formal public trails or stairways identified in this LCP and the new residential 

development and new public accessways specifically contemplated by this LCP in the 

Strand, and in that case only in the context of a project application that provides all of the 

HDCP Elements, and only in conjunction with a requirement that the plan be completed 

as a whole. Such structures shall be constructed and designed to not contribute to further 

erosion of the bluff face and to be visually compatible with the surrounding area to the 

maximum extent feasible. 
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Conservation/Open Space Element - Page 15: 

 

Policy 6.4: Preserve and protect the scenic and visual quality of the coastal areas as a 

resource of public importance as depicted in Figure COS-5, "Scenic Overlooks from 

Public Lands," of this Element. Permitted development shall be sited and designed to 

protect public views from identified scenic overlooks on public lands to and along the 

ocean and scenic coastal areas, to minimize the alteration of natural land forms and 

significant natural features to be visually compatible with the character of surrounding 

areas, and, where feasible, to restore and enhance visual quality in visually degraded 

areas. (Coastal Act/30251) 

 

Conservation/Open Space Element - Page 16: 

In addition to the policies above, the following policies shall guide future 

development/redevelopment of the Headlands: 

 

Policy 6.9: As contemplated in the Headlands Development and Conservation Plan, the 

Headlands area shall be developed as a unified project, with one exception provided at the 

end of this policy. The first application for land division within the Headlands seeking 

development pursuant to the Headlands Development and Conservation Plan shall 

encompass the entire approximately 121 acre Headlands area and shall include a proposal 

to cause the expungement of any preceding land division within said area, the dedication of 

all land therein containing ESHA excepting those areas identified in Conservation Open 

Space Element Policy 3.12 in such a manner as to ensure that the property is conserved in 

perpetuity as open space, and the dedication of all parks, beaches and accessways identified 

in this LCP at the Headlands to the City, County or other willing public agency or non-

profit entity in such a manner as to ensure their use in perpetuity for public purposes. The 

one exception to this requirement shall be that, prior to the wholesale re-division of the 

121-acre Headlands area, the landowner may apply for, and the City may approve, any lot 

merger, lot line adjustment, or other land division necessary to enable the landowner to 

separate out and transfer approximately 27 acres of land on the Headlands promontory, 

provided that any such approval is conditioned on the requirement that the area so 

separated is irrevocably deed restricted as conserved open space in conjunction with the 

land division and is thereafter dedicated in a manner that ensures that it is conserved in 

perpetuity as conserved open space, in which case the requirement in the preceding 

sentence shall apply only to the remainder area of the Headlands. 

 

Policy 6.10: Any specific project application that invokes the exceptions identified in 

Conservation Open Space Element Policies 2.21 and 3.12 shall only be approved in 

connection with a requirement that all preserved ESHA and all mitigation areas, onsite and 

offsite, shall be secured through the dedication of a conservation easement to the City, 

Coastal Conservancy or the wildlife agencies. In addition, a preserve management plan 

shall be prepared for the preservation and mitigation areas, to the satisfaction of the City, 

the wildlife agencies, and the Executive Director of the Coastal Commission. The preserve 

management plan shall ensure adequate funding to protect the preserve as open space and 

to maintain the biological values of the preservation and mitigation areas in perpetuity. 

Management provisions and funding shall be in place prior to any impacts to habitat. At a 
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minimum, monitoring reports shall be required as a condition of development approval for 

at least 5 years after habitat mitigation efforts. 

 

Policy 6.11: The funding required under Conservation Open Space Element Policy 6.10 

shall at minimum consist of I) A non-wasting endowment sufficient to maintain the 

biological values of the open space areas within the Headlands that will not be owned by 

the City or other public agency; and 2) $2 million paid by the developer to the City, all of 

which shall be used to establish a non-wasting endowment sufficient to maintain the 

biological values of the open space areas within the Headlands that will be owned and/or 

maintained by the City. The amount of the endowments shall be identified and documented 

by a public agency or non-profit entity (e.g. Center for Natural Lands Management) 

experienced in the estimation of costs for open space management. 

 

Conservation/Open Space Element- Page 21 

CONSERVATION AND OPEN SPACE FOR THE PRESERVATION OF 

NATURAL RESOURCES 

The most significant natural resources in Dana Point include the Pacific Ocean, land with 
open space potential, lands with significant biological resources, water resources, 
significant landforms, and those sites or structures that have historical, archaeological or 
paleontological significance. The Pacific Ocean and shoreline provides important marine 
habitats for many species. Certain sections of the City's coast have been designated by 
the California Department of Fish and Game as three separate but contiguous marine life 
refuges. The other areas of natural resource open space include, San Juan Creek and Salt 
Creek and the beaches and bluff areas along the coast. 

These important natural resource areas are shown on Figure COS- I. Other areas of 
natural resource open space include San Juan Creek and Salt Creek and the beaches and 
bluff areas along the coast. 

The Headlands 

The Headlands is the largest remaining privately owned, undeveloped area within the 
City. The Headlands contains a number of natural resources, including coastal sage scrub 
vegetation, which support a variety of plant and animal species. 

In 1996, the U.S. Department of Interior, the U.S. Fish and Wildlife Service (USFWS), 

the California Resources Agency, the California Department of Fish and Game (CDFG), 

the California Department of Forestry and Fire, the California Department of Parks and 

Recreation, and the Orange County Environmental Management Agency, in conjunction 

with participating property owners, adopted the Central/Coastal Orange County Natural 

Communities Conservation Plan/Habitat Conservation Plan (NCCP/HCP). The 

NCCP/HCP provides for the conservation of certain sub-regionally significant natural 

resources and multi-species habitat preserve areas. 

 

The NCCP/HCP was preceded by five years of scientific analysis and public agency 

review. A joint Environmental Impact Report and Environmental Impact Statement 

(EIR/EIS) were prepared pursuant to the California Environmental Quality Act, the 
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California Endangered Species Act, and the federal Endangered Species Act by the 

CDFG and the USFWS. In 1996, the EIR/EIS was certified as a Final EIR/EIS. 

The NCCP/HCP program resulted in the creation of the Orange County Habitat Reserve 

System. This 38,738 acre nature reserve has been permanently designated for open space 

and conservation purposes, and was designed to function as a multiple habitat system. 

Portions of the Reserve lie within the Coastal Zone and include over 18,800 acres of 

coastal sage scrub; as well as about 7,300 acres of chaparral, 6,100 acres of grasslands, 

1,800 acres of riparian, 950 acres of woodland, 200 acres of forest habitat and significant 

portions of six other habitat types now existing within the subregion. 

The Headlands' owners were identified in the NCCP/HCP as a "participating landowner" 

for "contributing significant land and/or funding toward implementation of the reserve 

system and adaptive management program." As a result, the landowners were issued a 

Section l0(a) Endangered Species Act Permit for the project site. 

 

For these landowners, development activities and uses addressed by the NCCP/HCP 

would be considered fully mitigated under the NCCP Act and the State and federal 

Endangered Species Acts for impacts to habitat occupied by listed and other species 

"identified" by the NCCP/HCP and Implementation Agreement. 

 

Through the NCCP/HCP conservation program, as well as the designation of 

approximately 34 acres of the Headlands Conservation Park and other natural open space 

onsite, the Headlands property has provided for the preservation of important natural 

habitats. 

 
The Headlands Conservation Park 

 

The Headlands shall provide for a Headlands Conservation Park on a site of 

approximately 27.9 acres. The Headlands Conservation Park shall be a conservation area 

and generally include the land on either side of existing Marguerita Road (to be removed 

and the area restored) lying between the two existing residential enclaves. This area 

includes the most important biotic resources, the adjacent coastal bluffs, the rocky beach, 

and the entire Pacific pocket mouse reserve identified in the NCCP/HCP. The Headlands 

Conservation Park shall provide limited public access to the bluff top via a perimeter 

bluff top trail. A greenbelt buffer will be provided between the Headlands Conservation 

Park and the proposed residential development on the Upper Headlands. The greenbelt 

buffer will provide additional habitat conservation outside of the conservation area. 

Public parking and any other facilities also must be located outside of the Headlands 

Conservation Park conservation area and all other lands containing environmentally 

sensitive habitat area, except as allowed under Conservation Open Space Element Policy 

3.12. 
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Conservation and Open Space Element - Page 25 

CONSERVATION MEASURES 

The following techniques may be used to acquire, transfer, dedicate or convey land for 
open space purposes: 

Open Space Easements – pursuant to the Open Spece Easement Act of 1974 (Government 
Code Section 51070 et seq.). 

 

Conservation and Development Easements - pursuant to the Conservation Easement Act 

(Civil Code Sections 815-816). 

Charitable donations of land pursuant to Section l 70(h) of the Internal Revenue Code. 

Transfer of property to a public agency or non-profit conservation agency. 
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Table COS 4 - Page 32 

 

OTHER RECREATION 

SPACES 

 

Camino del Estrella 

Overlook 

 

 

Upgrade of existing 

facility; no net new 

acreage 

 

 

Camino de Estrella 

 

 

Telescope; benches 

Dana Hills Tennis Center Upgrade of existing 

facility; no net new 

acreage 

Calle de 
Tenis 

 Tennis Court 

Open Space Areas A-E 5.22 Monarch Beach Resort To be determined 

 

Headlands Conservation 

Park-Conservation 

Open Space 

 

27.9 acres 

 

The Dana “Point” 

promontory area. Falls 

on either side of 

existing Marguerita 

Road. 

 

Preservation and conservation of native 

species, coastal bluffs and rocky 

beaches. Public safety fencing and 

security for biotic resources. Limited 

public access, signage, bluff top trails 

and lookouts. 

 

Strand Vista Park- 

Recreational Open Space 

 

 

 

 

 

 

 
• North Strand  

Beach Access 
 

 

 

 

• Mid-Strand Vista 

Park Access 

 

 

 

 

 

 

 

 

 

• South Strand 

Beach Access 

 

9.9 acres 

 

Seaward of the County 

Strand Beach parking 

lot. 

 

 

 

 

 

 

Existing stairway from 

the County Strand 

Beach parking lot to 

the beach at the north 

boundary. 

 

Runs from 

approximately the 

middle of Strand Vista 

Park to a connection 

with the Central 

Strand Beach Access 

at the intersection of 

the first cul-de-sac 

street. 

 

 

Between County 

Strand Beach parking 

lot and the existing 

residential enclave to 
the south. 

 

Linear park with unobstructed scenic 

overlooks to and along the ocean per 

Figure COS-Sa, public trails, seating, 

landscape and hardscape features. 

Includes the North, Mid-Strand Vista 

Park Access and South Strand Beach 

Access. 

 

 

Reconstruct access to provide 

overlooks, resting points, landscape 

features. Restroom/showers above the 

beach. STS Funicular to provide 

mechanized beach access assistance. 

 

 

 

 

 

 

 

 

 

 

 

 

Meandering trail to beach, overlooks, 

public safety fencing, emergency 

access to beach. Restroom/showers 

above the beach. 

 

 

Continued next page 
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Table COS-4 continued 

 

Site Acreage Location Proposed Features 

 

Strand Beach Park 

Recreational Open Space 

 

 

 

 

 

 

 

• Central Strand 
Beach Access 

 

5.4 acres 

 

From the Strand 

residential development 

seaward 
to the mean high tide. 

 

Wide, sandy beach; pedestrian access 

to the County Strand Beach parking lot. 

Public walkway with picnic tables and 
benches seaward of the Strand 

residential development and on top or 

landward of the shoreline protective 

device to provide all-weather lateral 

beach access, unobstructed views to and 

along the ocean, and recreational 

opportunities. 

Unobstructed public pedestrian and 

bicycle access through the Strand 

residential development to the Central 

Strand Beach access point. 

 

Harbor Point Park- 

Recreational Open Space 

 

4.3 acres 

 

Seaward of Cove Road 

and realigned Scenic 

Drive, not including 

adjacent coastal bluffs. 

 

Overlooks, public trails, benches, 

signage, preservation and conservation of 

native species. 

 

Harbor Point Park- 

Conservation Open Space 

 

6.1 acres 

 

From the top of bluff 

to the mean high tide, 

including the coastal 

bluffs and rocky 

beaches. 

 

Preservation of coastal bluffs and rocky 

beaches; no improvements except those 

required for public safety, signage or 

erosion control. 

 
Hilltop Park- 

 
15.1 acres 

 
Highest point of the 

 
Public trails, overlooks, signage, 

Recreational Open Space  property, westerly of seating, native habitat conservation and 

  PCH and Green enhancement. 

  Lantern.  

• Greenbelt Buffers 
 

Buffers to residential 

and commercial uses, 

Public trails, open space parking 

(outside of designated ESHA), visitor 

  adjoins Headlands recreational facilities (outside of 

  Conservation Park on ESRA), seating, signage, public roads 

  the south, connections necessary to access open space areas 

  to Hilltop Park, South (outside of designated ESHA), native 

  Strand Beach access, habitat conservation and enhancement. 

  Harbor Point Park, and 
Strand Vista Park. 
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Conservation and Open Space Element - Page 35 

Biking/Hiking Trails 

The City of Dana Point operates a coordinated system of trails, including bikeways, 

equestrian trails and hiking trails. The trails system is shown in Figure COS-4 and 

described in the Master Plan of Parks, Recreation and Open Space prepared by the 

Capistrano Bay Parks and Recreation and annually updated. The one existing hiking trail 

in Dana Point extends approximately one mile through Salt Creek Beach Park. 

 
The Headlands 

The General Plan designates 71.0 gross acres (including 2.5 acres of public roads and 

parking) of Recreation/Open Space on the Headlands. The Headlands Specific Plan or 

PDD shall specify an implementation program, identifying the location and range of 

activity for public open space. 

The public open space program shall provide for the conservation of natural resources 

and protection of sensitive species in accordance with local, state, and federal laws and 

permits. It shall also provide for the creation of public parks and trails, new public access 

to Strand Beach, the conversion of Strand Beach from private to public ownership, and 

the creation of public visitor-serving recreational facilities. 

 
Headlands Public Open Space 

 

Public open space may comprise those lands that accommodate conservation uses, public 

recreational opportunities, and public visitor recreational facilities, including sandy and 

rocky beaches, coastal bluffs, parks, linear trails, greenbelts, vegetated slopes, public 

access and parking, and public or visitor-serving amenities. 

The following policies shall guide the design and implementation of the public open 

space on the Headlands: 

 

• The public open space shall be held in fee title by an appropriate public agency and/or 

non-profit group for the benefit of the public. To ensure that such lands cannot be 

developed in the future, a permanent open space easement will be recorded to the 

benefit of the public prior to or concurrent with the conveyance of the public open 

space lands. 

 
• Harbor Point Park, Strand Beach Park, Hilltop Park, Strand Vista Park, and the 

Headlands Conservation Park are the areas of highest scenic resource or biotic 
resource value and shall be designated for public open space. 

 

• The public open space shall incorporate an integrated park and trail system that 

enables the public to access the different public open space areas of the property. 

 

• The public open space shall provide access to coastal views and trails. 
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 • The public open space shall include appropriate public amemt1es, such as visitor- serving 

  facilities, lookouts, parking, kiosks, signage, benches, picnic tables, trails, fencing, and  

  related recreational amenities. 
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Conservation and Open Space Element- Page 41-42 

The Coastal Bluff Trail 

The Coastal Bluff Trail or other connected open space is intended to provide a linkage 

from the Monarch Beach area through the Strand and Headlands area, and Lantern Bay area to 

the Doheny State Park area. This walkway and trail system will link the various 

lookout points and parks. While in certain areas the existing residential and commercial 

development may preclude a continuous bluff edge easement, the trail system could continue on 

local streets around those existing developments. In the future as areas are redeveloped, reservation 

should be considered for the bluff top trail. 

Where possible, the missing links of the Coastal Bluff Trail between the Headlands and 

Doheny State Beach should be completed. Since existing single family homes prohibit a 

continuous bluff edge easement between The Streets of The Blue and Amber Lantern, and 

between Streets of the Violet and Golden Lantern, pedestrian improvements (street trees, 

benches, bike lanes, and graphic markers) should be developed along Santa Clara Avenue. 

Scenic Resources 

 

The scenic resources in Dana Point are a major asset of the community. In the western portion 

of the City, including Monarch Beach, high points provide sweeping views of the southern 

California coast and Catalina Island while the lower elevations provide whitewater views. In 

the central portion of the City, including the "Headlands", there are views and panoramas of 

the Pacific Ocean, the Dana Point Harbor, the Palos Verdes Peninsula to the north, La Jolla to 

the south and Catalina Island to the west, and inland views to the foothills and valleys. In the 

Capistrano Beach area of the City the blufftops offer panoramic views of the coastline. 

 

A unique sequence of parks and lookouts on the coastal terrace offer outstanding views of the 

ocean. These include the Pine Bluffs Park, Gazebo Park, Leyton Park, Lantern Bay Park, 

Heritage Park, Blue Lantern Lookout Point, and Salt Creek Beach Park. 

As new development is considered, existing public views should be preserved as much as 

possible. Consideration should be given to protecting public views along the ridge lines, views 

toward the inland mountains and along scenic transportation corridors. Because of the unique 

character and the environmental setting of the City, consideration of scenic resource 

opportunities should be a key factor in development and revitalization decisions. 
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GENERAL PLAN POLICIES AND FUTURE RECREATION FACILITIES 

 

The Land Use Element describes a land use designation that is applicable for identifying 

areas of the City where existing and future parks, trails and other recreational facilities 

are or may be located. Other sites adjacent to these designated areas may be purchased or 

acquired as development exactions pursuant to state law for more intensive recreational 

uses Figure COS-6 depicts those areas designated on the Land Use Plan Map for 

recreation and open space purposes which are to be preserved. 

 

By comparing projected build-out for the City with the standards and criteria of this 

Element, it is possible to identify those areas which will be adequately served by existing 

park facilities and those for which new parks will be needed. As a part of its 

implementation program for this Element, the City will develop or amend its Master 

Parks Plan to show the approximate number and location of additional park facilities, by 

category, according to the specific criteria outlined in the Master Parks Plan, the Land 

Use Element, and this Element. This information will be used as a reference tool, and 

the above criteria will be observed, for planning the acquisition and siting of park facili 
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Public Facilities/Growth Management Element- Page 21 (after policy 8.7) The 

Headlands Storm Drain and Water Quality Program 

Existing Conditions: On the Headlands, the majority of the property drains to Strand Beach; the 

remainder of the property drains over the bluff edges from Harbor Point around to the northerly 

residential enclave and to Dana Point Harbor. 

A number of storm drain outlets to Strand Beach were constructed to serve the mobile home 

park and the on-site and off-site drainage runoff. The mobile home improvements remain in 

place, although in total disrepair. Offsite public storm drain improvements and structures exist 

in the public access path running from the County Strand Beach parking lot (adjacent to Selva 

Road) to Strand Beach, located north of the Headlands. This storm drain services areas outside 

of the Headlands, and no portion of the property utilizes this storm drain. Future storm drainage 

design for the Headlands will not utilize this facility. 

 

Design Considerations: The Headlands storm drain design shall be prepared by a registered 

civil engineer pursuant to a hydrology study. The study shall evaluate the existing conditions, 

including the offsite areas that drain across the property. The study must address the protection 

of marine resources and water quality, both to the Strand Beach area and Dana Point Harbor. 

Development of the Headlands shall mitigate impacts to water quality. 

The following Goals and Policies will minimize the Headlands development impacts to water 

quality. 

GOAL 9: Implement a storm water conveyance, filtering, and discharge system that 

utilizes Best Management Practices ("BMP") to minimize the potential for on- site 

erosion, water quality impacts to marine resources, and water quality impacts to Dana 

Point Harbor. 

Policy 9.1: Design structures and procedures to minimize the potential for water quality 

impacts to the ocean. Special emphasis shall be placed on reducing pollutants in the "first 

flush" of a storm event. 

Policy 9.2: Minimize impacts to coastal resources through the disbursement and dilution of 

stormwater run-off through multiple stormwater discharge points. 

Policy 9.3: Cooperate with the South Coast Water District to develop a program to divert low-

flow "nuisance" run-off to the sanitary sewer system for treatment, thereby avoiding dry 

weather flows to the beach or Harbor. 

Policy 9.4: Based on recommendation derived from the hydrological analysis, incorporate 

BMP devices that may include separators, filtering systems, or other features into the 

stormwater conveyance design to reduce oil, grease, sediment, debris, and other pollutants. 
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Policy 9.5: During site grading, implement appropriate BMPs to control the potential for 

erosion, transport of sediment and related problems. 
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Public Facilities/Growth Management Element - Page 28 

Comprehensive Development Plans for Large Projects: The City will require that any new 

large developments (such as any development proposed for the Headlands) prepare a 

comprehensive development plan, and environmental impacts analysis. A PDD is an 

example of a Comprehensive Development Plan for a large project. This will allow the City to 

anticipate the impacts of large projects prior to development of any portion of the Projects, and 

permit more time to plan for public services and facilities needed to support the projects. 
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Public Facilities/Growth Management Element - Page 32 

 

 

Wastewater Collection, Treatment, and Reclamation: Prior to 2000, four sanitary districts 

served the City of Dana Point. The boundaries of the districts and location of their existing and 

planned facilities are shown in Figure PF-4. Two of the former Sanitary Districts, Dana Point 

Sanitary District and Capistrano Beach Sanitary District, were consolidated into the South 

Coast Water District. 

Two former joint powers agencies, the Aliso Water Management Agency (AWMA) and the 

South East Regional Reclamation Authority (SERRA) were consolidated to form the South 

Orange County Wastewater Authority (SOCWA). SOCWA provides sewage treatment to the 

wastewater districts that serve Dana Point. 

 

As shown in Figure PF-4 and described in the MEA, there are "pockets" of the City that 

currently are not part of a sanitary district. Most of these are public parks, but one area is the 

Headlands. The South Coast Water District will provide wastewater collection and treatment 

for the Headlands. The Headlands is required to annex into the South Coast Water District, 

improvement District No. 1 pursuant to an agreement with that agency. Currently, the existing 

residential enclaves in this area are served by septic tanks 

 

The City's sanitary districts, South Coast and Moulton Niguel, are served by reclaimed water 

systems. 

The policies of this Element focus upon encouraging coordination between the various sanitary 

districts, evaluating varying levels of service between the districts, and supporting the 

expansion of reclaimed water facilities. As part of the Growth Management Plan, the City will 

also explore the feasibility of involving wastewater districts in a mitigation fee program. 

Solid Waste: The City of Dana Point contracts with Solag Disposal to remove solid waste. 

The Prima Deschecha landfill, where the City's waste is shipped, is estimated to have a 

remaining life of over twenty years. 



 

 

 



2-1 Planned Development District 

 

 

Chapter 9.34 
 
 

 
Planned Development District 

 
 
 

 

Sections:  

 
9.34.010 Intent and Purpose. 

 9.34.020 Initiation of Planned Development District. 
 9.34.030 Approval of Planned Development District. 
 9.34.040 Planned Development District Establishment Procedure. 

 9.34.050 Cost of Preparation and Processing. 
 9.34.060 Designation as a Planned Development District Area. 
 9.34.070 Planned Development District Application Requirements. 
 9.34.080 Planned Development District Adoption Requirements. 

 
 

 

9.34.010 Intent and Purpose. 

The purpose of the Planned Development District is to allow diversification in the 

relationship of various buildings, structures and open spaces in order to be relieved from the rigid 

standards of conventional zoning. To achieve this, a Planned Development District establishes 

zoning requirements that are in addition to, in combination with, or in place of the zoning 

requirements found in other Chapters of this Code. The Planned Development District requires 

exceptional design features and sensitive and enhanced site planning to produce an integrated 

and stable planned development that is compatible with existing and planned surrounding land 

uses. A Planned Development District shall comply with the regulations and provisions of the 

General Plan (including, for any Planned Development District or part thereof that is within the 

Coastal Overlay District, the Coastal Land Use Plan) and shall provide adequate standards to 

promote the public health, safety and general welfare. The criteria upon which applications for 

Planned Development Districts shall be judged and approved will include the following: 

I.  Developments that provide a mix of land uses. 

2. Creative approaches in the development of land. 

3. More accessible and desirable use of open space area. 

4. Variety in the physical development pattern of the city. 

5. Utilization of advances in technologies and programs that are innovative to land 

development. 

6. For areas located in the Coastal Overlay District, developments that conform with the 

Coastal Land Use Plan. 
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9.34.020 Initiation of Planned Development District. 

The City Council shall identify those portions of the City where application of the 

Planned Development District is appropriate. Planned Development Districts may be initiated in 

accordance with the process for initiating General Plan amendments described in Chapter 

9.61.0S0(b) of this Code. After initiation of the process to consider an application for a Planned 

Development District, the procedures identified in this Chapter 9.34 shall be followed. 

Amendments to Title 9 and to the Land Use Element, Urban Design Element, and 

Conservation/Open Space Element of the General Plan shall not be effective in the coastal zone 

for local coastal program purposes unless and until effectively certified by the Coastal 

Commission as an amendment to the Local Coastal Program. An amendment to the Local 

Coastal Program shall be processed pursuant to the provisions of Section 9.61.0S0(e) of Title 9. 

9.34.030 Approval of Planned Development District. 

An application for a Planned Development District shall be approved by the City Council 

in accordance with the provisions described in this Chapter 9.34. Approval of the application for 

a Planned Development District shall be by Ordinance; however, the non-regulatory portions of 

the Planned Development District may be adopted by Resolution. Approval of the Application 

of the Planned Development District shall include findings by the City Council that the Planned 

Development District is consistent with, and provides for the orderly, systematic, and specific 

implementation of the General Plan. Approval of a Planned Development District in the Coastal 

Overlay District shall include findings by the City Council that the Planned Development 

District is consistent with and adequate to carry out the provisions of the Land Use Plan of the 

City's Local Coastal Program. 

9.34.040 Planned Development District Establishment Procedure. 

The procedure for establishing the Planned Development District for any site shall be in 

accordance with the procedure for zoning amendments described in Chapter 9.6I of this Code. 

Adoption of the Planned Development District shall include an amendment of the Zoning Map to 

identify the Planned Development District area, its corresponding Planned Development District 

number, and inclusion of the Planned Development District as an appendix to the Zoning Code. 

For Planned Development Districts in the Coastal Overlay District, the procedures for Local 

Coastal Program amendments described in Chapter 9.61 of this Code shall also apply. 

9.34.050 Cost of Preparation and Processing. 

If initiated by the City, the cost for preparation of the Planned Development District shall 

be borne by the City. If initiation is requested by a property owner(s), the cost for preparation of 

the Planned Development District shall be borne by the property owner(s). The method for 

determining costs of preparation and making payment shall be as specified in a resolution 

adopted at the time of initiation of the Planned Development District and the amounts shall be 

fixed upon adoption of the Planned Development District. 
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9.34.060 Designation as a Planned Development District Area. 

Designation of an area as Planned Development District before the adoption of the 

Planned Development District prohibits the issuance of grading permits, building permits, or 

land use permits, unless such permits or entitlements are for the restoration or remedial 

maintenance and do not in any way predispose land use or development, prior to the adoption of 

the Planned Development District. 

9.34.070 Planned Development District Application Requirements. 

 

The application for a Planned Development District shall contain the following data and 

information, as deemed appropriate by the Director of Community Development. The Planning 

Commission or City Council may require additional information as is deemed reasonably 

necessary to properly interpret and evaluate such application: 

LAND USE 

1. A detailed list of permitted uses within each land use category. 

2. A matrix of development standards for each land use category. 

3. Land uses proposed for the zone. 

4. An enumeration of anticipated differences between zoning ordinance standards and the 

proposed plan. 

5. A detailed calculation of density. 

 

6. Types and/or areas for commercial uses, off-street parking, multiple-family dwellings and 

other uses to be established within the Planned Development District. 

7. Proposed tentative subdivision map or parcel map if property is proposed to be divided at 

the time of the approval of the Planned Development District. 

CIRCULATION 

 

8. Proposed street layout and lot design, off-street parking and loading zones. This should 

include proposed circulation of vehicles, pedestrians and bicycles. 

9. Any special engineering features and traffic regulation devices needed for public safety 

shall be shown. 

PUBLIC FACILITIES 

10. Areas proposed to be dedicated or reserved for parks, natural open space, parkways, 

playgrounds, school sites, public or quasi-public buildings and other such uses. 
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11. Description of all open areas and a statement disclosing the means whereby such open 

space shall be provided for public use and preserved. 

DESIGN 

12. Topography of the land and contour intervals and all existing natural features of the land. 

13. Description of architectural design standards for residential and commercial land uses. 

14. Statement setting forth a program for installation and maintenance of parking areas, 

lighting, landscaping, private grounds, streets, signage, utilities and open areas. 

INFRASTRUCTURE 

15. A preliminary study of facilities required such as drainage, sewage and public utilities. 

16. Access, traffic, bicycle and pedestrian ways and easements, including location grades, 

widths of all streets, location and size of utilities, drainage structures, and other 

improvements. 

17. Preliminary grading plan. 

PHASING 

18. Description of all phases of development and estimated timing for completion of phases 

and total project. 

19. Other information as deemed necessary by the Community Development Director. 

If the City Council finds that such application is in conformity with the General Plan (and, for 

areas within the Coastal Overlay District, the Land Use Plan of the Local Coastal Program), and 

the intent of this article, and that the property is suitable for the proposed development, it may 

approve such application. If such application is not in such conformity with any one of those 

items, the application shall not be approved. 

Section 9.34.080   Planned Development District Adoption Requirements. 

In order to approve a Planned Development District application, the Planning 

Commission or City Council shall make the following findings: 

1. Areas proposed for residential development under a Planned Development shall be 

generally compatible with the character and density of the surrounding neighborhood, 

while promoting a high standard of architectural quality. Provisions within the Planned 

Development have been included that sites for public facilities have been included and 

are adequate to serve the anticipated population. 

2. Areas devoted to industrial and research uses under a Planned Development shall be 

appropriate in area, location and overall planning for the purpose intended, and the design 

and development standards shall create an environment that will promote professionalism 
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and create a desirable work environment, including ample open space and high quality 

architecture and construction materials. 

3. Areas devoted to institutional, recreational and other similar nonresidential uses under a 

Planned Development shall be appropriate in area, location and overall planning for the 

purpose proposed and the surrounding area shall be protected from any adverse effects 

from such development. 

4. The auto, bicycle and pedestrian traffic system shall be adequately designed to meet 

anticipated traffic and shall be so designed to provide the minimum amount of 

interference with each other. 

5. Commercial development shall be justified economically at the location proposed and 

that adequate commercial facilities of the types proposed will be provided. 

6. The natural environment of the study area has been evaluated in a specific study based on 

established standards, and natural open space areas have been preserved and/or dedicated 

based on an evaluation of these areas. 

7. For Planned Development Districts located in the Coastal Overlay District, the 

implementing actions described in the Planned Development District conform with, or 

adequately carry out, the provisions of the certified land use plan. 
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3.1 INTRODUCTION 

The Headlands Development and Conservation Plan (HDCP) provides for an orderly and 

balanced development of the site, as well as the conservation of open space and natural 

resources. The HDCP implements the goals, policies, plans and programs of the General Plan 

that are applicable to the property. The HDCP regulates the location, type and density of 

development, while ensuring the provision of adequate public lands, services and facilities. 

Section 3.0 establishes the project zoning and development standards, and incorporates by 

reference the general provisions, the land use plan, and definitions. 

The City's Zoning Code primarily implements the General Plan. In accordance with State law, it 

provides permitted land uses, development standards, and implementation programs for the City. 

The property is zoned Planned Development District (PDD-1). The PDD zoning provides for the 

orderly systematic implementation of the General Plan. The HDCP complies with and augments 

the City's Zoning Code. The development standards in Section 3.0 and 4.0 of the HDCP are the 

required zoning standards for the property and in conjunction with the Zoning Code, serve as the 

Implementing Actions Program for the Local Coastal Program. 

 

A. Purpose 

The HDCP implements the General Objectives, Conservation Objectives, and Development 

Objectives described in Table 3.1.1. As detailed on the following page, the Objectives balance 

the project needs through complementary policies that incorporate a multitude of uses and 

activities. 
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TABLE 3.1.l 

 

HEADLANDS DEVELOPMENT AND 

CONSERVATION PLAN OBJECTIVES 

 
General Objectives 

• To be consistent with the goals, policies, and objectives of the City's General Plan. 

• To implement the plans, policies, and programs of Section 4.0, Development Guidelines. 

• To be consistent with the goals, policies, and objectives of the California Coastal Act through the 
implementation of the Dana Point Local Coastal Program, as amended to include the HDCP. 

 

Conservation Objectives 

• To establish significant public open space, parks, and trails. 

• To establish, preserve, and protect coastal access and recreation. 

• To conserve significant natural resources consistent with the Natural Community Conservation 
Plan/Habitat Conservation Plan and the Dana Point Local Coastal Program. 

• To mitigate drainage impacts to marine environments adjoining the project site, including Dana 

Point Harbor. 
• To regulate landform alteration to reduce adverse aesthetic impacts. 

• To create and preserve public coastal access and view opportunities. 

 

Development Objectives 

• To increase public coastal access through an integrated design of parks, open space, trails, and 
visitor facilities. 

• To construct public visitor educational facilities that encourage public access, and recreational 
improvements that enhance the open space and coastal experience. The facilities shall create 
visitor information, conservation and natural interpretive programs. 

• To provide public trails and greenbelts to link and buffer different land uses. 

• To ensure adequate vehicle access and circulation, while minimizing traffic impacts to adjacent 
residential areas. 

• To provide high quality visitor/recreation commercial and residential land uses. 

• To increase the acreage devoted to public open space, parks, and sensitive natural resources by 
designing development areas that incorporate ocean views. 

• To provide for the early delivery and construction of public facilities as provided for in this HDCP 
and the Development Agreement. 

• To create a positive fiscal impact to City revenues. 
 
 

 

B. Application 

The regulations contained herein constitute the applicable Zoning Code Standards for the project. 

The interpretation and application of this section shall be accomplished in accordance with the 

following provisions: 

1. Conflicts 

 

If there is a conflict between this PDD and the Municipal Code, Zoning Code, or 

Implementing Actions Program of the Local Coastal Program the provisions of the PDD 

shall prevail. If there is a conflict between this PDD and the Land Use Plan policies of 

the Local Coastal Program, the Land Use Plan policies of the Local Coastal Program 

shall prevail. 
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2. Omissions 

If a provision, standard or procedure is not contained within these regulations or 

policies, the provisions, standards, or procedures contained within the Municipal 

Code or Zoning Code shall be utilized 

3. Ambiguity 

If ambiguity arises regarding the appropriate classification of a particular use, or with 

respect to matters of height, yard, or area requirements, or other development standards, 

the Director of Community Development shall resolve the issues, conditions, or situation. 

Decisions of the Director of Community Development may be appealed to the Planning 

Commission. Decisions of the Planning Commission are appealable to the City Council. 

4. Invalid/Unconstitutional 

If any section, subdivision, sentence, clause, phrase, or portion of this document, or 

the application thereof to any person or place, is for any reason held to be invalid or 

unconstitutional by the decision of any court of competent jurisdiction, such decision 

shall not affect the validity of the remaining portions of this document or its 

application to other  persons or places. 
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3.2 GENERAL PROVISIONS 

 

A. Development Permits 

All development within the HDCP shall comply with the provisions of the Municipal Code 

unless otherwise specified herein. All development permits shall be issued after the Director of 

Community Development or designee has determined that said permit is consistent with the 

following: 

 

• HDCP (Implementing Actions Program) 

 

• Coastal Development Permit or Master Coastal Development Permit 

 

• The PDD and, where applicable, the Municipal Code 

 

• The Final EIR (State Clearinghouse No. 2001071015) 

 

The standard of review for coastal development permits processed by the City is the certified 

local coastal program which consists of the Coastal Land Use Plan and the Implementation Plan. 

For the Headlands, the Coastal Land Use Plan is comprised of the Land Use Element, Urban 

Design Element, and Conservation Open Space Element of the City's General Plan; while the 

Implementation Plan is comprised of the City's Zoning Code and Section 3.0 (Headlands 

Planned Development District) and Section 4.0 (Development Guidelines) of the Headlands 

Development and Conservation Plan. 

 

B. Enforcement 

These regulations shall incorporate by reference any conditions, requirements, or standards 

indicated graphically or in writing, and, as such, shall have the same authority, force and effect. 

Any development not in substantial conformance with such conditions, requirements, or 

standards shall be in violation of the HDCP (Implementing Actions Program). Violation of the 

HDCP will be a misdemeanor as defined in the City's Municipal Code, and procedures to 

enforce the Code may include appropriate civil, administrative or criminal proceedings. 

Penalties and/or fines shall be in accordance with the City Municipal Code, and, where 

appropriate, shall represent the cost to the City to implement the measure, correct any 

deficiencies in implementation, or otherwise ensure compliance with the measure in question. 

 

If compliance is not demonstrated within a reasonable period of time, the City may use 

immediate penalties to ensure public safety. These penalties, where appropriate, may include the 

possible issuance of stop-work orders or the suspension of construction permits. 
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C. Amendments 

Any amendment to Section 3.0, Planned Development District, shall also amend the relevant 

parts of Section 4.0, Development Guidelines, as necessary. An amendment shall follow the 

procedures described in this section. 

D. Variances 

Applications for a variance to the development standards of these regulations shall be processed 

in accordance with the City Zoning Code. Variances from 1) the minimum number of parking 

stalls (excepting residential uses), 2) bluff edge setbacks, 3) requirements relative to protecting 

Environmentally Sensitive Habitat Area (ESHA) including required setbacks, and 4) height 

restrictions necessary to protect public views, shall not be granted. 

E. Planning Area Boundaries 

The boundary alignments shown on the Planning Area Plan in Section 4.0 and referenced in this 

Section 3.0 are based on topography, known landmarks, acreage figures, and existing structures 

and roadways. The precise boundaries of each Planning Area shall be determined at tentative 

tract map submittal. The tentative tract map shall not deviate from the boundaries shown in the 

Land Use Plan by more than 5% from the amounts shown in Table 3.2, Land Use Plan Statistical 

Summary and shall be consistent with the Local Coastal Program Land Use Plan. The Director 

of Community Development may approve adjustments up to 5% of the gross acreage of any 

Planning Area provided the maximum acreage established for the total public open space is not 

diminished, the quantity or alignment of public accessways as depicted in the General Plan/Local 

Coastal Program Land Use Plan is not changed, and no impacts to ESHA occur beyond those 

specifically allowed under the General Plan/Local Coastal Program Land Use Plan. Any 

proposed change in excess of 5% of the gross acreage of any Planning Area shall require an 

amendment to the HDCP. Boundary alignments approved in a coastal development permit may 

only be changed through a coastal development permit amendment. 

 

F. Submittal Materials 

Except as provided below, the Developer shall follow standardized City submittal requirements 

for all applicable discretionary permit applications unless such materials were previously 

submitted and approved by the City in a prior application. Submittals for project wide 

discretionary actions (i.e., Coastal Development Permit, Site Development Permit, Tentative 

Map, etc.) related to development involving solely land division and/or demolition and/or 

grading shall not be required to conform to Section 9.61.040(e)(2)(F) and 9.61.040(e)(2)(G), 

regarding elevations and floor plans. In addition, the following submittal requirements shall be 

required: 

 

1. A detailed Trail Plan for each Planning Area. The trail plan shall address both private 

and public trails within the Planning Area, if applicable. The plan shall incorporate 

the trail policies and standards in Section 4.0, Development Guidelines. 
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2. A view analysis exhibit which illustrates that coastal views from public viewing areas 

and public walkways shall be established, maintained and protected in accordance 

with the policies and standards in the Land Use, Urban Design, and Conservation 

Open Space Elements of the City's General Plan/Local Coastal Program and Section 

4.0, Development Guidelines. 

3. All applications for new development on a beach, beachfront, bluff or bluff top 

Property analysis prepared by a licensed civil engineer with expertise in coastal engineering 

which addresses and demonstrates the effects of said development, over the 

development's anticipated economic life (no less than 75 years), in relation to the 

following: 

• The profile of the beach; 

• Surveyed locations of mean high tide lines acceptable to the State Lands 

Commission; 

• The area of the project site subject to design wave uprush; 

• Foundation design requirements; 

• The long term effects of proposed development on sand supply; 

• Future projections in sea level rise; 

• Project alternatives designed to avoid or minimize impacts to public access. 

If a comprehensive shoreline protection and stabilization plan is implemented in the 

Strand area pursuant to Conservation Open Space Element Policy 2.21, the studies 

necessary to demonstrate compliance with the above described requirements has been 

satisfied for the development in the Strand by those studies submitted in conjunction 

with the approval of LCP Amendment 1-03. 

4. All applications for a coastal development permit for new development in the vicinity 

of a coastal bluff shall supply all of the information identified in Zoning Code 

Sections 9.27 and 9.69 except that any hazards analyses shall analyze hazards over 

the development's anticipated economic life but no less than a period of 75 years. 

Furthermore, the analyses shall demonstrate a minimum factor of safety greater than 

or equal to 1.5 for the static condition and greater than or equal to 1.1 for the seismic 

condition. Seismic analyses may be performed by the pseudostatic method, but in 

any case shall demonstrate a permanent displacement of less than 50 mm. 

 

If a comprehensive shoreline protection and stabilization plan is implemented in the 

Strand area pursuant to Conservation Open Space Element Policy 2.21, the studies 

necessary to demonstrate compliance with the above described requirements has been 

satisfied for the development in the Strand by those studies submitted in conjunction 

with the approval of LCP Amendment 1-03. 

 

5. Applications for new beachfront, bluff or bluff-top development, shall include a site 

map that shows all easements, deed restrictions, or OTD's and/or other dedications for 

public access or open space and provides documentation for said easements or 
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dedications. The approved development shall be located outside of and consistent 

with the provisions of such easement or offers. 

6. Applications for new development on property that is 1) within identified ESHA; 2) 

adjacent to identified ESHA (where the proposed development area is within 200 feet 

of identified ESHA); or 3) where an initial site inventory indicates the presence or 

potential for sensitive species or habitat, shall include an inventory of the plant and 

animal species present on the project site, or those known or expected to be present 

on the project site at other times of the year, prepared by a qualified biologist, or 

resource expert. The inventory shall include an identification of any species present 

that have been designated as rare, threatened, or endangered species under State or 

Federal law. Where the site is within or adjacent to an identified ESHA or where the 

initial site inventory indicates the presence or potential for sensitive species or habitat 

on the project site, the submittal of a detailed biological study of the site is required. 

The detailed biological study of the site, prepared by a qualified biologist, or resource 

expert, shall include the following: 

 

• A study identifying biological resources, both existing on the site and 

potential or expected resources. 

• Photographs of the site. 

• A discussion of the physical characteristics of the site, including, but not 

limited to, topography, soil types, microclimate, and migration corridors. 

• A map depicting the location of biological resources. 

• An identification of rare, threatened, or endangered species, that are 

designated or are candidates for listing under State or Federal Law, an 

identification of "fully protected" species and/or "species of special concern", 

and an identification of any other species for which there is compelling 

evidence of rarity, for example, plants designated "lB" or "2" by the 

California Native Plant Society, that are present or expected on the project 

site. 

• An analysis of the potential impacts of the proposed development on the 

identified habitat or species. 

• An analysis of any unauthorized development, including grading or vegetation 

removal that may have contributed to the degradation or elimination of habitat 

area or species that would otherwise be present on the site in a healthy 

condition. 

• Project alternatives designed to avoid and minimize impacts to sensitive 
resources. 

• Mitigation measures that would minimize or mitigate residual impacts that 
cannot be avoided through project alternatives. 

• An analysis of project conformance with the ESHA avoidance and buffering 
requirements identified in the Land Use, Urban Design, and Conservation 
Open Space Elements of the General Plan/Local Coastal Program and the 
implementation program. 
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Any coastal development permit application for the Headlands submitted on or prior 

to two years from the date of effective certification of LCP Amendment 1-03 by the 

Coastal Commission, shall utilize the ESHA delineation (for upland habitat purposes) 

identified by the California Coastal Commission in its January 2004 approval, with 

suggested modifications, of the HDCP. Any application submitted two years after the 

date of effective certification of LCP Amendment 1-03 by the Coastal Commission, 

shall fully conform with the requirements relative to habitat mapping identified 

 

7.  Applications for new development that may impact archeological/cultural resources 

shall identify proposed investigation and mitigation measures and a 

archeological/cultural resources construction phase monitoring plan. Mitigation 

measures considered may range from in-situ preservation to recovery and/or 

relocation. Mitigation plans shall include a good faith effort to avoid impacts to 

cultural resources through methods such as, but not limited to, project redesign, 

capping, and placing cultural resource areas in open space. The 

archeological/cultural resources monitoring plan shall identify monitoring methods 

and shall describe the procedures for selecting archeological and Native American 

monitors; and procedures that will be followed if additional or unexpected 

archeological/cultural resources are encountered during development of the site. 

Plans shall specify that archaeological monitor(s) qualified by the California Office of 

Historic Preservation (OHP) standards, and Native American monitor(s) with 

documented ancestral ties to the area appointed consistent with the standards of the 

Native American Heritage Commission (NAHC) shall be utilized. Furthermore, 

plans shall specify that sufficient archeological and Native American monitors must 

be provided to assure that all project grading that has any potential to uncover or 

otherwise disturb cultural deposits is monitored at all times. All plans shall have 

received review and written comment by a peer review committee convened in 

accordance with current professional practice that shall include qualified 

archeologists and representatives of Native American groups with documented 

ancestral ties to the area. 

 

G. Noise Attenuation 

Plans for noise attenuation of units located in impacted areas, as described in the City's General 

Plan, shall ensure that interior and exterior noise levels and construction related noise levels do 

not exceed the standards of the Municipal Code Noise Ordinance. Plans shall be submitted at 

tentative tract map application consideration and/or coastal development permit/site development 

permit for residential and non-residential development and approved prior to issuance of building 

permits. 

 

H. Enclosed Mechanical Equipment 

 

Views of private commercial mechanical equipment, such as elevator enclosures, cooling towers, 

mechanical ventilators, utility vaults, transformers, meter boxes, air conditioning, heating units 

or other similar mechanical equipment, shall be screened from the public and adjacent property. 
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All such equipment and appurtenances shall be contained within an enclosed structure, or within 

a portion of a building having walls or visual screening, and integrated with the building 

architectural design. 

 

I. Water Quality 

Prior to the approval of any Final Tract Map or building permit, the landowner or developer shall 

submit a Water Quality Management Plan (WQMP) to the Director of Public Works. The WQMP 

shall identify specific control measures (i.e., Best Management Practices) to reduce the discharge 

of pollutants to storm water facilities during all phases of development, and establish permanent 

maintenance responsibilities. 

 

J. On-Site/Off-Site Soil Removals 

If applicable, prior to the approval of any Grading Permit, the applicant shall submit an 

import/export plan detailing the haul route and staging areas for the import, removal or collection 

of soil in compliance with the grading code. The plan shall address the control of fugitive dust, 

maintenance of streets and sidewalks, including specific measures that conform to policies and 

standards adopted by the SCAQMD. 

 

K. Public Art 

The project shall comply with the existing "Art in Public Places" Program, No. 9.05.240 (Dana 

Point Zoning Code), and shall provide public art according to the terms and provisions 

established therein. 

 

L. Construction Monitoring Plan 

Prior to the approval of a rough grading permit, a construction-monitoring plan shall be 

submitted to the Director of Community Development or the Director of Public Works. The 

Construction Monitoring Plan shall be prepared in accordance with Section 4.13, Coastal 

Resources Management Program. 

 

M. Post Construction Monitoring Plan 

Prior to the approval of Final Map, a Post Construction Monitoring Plan shall be submitted to the 

Director of Community Development or the Director of Public Works. The Post Construction 

Monitoring Plan shall be provided in accordance with Section 4.13, Coastal Resources 

Management Program. 

N. Employee Quarters 

 

Employee quarters shall be permitted and if provided, qualify for low-income housing credits on 

a per lot basis. Living quarters may be provided within the primary structure, or a detached 

accessory structure for the persons employed on the premises. The following conditions shall 

apply: (I) No Conditional Use Permit shall be required if the quarters are limited to one bedroom 



THE HEADLANDS DEVELOPMENT AND CONSERVATION PLAN 

Section 3.0 Headlands Planned Development District 

3-10 

 

 

and one bath; (2) Rooms beyond one bedroom and bath (per employee) shall require a 

Conditional Use Permit from the City; (3) The quarters may contain separate kitchen or cooking 

facilities; (4) The quarters shall not be rented to non-employees; and (5) For any employee 

quarters that do not contain a separate kitchen or cooking facility, the quarters shall be treated as 

a bedroom for all requisite parking calculations, for all employee quarters that contain a separate 

kitchen or cooking facility those quarters shall be treated as a separate unit for all requisite 

parking calculations. 
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3.3 LAND USE PLAN 

 

A. Purpose 

The Land Use Plan includes a land use map, a statistical summary table, as well as additional 

regulations. Land use designations regulate the type and intensity of development for each 

planning area within the HDCP. The development regulations and standards contained herein 

are intended to satisfy the requirements of the PDD regulations pursuant to the City Zoning Code. 

Section 4.0 of the HDCP supplements the Land Use Plan by providing additional text related to 

the individual planning areas. This Section 3.0 represents the regulatory document for implementation 

of the POD. 

B. Land Use Plan 

The HDCP Land Use Plan is shown in Figure, 3.3.1. The plan contains four basic land use 

categories. Recreation open space, conservation open space, visitor/recreation commercial, and 

residential. The Land Use Plan indicates the type, intensity and location for each use. The Land 

Use Plan Statistical Summary immediately follows in Table 3.3.1. Additional, descriptive text is 

provided for each Planning Area in Section 4.3, Planning Areas, and Figure 4.3.1, Land Use 

Planning Areas, depicts the location of the planning areas. 
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TABLE 3.3.1 

LAND USE 

STATISTICAL SUMMARY 
 

Land Use Acres Planning Area Maximum 

RECREATION OPEN SPACE 
   

(REC/OS) 

 

 

 

SUBTOTAL REC/OS 

9.9 1  

5.4 3 

15.1 5 

4.3 8A 

34.7 
 

CONSERVATION OPEN SPACE 

(CONS/OS) 

 

 

SUBTOTAL CONS/OS 

 

   

27.9 7 

6.1 8B 

34.0 
 

VISITOR/RECREATION    

COMMERCIAL    

(V/RC) 
1.6 4 35,000 sq. ft. 

 2.8 9 110,750 sq. ft. 

 4.4  (65-90 Keys) 

SUBTOTAL V/RC 
  

145,750 sq. ft. 

   (65-90 keys) 

RESIDENTIAL 

(RES) 

 

 

SUBTOTAL RES 

   

25.7 2 75 lots 

20.2 6 50 lots 

45.9 
 

125 lots 

PUBLIC R.O.W. 2.5 1, 6, BA  

TOTAL ACREAGE 121.3 
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C. Density/Area Transfers 

 

A maximum five percent (5%) of the total project residential units may be transferred between 

Planning Areas 2 and 6. A maximum five percent (5%) of an individual planning area acreage 

may be transferred between Planning Areas 2, 4, 6, and 9. Such transfers shall not require an 

amendment to the General Plan, Local Coastal Program and Policy, PDD, or Local Coastal 

Program Implementing Actions Plan and shall be subject to the following: 

 

1. Any proposed increase, decrease or transfer of residential density between 

Planning Areas 2 and 6, or any adjustment to Planning Area acreage boundaries 

between Planning Areas 2, 4, 6, or 9, shall be submitted as part of a Tentative 

Tract Map application and coastal development permit application. Deviations 

from any boundary alignments and any increases, decreases or transfers of 

residential density approved in a coastal development permit may only be further 

modified through a coastal development permit amendment. 

 

2. The maximum number of residential lots in any given Planning Area shall not 

exceed the maximum permissible density per gross acre, or an overall maximum 

of 125 lots. 

3. The character of the recipient Planning Area shall not be significantly altered, i.e., 

a transfer of a two-story residential unit from Planning Area 2 must result in a 

one-story unit in Planning Area 6. 

4. The character or amount of total public open space within the HDCP shall not be 

diminished through a transfer of planning area density or acreage. 

 

5. The transfer of acreage from Planning Areas 2 and 6 (Residential) to Planning 

Areas 4 and 9 (V/RC) shall revise the density as follows. Reductions due to 

acreage transfers that eliminate one Residential lot shall allow two additional 

rooms (keys) in Planning Area 9, the Seaside Inn, or, an additional 250 sq. ft. in 

Planning Area 4, PCH/VRC. 

D. Public Facilities 

The four proposed visitor recreational facilities are outlined in Table 3.3.2, Visitor Recreational 

Facility Statistical Summary. All proposed facilities shall be built at maximum square footage, 

unless the Director of Community Development, the Planning Commission, or the City Council 

determines it infeasible to do so. All facilities shall conform with ESHA protection 

requirements. 



THE HEADLANDS DEVELOPMENT AND CONSERVATION PLAN 

Section 3.0 Headlands Planned Development District 

3-15 

 

 

 

TABLE 3.3.2 

VISITOR RECREATIONAL FACILITY 

STATISTICAL SUMMARY 

 

Public Facility Planning Area Maximum 

   

   

Nature Interpretive Center 8A 2,000 sq. ft. 

   

Public Restrooms/Showers1 1 2 X 500 sq. ft. 

Visitor Information Center 4 800 sq. ft. 

 

 

All proposed public visitor facilities shall include public restrooms and public drinking 

fountains, open to the public at hours to be determined by the appropriate public agency. 

 
1 Public restrooms and showers shall be constructed at both the north and south ends of 

Planning Area 1 above Strand Beach. 
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3.4 DEVELOPMENT REGULATIONS 

 

A. Residential Zoning District 

1. Planning Areas 

Maximum density for Planning Area 2 shall be 3.5 dwelling units per gross acre. Maximum 
density for Planning Area 6 shall be 2.5 dwelling units per gross acre. 

 

2. Permitted Uses, Accessory Uses, Temporary Uses and Conditional Uses 

Uses within Planning Areas 2 and 6 shall be as provided in Chapter 9.09 of the Zoning 

Code subject to and superseded by the standards set forth in Table 3.4.1, Allowable Uses 

for Planning Areas 2 and 6. 

3. Development Standards 

Development standards for Planning Areas 2 and 6 shall be as set forth in Table 3.4.2. 

The maximum allowable density identified for Planning Areas 2 and 6 shall be based on 

the gross acreage of the Planning Area, and the density factor identified for each area. 

The following standards shall supersede the applicable standards outlined in Chapter 9.05 

of the Zoning Code: 

 

• Balconies: For side elevation projections, the maximum horizontal length of 

all projections shall be amended to a maximum of 60%. 

 

• Chimneys: A maximum of three chimneys per dwelling unit may project into 

the height limit. 

 

• Roof Decks: Shall be limited to 50% of the roof area, exterior stairways if 

incorporated architecturally into the structure, shall be permitted, and no 

limitation shall exist relative to total square footage. 

 

• Detached Accessory Structures: Detached accessory structures including 

Guest Houses shall be limited in Planning Area 2 to 16' in height, and in 

Planning Area 6 to 18' in height. 

 

• Decks: Decks may be placed on slopes greater than 15% and project up to IO' 

for Planning Area 6, provided such decks must be supported by a decorative 

retaining wall that incorporates aesthetic building materials, such as stone, 

brick, river rock, textured concrete, and loffel block. Transitional landscaping 

shall be provided to integrate the deck into the surrounding slope. No exposed 

structural building elements shall be permitted, such as post and beam or deck 

joists. 
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The following standards shall supersede the applicable standards outlined in Chapter 

9.35 of the Zoning Code: 

 

• Driveways: As long as the setback standards and offstreet parking 

requirements are met, there is no minimum driveway length. Driveways for 

garages below grade may have a maximum slope of 20% beginning 10 feet 

from the property line. Driveways must enter from fronting streets. No 

sideyard access driveways shall be permitted. 

 

• Tandem Parking: Parking in excess of zoning requirements may be provided 

in a tandem configuration within an enclosed garage. 

The following definitions and standards shall supersede and replace the applicable 

definitions in Chapter 9.75 of the Zoning code: 

 

• Basements: In Planning Areas 2 and 6, a basement or sub-grade livable space 

shall not be considered a story; basements may daylight to the finish grade 

elevation on three sides without restriction. Retaining walls necessary to 

create freestanding elevations may be constructed, including walls necessary 

to allow below-grade access for vehicles. This PDD basement standard shall 

be limited to 15 homes in Planning Area 6 and 30 homes in Planning Area 2. 

In Planning Area 2, the finished floor of such basements shall be included in 

the height measurement, which shall not exceed 35 feet in height, measured 

from the basement finished floor. In addition, the first and second floors must 

be articulated to eliminate a curtain wall effect from the rear, ocean front 

elevation. Minimum setbacks of 5 feet, or an equivalent percentage, shall be 

established at the Site Development Permit and incorporated into the ocean 

front elevation standards. 

 

• Accessory Living Quarters: Shall be permitted in Planning Areas 2 and 6. An 
accessory living quarter may not be rented, leased or sold to third party, but 

shall serve as temporary guest quarters only. Notwithstanding the above, a 

detached Employee Quarters shall not be considered an Accessory Living 

Quarter. 

 

• Detached Accessory Structures: In Planning Area 2 and 6, detached accessory 

structures may include but are not limited to employee quarters, garages, 

workshops, offices, gym or exercise equipment rooms, meeting and 

entertainment facility, cabanas, library, garden and other complementary 

facilities. 

4. Maximum Extension of Architecture Projection and/or Architectural Theme 

Element Above Height Limit 

Notwithstanding the provisions of Sections 9.05 of the Zoning Code, the maximum 

extension of an architectural projection or architectural theme element above the height 
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limit for Planning Areas 2 and 6 shall be 3 feet. Architectural Projections are defined as 

chimneys, theme towers, parapets, and other nonstructural elements of the principal 

building. The total square footage of the architectural projections shall occupy no more 

than 10% of the horizontal roof surface area. 

 

5. Measurement of Building Height 

The measurement of building height for residential structures shall be as provided in 

Section 9.05.110 of the Zoning Code except as provided below. 

 

• Building Height: All residential building heights shall be measured from 

finished grade and shall not be measured from existing grade or natural grade. 

 

• Single Pad Lots: A single pad lot shall mean a lot that consists of a single 

finished building pad. 

 

For a single pad lot, building height is defined as the vertical distance by 

which the uppermost portion of the roof of a structure extends above the either 

of the following: (1) the finished pad elevation, or (2) the ceiling of a 

maximum twelve feet high basement. In Planning Area 2, the structure may 

not exceed 28' above the finish pad. In Planning Area 6, the structure may 

not exceed 18' above the finish pad. Figure 3.4.1, Residential Building 

Height Measurement, Single Pad Lots, depicts these measurement criteria. 

 

• Dual-Pad or Sloping Lots (Planning Area 2 only): A dual-pad lot shall be a lot 

with two finished pads that are separated by at least 8 vertical feet. The split 

between pads may occur along a slope or a retaining wall. This condition 

shall occur for a maximum 12 lots within Planning Area 2. 

 

A sloping lot shall be a lot that has been graded such that the finished grade 

has a slope of at least 8% along that portion of the lot that is perpendicular to 

the street. 

 

For a dual-pad lot, building height shall be separately calculated for each pad. 

Each finished pad shall conform to a building height defined as the vertical 

distance, by which the uppermost portion of the roof of a structure extends 

above either of the following: (1) the finished pad elevation, or (2) the ceiling 

of a maximum of twelve feet high basement. Building height may not exceed 

28'. Figure 3.4.2, Residential Building Height Measurement, Dual-Pad Lots, 

depicts these measurement criteria. 

For a sloping lot, building height is defined as the vertical distance, from 

which the uppermost portion of the roof of a structure extends above the 

adjoining finished floor on the interior of the structure directly below. 

Building height may not exceed 28'. Figure 3.4.2, Residential Building 

Height Measurement, Sloping Lots, depicts these measurement criteria. 
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6. Public Access Restrictions in Planning Area 2 and 6 

Gates, guardhouses, barriers or other development designed to regulate or restrict public 

access shall only be allowed in conjunction with a public funicular in Planning Area 1 

providing mechanized public access from the County beach parking lot to the beach. 

Only public vehicular access may be restricted. Public pedestrian and bicycle access 

shall not be restricted. If the funicular becomes inoperable for more than 3 consecutive 

Schedule operating days or is closed or made inoperable indefinitely or for any sustained 

time period for any reason, any gate, guardhouse, barrier or other development that 

regulates or restricts public vehicular access into Planning Area 2 shall be opened, 

removed or otherwise made inoperable such that public vehicular access is no longer 

regulated or restricted for the duration of the period the funicular is unavailable for public 

use. Signs shall be posted at the entrance to Planning Area 2 declaring the terms leading 

to the availability of public vehicular access through Planning Area 2. During the periods 

that Planning Area 2 is required to be open to public vehicular access, signs shall be 

posted at the entrance to Planning Area 2, and at other locations as reasonably necessary 

for public notification, that declare the availability of public vehicular access. 
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TABLE3.4.1 

 

ALLOWABLE USES FOR PLANNING AREAS 2 AND 6 

 

 

Land Uses 

 

Planning Area 6 

 

Planning Area 2 

   
Accessory Living Quarters A A 

Dwelling, Single Family p p 

Employees' Quarters A* A* 

Game Courts A A 

Granny Flat C* C* 

Horne Occupation P* P* 

Model Horne Complex T* T* 

Open Space p p 

Park, Public p p 

Recreational Facilities, Private A A 

Small Family Home p p 

Temporary Uses T* T* 

Trails, Biking and Hiking p p 

Security Structure1 p p 

Utility Substation p p 

 

LEGEND: 

P = Permitted Use 

C =  Conditional Use 

T = Temporary Use 

X = Prohibited Use 

 

 

P* = Permitted Use subject to special use standards (see 

Chapter 9.07 of the Zoning Code). 

 

C* = Conditional Use subject to special use standards 

(see Chapter 9.07 of the Zoning Code). 

 

T* = Temporary Use subject to special use standards (see 

Chapter 9.39 of the Zoning Code). 

 

A= Accessory Use 

 
A*= Employees' quarters allowed if notice is given to the 
City and the quarters comply with Section 3.2.N, 

Employees' Quarters 

 
1 Gates, guardhouses, barriers or other development designed to regulate or restrict public access 

shall only be allowed in conjunction with a public funicular in Planning Area I providing 

mechanized public access from the County beach parking lot to the beach. Only public vehicular 

access may be restricted. Public pedestrian and bicycle access shall not be restricted. 
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TABLE 3.4.2 

 

DEVELOPMENT STANDARDS: PLANNING AREAS 2 AND 6 

 

DEVELOPMENT STANDARD 
 

Planning Area 6 

 

Planning Area 2 

(a) Minimum Lot Size 6.500-square feet 6,000 square feet 

(b) Minimum Lot Width   

• Standard Lot 90-feet 60-feet 

• Cul-De-Sac Lot (at front set-back 
line) 

40-feet 20-feet 

• Non-Standard Comer Lot 100-feet 65-feet 

(c) Minimum Lot Depth   

• Standard 100-feet 100-feet 

• Non-Standard Corner Lot 100-feet (one side only) 100-feet (one side only) 

(d) Maximum Lot Coverage 60% 60% 

(e) Maximum Building Height1   

• Flat Lot 18-feet 

1 story 

28-feet 

2-stories 

• Dual-Pad/Sloping Lot NA 2-stories 

(f) Maximum Building Envelope 87.5% of maximum allowed 90% 1st story 

85% 2nd story 

of maximum allowed 

(g) Minimum Front Yard Building Set Back   

• From Street Right-of-Way 20-feet, residence 

20-feet, garage facing street 

10-feet, side entry garage 

20-feet, residence 

20-feet, garage facing street 

10-feet, side entry garage 

• Flag Lot 10-feet 10-feet 

(h) Minimum Side Yard Setback   

• Interior Lot 10-feet one side, 
5-feet opposite 

5-feet 

• Exterior Side 10-feet on exterior side, 

5-feet opposite 
5-feet to Lot Line, 10' to Street 

(i) Minimum Rear Yard Setback   

• All Lots 15-feer2 15-feet2 

j) Minimum Open Space, (Private) 30% 30% 

(k) Minimum Landscape Coverage 25% 3 25%.3 

(I) Minimum Building Separation 10-feet4 10-feet4 

(m) Density 2.5 per gross ac. 3.5 per gross ac. 

(n) Maximum Number of Residential Lots 50 75 

1 This is a maximum potential structural height. This maximum shall be reduced on a case-by-case basis where 

necessary to assure that public views to and along the shoreline, as identified on Figure 4.5.3 (Coastal View 

Opportunities) in Section 4.5 of the Development Guidelines, are not significantly degraded. 

2 As measured from the top of slope for the building pad. 

3 Includes patios, pools, fountains, and decorative landscaping. 

4 Between primary and secondary buildings, if applicable. 
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B. Visitor/Recreation Commercial Zoning District 

The zoning district for Planning Area 4 and Planning Area 9 shall be Visitor/Recreation 

Commercial (V/RC). 

1. Permitted Uses, Accessory Uses, Temporary Uses and Conditional Uses 

 

Uses for the V/RC zoning district shall be as provided in Chapter 9.11 of the Zoning 

Code subject to and superseded by the standards set forth in Table 3.4.3, Allowable Uses 

in the V/RC District. Fractional Ownership use, in Table 3.4.3, is defined as a recorded 

property interest coupled with a right of occupancy in a segment of real property for a 

stated period of time. During the period starting with the Memorial Day weekend and 

ending with the Labor Day weekend, a minimum of 50% of the guest rooms/suites in any 

hotel/inn operating with a Fractional Ownership component shall be made available to 

the general public for lodging rather than reserved for participants in the fractional 

ownership. 

2. Maximum Extension of Architecture Projection and/or Architectural Theme 

Element Above Height Limit 

Notwithstanding the provisions of Section 9.05.080 of the Zoning Code, the maximum 

extension of an architectural projection or architectural theme element above the height 

limit for the V/RC zoning district, occupying no more than a total of 10% of the 

horizontal roof area of the entire structure, shall be 5 feet. Architectural projections are 

defined as chimneys, cupolas, parapets, decorative architectural elements, and screened 

mechanical or electrical elements, other than the principal building. 

 

3. Measurement of Building Height and Maximum Stories 

The measurement and height criteria for V/RC buildings shall be as provided in Chapter 

9.05.110 except as follows. Building height is defined as the vertical distance, measured 

from the interior of the building, by which the uppermost portion of the roof extends 

above either of the following: (i) finished floor, (ii) the finished pad elevation 

immediately adjoining the structure, or (iii) the ceiling of uppermost level of the 

basement or subterranean parking structure, whichever is lower. 

The site on which the structure is located may have a single or multiple finish pad 

elevation. Building height shall not be measured from existing grade or natural grade. 

Figure 3.4.3, Measurement of V/RC Building Height, depicts these measurement criteria. 

In Planning Area 9 only, three-story structures may be built provided that one of the 

following is included: (i) the provisions of Zoning Code Section 9.05.200(a) and 

9.05.200(b)(l) and 9.05.200(b)(2) are incorporated into the design; or (ii) any structure 

that is proposed to have three stories is set back an additional 10 feet beyond the 

minimum required set-back to the fronting street; or (iii) the building design provides a 

minimum of 5% articulation in building mass between the first and second stories and 

I0% articulation in building mass between the second and third stories. The Seaside Inn 

development along Street of the Green Lantern/Scenic Drive (Planning Area 9) shall not 
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exceed 42 feet above the finished building pad elevation and no finished building pad 

shall be higher in elevation than 220' MSL. In no case shall more than 30% of the 

buildable area within the 2.8 acre site exceed the height of the adjoining ridgeline. 

4. Maximum Intensity of Development 

The City General Plan and Section 9.05.210 of the City zoning code permit a maximum 

Floor Area Ratio (FAR) of 1.75 for commercial projects, which represents an increase 

above the standard FAR. Projects receive the higher level FAR by demonstrating 

exceptional design and quality, and by providing public amenities. The HDCP 

establishes the visitor serving commercial in Planning Area 4 at .57 FAR; Planning Area 

9 has a .91 FAR. Both FARs are slightly above the standard levels but significantly 

below the 1.75 FAR maximum. Provisions contained within this Section 3.0 and Section 

4.0, Development Guidelines, qualify for the increased FAR by providing project-wide 

design standards, architectural guidelines, numerous public recreation facilities, public 

art, and land use controls designed to create an exceptional project. Each V/RC Planning 

Area incorporates courtyards, fountains, landscaping, seating areas, public viewing areas, 

or other amenities that promote a pedestrian environment. The project also includes 

amenities such as bicycle racks or lockers that reduce dependence on the automobile and 

encourage alternate forms of transportation. 

5. Development Requirements for Planning Area 4 

Development of Planning Area 4 shall include the following uses regardless of other 

development that will occur there: 

a) A 40-bed hostel and Visitor Information Center. The hostel will serve as a lower- 

cost overnight visitor accommodation and will include a Visitor Information 

Center that shall provide detailed maps and other information regarding trails, 

overlooks, open space, parks, beaches and public access thereto, public parking 

facilities, and other visitor serving· recreational and commercial facilities present 

at the Headlands and in the City of Dana Point and vicinity. Other information 

may also be provided regarding the biological, historical and cultural aspects of 

the Headlands, City of Dana Point and vicinity. The hostel and Visitor 

Information Center shall be constructed and open to the public in accordance with 

the phasing requirements identified in Section 3.7.C.6. Development Phasing 

Plan. The Visitor Information Center may be incorporated into the hostel, 

provided that it is clearly available for use by the general public separate from use 

of the hostel, or it may be constructed as a separate facility. If separate from the 

hostel, the Visitor Information Center shall consist of a minimum of 800 sq. ft. 

 

b) Six (6) public parking spaces in Planning Area 4 to serve open space visitors shall 

be required over and above the parking required as part of the V/RC uses in 

Planning Area 4. The six parking spaces shall serve visitors intending to utilize 

the public open space in the project. The parking shall be constructed in 

accordance with the phasing requirements identified in Section 3.7.C.6 

Development Phasing Plan. 
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TABLE 3.4.3 

ALLOWABLE USES IN V/RC DISTRICTS 

LAND USES 
Planning 

Area 4 

Planning 

Area 9 

Bed and Breakfast Inn P P 

Caretaker's Residence X pl 

Clinical Services 

• On the second floor, or above or below street level 

• Street Level 

 

p 

X 

 

pl 

pl 

Commercial Antennas C* C* 

Commercial Entertainment Uses X Cl 

Commercial Recreation Uses p pl 

Cultural Uses p pl 

Day Care Centers C Cl 

Drinking Establishments X P/C* 

Educational Uses p Cl 

Food Service Uses, Specialty p A 

Fractional Ownership P2 P2 

Furniture Store C X 

Hostel p X 

Hotel p P 

Live Entertainment Uses X C*1 

Marine Uses p X 

Massage Establishments C* C*1 

Membership Organizations 

• On the second floor, or above or below street level 
• Street Level 

 

 

C 

X 

 

X 

X 

Open Space p p 

Personal Service Uses p A 

Photographic, Reproduction and Graphic Service Uses p X 

Continued 
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TABLE 3.4.3 

ALLOWABLE USES INV/RC DISTRICTS 

(Continued) 

 

 

LAND USES 

Planning 

Area 4 

Planning 

Area 9 

Professional Office Use 

• On the second floor, or above, or below street level 
• Street Level 

 

p 

X 

 

A 

A 

Recreational Uses A A 

Restaurant p P1 

Restaurant, Take-Out X X 

Restaurant, Walkup X C1 

Retail Sales Uses p A 

Temporary Uses T* T* 

Video Arcades or Game Rooms X C1 

Visitor Information Center p X 

 
LEGEND: 

P = Permitted Use  P* = Permitted Use subject to special use standards 

(see Chapter 9.07 of the Zoning Code). 

 

C = Conditional Use C* = Conditional Use subject to special use 

standards (see Chapter 9.07 of the Zoning Code). 

 

T = Temporary Use  T* = Temporary Use subject to special use standards 

(see Chapter 9.39 of the Zoning Code). 

X = Prohibited Use A = Accessory Use 

 
1 Allowable uses only if constructed in conjunction with the Seaside Inn 
2 Prior to the sale of the first Fractional Ownership interest, the property owner shall execute an agreement 

with the City to provide on-going compensation from the Fractional Ownership uses equivalent to the 
Transient Occupancy Tax effective for hotel uses. In Planning Area 4, this requirement shall only apply 
to Fractional Ownership uses associated with lodging. 
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TABLE 3.4.4 

 

DEVELOPMENT STANDARDS FOR V/RC DISTRICTS 

 

Land Uses Planning Area 4 Planning Area 9 

(a) Minimum Lot Size 5,000 sq. ft 15,000 sq. ft. 

(h) Minimum Lot Width 60-feet 80-feet 

(c) Minimum Lot Depth (measured at 

building set-back lines). 

60-feet 80-feet 

(d) Maximum Lot Coverage 60% 60% 

(e) Maximum Height* 
31-35-feet 

2 stories 

42-feet** 

3 stories 

(f) Maximum allowable gross floor area 35,000 sq. ft. 110,750 sq. ft. 

(h) Setback From Ultimate Public Street 

R/W Line 

10-feet 10-feet 

(i) Minimum Side Yard Setback 
  

Interior Side 10-feet 10-feet 

Street Side 10-feet 10-feet 

(j) Minimum Rear Yard Setback   

Standard 10-feet 10-feet 

Adjacent to Alley or Street 10-feet I10-feet 

(kl Minimum Landscape Coverage 20% 20% 

(I) Minimum Building Separation 10-feet 10-feet 

• This is a maximum potential structural height. This maximum shall be reduced on a 

case-by-case basis where necessary to assure that public views, as identified on Figure 

4.5.3 (Coastal View Opportunities) in Section 4.5 of the Development Guidelines, to 

and along the shoreline are not significantly degraded. 

 

** The Seaside Inn development along Street of the Green Lantern/Scenic Drive 

(Planning Area 9) shall not exceed 42 feet above the finished building pad elevation 

and no finished building pad shall be higher in elevation than 220' MSL. In no case 

shall more than 30% of the buildable area within the 2.8 acre site exceed the height of 

the adjoining ridgeline. 
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C. Recreation Open Space and Conservation Open Space Zoning District. 

The zoning district for Planning Area 1, Planning Area 3, Planning Area 5 and Planning 

Area 8A shall be Recreation Open Space (REC/OS). The zoning district for Planning Area 7 and 

Planning Area 8B shall be Conservation Open Space (CONS/OS). 

 

1. Location and Description of Uses 

Table 3.4.5, Recreation Open Space and Conservation Open Space Designations, 

describes the location and uses of those areas zoned REC/OS and CONS/OS. 

2. Permitted Uses, Accessory Uses, Temporary Uses and Conditional Uses 

 

Uses for the REC/OS and CONS/OS zoning districts shall be as provided in Table 3.4.6 

Allowable Uses in Recreation Open Space and Conservation Open Space. 

 

3. Development Standards 

Development standards for REC/OS and CONS/OS zoning districts shall be as provided 

in Table 3.4.7, Recreation Open Space and Conservation Open Space Development 

Standards. 

4. Special Development Standards 

Special development standards for REC/OS and CONS/OS zoning districts shall be as 

provided in Chapter 9.21 of the Zoning Code. 

5. Inclined Elevator/Funicular in Planning Area 1 

 

If any gates, guardhouses, barriers or other development designed to regulate or restrict 

public vehicular access are approved for Planning Area 2, a funicular (inclined elevator) 

sized to a minimum capacity of eight persons and available to the public shall be built 

parallel to the North Strand Beach Access and convey passengers from Strand Vista Park 

to a ramp to the beach. The STS funicular shall be made available to the public prior to any 

regulation or restriction of public vehicular access into Planning Area 2. The STS funicular 

shall provide sufficient capacity to ferry a family and associated beach recreational 

paraphernalia (e.g. chairs, coolers, surfboards, etc.) A reasonable fee for the use of the STS 

funicular may be collected to recover maintenance and upkeep for the STS funicular 

operation, however, any fee collected (round-trip) shall not exceed the regular cash fare for 

a single ride on a local route upon a public bus operated by the Orange County 

Transportation Authority. At minimum, the funicular shall be open to the public during 

daylight hours on weekends, holidays year-round and every day beginning the Memorial 

Day holiday weekend through the Labor Day holiday weekend. To the maximum extent 

feasible, maintenance of the funicular shall occur during scheduled periods of in operation 

(e.g. evenings during the peak season/weekdays during the off season). If the funicular 

becomes inoperable for more than 3 consecutive scheduled operating days (e.g. 3 

consecutive days during the peak season/a full weekend plus one day the following 

weekend during the off season) or the funicular is closed or made inoperable indefinitely  
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or for any sustained time period for any reason, including but not limited to irreparable 

damage and/or an absence of funding for operation and maintenance, any gate, 

guardhouse, barrier or other development that regulates or restricts public access through 

Planning Area 2 shall be opened, removed or otherwise made inoperable such that public 

access is no longer regulated or restricted for the duration of the period the funicular is 

unavailable for public use. Signs shall be posted declaring the availability of the funicular 

to the public, the hours of operation, any fee, and the terms leading to the availability of 

public vehicular access through Planning Area 2. Signs shall be posted at the boarding 

area for the funicular, at locations visible to vehicles traveling on Selva Road, and 

elsewhere as reasonably necessary to assure adequate public notification relative to the 

funicular. 
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TABLE 3.4.5 

 

RECREATION OPEN SPACE AND 

CONSERVATION OPEN SPACE DESIGNATIONS 
 

PLANNING AREA LAND USE LOCATION AND DESCRIPTION 

Planning Area I REC/OS West of the existing Orange County public parking lot on 
Selva Road.  Consists of at least 9.9 acres, uses include 

Strand Vista Park, North Strand Beach Access' (Improved), 

Mid-Strand Vista Park Access (New), Central Strand Beach 

Access (New), South Strand Beach Access (New), Strand 

Beach Park Lateral Accessway (New), and as set forth 

below, a funicular, and open space parking. 

• Strand Vista Park REC/OS Located adjacent to and seaward of the existing Orange 

County public parking lot The park connects to Selva 

Road, and the North, Mid-Strand Vista Park, Central and 

South Beach Access paths, overlooking the ocean from an 

elevation of 160-feet above the mean sea level, as more 

fully described in Section 4.4, Parks and Open Space Plan. 

The park provides coastal access, and direct links to the 

HDCP integrated public trail system. Strand Vista Park 

shall contain a variety of public walkways, overlooks, 

sitting and resting areas, picnicking, landscaping and other 

design elements. It provides dramatic views of the beach, 

ocean, and distant coastline. The location complements the 

public Orange County parking lot, currently under-utilized 

year round. 

• North Strand Beach Access 
(Improved) 

REC/OS Including and adjacent to the existing offsite Orange 

County Strand Beach access. The existing, steep, narrow 
path shall be improved by incorporating additional land to 
widen and provide rest and landing areas and coastal view 

overlooks. If any gates, guardhouses, barriers or other 

development designed to regulate or restrict public 

vehicular access are approved for Planning Area 2, a 
funicular (inclined elevator) shall be built parallel to the 
North Strand Beach Access and convey passengers from 
Strand Vista Park to a ramp to the beach. The developer 

shall also construct new restroom and shower facilities near 
Strand Beach. 

• Mid-Strand Vista Park 
Access (New) 

REC/OS Located approximately in the middle of the park, this access 

leads from the trail located in Strand Vista Park and 
intercepts  the  Central  Strand  Beach  Access  at  the 
intersection of the first residential cul-de-sac. 
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TABLE 3.4.5 

 

RECREATION OPEN SPACE AND 

CONSERVATION OPEN SPACE DESIGNATIONS 

(Continued) 

 

PLANNING AREA 

 

LAND 

USE 

LOCATION AND DESCRIPTION 

• Central Strand Beach 

Access (New) 

 

 

 

 

 

• Lateral Accessway Along 

Strand Beach Park (New) 

 

 

 

 

REC/OS 

 

Located adjacent to the Strand Residential Neighborhood Entry, the 

Central Strand Beach Access provides public access from the Strand Vista 

Park, through the Strand Residential Neighborhood (Planning Area 2), to 

the Strand Beach Park (Planning Area 3). The entryway and path shall be 

designed to conspicuously invite public use of the public accessway. 

 

 

In conjunction with any shoreline protective device, an 8 foot wide 

concrete public access path shall be constructed seaward of the Strand 

residential development and on top or landward of any shoreline 

protective device. The path shall follow the entire length of the shoreline 

protective device. Benches (minimum 2), picnic tables (minimum 2), and 

trash receptacles, shall be available at regular intervals along the pathway. 

The location of the public pathway along the top or landward of the 

shoreline protective device will allow convenient year-round public 

access above and adjacent to the beach which is currently interrupted by 

seasonal conditions and high tides. The lateral public access path connects 

to the Central, North and South Beach Access paths, forming an 

integrated design that maximizes public coastal access and passive 

recreational opportunities, while minimizing potential overcrowding at 

any single public recreation area. Public access along and recreational use 

of the lateral accessway shall be secured through the dedication of the 

lateral accessway or an easement to a public entity (e.g. County of Orange 

or City of Dana Point). 

• South Strand Beach 

Access (New) 

 

REC/OS 

Located adjacent to the Selva Road extension, this pathway provides 

direct access to the southern portion of Strand Beach. A meandering, 

switchback trail will provide rest and landing areas, overlooks and coastal 

view areas, and public safety measures. The contoured graded slope will 

blend into adjoining slopes, and be vegetated with appropriate native 

species. Except for 0.75 acres of allowable impact to accommodate 

grading to stabilize the Strand, existing environmentally sensitive habitat 

area (ESRA) located on the bluff face shall be avoided and shall be 

protected in place. A public safety access ramp will allow lifeguards and 

emergency direct access to South Strand Beach. The developer shall also 

construct new restroom and shower facilities near Strand Beach. 

 

 

 
 

 
1 Planning Area I includes only those portions of the North Strand Beach Access that lie within the property. 

However, the proposed project includes the improvement of the existing North Beach Access, which is owned by 

the County of Orange, as an off-site improvement. 
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TABLE 3.4.5 

 

RECREATION OPEN SPACE AND 

CONSERVATION OPEN SPACE DESIGNATIONS 

(Continued) 

 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

PLANNING AREA LAND USE LOCATION AND DESCRIPTION 

 

Planning Area 3 
REC/OS Located in the northwestern portion of the HDCP, Strand 

Beach is privately owned to the mean high tide line and 
  shall be dedicated to the County. It consists of 5.4 acres 
  and stretches approximately 2,800 linear feet, terminating at 

  the "Dana Point.'' 

• Strand Beach Park 
REC/OS Strand Beach Park is primarily located seaward of the 

shoreline protective device protecting the Strand residential 
  development. It also includes a small pocket park at the 
  seaward end of the Central Strand Beach accessway. Public 
  access and recreational use of the pocket park shall be 
  secured through the dedication of the pocket park or an 
  easement over said land to a public entity (e.g. County of 
  Orange or City of Dana Point). The beach seaward of the 
  shoreline protective device protecting the Strand residential 
  development shall be publicly owned and offered for 
  dedication to the County of Orange. If the County does not 
  accept the facility, it shall be offered and dedicated to the 
  City.  Activities shall include those passive recreational 
  uses  typically  associated  with  the  ocean  and  beach, 
  including coastal access, swimming, surfing, sunbathing, 
  fishing, jogging, picnicking and hiking, as more fully 
  described in Section 4.4, Parks and Open Space  Plan. 
  Strand Beach connects to the Central, North and South 
  Beach Access paths, forming an integrated design that 
  maximizes public coastal access and passive recreational 
  opportunities, while minimizing potential overcrowding at 

  any single public recreation area. 

Planning Area 5 REC/OS At 288 feet above sea level, the 15.1-acre site contains the 

highest elevation within the HDCP. Located near Pacific 
  Coast Highway, the park preserves a significant landform, 
  protects habitat areas, establishes recreation opportunities, 

  dramatic public view overlooks, and coastal access. 
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TABLE 3.4.5 
 
 

RECREATION OPEN SPACE AND 

CONSERVATION OPEN SPACE DESIGNATIONS 

(Continued) 
 
 

PLANNING AREA 

• Hilltop Park and Greenbelt 

Linkages 

 

LAND USE 

REC/OS 
 

Public facilities and uses include trails, overlooks, 
seating, open space parking (outside of environmentally 
sensitive habitat area), signage, protection of natural 
resources including preservation and restoration of 
native vegetation, fencing and other passive features, as 
more fully described in Section 4.4, Parks and Open 
Space Plan. As a focal point for the HDCP integrated 
trail system, it can be accessed from Street of the Green 
Lantern, Pacific Coast Highway, Selva Road, Street "A," 
and the Headlands Conservation  Park. In 
conjunction with the Visitor/Recreation Commercial 
development in Planning Area 4, accessible from Pacific 
Coast Highway, six parking spaces for open space uses 
will be provided and a Visitor Information Center will 
be constructed in Planning Area 4. 
Areas of the Hilltop Park and Greenbelt Linkages that 
serve as habitat for Blochman's dudleya will be 
protected pursuant to the requirements of the California 
Department of Fish and Game. Furthermore, all ESHA 
shall be avoided and shall be protected against any 
significant disruption of habitat values, and only uses 
dependent on those resources shall be allowed within 
those areas, pursuant to the requirements of the General 
Plan/Local Coastal Program. Fuel modification shall be 
prohibited within ESHA and habitat mitigation areas. 
Habitat restoration may occur. The ESHA area shall be 
preserved in perpetuity and endowed to cover the cost of 
management and maintenance. The area will require a 
long-term management program to help facilitate the 
survival of the sensitive plants and animal species. 
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TABLE 3.4.5 

 

 

RECREATION OPEN SPACE AND 

CONSERVATION OPEN SPACE DESIGNATIONS 

(Continued) 

 

PLANNING AREA LAND USE LOCATION AND DESCRIPTION 

Planning Area 7 CONS/OS 

 

The park includes 27.9 acres and the landform commonly 

known as the "Headlands Promontory." Conservation Open 

Space is the most restrictive land use designation, ensuring 
the preservation of the unique Headlands landform, the 

coastal bluffs and the rocky beaches. Conservation of 

natural resources is of utmost importance with limited 
disturbance along the seaward perimeter for the bluff top 

trail and overlooks. Buildings are prohibited. In conjunction 

with the extension of Selva Road to the northerly residential 

enclave (located outside of but surrounded by the HDCP 

area) Marguerita Road and all utilities therein shall be 
removed, and the area recontoured to match adjacent 
contours and revegetated with native coastal sage 

vegetation. 
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TABLE 3.4.5 

 

RECREATION OPEN SPACE AND 

CONSERVATION OPEN SPACE DESIGNATIONS 

(Continued) 

 

PLANNING AREA 

 

• Headlands Conservation 

Park 

LAND USE 

 

CONS/OS 

LOCATION AND DESCRIPTION 

 

The Headlands Conservation Park includes a limited bluff 

top trail, spectacular views of the ocean, and limited visitor 

access to the coastline and natural environment. The 

Headlands Conservation Park, as more fully described in 

Section 4.4, Parks and Open Space Plan, will be preserved 

in perpetuity as conservation open space through the 

establishment of a non-profit trust and a perpetual 

endowment to own and manage the property. 

 

The area will require a long-term management program to 

help facilitate the survival of the sensitive plants and animal 

species. These uses and programs onsite must be 

coordinated with the U.S. Fish and Wildlife Service, which 

has issued an Endangered Species, Section l0(a) permit and 

the California Department of Fish and Game, in 

conjunction with the landowners' participation in the 

Central/Coast Orange County Natural Communities 

Conservation Program and Habitat Conservation Plan, 

Implementation Agreement. 

 

Improvements in the Headlands Conservation Park will be 

limited to a bluff top trail, overlooks, seating, public safety 

fencing, and recontouring necessary to restore the road cut for 

Marguerita Road. Balancing the desire for limited public 

access and views along the perimeter, this planning area also 

is designed to protect a number of sensitive flora and fauna, 

including the Pacific pocket mouse. As a result, and to 

protect this natural resource area from overuse, only limited 

portions of the area will accommodate passive uses, such as 

the bluff top trails, security fencing, overlooks, seating, and 

signage. The bluff top trail shall be sited to avoid and 

setback at least 25 feet from coastal bluff scrub in the 

vicinity of the bluff edge. The receiving agency or non- 

profit entity will establish hours of operation for the bluff 

top trail. Portions of the Hilltop Park and Greenbelt 

Linkages on the landward side of the Headlands 

Conservation Park will serve as a buffer between new 

development in Planning Area 6, the Upper Headlands 

Residential, and the Headlands Conservation Park. 
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TABLE 3.4.5 

 

RECREATION OPEN SPACE AND 

CONSERVATION OPEN SPACE DESIGNATIONS 

(Continued) 

 

 

PLANNING AREA 

 

Planning Area 8 

 

LAND USE  

 

REC/OS  

CONS/OS 

LOCATION AND DESCRIPTION 

 

Consists of 10.4 acres and  includes a 

conservation park with limited recreational and 

support facilities (located outside of ESHA) 

overlooking Dana Point Harbor, as well as the 

adjoining coastal bluffs and rocky beach. 

 

All ESHA located in Planning Area 8 shall be 

avoided and shall be protected against any 

significant disruption of habitat values, and only 

uses dependent on those resources shall be 

allowed within those areas, pursuant to the 

requirements of the General Plan/Local Coastal 

Program. Fuel modification shall be prohibited 

within ESHA and habitat mitigation areas. 

Habitat restoration may occur. Trails, 

interpretive/directional signage, and fencing for 

safety and habitat management purposes may be 

permitted provided they don't significantly 

disrupt habitat values. The ESHA area shall be 

preserved in perpetuity and endowed to cover 

the cost of management and maintenance. The 

area will require a long-term management 

program to help facilitate the survival of the 

sensitive plants and animal species. 
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TABLE 3.4.5 

 

RECREATION OPEN SPACE AND 

CONSERVATION OPEN SPACE DESIGNATIONS 

(Continued) 

 

PLANNING AREA 

• Harbor Point Park 
 

 

 

8A 

 

 

 

8B 

LAND USE 
 

 

 

 

 

REC/OS 

 

 

 

CONS/OS 

LOCATION AND DESCRIPTION 

Harbor Point Park overlooks Dana Point Harbor and 

provides dramatic coastal access and public view 

opportunities. Harbor Point Park is comprised of two sub- 

planning areas. 

Planning Area 8A is designated as Recreation Open Space 

and includes the bluff-top 4.3-acre Harbor Point 

conservation and limited recreational area. 
 

Planning Area 8B is designated Conservation Open Space 

and includes the 6.1 acre coastal bluff and rocky beach area. 

Harbor Point Park accommodates several 

educational/passive recreational uses as more fully 

described in Section 4.4, Parks and Open Space Plan. The 

uses include a nature interpretive center. Other amenities 

include limited bluff top trails, scenic overlooks, conserved 

and restored native habitat areas, benches, signage, and 

fencing. The bluff top trail shall be sited to avoid coastal 

bluff scrub in the vicinity of the bluff edge. Furthermore, 

parking areas and the nature interpretive center shall be 

sited to avoid impacts to ESHA. 

 

Sensitive natural resources associated with the coastal bluff 

and rocky beach areas will be preserved and protected by 

the Conservation Open Space designation. 

 

The Street of the Green Lantern and Cove Road provide 

access to Harbor Point Park. Parking will be provided on 

Scenic Drive and in a public lot at the terminus of Scenic 

Drive. The property owner shall dedicate an easement to 

the City for pedestrian trail access from Planning Area 8 to 

the Dana Point Harbor, but shall not be required to 

construct or fund that trail improvement. 
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TABLE 3.4.6 

 

ALLOWABLE USES: REC/OS AND CONS/OS 
 

Land Uses REC/OS CONS/OS 

Visitor Recreational Facility P3 X 

Cultural Uses P3 X 

Commercial Antennas C*3 X 

Funicular1 P3 X 

Kiosks/Gazebos P3 X 

Outdoor Artwork P3 X 

Public Land Uses P3 C3 

Temporary Uses T*3 X 

Trails, Biking and Hiking P3 p2,3 

 

LEGEND: 
 

P = Permitted Use 

 

 

C = Conditional Use 

T = Temporary Use 

X = Prohibited Use 

P* = Permitted Use subject to special use standards (see Chapter 9.07 of 

the Zoning Code). 

C* = Conditional Use subject to special use standards (see Chapter 9.07 

of the Zoning Code). 

T* = Temporary Use subject to special use standards (see Chapter 9.39 

of the Zoning Code). 

 

A = Accessory Use 

1 A funicular is an allowable use in Planning Area 1 only 

 
2 Hiking Trails only 

 
3 Use only allowed in locations such that ESHA is avoided and protected against any significant 

disruption of habitat values, and only uses dependent on those resources shall be allowed within those 

areas. Uses adjacent to ESHA shall be sited and designed to prevent significant adverse impacts to 

ESHA and shall be compatible with the continuance of the ESHA. 
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TABLE 3.4.7 

 

RECREATION OPEN SPACE AND CONSERVATION OPEN SPACE 

DEVELOPMENT STANDARDS 
 

 

Development Standards 

Recreation Open Space 

Conservation Open Space Zoning Districts 

REC/OS CONS/OS 

(a) Minimum Lot Size Not Applicable Not Applicable 

(b) Maximum Building Size-Visitor Recreation 

Facility 
2,000-square feet Not Applicable 

(c) Maximum Height-Visitor Recreation Facility 16-feet Not Applicable 

(d) Minimum Setback-Visitor Recreation Facility 
  

-- From Ultimate Street R/W Line I 0-feet Not Applicable 

-- From existing or proposed residential 

structures 
50-feet Not Applicable 

(e) Structural setback from top of bluff 50 feet1 Not Applicable 

   

 
1 The minimum structural setback from the top of bluff shall be 50 feet or greater as recommended by a 

geotechnical engineer. 
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3.5 GENERAL DEVELOPMENT STANDARDS ALL DISTRICTS 

The following General Development Standards shall apply to all districts or planning areas 

within the HDCP. 

A. Access, Parking and Loading 

 

1 Access, parking and loading regulations within this HDCP shall be as provided in Chapter 
9.35 of the Zoning Code except for the following: In Planning Areas 2 and 6, parking in 
excess of zoning requirements may be provided in a tandem configuration in an enclosed 

garage. Parallel on-street parking shall be provided on only one side of all single- loaded 
vehicle restricted local streets. A minimum of 62 public parking spaces shall be provided for 
exclusive use by the general public for access to the Recreation Open Space. In addition, six 
parking spaces in Planning Area 4, accessible from Pacific Coast Highway, shall be provided 
to exclusively serve open space visitors. The six parking spaces shall be in excess of those 
necessary to serve the V/RC uses in Planning Area 4 and shall be constructed concurrent with 
the development of V/RC improvements in Planning Area 4. 

In Planning Area 9, the minimum quantity of parking stalls per use shall be supplied as 

identified in Section 9.35 of the Zoning Code except that valet/tandem parking shall not be 

utilized to achieve the required parking. Valet parking may be provided as a service to 

guests/visitors provided that at least 50% of the parking remain available as self-parking. 

Furthermore, free or affordable employee parking shall be provided on-site. Incentives to 

employees to use alternative transportation shall be provided including, but not limited to, 

incentives to carpool and free or subsidized transit passes. 

 

B. Signs and Advertising Devices 

The signage guidelines provide a framework in which advertising; directions or information can 

be accommodated without detracting from the overall design quality of the HDCP. All signage 

shall be consistent with the Master Signage Program described in Section 4.0 Development 

Guidelines. 

1. Entry Signage 

The HDCP shall establish a unified image through the implementation of a series of 

Entry Signs. Entry Signage will designate the parks, visitor recreation and educational 

facilities, and V/RC facilities within the HDCP. Entry signage for the parks, visitor 

recreation and educational facilities and related uses shall clearly identify those areas are 

available for public use and coastal access. Where appropriate, use of the City seal and 

other public agencies may occur. The signage program is detailed in Section 4.12, 

Design Guidelines. Signs may be externally illuminated and lighting shall be directed 

and shielded so that light is directed toward the ground and away from sensitive 

biological habitat. Where feasible entry signage shall be wall mounted and shall not 

exceed 20 square feet. 

 

2. Interpretive/Directional Signage 
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Interpretive/Directional signs are used along trails and roadways to provide educational 

information. These signs shall be constructed of durable and aesthetic materials, such as 

anodized aluminum. Primary signs shall not exceed 60 inches in height, or shall be 

located flush with fences or natural features. Primary signs shall not exceed 10 square 

feet and shall not be illuminated. 

Secondary signs shall not exceed 36 inches in height, shall not be illuminated and shall 

not exceed 4 square feet. 

3. Visitor/Recreation Commercial Signage 

Signs in Planning Area 4 and Planning Area 9 shall comply with the requirements for 

entry signage. Commercial signage shall comply with the requirements of the Master 

Signage Program described in Section 4.12 Design Guidelines. In addition, commercial 

signage shall be externally illuminated and lighting shall be hidden by vegetation or 

installed flush with the grade. Lighting shall be shielded and directed so that light is 

directed toward the ground and away from sensitive biological habitat. Signage shall be 

designed to compliment the architecture of the building and should emphasize natural 

materials. 

C. Landscaping Standards and Requirements 

Landscaping standards and requirements shall conform to the requirements in Chapter 9.55 of 

the City's Zoning Code except as provided in Section 4.12, Design Guidelines, and as follows: 

 

1. 1. Homeowner Installed or Rehabilitated 

The provisions of Chapter 9.55 of the Zoning Code shall not apply to landscaping for any 

single-family residence that is installed or maintained by homeowners. 

 

 

2. Non-Permanent, Native, or Safety Issues 

The provisions of Section 9.55.060 of the Zoning Code, regarding irrigation system 

design, shall not apply to: 

 

• Uses where a landscape area does not require permanent irrigation to survive; 

• A landscaped area that is within an area designated for native vegetation and 

conditions; or 

• The installation of an irrigation system that is likely to lead to erosion or other 

conditions that could impair the safe and proper operation of the landscape 

area. 
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3. Landscaping for All Development 

Except for landscaping on the private residential lots, that portion of Strand Vista Park 

situated seaward of the County parking lot and the area along the North project boundary 

parallel to the County beach access stairway, the Home Owners Association ("HOA") 

maintained common areas and slopes (residential plan areas only) and the 

Visitor/recreation commercial (i.e. PCH Commercial and Seaside Inn site adjacent to 

Harbor Point), all landscaping (including temporary erosion control and final 

landscaping) for all development shall be of plants native to coastal Orange County and 

appropriate to the natural habitat type. Native plants used for landscaping shall be 

obtained, to the maximum extent practicable, from seed and vegetative sources on the 

project site. No plant species listed as problematic and/or invasive by the California 

Native Plant Society, California Exotic Pest Plant Council, or as may be identified from 

time to time by the State of California shall be utilized anywhere within the proposed 

development area, including the landscaping within the private residential lots, that 

portion of Strand Vista Park situated seaward of the County parking lot and the area 

along the North project boundary parallel to the County beach access stairway, the HOA 

maintained common areas and slopes (residential plan areas only) and the 

visitor/recreation commercial (i.e. PCH Commercial and Seaside Inn site adjacent to 

Harbor Point). No plant species listed as a 'noxious weed' by the State of California or the 

U.S. Federal Government shall be utilized anywhere within any development area, 

including within any private residential lots, that portion of Strand Vista Park situated 

seaward of the County parking lot and the area along the North project boundary parallel 

to the County beach access stairway, the HOA maintained common areas and slopes 

(residential plan areas only) and the visitor/recreation commercial (i.e. PCH Commercial 

and Seaside Inn site adjacent to Harbor Point). All landscaping shall be drought tolerant. 

Use of native plant species is encouraged within the private residential lots, that portion 

of Strand Vista Park situated seaward of the County parking lot and the area along the 

North project boundary parallel to the County beach access stairway, the HOA 

maintained common areas and slopes (residential plan areas only) and the 

visitor/recreation commercial (i.e. PCH Commercial and Seaside inn site adjacent to 

Harbor Point). 

4. Lighting 

 

All lighting shall be shielded and directed so that light is directed toward the ground and 

away from sensitive biological habitat. 

 

D. Fences, Walls and Hedges 

In addition to the Design Guidelines provided in Section 4.12, all fences, walls and hedges shall 

comply with the following provisions, which shall replace and supersede the requirements of 

Section 9.05.120 of the Dana Point Zoning Code. 

1. Maximum Height within the Required Side and Rear Yards 

The maximum height of any fence, wall or hedge within the required side and rear yard 

which faces an adjacent property shall be six feet as measured from the finished grade at 
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the base of the fence, wall, or hedge to the top of the fence, wall or hedge, with the 

exception that pilasters may be 7 feet 6 inches. In a side yard condition, where a 

retaining wall faces the subject property, the maximum height of the combined retaining 

wall and fence shall not exceed 6 feet above the finished grade of the adjoining lot. 

For those uses or facilities that are required by the City to be screened, screen 

walls/hedges in excess of 6 feet may be permitted as necessary to provide adequate 

screening subject to a determination by the Director of Community Development. 
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2. Maximum Height within the Required Front Yards 

 

Fences, walls and hedges shall not exceed 42" measured from the finished grade to the 

top of the fence, wall or hedge, with exceptions in height subject to the conditions 

provided for below. 

 

• Arbors, trellises, porticos or other entry features within the required front 

yard, but otherwise not integrated into the architecture of the structure, may 
not exceed 8 feet 6 inches in height. Arbors, trellises, porticos or other entry 

features that are integrated into the architecture of the structure shall be 

governed by the height standards in the applicable Zoning District. 

3. Front Yard Retaining Walls 

 

The maximum height of front yard retaining walls shall be 30". All front yard retaining 

walls must be faced with stone, river rock, brick, loffel block, or similar decorative 

material and screened with landscaping. The total front yard wall height, including the 

retaining wall, shall not exceed 42". In Planning Area 2, six Jots shall be exempt from 

these height limitations. In Planning Area 6, eight lots shall be exempt from these height 

limitations. Exempt lots may not exceed 9 feet 6 inches in total height (i.e., front yard 

retaining and wall height). The front yard wall or fence for any exempt lot shall be 

constructed of different materials from the retaining wall, and shall be transparent or open 

face, such as wrought iron, plexi-glass, or other similar materials. All such exempt lots 

shall be so designated at the Tentative Tract Map. 

 

4. Other Retaining Walls 

 

Retaining walls higher than 6 feet shall be permitted provided such walls shall 

incorporate landscape elements that are either integrated into the retaining wall design, 

i.e., loffel block, or planted to visually screen the subject wall. Earth retaining structures 

that integrate landscaping and plantings on the face of the structure are encouraged for 

walls above 6 feet. Landscape elements that provide visual screening shall utilize a plant 

palette that sufficiently matures to screen that portion of the wall in excess of 6 feet. 

 

5. Sight Visibility Area 

The sight visibility area requirements in Section 9.05.090 of the Zoning code shall apply 

to the placement and height of fences, walls, and hedges. 

 

6. Temporary Security Fencing 

Reasonable temporary security fencing for vacant Jots or construction sites shall be 

exempt from this Section and may be placed in the required front yard to a maximum 

height of 6 feet. 

 

7. Walls and Fencing for Habitat Protection Purposes 
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Walls and/or fencing shall be placed between all residential and commercial development 

and any adjacent environmentally sensitive habitat area for habitat protection and fire 

hazard management purposes. Walls and/or fencing shall be designed to be impervious 

to dogs. 

Where necessary for habitat protection, fencing and barrier plantings shall be placed 

around ESRAs and along trails to provide physical barriers to human intrusion and 

domestic pets. Fencing that is both subordinate to the open space character and 

impervious to dogs shall be placed along trails that are adjacent to or pass through ES 

 

E. Environmentally Sensitive Habitat Areas (ESHA) 
 

Excepting up to 0.75 acres of impact in Planning Area 1, 6.5 acres of impact within Planning 

Area 6, and 4.04 acres of impact to accommodate construction of the Seaside Inn within 

Planning Area 9 (all of which are only allowable as provided in Conservation Open Space 

Element Policy 3.12, new development shall be sited and designed to avoid impacts to ESRA. 

The maximum impacts to ESRA identified herein do not pertain to or limit vegetation removal 

necessary to construct and maintain public trails. Impacts to up to 11.29 acres of ESRA shall be 

fully mitigated, with priority given to on-site mitigation. Off-site mitigation measures shall only 

be approved when it is not feasible to fully mitigate impacts on-site. The coastal development 

permit shall include conditions that require implementation of all feasible mitigation measures 

that would significantly reduce adverse impacts of the development. 

Any new development that includes impacts to ESRA as permitted under the LCP shall include 

mitigation for unavoidable impacts. ESRA impact mitigation shall include, at a minimum, 

creation or substantial restoration of ESRA of the same type as the affected ESRA or similar 

type. The acreage of ESRA impacted shall be determined based on the approved project. Prior 

to issuance of the coastal development permit authorizing the ESRA impact, the applicant shall 

identify an area of disturbed or degraded ESRA of equivalent type and acreage sufficient to 

provide mitigation of the ESRA impacts at a minimum 3:1 ratio (number of acres of created or 

restored habitat required for each acre of ESRA impacted). At least 1:1 of the 3:1 ratio shall 

consist of habitat creation/substantial restoration (i.e. no net loss) preferably on-site within the 

coastal zone. Habitat creation/restoration shall be located on-site to the maximum extent 

feasible, but may include an off-site component for the portion that is infeasible to provide on- 

site. Mitigation measures on land outside the coastal zone may be acceptable if it would clearly 

result in higher levels of habitat protection and value and/or would provide significantly greater 

mitigation ratios. The 3:1 mitigation ratio shall be the minimum standard. The removal of 

vegetation for new trail construction shall comply with the 3:1 mitigation ratio, except where 

vegetation removal is necessary to re-align an existing trail or informal footpath in which case 

the mitigation ratio shall be 1:1. Prior to issuance of the coastal development permit authorizing 

the ESRA impact, the applicant shall submit habitat creation, restoration, management, 

maintenance and monitoring plans for the proposed mitigation area prepared by a qualified 

biologist and/or resource specialist. The plans shall, at a minimum, include ecological 

assessment of the mitigation site and surrounding ecology; goals, objectives and performance 

standards; procedures and technical specifications for habitat planting; methodology and 

specifications for removal of exotic species; soil engineering and soil amendment criteria; 

identification of plant species and density; maintenance measures and schedules; temporary 

irrigation measures; restoration success criteria; measures to be implemented if success criteria 
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are not met; and long-term adaptive management of the restored areas in perpetuity. The area of 

habitat to be restored shall be restricted from future development and permanently preserved 

through the recordation of a conservation open space deed restriction that applies to the entire 

restored area. In addition to the deed restriction, the area may also be dedicated or offered to be 

dedicated to a public agency or non-profit entity. 

 

F. Bluff Edge Setback 

 
Excepting development in Planning Area 1 and Planning Area 2 where development is  

contemplated on the bluff face and notwithstanding the minimum bluff edge setback identified in 

Zoning Code Section 9.27.030(c), all development shall be located a minimum of fifty (50) feet 

from the bluff edge or a sufficient setback to ensure the proposed development is safe from a 

threat of erosion and bluff retreat/failure for seventy-five (75) years, whichever is most restrictive. 

 

G. Shoreline Protective Device in the Strand 

 
Any shoreline protective device repaired and maintained in the Strand as allowed under 

Conservation Open Space Element Policies 2.22 and 2.23 shall comply with the following 

development standards: 

The shoreline protective device shall be located at or landward of the existing revetment toe 

(depicted on Figure 1, Existing Revetment Alignment (TOE), The Keith Companies dated January 

8, 2004), such that, the average position of the shoreline protective device is moved at least 5 feet 

landward or easterly. 

At the time of repair and maintenance of the shoreline protective device, all components of the 

existing revetment located seaward of the above identified toe and landward of the location of the 

intertidal zone shall be removed from the beach and recycled into the repaired and maintained 

shoreline protective device or properly disposed at an approved disposal site. 

 

The top edge of the repaired and maintained revetment shall not exceed the top edge of the existing 

revetment located at +17 feet NGVD. 

 

A shoreline protective device maintenance and monitoring plan shall be implemented that, at 

minimum, provides for the periodic retrieval and re-use or proper disposal of any rock or other 

components of the device that has become dislodged and/or has fallen to the beach as well as the 

retrieval and re-use or proper disposal of any rock or other component of any pre-existing device 

that becomes exposed on the beach for any reason. 

 

H. Affordable Housing Programs 

The HDCP utilizes an in-lieu fee program to satisfy its low and moderate affordable housing 

requirements within the coastal zone. These funds will be used to address the City's needs for 

affordable housing. Fees will be collected prior to the issuance of certificate of occupancy 

permits. Applicant shall pay an in-lieu fee in the amount of $2,500 per residential unit, which 

fee shall be paid on a per unit basis in conjunction with the approval of a building permit. 
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3.6 DEFINITIONS 

The City's Zoning Code shall be consulted for zoning definitions unless otherwise stipulated in 

this HDCP. 

 

TEMPORARY EVENT - is (a) an activity or use that constitutes development as defined in 

Section 30106 of the Coastal Act but which is an activity or function which is or will be of 

limited duration and involves the placement of non-permanent structures such as 

bleachers, vendor tents/canopies, portable toilets, stages, film sets, etc., and/or involve 

exclusive use of sandy beach, parkland, filled tidelands, water, streets, or parking areas in 

temporary facilities, public or private buildings or open spaces, or outside of buildings which 

are otherwise open and available for general public use; or (b) an activity as defined in 

section (a) that involves any commercial component such as: admission fee, renting of facility, 

charging for valet parking or shuttle service. 
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3.7 DEVELOPMENT REVIEW PROCESS 

A. Purpose and Intent 

 

The intent and purpose of this Section is to establish regulations for the effective and efficient 

implementation of the HDCP. It establishes procedures for the consideration of development 

requests for any given Planning Area, the notice and conduct of meetings, and the procedure to 

Amend the HDCP or the Dana Point Local Coastal Program, as amended to include the HDCP. 

This Section also details the procedures for processing Coastal Development Permits, Master Coastal 

Development Permits, Site Development Permits, Combined Coastal and Site Development Permits, and 

Subdivision Maps for any given Planning Area(s). This section does not provide an exhaustive list of 

applicable rules and procedures, and any non-conflicting rules or procedures in other parts of the LCP 

that would apply in the absence of this PDD continue to do so. 

B. Adoption and Amendment 

 

1. Planned Development District Adoption 

 
Section 3.0 and 4.0 of the HDCP must be adopted in accordance with the Zoning Code 

(Chapter 9.34). A PDD may be adopted in a variety of ways, both by resolution or 

ordinance. Section 4.0, Development Guidelines, must be adopted by resolution. Section 

3.0, Planned Development District, must be adopted by ordinance and provides zoning 

regulations for development within the HDCP area. 

 

2. Amendment to Local Coastal Program 

 
The HDCP requires an amendment to the Dana Point Local Coastal Program ("LCP"). 

The LCP Land Use Plan for the HDCP area consists of the Land Use Element, Urban 

Design Element, and Conservation Open Space Element of the City's General Plan (as 

amended). The LCP Implementation Program for the HDCP area consists of Section 3.0, 

Planned Development District, Section 4.0, Development Guidelines and the City's 

Zoning Code. 

 

Portions of the HDCP area are included within the certified Dana Point LCP, including 

portions of Planning Areas 1, 2, and 3 and all of Planning Areas 4, 5, 6, 7, 8 and 9. In 

order to implement the HDCP, the City will need to process an amendment to the Dana 

Point LCP in accordance with the California Coastal Act, Title 14 of the California 

Administrative Code, and the Local Coastal Program Post Certification Guide for Coastal 

Cities and Counties. In the case of major amendments such as the HDCP, they are 

reviewed in essentially the same fashion as original submittals, which are governed by 

Coastal Act Sections 30512 and 30513 and Commission Regulations Sections 13522 - 

13542. 

 

Portions of Planning Areas 1, 2, and 3, were "white-holed" and represent an original 

submittal by the City. The City will include portions of Planning Areas 1, 2, and 3 as 

part of the submittal of the amendment to the Dana Point LCP to the California Coastal 

Commission in accordance with the Sections noted above. 
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3. Future Amendments to the Local Coastal Program 

 

After the adoption of the amendment to the Dana Point LCP to include the HDCP area, 

amendments to the LCP shall be processed in accordance with the procedures of the 

Coastal Act and Title 14. Amendments may be classified as either a major or minor 

amendment. The Executive Director of the Coastal Commission will make the 

Determination of minor or major in accordance with Section 30514(c) of the Coastal 

Act. The amendment procedures that will be followed will depend on the classification 

of the amendment and will follow the provisions of the Coastal Act and Title 14 

Regulations. 

4. Amendments to the HDCP 

After certification of the amendment to the Dana Point LCP to include the HDCP area by 

the Coastal Commission, all proposed amendments to the HDCP that are determined to 

be a LCP Amendment, shall be processed in accordance with the procedures of the 

Coastal Act and Title 14. The Executive Director of the Coastal Commission will 

classify all amendments as minor or major in accordance with Section 30514(c) of the 

Coastal Act. The amendment procedures will depend on the classification of the 

amendment and will follow the provisions of the Coastal Act and Title 14. 

C. Discretionary Approvals and Permits 

 

This section defines the discretionary approvals and permits, the administration of modifications 

to standards, and allowable temporary uses. Discretionary approvals include Coastal 

Development Permits, including Master Coastal Development Permits, Site Development 

Permits including Master Site Development Permits, Combined Coastal and Site Development 

Permits, and Tentative Tract Maps. The purpose of this section is to provide guidelines for the 

application, review, and approval of all of the above discretionary approvals and permits. 

 

All development shall require both: (i) a Site Development Permit as defined and issued by the 

City under Chapter 9.71 of the Zoning Code, as modified in this HDCP; and (ii) a Coastal 

Development Permit as defined and issued by the City under Chapter 9.69 of the Zoning Code, 

or (iii) a Combined Coastal and Site Development Permit, as defined and issued in this HDCP. 

 

1. Site Development Permit 

The Site Development Permit is the discretionary process that links the design policies 

and guidelines in Section 4.0, Development Guidelines, governing architectural design 

and compatibility, to specific development proposals. The process provides for the 

efficient and effective review of development proposals to ensure compatibility and 

enhanced site and building design. For Planning Areas 2 and 6, individual Site 

Development Permits are not required for each lot. A Master Site Development Permit 

shall be required which will cover the entire Planning Area. The Master Site 

Development Permits will be limited to detailed architectural design guidelines that will 

augment and expand on the Design Guidelines in Section 4.12 and ensure that future 

development will be designed and completed in accordance with those guidelines. In all 

other Planning Areas, when an individual Site Development Permit is required, the City 
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will review each specific development project for compatibility and conformance with 

the Section 4.12, Design Guidelines. In order for the City to clearly implement the 

policies and regulations of this HDCP, a Site Development Permit shall be required to be 

submitted and approved by the City prior to building construction for each of the 

Planning Areas. At the discretion of the Director of Community Development, Site 

Development Permits for Planning Areas 1, 5 and 8A, if required, may be combined. 

The Site Development Permits will substantially follow the procedures that are noted 

below. 

 

• Application for a Site Development Permit. The applicant shall follow the 

format located in Section 9.61.040 of the Zoning Code, except that with 

respect to a Site Development Permit for Planning Area 2 and Planning Area 

6, Section 9.61.040(e)(2)(F) and 9.61.040(e)(2)(G) of the Zoning Code shall 

not apply. Along with this information, the applicant shall also include in the 

application package all of the required information identified in this HDCP. 

In addition, the applicant may elect to apply for a Combined Coastal and Site 

Development Permit in lieu of separate applications for a Site Development 

Permit and Coastal Development Permit. 

 

• Notice and Public Hearing. Except as noted in this HDCP, notice for a Site 

Development Permit shall be provided in conformance with the requirements 

of Section 9.61.050 of the Zoning Code. 

 

• Basis of Action. The City may approve, conditionally approve, or deny a Site 

Development Permit. The basis of action shall be subject to the findings 

located in Section 9.71.050 of the Zoning Code, as modified by this HDCP. 

The City shall also make a finding that the proposed development is in 

compliance with the HDCP and shall make all other required findings as 

identified in Section 2.0 of the HDCP. 

 

• Expiration. Any Site Development Permit granted herein shall be effective 

for a period of 24 months, unless otherwise conditioned or agreed upon 

subject to an approved Development Agreement or as otherwise agreed 

between the applicant and the City. Failure to exercise the permit within the 

effective period will cause the permit to automatically expire, unless the 

applicant has requested an extension in conformance with Section 9.71.130 of 

the Zoning Code. Once construction has been initiated pursuant to the Site 

Development Permit, the Site Development Permit shall be deemed vested 

and shall not expire. 

• Amendments to a Site Development Permit. An approved Site 

Development Permit may be amended in accordance with the following 

procedures. If the Director of Community Development determines that the 

amendment constitutes a minor alteration to the approved Site Development 

Permit, the amendment may be approved administratively. At the discretion 

of the Director of Community Development, a minor alteration may be 

referred to the Planning Commission for review without a formal public 
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hearing. If the Director of Community Development determines that the 

amendment constitutes a major alteration to the approved Site Development 

Permit , public notice will be provided and a public hearing will be held in 

conformance with the notice and hearing provisions of this HDCP. 

 

• Appeals. A Site Development Permit is subject to appeal in accordance with 

Section 9.61.110 of the Zoning Code 

 

• Fees. The applicant for a Site Development Permit shall pay a processing fee 

in accordance with the latest fee schedule adopted by the City. 

 

2. Coastal Development Permit (Master and Individual) 

 

The Coastal Development Permit is the discretionary process that addresses development 

within the City's Coastal Zone. All development within the Coastal Zone must be 

consistent with the Dana Point Local Coastal Program. The HDCP is located within the 

Coastal Zone. The Coastal Development Permit ensures that the policies, programs, and 

regulations contained within the Local Coastal Program have been met, and that 

conditions have been incorporated into the Coastal Development Permit Resolution. The 

applicant may apply for individual or master coastal development permits as regulated in 

the HDCP, and any reference herein shall apply for both types of permit. 

The entire project site lies within the Coastal zone and will require Coastal Development 

Permits. Until the City has certified the amendment to the Dana Point Local Coastal 

Program to include the HDCP, portions of Planning Areas 1, 2, and 3 remain uncertified, 

and require Coastal Development Permit approval by the California Coastal Commission. 

If so processed, the Planning Commission shall consider the In Concept Approval as a 

component of the Site Development Permit. If an applicant has received an approved 

Coastal Development Permit from the Coastal Commission for portions of Planning 

Areas 1, 2, and 3 prior to certification from the City, the regulations governing Prior 

Coastal Approval as shown in the Zoning Code Section 9.69.030(3) shall be applied. If 

the City has certified the amendment to the Dana Point Local Coastal Program for 

Planning Areas 1, 2, and 3, but the California Coastal Commission has not approved it, a 

Coastal Development Permit for those portions of Planning Areas 1, 2, and 3 shall be 

obtained from the City prior to the Coastal Commission consideration of a Coastal 

Development Permit. 

In Planning Areas 4, 5, 6, 7, 8 and 9, the City will consider any Coastal Development 

Permit subject to its jurisdiction. The City will utilize the provisions of the HDCP only 

after the Coastal Commission has reviewed and approved the amendment to the Dana 

Point Local Coastal Program. The provisions that require the submittal and approval of a 

Coastal Development Permit are shown in the Zoning Code, as modified by this HDCP. 

Each Coastal Development Permit will substantially follow the procedures noted below: 

 

• Application for a Coastal Development Permit. The applicant shall follow 

the format located in Section 9.69.050 of the Zoning Code, except that with 

respect to a Coastal Development Permit for Planning Area 2 and Planning 

Area 6 Section 9.61.040(e)(2)(F) and 9.61.040(e)(2)(G) of the Zoning Code 



THE HEADLANDS DEVELOPMENT AND CONSERVATION PLAN 

Section 3.0 Planned Development District 

3-54 

 

 

shall not apply regarding elevations and floor plans of residential structures 

and associated appurtenances on residential lots, provided that the application 

contains sufficient information about the land division, grading plan and 

building envelopes to analyze whether the development complies with all the 

requirements of the Local Coastal Program, and provides sufficient 

information for the permit to contain conditions that the development on each 

residential lot is sited and designed to avoid the degradation of public views to 

and along the shoreline from public viewpoints, trails, parks and 

open spaces, and the development incorporates building setbacks that avoid 

any fuel modification requirements within ESRA. Also, the applicant shall 

incorporate all of the programs and include the required information as 

detailed in this HDCP. 

A Master Coastal Development Permit, issued by the City under Chapters 

9.27 and 9.69 of the Zoning Code, as modified by this HDCP, shall be 

allowed for Planning Area 2 (The Strand Residential) and Planning Area 6 

(Upper Headlands Residential) and other Planning Areas at the discretion of 

the Director of Community Development. The Director of Community 

Development has the discretion to allow an applicant to apply for a Master 

Coastal Development Permit in Planning Area 2 and Planning Area 6, rather 

than individual Coastal Development Permits for construction on each 

individual lot. 

 

In addition, the applicant may elect to apply for a Combined Coastal and Site 

Development Permit, including a Combined Master Coastal and Site 

Development Penni!, in lieu of separate applications for a Coastal 

Development Permit and Site Development Permit. 

 

• Notice and Public Hearing. The City and applicant shall follow the 

procedure shown in Section 9.69.060 of the Zoning Code. Regardless of 

whether the Master Coastal Development Permit or Coastal Development 

Penni! is combined with any other action, the notice procedures for the coastal 

development permit shall fully comply with those identified in Section 

9.69.060 of the Zoning Code. 

 

• Basis of Action. The City may approve, conditionally approve, or deny a 

Coastal Development Permit. The basis of action shall be subject to the 

findings located in Section 9.69.070 of the Zoning Code, as modified by the 

HDCP. 

 

• De Minimis and Administrative Permits. Projects that qualify as either De 

Minimis or Administrative Permits may be approved by the City. Application 

procedures for De Minimis or Administrative Permits will be subject to the 

procedures shown in Sections 9.69.110 and 9.69.160 of the Zoning Code. 

 

• Expiration. Any Coastal Development Permit granted herein shall be 

effective for a period of 24 months. Failure to exercise the permit within the 

effective period will cause the permit to automatically expire, unless the 
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applicant has requested an extension in conformance with Section 9.69.140 of 

the Zoning Code. Once construction has been initiated pursuant to the Coastal 

Development Permit, the Coastal Development Permit shall be deemed vested 

and shall not expire unless work is not diligently pursued to completion. 

 

• Amendments to Coastal Development Permits. An approved Coastal 

Development Permit may be amended in accordance with Section 9.69.130 of 

the Zoning Code. 
 

• Emergency Permits. The Coastal Commission or City may issue emergency 

permits within the HDCP area, subject to the provisions shown in Section 

9.69.150 of the Zoning Code. 

 

• Appeals. A Coastal Development Permit is subject to appeal in accordance 

with Section 9.69.090 of the Zoning Code. 

 

• Fees. The applicant for a Coastal Development Permit shall pay a processing 

fee in accordance with the latest fee schedule adopted by the City. 

 

• Temporary Events. Temporary events shall minimize impacts to public 

access, recreation and coastal resources. A coastal development permit shall 

be required for temporary events that meet all of the following criteria: 1) held 

between Memorial Day and Labor Day; 2) occupy any portion of a public 

sandy beach area; and 3) involve a charge for general public admission where 

no fee is currently charged for use of the same area. A coastal development 

permit shall also be required for temporary events that do not meet all of these 

criteria if the Director of Community Development has determined that the 

event has the potential to result in significant adverse impacts to public access 

and/or coastal resources. 

 

3. Tentative Tract Maps 

Tentative Tract Map review shall be processed pursuant to Chapter 7.01 of the Municipal 

Code. No application for a Tentative Tract Map for Planning Areas 2 and 6 shall be 

submitted to the City without either combining the application with a Site Development 

Permit(s) or first obtaining approval for a Site Development Permit(s) for Planning Areas 

2 and 6. A Tentative Tract Map application that includes Planning Areas 4 and 9 is not 

required to be combined with an application for a Site Development Permit for those two 

Planning Areas. As provided above, individual Site Development Permits for Planning 

Areas 4 and 9 are required prior to building construction. After the initial approval of the 

Tentative Tact Map and Site Development Permit for the subject site, the approved Site 

Development Permit may be amended separately, either as a minor or major amendment. 

Land divisions, including but not limited to subdivisions, lot splits, and lot line 

adjustments shall require a coastal development permit. If a Master Coastal 

Development Permit and Site Development Permit are approved for a land 

division/Tentative Tract Map and grading plan for Planning Areas 2 and/or 6, there shall 

be no need to process individual Coastal Development Permits and Site Development 

Permits for construction of residential development and associated appurtenances on 
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individual residential lots within that Subdivision Map, provided the Master Coastal 

Development Permit is conditioned to comply with all the requirements of the Local 

Coastal Program, the permit identifies specific final pad elevations for each residential lot 

and the permit conditions identify specific building envelopes/development standards for 

each residential lot including setbacks and heights that avoid the degradation of public 

views to and along the shoreline from public viewpoints, trails, parks and open spaces, 

and incorporate building setbacks that avoid any fuel modification requirements within 

ESRA, and required residential building permit application demonstrates compliance 

with the HDCP and the design guidelines in the combined Master Coastal and Site 

Development Permit. 

 

4. Temporary Uses 

 

Temporary uses and structures may be approved in the HDCP subject to Chapter 9.39 of 

the Zoning Code. A temporary real estate sales office may be permitted through the 

approval of a Site Development Permit for the subject Planning Area or portion thereof, 

or through the Temporary Site Development Permit as shown in Chapter 9.39. 

5. Administrative Modification of Standards 

 

Certain standards in this HDCP may be administratively modified by the Director of 

Community Development to permit development on a property that is constrained due to 

physical constraints. Administrative modifications may be considered in the HDCP area, 

subject to Chapter 9.61, Section 9.61.090 of the Zoning Code. For other modifications to 

certain development standards, a variance shall be required in accordance with Section 

9.67 of the Zoning Code. Administrative modifications or variances from 1) the 

minimum number of parking stalls (except for residential uses), 2) bluff edge setbacks, 3) 

requirements relative to protecting Environmentally Sensitive Habitat Area (ESHA) 

including required setbacks, and 4) height restrictions necessary to protect public views, 

shall not be granted. 

6. Development Phasing Plan 

 

Development shall comply with the following development phasing plan: 

 

Development of the Headlands shall occur in a comprehensive manner involving the 

entire approximately 121 acre site. The allowance for impacts to up to 11.29 acres of 

environmentally sensitive habitat areas (excluding public trails) and the allowances 

relative to the construction of new development in the Strand that is reliant upon 

significant landform alteration and a shoreline protective device shall only be allowed in 

the context of a project that: 1) preserves, enhances, dedicates and perpetually manages 

all but 11.29 acres of environmentally sensitive habitat areas (ESHAs) known to be 

present at the Headlands; 2) dedicates the private portion of Strand beach to the public; 3) 

constructs and dedicates the public parks and public trail network described in this HDCP 

including realigning the existing revetment an average 5 feet landward or easterly than 

the existing alignment, implementation of a program to retrieve debris from the beach 

that impedes public access, and constructing a new lateral public access trail on top or 

landward of the revetment and seaward of the entire length of the Strand residential 
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development; 4) implements extensive water quality management best management 

practices, including but not limited to the construction and maintenance of structural best 

management practices to treat off-site and on-site run-off; 5) preserves landforms 

including the Harbor Point and Headlands bluffs and promontories and the Hilltop; and 

6) provides lower-cost overnight accommodations (i.e. hostel) in conjunction with the 

construction of a luxury inn. 

 

The public parks, open space and public trail network shall be offered for dedication 

and/or conveyed by the landowner/developer to the appropriate public agency or non- 

profit entity concurrent with the recordation of the first land division/Final Map(s). The 

first land division shall encompass the entire 121.3 acre site and shall fully expunge all 

development rights that may exist within the identified public parks, open space and 

public trail network that may have existed under any prior land division. The one 

exception to this requirement shall be that, prior to the wholesale re-division of the 121-

acre Headlands area, the landowner may apply for, and the City may approve, any lot 

merger, lot line adjustment, or other land division necessary to enable the landowner to 

separate out and transfer approximately 27 acres of land on the Headlands promontory, 

provided that any such approval is conditioned on the requirement that the area so 

separated is irrevocably deed restricted as conserved open space in conjunction with the 

land division and is thereafter dedicated in a manner that ensures that it is conserved in 

perpetuity as conserved open space, in which case the requirement in the preceding two 

sentences shall apply only to the remainder area of the Headlands. 

The public parks, open space and public trail network improvements and amenities, 

including the Nature Interpretive Center and public parking, shall be constructed and 

open to the public prior to the opening of the luxury inn in Planning Area 9. 

The 40-bed hostel shall be constructed and open to the public prior to or concurrent with 

the opening of the luxury inn in Planning Area 9. 

All approved public park, open space and public trail network improvements and 

amenities, including the Nature Interpretive Center and public parking, shall be 

constructed by the landowner/developer and shall include all such public parks, open 

spaces, public trails and associated improvements and amenities described in the HDCP. 

All approved public park and open space improvements and amenities shall be bonded 

for final completion (@ 120% of estimated construction cost) prior to recordation of the 

first Final Map, and construction shall be completed and the facilities open to the public 

for public use prior to the residential certificate of occupancy or final inspection for the 

first to be completed residential property. 

The Visitor Information Center in Planning Area 4 shall be constructed and open to the 

public concurrent with the opening of any other commercial development within 

Planning Area 4. 

The six (6) public parking spaces in Planning Area 4 to serve open space visitors shall be 

constructed and open to the public prior to or concurrent with the opening of any other 

commercial development within Planning Area 4. 
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Section 4.0 Development Guidelines 

4.0 LOCATION AND SETTING 

 

The project site consists of 121.3 acres overlooking the Pacific Ocean, located in the west-central 

portion of the City of Dana Point (City), in the County of Orange (County). Interstate 5 (1-5) to 

the southeast, the San Joaquin Hills Transportation Corridor (State Route 73) to the northeast, 

and the bordering Pacific Coast Highway 1 (PCH) provide regional access to the site. Local 

streets include Selva Road, Street of the Green Lantern, and Cove Road. Figure 4.1.1, Regional 

Location, and Figure 4.1.2, Local Vicinity, graphically illustrate the project location. 

The project site is surrounded by urban development, including residential and commercial land 

uses. The Ritz-Carlton and St. Regis Resort hotels are approximately a quarter mile to the north. 

The southeastern portion of the property overlooks the Dana Point Harbor. The site includes 

nearly two miles of ocean and Harbor frontage. The surrounding setting is depicted in Figure 

4.1.3, Aerial Photograph. 

 

4.1 EXISTING SITE CHARACTERISTICS 

 

 

A. Landforms 

The project site contains four distinct landforms: (1) the two geographical points-Dana Point 

and Harbor Point, (2) the coastal bluffs which range up to 215 feet in height and stretch from the 

Harbor Point to the northern end of the Strand, (3) the Strand Beach, and (4) the hilltop near 

PCH. 

A gently sloping mesa sits atop the Dana Point and the coastal bluffs to form a landmark from 

which the entire site derives its common name-the Headlands. The bluffs are a visible 

landform for thirty miles up and down the coast. 

The site has previously been developed as a mobile home park, with dilapidated infrastructure 

such as roads, pad foundations, sewer, water, storm drains, utility lines, and a 2,100' sea 

revetment (the Strand Beach area), and as horticultural greenhouses, commercial and storage 

buildings, and associated parking (the Upper Headlands area). 

 

B. Geology and Soils 

Three major geologic units and one minor geologic unit underlie the project site. The major 

geologic units are (1) the San Onofre Breccia overlain by (2) Marine Terrace Deposits, and (3) 

the Monterey Formation. A small area of Capistrano Formation occurs in the southeastern 

portion of the property. 
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The project site does not contain active faults. The closest active fault is the offshore trace of the 

Newport-Inglewood fault located approximately two miles to the west. The Strand area contains 

several landslides that require stabilization prior to development. 

C. Biological Resources 

The project site contains diverse wildlife and plant species. The wildlife consists of mammals, 

including the Pacific Pocket Mouse, reptiles, and birds, including the California gnatcatcher and 

the coastal cactus wren. 

 

The site also contains many vegetation associations that are native to Southern California. 

Southern coastal bluff scrub, mixed chaparral, and coastal sage are found in the southern areas of 

the site. The northern portions of the site consist of heavily disturbed vegetation, native/non- 

native grassland, disturbed coastal sage and ornamental plantings associated with the vacant 

mobile home development. 

In 1996, the U.S. Department of Interior, the U.S. Fish and Wildlife Service (USFWS), the 

California Resources Agency, the California Department of Fish and Game (CDFG), the 

California Department of Forestry and Fire, the California Department of Parks and Recreation, 

and the Orange County Environmental Management Agency, in conjunction with participating 

property owners, adopted the Central/Coastal Orange County Natural Communities Conservation 

Plan/Habitat Conservation Plan (NCCP/HCP). The NCCP/HCP provides for the conservation of 

sub-regionally significant natural resources and multi-species habitat preserve areas. 

 
The 1996 Orange County NCCP/HCP was preceded by five years of scientific analysis and 
public agency review. A joint Environmental Impact Report and Environmental Impact 
Statement (EIR/EIS) were prepared pursuant to the California Environmental Quality Act, the 
California Endangered Species Act, and the federal Endangered Species Act by the CDFG and 

the USFWS. In 1996, the EIR/EIS was certified as a Final EIR/EIS, with appropriate findings 

and mitigation measures to satisfy the requirements of the California Endangered Species Act 
(CESA) and the federal Endangered Species Act (ESA). 

 

The landowners of the project site were identified in the NCCP/HCP as a "participating 

landowner" for "contributing significant land and/or funding toward implementation of the 

reserve system and adaptive management program." As a result, the landowners were issued a 

Section IO(a) Endangered Species Act Permit for the project site. 

In addition to CESA and ESA requirements, the Coastal Act requires the identification and 

protection of any areas in which plant or animal life or their habitats are either rare or especially 

valuable because of their special nature or role in an ecosystem and which could be easily 

disturbed or degraded by human activities and developments. These areas are known as 

'environmentally sensitive areas' or 'environmentally sensitive habitat areas' (ESHA). In 

conjunction with the Local Coastal Program (LCP) amendment that was processed to incorporate 

the HDCP into the City's LCP, the Coastal Commission identified approximately 50 acres of 

upland ESHA at the Headlands. The planning boundaries established in this LCP are designed to 

conserve all but 11.29 acres of the ESHA present at the time of the LCP amendment. Except as 

provided in Conservation Open Space Element Policy 5.29 for situations where an application is 
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submitted within two years of the date of effective certification of LCP Amendment 1-03, the 

LCP contains provisions requiring an assessment during the coastal development permit process 

of whether additional ESHA is present on the site and the protection of the approximately 38.01 

acres originally conserved in Planning Areas 1, 5, 7, and 8A/8B plus any additional habitat 

identified during the subsequent assessment. Pursuant to the requirements of Coastal Act 

Section 30240 and equivalent policies in the LCP, the ESHA must be protected and conserved in 

place, except as allowed under Conservation Open Space Element Policy 3.12 and Section 3.5.E 

of the Planned Development District, and only certain limited activities such as habitat 

restoration and limited public access are allowed within the ESHA. 

 

D. Cultural Resources 

The City's General Plan indicates that cultural resources exist on the site. Due to their 

confidential nature, additional cultural resources information is not provided in this document. 

 

E. Visual Resources 

Public visual resources include those portions of the property that can be viewed off-site, such as 

the coastal bluffs, the Strand Beach, the hilltop, and the two geographical features-Harbor Point 

and Dana Point. On-site public visual resources are limited because the property is largely 

fenced, restricting public access. Limited public visual resources do exist from public road 

rights-of-way, which were dedicated with the recording of Final Tract Maps in the 1920's. 

 

F. Hydrology 

The project site consists of three primary drainages: the majority of the site drains to Strand 

Beach; the remainder of the property drains over the bluff edges from Harbor Point around to the 

northerly residential enclave; and to Dana Point Harbor. 

Five storm drain outlets to Strand Beach were constructed in the 1950's to serve the mobile 

home park, and the on-site and off-site drainage runoff. The mobile home park improvements 

remain in place, although in disrepair. This includes the storm drain improvements, streets, 

septic systems, trailer lots, storage and recreational facilities. 

 

Additionally, approximately one half of the County's Strand Beach Parking Lot, and a portion of 

Selva Road and the Niguel Terrace condominium site drain through the property to Strand 

Beach. Storm drain facilities must be sized to accommodate these off-site flows. 

The Headlands promontory portion of the property and Harbor Point drain directly over the bluff 

edge in areas of historical or natural drainage. Storm water runoff to Dana Point Harbor in the 

vicinity of the project comes from portions of Green Lantern, Cove Road, Scenic Drive and 

adjoining off-site property which flows to existing storm drain inlets and eventually to the 

Harbor. 
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4.2 LAND USE PLAN 

The Land Use Plan establishes the conceptual development framework for the project site. The 

Land Use Plan responds to the physical and environmental opportunities and constraints that 

characterize the property. It emphasizes coastal access, the conservation of natural resources, the 

provision of public parks and open space, recreational opportunities, public safety, and high 

quality visitor commercial and residential land uses. 

The land use distribution is depicted in Figure 4.2.1, Illustrative Plan. The Illustrative Plan 

graphically depicts approximately three miles of public trails and the coastal access pathways, 

which link the five parks and the proposed public visitor recreational facilities. It also illustrates 

the residential lot configuration, as well as conceptual renderings for the resort seaside inn and 

the PCH visitor/recreation commercial. 

 

Sections 3.0 and 4.0, including Section 4.2 thereof (i.e. 'Land Use Plan'), are components of the 

implementing actions of the City's Local Coastal Program within the meaning of Section 30513 

of the Coastal Act. 
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4.3 PLANNING AREAS 

 

The project site contains nine planning areas as illustrated on Figure 4.3.1, Land Use Planning 

Areas. The planning areas provide a combination of recreation and open space parks, 

conservation open space, visitor/recreation commercial and residential uses. Section 3, Planned 

Development Zoning District, establishes the maximum level of intensity and development for 

each planning area. The nine planning areas are more generally described as follows: 

 
Planning Area 1: Strand Vista Park/Public Beach Access (Recreation Open Space). 

 

The Strand Vista Park, 9.9 acres, is located adjacent to and seaward of the existing County public 

parking lot. The park overlooks the Pacific Ocean from an elevation of approximately 160-feet, 

providing significant new coastal access and recreation opportunities. The park forms a major 

component of the integrated trail system designed to link Strand Beach, four additional parks, the 

open space, and conservation areas. The park plans are detailed in Section 4.4, Park and Open 

Space Plan. 

 
The North Strand Beach Accessway (improved) will be integrated into the off-site County 
owned beach access. The existing County stairway is narrow with limited views. The North 

Strand Beach Access will widen and enhance the stairway, and establish two public view 
overlooks, providing ocean and coastal views. The developer will construct restroom and 
shower facilities adjacent to the pathway above Strand Beach. 

 

If gates, guardhouses, barriers or other development designed to regulate or restrict public 

vehicular access are approved for Planning Area 2, those regulations or restrictions shall only be 

allowed in conjunction with the construction, operation and maintenance of a public  funicular in 

Planning Area I, parallel to the North Strand Beach Access, providing mechanized public access 

from the County beach parking lot to the beach. 

The Mid-Strand Vista Park Access (New) leads from the trail in approximately the center of the 

park and connects to the Central Strand Beach Access at the intersection of the first residential 

cul-de-sac street. 

 
The Central Strand Beach Access (new) creates direct public access from the Strand Vista Park 
to Strand Beach. This access traverses through the Strand Residential neighborhood in Planning 
Area 2. 

 

The South Strand Beach Access (new) establishes direct access to the south Strand Beach, 

opening a significant area of the site fenced-off from public use. The pathway incorporates a 

public overlook and rest/landing areas, providing unobstructed ocean and coastline views. 

Planning Area 2: Strand Neighborhood (Residential) 

 

The 25.7-acre Planning Area 2 allows a maximum 75 single-family homes on single-loaded 

streets, terraced for views. The homes will be a maximum of two stories. This area formerly 

contained the 90-unit mobile home park. The community may be gated to control vehicle access 

provided the mitigation measures outlined below are implemented. 
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If gates, guardhouses, barriers or other development designed to regulate or restrict public 

vehicular access are approved for Planning Area 2, those regulations or restrictions shall only be 

allowed in conjunction with the construction, operation and maintenance of a public funicular in 

Planning Area 1, parallel to the North Strand Beach Access, providing mechanized public access 

from the County beach parking lot to the beach. Only public vehicular access may be restricted. 

Public pedestrian and bicycle access shall not be restricted. If the funicular is out of service for 

more than 3 consecutive scheduled operating days, public vehicular access through Planning 

Area 2 for passenger drop-off shall be available during the period of service outage and any gate, 

guardhouse, barrier or other development that regulates or restricts public vehicular access shall 

be opened, removed or otherwise made inoperable during the period of service outage. During 

periods of funicular service outage signs shall be posted at the boarding area of the funicular, 

along the public roadway leading to the Strand residential area and at the entrance to the Strand 

residential area indicating the availability of public vehicular access through the residential area 

for passenger drop-off at the beach. 

 
Planning Area 3: Strand Beach Park (Recreation Open Space) 

 

The 5.2-acre Strand Beach Park is currently privately owned to the mean high tide. The beach 

will be publicly dedicated and provide significant public passive recreational opportunities, 

including coastal access, swimming, surfing, fishing, diving, jogging, hiking, picnicking, and 

related beach activities. Vehicular access will be limited to emergency vehicles or those vehicles 

used by the applicable public agency to maintain and patrol the beach. The Strand Beach Park is 

detailed in Section 4.4, Park and Open Space Plan. 
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Planning Area 4: PCH Visitor/Recreation Commercial (Visitor/Recreation Commercial) 

 

PCH and the Street of the Green Lantern border the 1.6-acre Planning Area 4. This 

Visitor/Recreation Commercial area complements the adjacent City Town Center, and will 

attract coastal visitors by providing a variety of commercial and office uses including a Visitor 

Information Center and can comprise one or more buildings. A maximum of 35,000 square feet 

will be developed, limited to two stories. The first floor will be limited to retail commercial 

uses including the Visitor Information Center.  Additionally, the second floor can support 

retail commercial and professional office uses. 

 
Planning Area 5: Hilltop Park and Greenbelt Linkage (Recreation Open Space) 

 

The 15.I-acre Hilltop Park and Greenbelt Linkage preserves a significant landform, establishes a 

public park, provides integrated trails, and connects to adjacent parks and open space. It serves 

as a major feature of the integrated trail system by providing dramatic views of the surrounding 

City, Harbor, and Pacific Ocean. Access and parking are provided from the Street of the Green 

Lantern, Scenic Drive, Selva Road (Dana Strand Road), "A" Street, and Pacific Coast Highway. 

In addition, six parking spaces to exclusively serve open space uses will also be constructed in 

Planning Area 4, PCH V/RC. The Hilltop Park and Greenbelt Linkage is detailed in Section 4.4, 

Park and Open Space Plan. Natural resource (Blochman's dudleya) habitat will be preserved in 

the vicinity of the Hilltop Park and managed by the City of Dana Point pursuant to the 

recommendation and approval of the California Department of Fish and Game. Furthermore, all 

ESRA shall be protected against any significant disruption of habitat values, and only uses 

dependent on those resources shall be allowed within those areas, pursuant to the requirements of 

this LCP. Fuel modification shall be prohibited within ESRA. Habitat restoration may occur. 

The ESRA area shall be preserved in perpetuity and endowed to cover the cost of management 

and maintenance. The area will require a long-term management program to help facilitate the 

survival of the sensitive plants and animal species. 

 

The Hilltop Park includes trails, rest areas, overlooks, seating, open space, signage, native 

landscaping, fencing, and other passive features. The Greenbelt Linkage includes trails, habitat 

preservation and restoration, fencing, signage, open space buffers to the Headlands Conservation 

Park, and other passive features. 

 
Planning Area 6: Upper Headlands Neighborhood (Residential) 

 

Totaling 20.2-acres, this residential neighborhood allows a maximum of 50 single-family homes. 

The homes will be limited to one story. The community will be gated at "A" Street to control 

vehicle access. The site will be terraced from west to east to provide coastal views for each lot. 

Residents in Planning Area 6 will access Planning Area 2 via a private trail between both 

neighborhoods. 

 
Planning Area 7: Headlands Conservation Park (Conservation Open Space) 

 

The 27.9-acre Headlands Conservation Park is designated Conservation Open Space, the most 

restrictive land use within the project.  No development is allowed within this area, except a 
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perimeter trail and ancillary improvements designed to provide coastal access. The park will 

preserve the "Headlands" landmark which consists of a sloping mesa that sits atop the Dana 

Point landform, the surrounding coastal bluffs, and the adjacent rocky beach. The Headlands 

Conservation Park is detailed in Section 4.4, Park and Open Space Plan. 

 

In conjunction with the U.S. Fish and Wildlife Services (USFWS) and the California Department 

of Fish and Game (CDGF), the Headlands Conservation Park also provides for the long-term 

preservation and management of habitat for sensitive species, including the Pacific pocket 

mouse, and other flora and fauna. The 22.0 acre temporary Pacific pocket mouse preserve 

established by the NCCP will be expanded by 5.9 acres, and a greenbelt buffer has been 

designated in adjoining Planning Area 5. A non-profit trust will be established to manage the 

Park in conjunction with the USFWS and CDFG. The recording of easements, deed restrictions, 

and additional measures ensure that the Headlands Conservation Park remains permanently 

designated as conservation open space. 

 
Planning Areas 8a and 8b: Harbor Point Park (Recreation and Conservation Open Space) 

 

Harbor Point Park totals 10.4 acres and consists of two sub-planning areas, 8a and 8b. Planning 

Area 8a, designated as Recreation Open Space, includes the 4.3-acre Harbor Point plateau. 

Planning Area Sb, designated Conservation Open Space, includes the adjacent 6.1-acre coastal 

bluffs and rocky beach. 

Harbor Point Park overlooks Dana Point Harbor and the Pacific Ocean, providing one of the 

most dramatic views from the property. The park preserves a significant landform-the 

geographical promontory Harbor "Point", and proposes a variety of recreation uses, including a 

proposed visitor recreation facility, the Nature Interpretive Visitor Center. The public trails and 

other amenities proposed in Harbor Point Park are further detailed in Section 4.4, Park and Open 

Space Plan. 

 
Planning Area 9: Resort Seaside Inn (Visitor/Recreation Commercial) 

 

This 2.8-acre site provides a maximum 90-room (keys), luxury Seaside Inn, with a public 

restaurant, amenities and accessory uses. The site fronts the Street of the Green Lantern and 

Scenic Drive, and complements existing, off-site commercial facilities, such as the Charthouse 

Restaurant. The site offers dramatic ocean and harbor views. The location, adjacent to the 

Harbor Point Park, lends itself to public and private functions, encouraging coastal access. 
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4.4 PARK AND OPEN SPACE PLAN 

The Park and Open Space Plan creates an integrated system that responds to the natural 

characteristics of the property. Development of the 121.3-acre project site has been carefully 

planned to enhance public coastal access, provide a range of recreational opportunities, preserve 

the coastal bluffs and other significant landforms, and conserve sensitive habitat. The public 

open space, parks, and greenbelt linkages within the project total 68.5 acres, or over one half of 

the entire site. The three primary goals of the Park and Open Space Piao are as follows· 

I. Create high quality public parks, recreation, and open space areas that maximize 

coastal access, establish and preserve public views, and conserve natural resources 

including the preservation and enhancement of environmentally sensitive habitat area. 

 

2. Interconnect the public parks and open space by establishing an integrated public 

trail/access system that links to other trail alignments off-site. 

3. Encourage public visitors to utilize the parks and open space by implementing a 

series of scenic overlooks, informational signage, public art, and proposed public 

visitor recreation facilities that provide a variety of educational, historical, natural, 

and conservation programs. 

Figure 4.4.1, Park and Open Space Plan, illustrates the location of the five public parks, the 

recreation and conservation open space areas, the greenbelt linkages, the public trail/access 

system, and the proposed visitor recreation facilities. 

 

A. The Public Parks 

The five major parks within the system include (1) the Headlands Conservation Park, (2) the 

Hilltop Park and Greenbelt Linkages, (3) the Harbor Point Park, (4) the Strand Vista Park/Public 

Beach Access, and (5) the Strand Beach Park 

A public trail/access system, over three miles in length, links all of the parks and open space. 

The system includes pedestrian and bicycle trails, coastal and beach access, scenic overlooks, 

and four proposed public visitor recreation facilities to be constructed by the 

Landowner/Developer. The trails maximize public coastal access and view opportunities. These 

trails implement the policies and guidelines of the Dana Point General Plan and provide a 

comprehensive system that reinforces the relationship between the project site, the Harbor, and 

the Pacific Ocean. 

 

The public parks and open space areas will be improved by the developer, offered for dedication, 

transferred, and/or conveyed to the appropriate public agency or non-profit entity in the first 

phase of the project, consistent with the Development Phasing Plan identified in Section 3.7.C.6 

of the Planned Development District. 
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Each park seeks to create a variety of public recreational opportunities by embracing different 

design criteria. Many areas previously designated for residential or commercial development in 

the City General Plan and the certified Local Coastal Program have been designated in the 

HDCP as parks and open space. The design program of parks, open space, integrated public 

trails, and proposed visitor recreation facilities encourages coastal visitors, while leaving 

substantial portions of the site effectively undeveloped. The parks, greenbelts and open space 

incorporate a hierarchy of use, ranging from active recreation to passive recreation to permanent 

conservation. The following criteria for each park establish the basic use and design intent. 

 

1. Headlands Conservation Park (Planning Area 7) 

Conceptual Plan 

See Figure 4.4.2, Headlands Conservation Park Conceptual Plan 

 

Setting 

The Headlands Conservation Park overlooks the Pacific Ocean from the most dramatic 

location within the project site. The area includes a prominent landform-the Dana 

"Point," and its promontory commonly referred to as the "Headlands", as well as the 

adjacent coastal bluffs which rise approximately 215 feet above the ocean. Scenic Drive 

and Marguerita Road currently provide access to this area. Marguerita Road borders the 

northerly edge of the site and will be removed and the area restored concurrent with the 

extension of Selva Road. An approximate 3.8-acre portion of the park is occupied by the 

endangered Pacific pocket mouse. 

 

Design Concept 

Create a conservation open space park designed to permanently preserve the significant 

landform, and conserve, manage, and preserve the existing flora and fauna. The park 

shall consist of natural open space and be dedicated to the conservation and enhancement 

of the existing habitat. Provide long-term management programs for the study and 

maintenance of the natural resources. Define an appropriate level of public access along 

a bluff top trail. 
 

Program 

Intensity of Use: 

 

 

 

Level of Development: 

 

Conservation-Very low. No active development 

permitted. Coastal access is restricted to trails and 

overlooks only. 

Extremely low. A trail with a series of overlooks, 

minor drainage improvements if necessary, fencing 

and interpretive signage. 
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Proposed Uses: Scientific  and  educational  studies.  Professional 

management and maintenance of existing habitat. 

Interpretive walks. Coastal access and coastal view 

opportunities. Walking/hiking on established trails 

only. 

 

Program Elements: Native landscape materials. Pedestrian trail/coastal 

access pathway. Multiple scenic overlooks. 

Interpretive Signage. Conservation fencing, safety 

fencing. 

 
Site Features 

• Marguerita Road shall be removed, the area shall be graded to natural contours and 

re-vegetated pursuant to Figure 4.4.6 and Section 4.13, Coastal Resources 

Management Program. 

 

• Management and maintenance activities shall be coordinated with the U.S. Fish and 

Wildlife Services and the California Department of Fish and Game. 

 
• A 10' wide pedestrian trail of decomposed granite/gravel shall provide controlled 

access to the coastal bluff top. The bluff top trail alignment shall be designed to 

minimize impacts to areas of natural resource value, including coastal bluff scrub 
habitat. The trail shall be located a minimum of 25 feet from the edge of the Coastal 
Bluff Scrub habitat. See Figure 4.4.3, Headlands Conservation Park Bluff Section. 

 
• Five enhanced overlooks with seating shall be integrated into the pedestrian trail 

along the coastal bluff. 

 

• As determined by the appropriate public agency, safety fencing and conservation 

fencing shall be provided for the Pacific pocket mouse habitat, and adjacent to the 

public trail and scenic overlooks. 

 
• Interpretive signage, informational signage and related amenities shall be included 

within the public trail and the overlooks. 

 

• A proposed Nature Interpretive Center shall be constructed in the adjacent greenbelt 

(Planning Area 8a) outside of environmentally sensitive habitat area to serve as 

management and educational headquarters for the Headlands Conservation Park. 
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Landscape Design 

• The Park shall remain native in character with supplemental plantings of native plant 

materials. Exotic, non-native, and invasive plant species shall be removed in 

consultation with the U.S. Fish and Wildlife Services and the California Department 

of Fish and Game. 

 

• Subject to other restrictions, native shrubs may be selectively planted adjacent to the 

existing residential enclaves to provide a visual transition between the building 

architecture and surrounding landscape. Shrubs shall be located to minimize conflicts 

with the views from surrounding areas. 

 

• Limited temporary irrigation shall be provided, if necessary, to ensure establishment 

of new plantings. Irrigation will consist of low volume applications such as drip, 

bubbler and/or low volume spray heads. Irrigation shall encourage deep root growth 

instead of surface root development. Design of all such irrigation shall conform to 

Section 4.14, Park and Open Space Management Program. 

 

Ownership, Construction and Maintenance 

The Headlands Conservation Park shall be owned by a non-profit trust, established in 

conjunction with the NCCP/HCP, the USFWS and the CDFG. The trust shall include a 

Board of Directors, a Protector, a Manager, and the requisite support staff necessary to 

provide for the long-term conservation of the natural resources within the park. 

 

Construction activities shall be completed by the Landowner/Developer and limited to 

the proposed coastal bluff public access trail, safety and conservation fencing, coastal 

view overlooks, and minor drainage facilities, if necessary. 

 

An endowment for the park, as budgeted by the Center for Natural Lands Management, 

shall be established to provide for the long-term maintenance, and management 

consistent with Section 4.14, Park and Open Space Management Program. 
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2. Hilltop Park and Greenbelt Linkages (Planning Area 5) 

Conceptual Plan 

See Figure 4.4.4, Hilltop Park Conceptual Plan. 

Setting 

The Hilltop Park and Greenbelt Linkages include the highest elevation found within the 
Project site. At 288 feet, the “hilltop” provides 360 views, including the surrounding 

city, harbor, and ocean. The park preserves a prominent landform and environmentally 

sensitive habitat area. Access is currently provided from PCH, Street of the Green 

Lantern, and Scenic Drive. 

Design Concept 

Create a park that utilizes the existing topography to establish public view opportunities 

to the ocean, harbor, and city. Provide a series of greenbelt linkages and public trails to 

adjacent parks and open space. Conserve, enhance and restore environmentally sensitive 

habitat area. Provide appropriate public visitor facilities sited in locations that avoid the 

degradation of environmentally sensitive habitat areas. 
 

Program 

Intensity of Use: 

 

 

 

Level of Development: 

 

 

 

 

Proposed Uses: 

 

 

 

 

Program Elements: 

 

Recreation-Low. Limited development of public 

visitor facilities permitted. Limited recreational 

activities permitted. 

Moderately Low. Multiple public trails, hilltop 

overlook, rest areas, parking sited in locations that 

avoid the degradation of environmentally sensitive 

habitat areas. 

Walking, bicycling (outside of environmentally 

sensitive habitat areas), hiking, jogging, picnicking, 

educational, parking. Coastal access and view 

opportunities, protection of natural resources. 

 

Solely native vegetation appropriate to the habitat 

type. Pedestrian/bicycle access pathways. Scenic 

overlooks. Interpretive/informational signage. 

Fencing as appropriate for public safety, view 

preservation, and protection of resources. 
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Site Features 

• Trails shall be either bikeways or pedestrian trails as designated on Figure 4.5.1, 

Public Trail/Access Plan. No bicycle trails shall be located within environmentally 

sensitive habitat areas. Combined bikeway/pedestrian trails shall be 12' wide and 

constructed of concrete. Pedestrian trails shall be 10' wide, constructed of 

decomposed granite/gravel. A pedestrian trail shall provide access to the hilltop 

overlook. Trails shall be designed to minimize impacts to areas of natural resource 

value by utilizing existing trail alignments where feasible. Existing disturbed areas, 

including unnecessary trails, will be re-vegetated pursuant to Section 4.13, Coastal 

Resources Management Program. 

 

• A hilltop overlook shall be provided at the park's highest elevation. The overlook 

shall be constructed of concrete or other durable materials and be designed to blend 

with the natural surroundings. See Figure 4.4.5, Hilltop Park Section. A minimum of 

two benches and one covered trash receptacle shall be provided. Fencing may be 

required as deemed necessary by the Director of Community Development. 

 

• Areas of natural resource value shall be protected through signage, barrier plantings, 

walls and fencing if necessary. A solid wall, impervious to dogs, shall be placed 

along the entire border of the residential development in Planning Area 6 and 

commercial development in Planning Area 4 and the environmentally sensitive 

habitat area within Planning Area 5. Furthermore, fencing and/or barrier plantings 

shall be placed around the entire perimeter of the environmentally sensitive habitat 

area and along the perimeter of trails to prevent human intrusion into sensitive 

habitat, direct people toward trails and to confine users to the trails. 

 

• Access to the Hilltop Park shall be limited to pedestrians. Parking shall be provided at 

the Street of the Green Lantern, Scenic Drive, the County parking lot off Selva Road, 

and the adjacent Nature Interpretive Visitor Center parking lot. 

 

• Interpretive signage, informational signage, and related amenities shall be included 

within the public trail and the overlooks. 

 

• Public access shall be permitted on public trails and overlooks in areas that are not 

determined to be sensitive natural resources. 

 
Landscape Design 

• Solely native shrubs, ground covers and grasses selected from the Headlands 

Revegetation Palette, Table 4.14.1. The greenbelt along the Selva Road extension 

and along the border with the Niguel Terrace Condominiums may utilize the Native 

Landscape Plant Palette identified on Table 4.16.1 

 

• Subject to other restrictions, native trees shall be selectively planted as necessary to 

screen adjacent uses. Trees shall be located to minimize conflicts with views from 

surrounding areas. Trees shall not be planted within environmentally sensitive habitat 

areas. See Figure 4.4.7, Greenbelt Linkage. 

 

• Limited temporary irrigation for native plant establishment. 
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Ownership, Construction Maintenance 

The Hilltop Park and Greenbelt Linkages shall be transferred to the City pursuant to 

Section 4.4.A above. The property shall be conveyed subject to the completion of all 

improvements, which shall be constructed by the Landowner/Developer. Maintenance 

and management costs shall be borne by the Landowner/Developer, as detailed in Section 

4.14, Coastal Resources Management Program, for a one year period, and thereafter, by 

the City. An endowment may be utilized to cover the costs of maintenance and 

Management of environmentally sensitive habitat areas and such areas shall be managed 

and maintained consistent with the Headlands Conservation Park. 

3. Harbor Point Park (Planning Area Salb) 

Conceptual Plan 

See Figure 4.4.8, Harbor Point Park Conceptual Plan 

 

Setting 

The Harbor Point Park, located on the southeastern edge of the project, overlooks Dana 

Point Harbor. The site includes the Harbor "Point" which borders the harbor, the adjacent 

coastal bluffs, and a plateau that provides dramatic views. The Street of the Green 

Lantern, Cove Road and Scenic Drive provide access to the area. 

 

Design Concept 

Create a public park that preserves a major landform and environmentally sensitive 

habitat area, while establishing and encouraging public coastal access. Incorporate 

coastal view opportunities. Integrate the public trail system and the proposed visitor 

recreation facilities. Provide trails and overlooks within the park. Align the trails, 

overlooks, and public facilities to visually link with the harbor and the ocean. Confine 

public access through sensitive natural resources to public trails. 
 

Program 

Intensity of Use: 

 

 

 

 

 

 

 

Level of Development: 

 

For Planning Area 8a, Recreation-low. Limited 

development of public visitor facilities permitted 

(sited in locations that do not degrade 

environmentally sensitive habitat areas). Limited 

recreational activities permitted. For Planning Area 

8b, conservation-very low, no active development 

permitted. 

For Planning Area 8a, moderately low. Multiple 

public trails, overlooks, rest areas, parking, nature 

interpretive center sited in locations that avoid the 

degradation of environmentally sensitive habitat 

areas. Planning Area 8b, public access to the 

coastal bluff face is prohibited. Limited access to 

the rocky beaches in conjunction with the Ocean 

Institute. 
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Proposed Uses: 

 

 

 

 

 

 

 

 

 

Program Elements: 

For Planning Area 8a, walking, bicycling, hiking, 

jogging, picnicking, educational, historical, artistic, 

parking. Coastal access and view opportunities. 

Public and private ceremonial activities. All of the 

preceding shall only occur in locations that avoid the 

degradation of environmentally sensitive habitat 

areas. For Planning Area 8b, scientific and 

educational uses only. Permanent conservation 

through deed restrictions.   

 

For Planning Area 8a, drought tolerant and native 

landscaping materials. Pedestrian/bicycle access 

pathways. Scenic overlooks. Nature interpretive 

center. Public art. Interpretive/informational 

signage. Safety fencing. All of the preceding shall 

only occur in locations that avoid the degradation of 

environmentally sensitive habitat areas. For 

Planning Area 8b, conservation of natural resources. 

Interpretive/ informational signage. 

 

Site Features 

• Trails shall be either bikeways or pedestrian trails as designated on Figure 4.5.1, 

Public Trail/Access Plan. Pedestrian trails shall be typically 10' wide, constructed of 

decomposed granite/gravel or stabilized soil. Trail alignments shall be designed to 

minimize impacts to areas of natural resource value, including coastal bluff scrub 

habitat. 

 

• A series of overlooks shall be constructed of decomposed granite/gravel, concrete, or 

enhanced pavement. A minimum of two benches and one covered trash receptacle 

shall be provided at each overlook. To the extent such facilities may be constructed 

such that ESHA is not degraded, public art, kiosk, markers or signage providing 

interpretive, historical or other relevant information shall be provided as determined 

through the coastal development permit process. 

 

• Safety view fence shall separate trails from adjacent coastal bluffs. Fencing and/or 

barrier plantings shall be placed around the entire perimeter of the environmentally 

sensitive habitat area and along the perimeter of trails to prevent human intrusion into 

sensitive habitat, direct people toward trails and to confine users to the trails. 

 

• The proposed Nature Interpretive Visitor Center shall be a maximum of 2,000 feet. It 

shall be constructed of appropriate materials consistent with Section 4.12, Design 

Guidelines, to complement the surrounding area. It is located adjacent to the 

Headlands Conservation Park, at the terminus to Scenic Drive. The facility shall 

include educational, management, and operational space designed to serve the 

adjacent Headlands Conservation Park. The facility shall be sited in a location that 

avoids the degradation of environmentally sensitive habitat areas. 
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• Vehicular drop-off/turnarounds shall be provided at the terminus to Scenic Drive 

adjacent to the proposed Nature Interpretive Visitor Center. Vehicular drop-offs shall 

be paved with enhanced pavement and shall have planted islands. A minimum of two 

benches and one covered trash receptacle shall be provided at each drop-off. The 

facility shall be sited in a location that avoids the degradation of environmentally 

sensitive habitat areas. 

 

Landscape Design 

• Harbor Point Park shall be landscaped with native and drought tolerant materials 

appropriate to the habitat type as identified in Table 4.14.1. 

 

• Irrigation shall be temporary in those areas adjacent to the coastal bluffs. See Section 

4.16 for additional irrigation guidelines. 

 

Ownership, Construction and Maintenance 

The Harbor Point Park shall be transferred to the City pursuant to Section 4.4.A above. 

The property shall be conveyed subject to the completion of all improvements, which 

shall be constructed by the Landowner/Developer. The maintenance and management 

costs shall be borne by the Landowner/Developer, as detailed in Section 4.13, Coastal 

Resource Management Program, for a one year period, and thereafter, by the City. An 

endowment may be utilized to cover the costs of maintenance and management of 

environmentally sensitive habitat areas and such areas shall be managed and maintained 

consistent with the Headlands Conservation Park. 

4. Strand Vista Park/Public Beach Access (Planning Area 1) 

Conceptual Plan 

Please see Figure 4.4.10, Strand Vista Park/Public Beach Access Conceptual Plan 

Setting 

Strand Vista Park is located parallel to and immediately seaward of the existing County 

Salt Creek Parking Lot (approximately 600 parking spaces). Vehicular access is from 

Selva Road. Currently this area is fenced and heavily overgrown with mature vegetation 

such as oleander and acacia. Public views are non-existent. An existing public coastal 

access stairway owned by the County of Orange (the future North Strand Beach Access) 

lies just north of the property line. This narrow, steep, trail provides the only proximate 

access to Strand Beach. 

 

Design Concept 

Create an active park that utilizes the unique site characteristic to provide dramatic 

coastal access and view opportunities. Establish the integrated trail system as a major 

feature within the park. Incorporate a series of view overlooks to establish public view 

opportunities. 

Create an improved public beach access, the North Strand Beach Access, by widening the 

existing County facility, and designing two rest/landing areas with view opportunities. 

Construct a new restroom and outdoor shower facility at the base of the stairs 
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immediately above Strand Beach. If gates, guardhouses, barriers or other development 

designed to regulate or restrict public access are approved for Planning Area 2, those 

regulations or restrictions shall only be allowed in conjunction with the construction, 

operation and maintenance of a public funicular (inclined elevator) in Planning Area 1, 

parallel to the North Strand Beach Access, providing mechanized public access from the 

County beach parking lot to the beach. 

Create the Mid Strand Vista Park Access as a new public path leading from the 

trail in approximately the middle of the park, to the Central Strand Beach 

Access at the intersection of the first residential cul-de-sac street. The entry to the Mid- 

Strand Beach Access shall be designed and maintained to encourage public use during 

hours of operation approved by a Coastal Development Permit, i.e., architectural elements 

shall be incorporated into the entry to accentuate it and appropriate signage announcing the 

presence and encouraging the use of the access by the public shall be posted. The entry may 

not be gated but a single rope or similar device may be draped across the entryway during 

the authorized hours of closure approved by a coastal development permit. Entry must 

otherwise remain open during approved hours of operation. Please see Figure 4.12.10. 

Create the Central Strand Beach Access as a new public path to Strand Beach, 

conveniently located within the Strand Vista Park, near the entry to the Strand Residential 

neighborhood (Planning Area 2). The entry of the Central Strand Beach Access shall be 

designed to encourage public use during hours of operation as approved by a Coastal 

Development Permit, i.e., architectural elements shall be incorporated into the entry to 

accentuate it and appropriate signage announcing the presence and encouraging use of 

the access by the public shall be posted. The Central Strand Beach Access shall 

provide direct access to Strand Beach, opening a portion of the property historically 

fenced and restricted from public use. The entry may not be gated at either end but a single 

rope or similar device may be draped across the entryway during authorized hours of closure 

approved by a coastal development permit. Entry at both ends of Central Strand Beach 

Access must otherwise remain open during approved hours of operation. Please see Figures 

4.4.15, 4.12.4, 4.12.11 and 4.12.12. 

Construct the South Strand Beach Access to provide additional access to Strand Beach. 

Create new coastal view opportunities by establishing a public overlook area adjacent to 

the Selva Road entry, and by integrating rest/landing areas into the "switchback" public 

access trail. The South Strand Beach Access will provide direct access to the beach, 

opening a portion of the property currently fenced and restricted from public use. 

Construction of this walkway implements the coastal access identified in the Certified 

Dana Point Local Coastal Program. Construct a new restroom and outdoor shower 

facility above Strand Beach. 
 

Program 

Intensity of Use:  Recreation-Moderately high. 

activities permitted. 

 

Multiple recreation 
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Level of Development:  Moderately high. Multiple public trails, overlooks, rest 

areas, visitor recreation facilities (public restrooms and 

showers), the funicular, public art, coastal access pathways. 

The facilities shall be sited in locations that avoid the 

degradation of environmentally sensitive habitat areas 

located on the Strand bluff face in the vicinity of the South 

Strand Beach Access. 
 

Proposed Uses:  Walking, bicycling, hiking, jogging, picnicking, restroom, and 

shower facilities. Coastal access and view opportunities. 
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Program Elements: Drought tolerant landscape materials  with appropriate 

transitions to native materials at the south end. Vegetation 

on the bluff face south of the Strand residential and 

seaward of the Selva Road extension shall be solely native 

vegetation appropriate to the habitat type. 

Pedestrian/bicycle access pathways. Scenic overlooks.  

Visitor recreational facility. Interpretive informational 

signage. Public art. Vertical and lateral coastal access. 

Safety fencing, view fencing. 
Site Features 

• A meandering 10' wide concrete pedestrian trail shall be constructed within the linear 

park. As appropriate, the trail shall be grade separated, with approximately a five-foot 

difference in elevation between the trail and parking lot. See Figure 4.4.11, Strand 

Vista Park Prototypical Trail Section. 

• Pedestrian plazas/overlooks shall consist of enlarged paved areas, appropriate metal 

view fencing, with a minimum of two benches, a picnic table, and a trash receptacle. 

If necessary, retaining walls adjacent to the trails or overlooks shall be constructed of 

appropriate, durable materials that blend with the setting. See Figure 4.4.12, Strand 

Vista Park Conceptual Overlooks. 

• The existing County public beach access shall be improved as the North Strand Beach 

Access. Two overlooks providing coastal views, rest/landing areas shall be 

incorporated into the trail design. Benches shall be provided at each overlook. The 

access shall be enhanced through new landscaping and related amenities to integrate 

it with Strand Vista Park. See Figure 4.4.13, North Strand Beach Access Cross- 

Section. If gates, guardhouses, barriers or other development designed to regulate or 

restrict public access are approved for Planning Area 2, those regulations or 

restrictions shall only be allowed in conjunction with the construction, operation and 

maintenance of the public funicular (inclined elevator) in Planning Area 1, parallel 

to the North Strand Beach Access, providing mechanized public access from the 

County beach parking lot to the beach. Signs located at the boarding area of the 

funicular and visible from vehicles traveling on Selva Road shall indicate the hours of 

operation, any fee, and notice that if the funicular is out of service for more than 3 

consecutive scheduled operating days, public vehicular access through Planning Area 

2 for passenger drop-off shall be available during the period of service outage. 

• Two visitor recreation facilities consisting of new restrooms and shower facilities 

shall be constructed at the base of the North Strand Beach Access and the South 

Strand Beach Access, above Strand Beach. As necessary, fencing shall be provided. 

• The Mid-Strand Vista Park Access shall consist of an 8' wide concrete walkway and 

shall be constructed in approximately the middle of the park, from the park trail to a 

connection with the Central Strand Beach Access at the intersection of the first 

residential cul-de-sac street. 

• The entry to the Mid-Strand Beach Access shall be designed and maintained to 

encourage public use during hours of operation approved by a Coastal Development 

Permit, i.e., architectural elements shall be incorporated into the entry to accentuate it 

and appropriate signage announcing the presence and encouraging the use of the 

access by the public shall be posted. The entry may not be gated but a single rope or 

similar device may be draped across the entryway during authorized hours of closure 

approved by a coastal development permit. Entry must otherwise remain open during 
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approved hours of operation. Please see Figure 4.12.10. 

• The Central Strand Beach Access shall consist of a concrete walkway 8' wide which 

will parallel the spine road for the Strand residential neighborhood, as illustrated in 

Figures 4.4.15 and 4.4.16. Above the beach, at the same level as the lowest row of 

lots, the access shall be incorporated into a 50' wide landscaped extension of Strand 

Beach Park and the minimum 8 foot wide public path that shall be located seaward of 

the Strand residential development and on top or landward of any shoreline protective 

device. Within the 50' wide landscaped extension only, the trail shall be 10' wide. 

The entries to the upper and lower Central Strand Beach Access shall be designed and 

maintained to encourage public use during hours of operation approved by a Coastal 

Development Permit, i.e., architectural elements shall be incorporated into the entry 

to accentuate it and appropriate signage announcing the presence and encouraging the 

use of the access by the public shall be posted. The entries may not be gated at either 

end but a single rope or similar device may be draped across the entryway during 

authorized hours of closure approved by a coastal development permit. Entry at both 

ends of Central Strand Beach Access must otherwise remain open during approved 

hours of operation. Please see Figure 4.4.15, 4.12.4, 4.12.11 and 4.12.12. 

• South Strand Beach Access shall be constructed as a 6' wide "switchback" trail from 

Selva Road to the southern portion of the beach. An overlook shall be provided at the 

top of the walkway, adjacent to Selva Road. Additional rest areas/overlooks shall be 

incorporated into the trail at key locations and safety view fence shall be installed as 

necessary. The path and associated facilities shall be sited in locations that avoid the 

degradation of environmentally sensitive habitat areas located on the Strand bluff 

face. Fencing and/or barrier plantings shall be placed along the perimeter of trails 

passing through or adjacent to environmentally sensitive habitat areas to prevent 

human intrusion into sensitive habitat, direct people toward trails and to confine users 

to the trails. As noted above, a restroom/shower facility will be constructed above 

Strand Beach near the beach terminus of the South Strand Beach Access. 
Landscape Design 

• Landscape within Strand Vista Park and the North Strand Beach Access shall be more 

"manicured" in character yet still tied to the overall landscape theme. Materials will 

be selected from Table 4.16.1, Native Landscape Plant Palette. Existing site 

vegetation shall be selectively removed to create and enhance ocean views. Palm, 

cypress and other vertical shaped trees will be planted at the pedestrian plazas/over 

looks but spaced to ensure preservation of views. Low trees and shrubs shall be 

planted on the slope of the western side of the trail in order to preserve public views. 

• Vegetation along the South Beach Access shall be native shrubs, ground covers and 

drought tolerant materials appropriate to the habitat type. The landscaping should 

transition into native materials from Selva Road into the slope area. Vegetation on 

the bluff face south of the Strand residential and seaward of the Selva Road extension 

shall be solely native vegetation appropriate to the habitat type. Native trees shall be 

selectively planted as necessary to screen adjacent uses except that trees shall not be 

planted along the south access. Trees shall be located to minimize conflicts with 

views from surrounding areas. 

• Within the guidelines identified in Section 4.16, permanent irrigation may be 

• provided within Strand Vista Park, as well as those areas adjacent to the North and 

South accessways. Slope areas with native materials will require irrigation for plant 

establishment and possible fuel modification interface. 
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Ownership, Construction, Maintenance 

Strand Vista Park shall be transferred to the City pursuant to Section 4.4.A above. The 

property shall be conveyed subject to the completion of all improvements, which shall be 

constructed by the Landowner/Developer. The Landowner/Developer shall enter into a 

Construction and Maintenance Agreement with the County for those portions of the 

County Strand Beach parking lot that abut the Strand Vista Park. The maintenance and 

management costs shall be borne by the Landowner/Developer, as detailed in Section 

4.13, Coastal Resources Management Program, for a one year period, and thereafter, by 

the City. The City reserves the right to trim or remove trees for the preservation of public 

views. The Landowner/Developer shall enter into a Construction and Maintenance 

Agreement with the appropriate public agency for the funicular. 

5. Strand Beach Park (Planning Area 3) 

Conceptual Plan 

Please see Figure 4.4.14 Strand Beach Park Conceptual Plan 

 

Setting 

Strand Beach lies seaward of the existing rock revetment, which borders the former 

mobile home park within the project site. This privately owned beach to the mean high 

tide, connects to the adjacent Salt Creek Beach. The Ritz-Carlton hotel sits 

approximately one-quarter mile to the north; the Niguel Shores residential community 

directly borders the site. The wide sandy beach terminates at the base of the Dana 

"Point" to create a secluded ambience. Selva Road provides access to the County owned 

vertical access above the beach. 

 

Design Concept 

Create multiple public beach access opportunities, which connect to the integrated trail 

system. Provide numerous scenic overlooks and rest areas. Dedicate the private beach to 

public ownership and uses. Repair and maintain the existing rock revetment (which lies 

within Planning Area 2) and move it landward. Utilize project design features such as 

nuisance water diversion to minimize water quality impacts and beach erosion. 
 

Program 

Intensity of Use:  Recreation-very high. 

activities permitted. 

 

Multiple recreational 

 

Level of Development: 

Proposed Uses: 

 

 

Program Elements: 

Low. Limited to new coastal access pathways. 

Surfing, swimming, volleyball, picnics, walking, 

hiking, jogging, fishing, kayaking, and other water 

related activities. 

Establish public coastal access, emergency access, 

repair and maintain the existing rock revetment and 

move it landward. 
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Site Features 

• As identified in Strand Vista Park above, the North Strand Beach Access pathway 

shall consist of a 10' wide pedestrian sidewalk that connects to Dana Strand Road 

directly adjacent to the north end of the County parking lot. In addition, a funicular 

will be constructed parallel to the North Strand Beach Access to convey members of 

the public from Strand Vista Park to the existing ramp to the beach. 

 

• Public restrooms and showers serving visitors to Strand Beach shall be constructed 

within the North Strand Beach Access and the South Strand Beach Access directly 

above the beach. 

 

• The South Strand Beach Access pathway shall consist of a 6' wide pedestrian trail 

that connects to Selva Road, south of the County parking lot. 

 

• The Central Strand Beach accessway will parallel the spine road serving the Strand 

residential neighborhood. Above the beach, beginning at the same level as the lowest 

row of residential lots, the access shall be incorporated into a 50' wide landscaped 

extension of Strand Beach Park. See Figure 4.4.15, Central Strand Beach Access 

Conceptual Plan and Figure 4.4.16, Central Strand Beach Cross-Section. 

 

• The lowest and most southerly cul-de-sac in the Strand residential neighborhood shall 

provide a 16' wide rampway to Strand Beach for emergency and maintenance 

vehicles. 

 

• The emergency access and the Central Strand Beach Access will be protected from 

coastal erosion by incorporating the accessways into the design of the repaired and 

maintained revetment. 

 

• In conjunction with any shoreline protective device, an 8 foot wide concrete public 

access path shall be constructed seaward of the Strand residential development and on 

top or landward of any shoreline protective device. The path shall follow the entire 

length of the shoreline protective device from the North Strand Beach Access to the 

South Strand Beach Access, that shall be a minimum of 8 feet wide, plus any 

additional width necessary to accommodate benches and picnic tables, between the 

seaward lot line of the Strand residential lots and the top edge of the shoreline 

protective device. Benches (minimum 2), picnic tables (minimum 2), and trash 

receptacles shall be available at regular intervals along the pathway. The location of 

the public pathway along the top or landward of the shoreline protective device will 

allow convenient year-round public access and recreational area along the beach 

which is currently interrupted by seasonal conditions and high tides. 

Landscape Design 

• Landscaping for the 50' wide Strand Beach Access shall utilize the Landscape Palette 

in Table 4.16.2 and shall minimize view impacts to off-site areas. 

 

• Irrigation shall be provided as necessary subject to the guidelines in Section 4.16. 
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Ownership, Construction, Maintenance 

The Strand Beach Park shall be offered for dedication or donation to the County pursuant 

to Section 4.4.A above. If the County does not accept the Strand Beach Park, it shall be 

offered for dedication or donation to the City. The property shall be conveyed subject to 

the completion of all improvements, which shall be constructed by the 

Landowner/Developer. Except for the beach, which will be the County's (or City's) 

responsibility upon acceptance, the maintenance and management costs shall be borne by 
The  landowner/Developer,  as  detailed  in  Section  4.13,  Coastal  Resources 

Management Program, for a one year period, and thereafter, by the County (or City). 
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The Public Trail/Access Plan provides a comprehensive system that accommodates pedestrians, 

bicycles, and visiting members of the public at various locations. The public trail system is 

illustrated in Figure 4.5.1, Public Trail/Access Plan. The major components of the system 

include pedestrian trails, bikeways/pedestrian trails, vertical and lateral coastal access pathways, 

and overlooks. The Public Trail/Access Plan links the five major parks, the five proposed visitor 

recreation facilities, and provides numerous coastal access and public view opportunities. The 

extensive coastal access is further illustrated on Figure 4.5.2, Coastal Access Plan. 

 

A. Public Trail/Access Description 

The Public Trail/Access Plan shall include approximately three miles of improved pathways. 

Pedestrian trails shall be constructed as noted in the applicable section of this HDCP using 

materials such as decomposed granite. Public safety fencing, where appropriate, may be 

constructed adjacent to the public trail system. Bikeways will be a combination of Class I and 

Class III designations. All proposed visitor recreation facilities shall be located in close 

proximity to the Public Trail Plan. The Public Trail/Access Plan includes the North, Mid-Strand 

Vista Park, Central and South Strand Beach pathways, and the pathway paralleling Strand Beach 

along the top or landward of the shoreline protective device. 

 

B. Public Access Program Guidelines 

Public access program guidelines have been established for each of the five public parks. The 

guidelines complement the park design criteria set forth in Section 4.4, Parks and Open Space 

Plan. Tables 4.5.1 to 4.5.5, which follow, outline the public access program guidelines for each. 

 

C. Coastal View Opportunities 

 

The Public Trail/Access Plan also establishes a number of dramatic public coastal view 

opportunities. The plan does so by locating trails and overlooks on vantage points and close to 

the coastline. Figure 4.5.3, Coastal View Opportunities, highlights those areas that shall 

establish permanent public coastal views and scenic overlooks. 
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TABLE 4.5.1 

HEADLANDS CONSERVATION PARK (27.9 ACRES) 

PUBLIC ACCESS PROGRAM GUIDELINES 
 

 

 

 

 

 1. Public and coastal access shall be established by a trail and a series of overlooks 

located near the coastal bluff edge consistent with the NCCP/HCP, subject to the 
approval of the City, the USFWS and the DFG, and California Coastal Commission, 
and located where the facilities will not degrade environmentally sensitive habitat 
area. 

2. The bluff-top trail in the Headlands Conservation Park shall be accessible to the 

public year-round, except for any specific period determined by the resources 
agencies to protect on site resources. The recipient public agency or non-profit 
entity will determine hours of daily operation. 

3. The view overlooks may provide seating, interpretive signage, public art, and 

historical or other relevant information, to the extent such facilities can be located 

where they will not degrade environmentally sensitive habitat area. 

4. Any areas disturbed during the construction of the public access trail and overlooks 
shall be re-vegetated with appropriate native species from the Headlands 
Revegetation Palette as determined by the City, USFWS, and DFG. 

5. Public access to all areas outside of the proposed trail and overlook areas shall be 

prohibited. A program of fencing, signage, and other design features shall 
discourage visitors from leaving the trails and overlooks. 

6. All pets, with the exception of guide dogs, will be restricted from the Headlands 
Conservation Park. 

7. The adjacent Planning Area 8a (Harbor Point Park) proposes a visitor serving 

facility (Nature Interpretive Visitor Center), and will provide parking to educational 
activities for visitors to the Headlands Conservation Park. 
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TABLE 4.5.2 

HILLTOP PARK AND GREENBELT LINKAGES (15.1 ACRES) 

PUBLIC ACCESS PROGRAM GUIDELINES 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

I. Public and coastal access shall be established by a public trail and overlooks leading 

to the top of the Hilltop Park. 

2. The public trail and overlooks shall be open to the public year-round. City will 

determine hours of daily operation. 

3. The view overlooks may provide seating, interpretive signage, public art, and 

historical or other relevant information as determined by the City to the extent such 
facilities can be located where they will not degrade environmentally sensitive habitat 
area. 

4. Any areas disturbed during the construction of the public access trails and overlooks, 

as well as current areas of disturbance, shall be re-vegetated with appropriate native 

species from the Headlands Revegetation Palette. Fuel modification shall be 

prohibited within environmentally sensitive habitat areas and habitat 

mitigation/restoration areas. 

5. The Hilltop Park shall contain passive recreational uses that complement the multi- 

use trail and view overlook, such as seating, fencing, habitat preservation areas, 
interpretive kiosks, and related landscape features to the extent such facilities can be 
located where they will not degrade environmentally sensitive habitat area 

6. The Greenbelt Linkages shall contain passive recreational uses that complement the 
multi-use trail, such as seating, fencing, preservation areas, interpretive kiosks and 

related facilities to the extent such facilities can be located where they will not 

degrade environmentally sensitive habitat area. 

7. Parking shall be accommodated along the Street of the Green Lantern, along Scenic 

Drive, in the Planning Area 8a parking lot next to the proposed nature interpretive 

center, and in the County public parking lot adjacent to Selva Road. Six parking 
spaces dedicated to open space users will also be provided in adjoining Planning Area 
4. 
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PUBLIC ACCESS PROGRAM GUIDELINES 
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(CONTINUED) 
 

 

8. The Greenbelt areas shall be established and maintained as open space buffers 

between land uses, particularly for the Headlands Conservation Park. 

9. Appropriate signage identifying the location of public coastal accessways will be 

displayed in conspicuous locations throughout the Greenbelt Linkages. 
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TABLE 4.5.3 

HARBOR POINT PARK (10.4 ACRES) 

PUBLIC ACCESS PROGRAM GUIDELINES 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

I. Public and coastal access shall be established by a series of public trails and overlooks 

located near the coastal bluff edge as determined by the HDCP. 

2. The bluff-top trail in the Harbor Point Park shall be open to the public year-round. The 

City will determine hours of operation. 

3. The view overlooks shall provide seating, interpretive signage, public art, kiosks, and 

historical or other relevant information as determined by the City to the extent such 
facilities can be located where they will not degrade environmentally sensitive habitat 
area. 

4. The Harbor Point Park includes a Nature Interpretive Visitor Center to be constructed 

by the Landowner/Developer. The facility shall be designed to encourage public 

access by implementing educational or recreation programs that are open to the public. 

5. The visitor recreation facility shall have diversified, low cost public programs to 
attract visitors. The facility shall be designed as a destination point for the public trail 

system. 

6.  The visitor recreation facility shall be open to the public year-round. The recipient 
public agency or non-profit entity will determine hours of operation. 

7. The proposed Nature Interpretive Visitor Center shall be located adjacent to the 
Headlands Conservation Park and provide information, exhibits, docent tours, and 
management facilities for the unique flora and fauna within the Headlands 

Conservation Park. 

8. Parking shall be accommodated along Scenic Drive, in the Planning Area Sa parking 

lot next to the proposed Nature Interpretive Visitor Center, and in the County public 
parking lot. Parking on Scenic Drive will be time restricted. 
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TABLE 4.5.4 

STRAND VISTA PARK/PUBLIC ACCESS (9.9 ACRES) 

PUBLIC ACCESS PROGRAM GUIDELINES 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

I. Public and coastal access shall be established by a series of public trails and 
overlooks west of the existing County parking lot, connecting to the Public Trail 
system and Strand Beach as established in the HDCP 

2. The public trails and overlooks in the Strand Vista Park shall be open to the public 

year-round. The City will determine hours of operation. 

3. The view overlooks shall provide seating, interpretive signage, public art, or other 
relevant information as determined by the City. 

4. The Strand Vista Park shall include active recreation uses that complement the 

public trail and overlooks, such as landscaped seating areas, picnic facilities, kiosks, 
and other amenities that may be appropriate for coastal viewing and related public 
activities. 

5. The Strand Vista Park shall include five vertical public beach access pathways- 

South Strand Beach Access, Mid-Strand Vista Park Access, Central Strand Beach 

Access, North Strand Beach Access, and if gates, guardhouses, barriers or other 

development designed to regulate or restrict public access are approved for Planning 

Area 2, a public funicular (inclined elevator). Lateral coastal access shall be 

provided along the top or landward of the shoreline protective device seaward of the 
Strand residential development. 

6. The Strand Vista Park proposes two public visitor recreation facilities (restroom and 

shower facilities) to be constructed by the Landowner/Developer as part of the North 
and South Strand Beach Access, just above Strand Beach. 

7. Parking shall be accommodated in the adjacent County public parking lot and on 
Selva Road. 

8. Appropriate signage identifying the location of public coastal accessways will be 

displayed in conspicuous locations. 
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TABLE 4.5.5 

STRAND BEACH PARK (5.4 ACRES) 

PUBLIC ACCESS PROGRAM GUIDELINES 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

1. Public and coastal access shall be permanently established through the designation 
of vertical and lateral beach access and by dedicating or donating the privately 
owned Strand Beach to the County as a public park. 

2. The Strand Beach Park shall be open to the public year-round. The County will 

determine hours of operation. 

3. The Strand Beach Park shall accommodate passive beach recreation opportunities, 

such as swimming, jogging, surfing, picnicking, fishing and related activities. 
 

4. If feasible, all pets, with the exception of guide dogs, will be restricted from the 
Strand Beach Park as determined by the County. 

5. The adjacent, existing County Strand Beach parking lot provides parking for Strand 
Beach. 

6. Appropriate signage identifying the location of public coastal accessways will be 
displayed in conspicuous locations. 

7. Emergency vehicle access to Strand Beach will be provided from Planning Area 2. 

8. The Central Strand Beach Access will include a 50' wide landscaped extension of 
Strand Beach Park from the beach to the closest inland street. 

9. Lateral coastal access shall be provided along a minimum 8 foot wide pathway plus 

additional width to accommodate benches and picnic tables seaward of the first line 

of residences within the Strand, and on top or landward of the shoreline protective 

device, along the entire length of the Strand residential area between the North 

Strand Beach Access and the South Strand Beach Access with connections to each 
access as well as the Central Strand Beach Access. 
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4.6 CIRCULATION PLAN 

The Circulation Plan establishes the system for safe and efficient vehicular movement. This 

system integrates the alignments for on-site roadways and rights-of-way, controlled access 

points, off-site roadway improvements, and pedestrian and bikeway alignments. Additionally, 

the Circulation Plan reduces potential impacts to the Headlands Conservation Park by deleting 

existing Marguerita Road. The Circulation Plan also designates public parking and access to 

coastal resources. 

 

Public roadways and private streets, as shown on Figure 4.6.1, Circulation Plan, designate the 

vehicle circulation for the project site. The roadways have been classified according to their 

function and anticipated levels of service. Figure 4.6.2, Street Sections, depicts the standards and 

cross-sections for each street type. 

Selva Road and a new intersection at Pacific Coast Highway (PCH) and "A" Street provide 

primary access to the project. Cove Road, Scenic Drive and Street of the Green Lantern provide 

secondary access. The public roadways are described in detail in the following paragraphs: 

 

A. PCH/"A" Street 

Access to the project site from PCH will occur at "A" Street. "A" Street provides primary access 

to Planning Area 4, PCH V/RC, and Planning Area 6, Upper Headlands Residential. The new 

intersection shall be constructed by the Developer prior to issuance of the first building permit 

for Planning Area 4 or 6. The proposed intersection will be designed such that the north-bound 

traffic on PCH can have a continuous green light and not be required to stop for north-bound left 

turns out of the project. The Developer shall improve the portions of PCH that front the project 

site to its ultimate design as a major arterial (JOO-foot ROW). CalTrans requires an 

encroachment permit to be approved prior to construction. The intersection is projected to meet 

warrants for a traffic signal. 

 

B. Selva Road Extension/Dana Strand Road 

Selva Road, which intersects with PCH, provides primary entry to Planning Area 1, Strand Vista 

Park, Planning Area 2, Strand Residential, and Planning Area 3, Strand Beach Park. Selva Road 

also provides secondary access to Planning Area 7, Headlands Conservation Park and to 

Planning Area 5, the Hilltop Park and Greenbelt Linkages. 

 

The Selva Road extension will connect to the existing Dana Strand Road and terminate in a cul- 

de-sac at the south end of the existing multi-family residential enclave. Selva Road is a public 

street with non-metered parking on one side, and includes a landscaped parkway that separates 

the sidewalk and street. Limited additional parking, south of the cul-de-sac, provides access to 

the adjacent Headlands Conservation Park. 
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C. Street of the Green Lantern 

Street of the Green Lantern (Street of the Blue Lantern and Santa Clara for outbound trips to 

PCH) provide secondary access to the project site. Street of the Green Lantern intersects with 

PCH and Cove Road, and provides access to Planning Area 5, Hilltop Park and Greenbelt 

Linkages, Planning Area 7, Headlands Conservation Park, Planning Area 8, Harbor Point Park, 

and Planning Area 9, Seaside Inn Visitor Recreation Commercial. 

Green Lantern will be realigned to a traffic circle with Scenic Drive. Metered head-in and/or 

parallel parking along the realigned Street of the Green Lantern and Scenic Drive provides 

access to the adjacent parks, open space and public trail system. 

 

D. Cove Road 

Cove Road is an existing two-lane road, which connects Green Lantern and Scenic Drive to 

Harbor Drive. Cove Road provides access to Planning Area 9, Seaside Inn Visitor/Recreation 

Commercial. No changes to Cove Road are proposed. 

 

E. Scenic Drive 

Scenic Drive exists on-site and provides access for the existing residential enclaves. With the 

implementation of the project, the multi-family residential enclave will take access via the 

extension of Selva Road (Dana Strand Road). Marguerita Road is a private easement. It will be 

removed and converted to open space. Scenic Drive will be realigned at the Green Lantern 

traffic circle. Portions of Planning Area 7, Headlands Conservation Park, Planning Area 8, 

Harbor Point Park, and Planning Area 9, Seaside Inn Visitor/Recreation Commercial, take access 

from Scenic Drive. 

 

Scenic Drive, currently consisting of a 60' right-of-way, will terminate in a cul-de-sac just east 

of the existing, single family residential enclave. That portion of Scenic Drive that fronts the 

existing, single family residential enclave will be vacated and added to the Headlands 

Conservation Park, creating a 30' right-of-way servicing the residential enclave. To the extent 

feasible, the existing vegetation in this parkway area abutting the existing residential uses will be 

retained during reconstruction of the pavement. Any trees or shrubs removed to provide the 

roadway relocation will be replaced at a ratio of 1:1 (space permitting and subject to appropriate 

design) with specimens selected from HDCP Tables 4.16.1, Native Landscape Plant Palette and 

4.14.1, Revegetation Plant Palette. Screening capability at maturity will be utilized as an 

important species selection criterion. Replacement trees will be sized at 24" box and shrubs at a 

mix of five and 15 gallon. Once the landscaping and irrigation is installed, maintenance will 

become the responsibility of the abutting homeowner. Restricted hourly parking (3-hour 

minimum) is proposed for the new parking lot adjacent to the Scenic Drive cul-de-sac. Metered 

(3-hour minimum) parking along Scenic Drive provides additional access to the adjacent parks, 

open space and public trail system. 
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4.7 CONCEPTUAL DRAINAGE PLAN 

Dana Point Harbor and coastal areas in Dana Point have experienced beach closures and other 

water quality problems over the past several years. To address these concerns the Headlands 

project will implement a number of design features to reduce existing and potential storm water 

pollution. The project site drainage system and storm drain improvements are depicted in Figure 

4.7.1, Conceptual Drainage Plan, and further analyzed in the Headlands EIR Technical 

Appendices. Storm water runoff quality, as detailed in the EIR, will improve after the 

Best Management Practices ("BMPs") detailed for the project consisting of both structural and 

non- structural controls are implemented. The Conceptual Drainage Plan and project BMPs will 

also serve existing development in the vicinity of the project. 

The existing site hydrology drains to three primary areas: Strand Beach, the coastal bluff edges, 

and to Dana Point Harbor. The majority of the drainage flows to Strand Beach where five storm 

drain outlets were constructed in the 1950s to service the mobile home park, as well as adjacent 

off-site areas that drain to the Headlands. Approximately 13 acres of off-site runoff drains 

through the project to Strand Beach including portions of the County Salt Creek Parking Lot, 

Selva Road, and adjacent residential homes and condominiums. On-site storm water runoff to 

Dana Point Harbor comes from portions of the existing Cove Road, Scenic Drive, and the Street 

of the Green Lantern, which utilize concrete "V" ditches in Cove Road and storm drains in 

Green Lantern. Approximately 17 acres of offsite development, including portions of Blue 

Lantern and Santa Clara Avenue and the commercial and residential development associated 

with those streets, portions of Harbor Drive and the adjoining County parking lots also drain to 

the west end of Dana Point Harbor. 

 

A. Conceptual Drainage Plan 

Figure 4.7.1, Conceptual Drainage Plan, identifies the proposed storm drains, inlets, outlets and 

BMP filter locations. The storm drain system will incorporate diversion of nuisance water flows 

and similar improvements and filtering mechanisms to minimize drainage impacts to the ocean 

and Dana Point Harbor. Typically, the storm flows with the greatest amount of pollution are the 

"first flush" of a storm event. The first flush storm water flow from the project development and 

adjoining areas in the watershed will be directed to sand filters which will be sized to store and 

filter the first flush. The sand filters will be located on-site and within the parking lots owned by 

the County in the Harbor and in the Salt Creek parking lot next to Selva Road. Runoff in the 

parking lots will also be directed to the sand filters. The sand filters will also reduce first flush 

peak flows through the runoff storage and filtering process. Drainage within the Strand Beach 

area will be conveyed to three outlet points and will incorporate internal energy dissipaters to 

reduce the possibility of beach erosion. Storm water which drains to the Harbor will utilize the 

existing outlet near the pier on the west side of the harbor. The developer will work 

cooperatively with the County of Orange to ensure pre-existing erosion conditions at the outlet 

are reduced by reducing peak flows. (See Section 4.7.B.2, Structural Controls, for more specific 

details and requirements for the proposed structural Best Management Practices, including 

filtering devices.) 
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B. Drainage Guidelines 

All drainage control facilities will follow the requirements of the Headlands Conceptual 

Drainage Plan, the Orange County Drainage Area Management Plan, and the National Pollutant 

Discharge Elimination System (NPDES). A Best Management Practices (BMP) program is also 

required to control storm water runoff. Controls include, but are not limited to the following: 

 

1. Construction Phase Erosion and Sediment Control 

• During the construction phase of the project, erosion and sediment control 

plans and related documents shall conform to the Orange County Grading and 

Excavation Code adopted by the City. Additionally, all construction activity 

must conform to the requirements of Section 8.0 of the Orange County 

Drainage Area Management Plan, all NPDES requirements and the 

requirements of the HDCP Coastal Resources Management Program. 

Examples of construction BMPs include desilting basins, sandbags, berms, hay 

bales, silt fencing, hydro-seeding of temporary slopes, and related measures. 

 

2. Structural Controls 

Potential water quality impacts during both the wet and dry seasons shall be mitigated by 

the following controls: 

 

• Minimize the potential for concentration of storm water runoff impacts to 

coastal resources by designing multiple storm water discharge points. Where 

feasible, reduce peak flows via structural detention of the first flush. 

 
• Develop a program with the South Coast Water District to divert low-flow 

"nuisance" run-off to the sanitary sewer system for treatment, avoiding dry 
weather flows to the beach or harbor. 

 

• Prohibit storm water discharges from the project onto rocky beaches, and 

prohibit the construction of storm water systems through the coastal bluffs in 

the vicinity of rocky beaches. Only allow dispersed or natural drainage flows 

over the coastal bluff and onto the rocky beaches. 

 

• Where possible, divert development run-off away from Dana Point Harbor, 

which has experienced ongoing pollution problems. 

 

• Capture and filter the "first flush" (the initial 0.69 inches of rain in a 24-hour 

period) to reduce sediment, bacteria and other water quality pollution. 

 

• Divert storm water away from the south end of Strand Beach near the cove 

area where the intertidal zone is more sensitive. 

 

• Design the storm water outlets at Strand Beach to incorporate internal energy 

dissipation devices to reduce the potential for beach erosion. 
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• Locate sand filters or BMPs with equivalent or better treatment capability in 

locations which will allow the treatment of onsite development areas as well 

as adjacent off-site, first flush storm flows. Add a secondary treatment system 

utilizing zeolite, clay or similar media filters to minimize nutrients 

(nitrates/phosphates) from reaching Dana Point Harbor. In conjunction with 

the City and County, determine the maintenance responsibilities for the 

filtering devices and similar BMPs. 

 

• Incorporate BMP devices that may include separators, sand filtering systems 

or other features into the storm water conveyance design to reduce oil, grease 

sediment, debris and other pollutants. All storm drain inlets shall include 

catch basin filters. 

 

• As identified in Section 4.16, implementation of the Irrigation Guidelines will 

minimize the potential for overwatering and nuisance run-off. 

 

3. Non-structural Controls 

The policies, programs and practices outlined in Table 4.7.1, Drainage Guidelines Non- 

Structural Controls, reduce the opportunity for water quality impacts and increase public 

awareness. 
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TABLE 4.7.l 

DRAINAGE GUIDELINES 

NON-STRUCTURAL CONTROLS 

 

1. Encourage off-site residential tracts and the County (Strand Beach Parking Lot) to 

minimize pollution from those areas that drain through the project site to Strand 

Beach. 

2. Encourage BMP’s such as litter control, frequent street sweeping, property 

disposal of animal waste, etc., of the off-site areas. 

3. Develop a public awareness program concerning water quality for future 

homeowners, property managers, and visitors to the public open space. The 

program will emphasize the proper use of irrigation, fertilizers and pesticides by 

homeowners and landscape contractors, 

4. Develop a weekly sweeping/vacuuming program for the private residential streets 

and maintenance/cleaning of private storm drain structures and filtering devices. 

5.  Develop a program for all visitor/recreation commercial areas ensuring proper and 
routine sweeping/vacuuming of parking areas, maintenance of on-site oil/grease 

filtering devices, and other storm drain measures which shall be developed in 
conjunction with the coastal development permit for each respective area. 

6. Establish programs for maintenance, cleaning, and upkeep of public storm drain 

structures, public streets, and parking areas to be implemented by the City. 

7. Implement water-efficient and environmentally sensitive landscaping where 

practical. See Section 4.16, Irrigation Guidelines, for specific details of the 

irrigation requirements. Landscaping plant organization that combines species on 

the basis of climatic and habitat adaptations, and the incorporation of 

drought-resistant plants, can reduce irrigation and maintenance requirements. 

Native species will be adapted to the climate and require little supplemental 

irrigation. 

8, Incorporate into all Planning Areas interior and exterior water conservation 

measures. These include, but are not limited to, low flush toilets, low-flow 

faucets, water-conserving dishwashers, maintenance of supply line water pressure 

at 50 psi or less by means of pressure-reducing valves, use of reclaimed water, if 

available, for common area irrigation purposes, and efficient irrigation systems to 

minimize run-off and evaporation. 

9, In the visitor/recreation commercial areas, trash receptacles, e.g., dumpsters must 

be stored in a covered space that prevents rainwater from falling on or into the 

receptacles. 

10, In the visitor/recreation commercial areas, ensure that all restaurants/food service 

facilities include grease traps and a wash-down area plumbed to drain to the 

sanitary sewer system for treatment and disposal. 
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C. Water Quality Management Plan and Guidelines 

 

Prior to issuance of grading permits, the Landowner/ Developer shall submit a Water Quality 

Management Plan to the Director of Public Works for approval. The plan shall comply with the 

State Water Resources Control Board's General Construction Activity Storm Water Pollution 

Prevention Plan. 

The following guidelines identified in Se1otien 4.15, .Marine Resources Management Guidelines, 

shall be addressed in the Water Quality Management Plan: 

 

• Concurrent with the submittal of any Tentative Tract Map, Parcel Map or Site 

Development Permit, a plan of Best Management Practices (BMPs) including 

structural and nonstructural controls for the drainage area under consideration shall be 

submitted to and approved by the Director of Public Works. The BMP plan shall 

identify the structural and nonstructural measures and the assessment of long-term 

maintenance responsibilities and shall reference the location of structural BMPs. 

 

• Prior to approval of the first final map, the Developer shall prepare and submit a 

community awareness program to the Director of Community Development for 

approval. The program shall inform buyers of the impacts of dumping potentially 

harmful chemicals into storm drainage facilities. 

 

• Urban run-off from the project area shall comply with all existing and applicable 

Federal, State, and local water quality laws and regulations. 

 

• Prior to approval of any final maps, the Developer shall prepare a construction 

monitoring plan to monitor and protect marine resources during periods of 

construction. The construction monitoring plan shall be approved by the Director of 

Community Development. 
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4.8 CONCEPTUAL WATER PLAN 

The Conceptual Water Plan provides the potable water system to the project site, and effectively 

coordinates this service with existing and proposed regional water systems. The South Coast 

Water District (SCWD) provides current service, which has an existing 10-inch water main 

located in PCH and a 12-inch water main located in Selva Road. 

The water system illustrated in Figure 4.8.1, Conceptual Water Plan. The water plan meets the 
applicable requirements of the City and SCWD for fire flow and the proposed land uses. 
Adequate water capacity and lines exist on-site and at the property boundary to serve the project. 

If available, reclaimed water will be utilized to provide irrigation for common area landscaping. 

To the extent feasible, existing utilities, including water lines, crossing through open space areas 
containing environmentally sensitive habitat area shall be removed or abandoned in place, 
provided that any alternative utility alignment minimizes or avoids impacts upon 
environmentally sensitive habitat area. 
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The Conceptual Sewer Plan provides the sanitary sewer and collection system for the project. 

Figure 4.9.1, Conceptual Sewer Plan, illustrates how the sewer collection system connects with 

existing sewer mains to serve the project site. The sewer system design includes a sewer lift 

station located in the Strand residential area. This proposed system would replace the existing, 

dilapidated system associated with the 90-unit mobile home park. An existing sewer line in 

Green Lantern serves Planning Areas 8 and 9. Subject to final design, due to the shallow depth 
of the sewer main in Green Lantern, a second sewer lift station may be located in Scenic Drive. 

 

All sanitary sewer improvements will be constructed in accordance with SCWD design standards 

and manuals. Pursuant to a prior agreement with SCWD, the project site will be annexed into 

Sewer Improvement District I of SCWD. Upon annexation, the sewerage treatment facility on 

Del Obispo Street and the sewerage treatment facility formerly managed by the Aliso 

Management Agency (now known as the South Orange County Wastewater Authority), will both 

accept effluent from the project site. Both facilities have available capacity. The sewer and 

storm drain systems shall be designed to divert the dry season non-storm nuisance runoff water 

into the sewer system for treatment and disposal. 
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4.10 OTHER UTILITIES/SERVICE 

Final provisions for electrical, natural gas, telephone, solid waste/recycling collection, and 

CATV will be agreed to prior recordation of Final Maps. All services currently exist on or abut 

the property and can be extended by the respective provider. The Southern California Gas 

Company will provide natural gas. The San Diego Gas and Electric will provide electric service 

(both now make up Sempra Energy). Telephone service, solid waste collection and recycling, 

And CATV will be phased in conjunction with development. New utilities and existing above 

ground utilities will be located underground as part of project development. Utilities shall be 

located outside of environmentally sensitive habitat areas unless it is demonstrated that there is 

no feasible alternative to siting them within ESHA, in which case the alignment shall minimize 

or avoid impacts upon environmentally sensitive habitat area to the maximum extent feasible. 

 

If feasible, utility pedestals, service substations, and utility vaults shall be located in appropriate 

locations with low visibility, to minimize the need for retaining walls and the potential to block 

existing or proposed signs or degrade public views. 



HEADLANDS DEVELOPMENT AND CONSERVATION PLAN 

Section 4.0 Development Guidelines 

4-71

70 

 

 

4.11 CONCEPTUAL GRADING PLAN 

Beginning in the 1930s, portions of the project site were progressively graded and developed. 

These areas include the on-site roadways, the northern portion of the site that sits above Strand 

Beach (which served as the former mobile home park) the area adjacent to the existing 

residential enclaves, the land near the Hilltop where the current greenhouses and storage 

operations exist, and the area directly above Harbor Point. 

 

The project site is surrounded by development that involved extensive grading to implement 

access and building pads. Areas such as the adjacent Niguel Shores and Ritz Cove residential 

communities are very similar to the Headlands in their original geologic makeup and topography. 

Similar to the Strand, portions of Niguel Shores required remedial grading to stabilize landslides 

and to create terraced building pads with ocean views. 

 

A. Conceptual Grading Plan 

 

The Conceptual Grading Plan has four primary objectives: 

 

• Minimize alteration of the four significant landforms (the two geographic promontory 

points-Dana Point and Harbor Point, the coastal bluffs, the Hilltop, and Strand 

beach). 

 
• Maximize views from the developed areas to the ocean and along the coast, which, in 

turn, lowers the total acreage devoted to development, and creates additional lands for 
public open space. 

 

• If feasible, balance cut and fill quantities on-site to reduce traffic associated with the 

grading operations. 

 
• Ensure public safety by incorporating the recommendations of a registered 

geotechnical engineer to remediate the unstable geologic conditions in the Strand 
area. 

 

Figure 4.11.1, Conceptual Grading Plan illustrates the proposed site grading. The remedial 

grading operation will stabilize the terraced slopes in the Strand area and excess earth will be 

transferred to the Upper Headlands Residential site to create ocean view building sites in that 

location. 

 

Grading Design Criteria 

Table 4.11.1, Grading Design Criteria, outlines standards that shall apply to all grading 

operations. 
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TABLE 4.11.1 

GRADING DESIGN CRITERIA 

1. The Hilltop landform peak shall be maintained at the existing 288-foot elevation. Grading 
necessary to construct the Hilltop improvements shall be minimized. 

2. Where graded slopes adjoin .undisturbed natural terrain,. the graded slopes shall, where 
feasible, blend into the adjoining natural contours to provide a smooth transition.   

When grading occurs on, or adjacent to, existing slopes that are steeper than 2: I, the 
manufactured slopes shall, where feasible, be constructed at similar gradients to blend with 
existing slopes. 

3. 

4. Grading adjacent to greenbelt linkages shall, where feasible, blend to match existing 

natural contours. Disturbed areas adjacent to greenbelt linkages shall be re-vegetated with 
native vegetation. 

5. Use of mechanically stabilized earth, or retaining walls, which can be planted with 
vegetation, shall be encouraged to reduce height of slopes and blend with adjoining slopes 
and vegetation. 

6. All disturbed areas within Recreation Open Space shall be re-vegetated with appropriate 
drought tolerant and native plant materials. 

7. Subject to the City Grading Code, all graded slopes shall be hydro-seeded and/or 

landscaped to minimize potential erosion. 

8. Grading or disturbance of areas containing environmentally sensitive habitat area and/or 

designated Conservation Open Space shall be minimized to accommodate only those uses 
consistent with avoiding the degradation of environmentally sensitive habitat areas, except 
as allowed under Conservation Open Space Element Policy 3.12 and Section 3.5.E of the 

Planned Development District, and pubic safety, public access, and management of 
existing natural resources. 

9. Grading design for developed lots shall direct surface drainage to adjacent streets or 
approved drainage devices. 

10. Grading and construction in Planning Areas 7 (Headlands Conservation Park) and 8a 
(Harbor Point Park) shall follow the minimum 50 foot bluff edge setback criteria, or 
greater setback as established in a City reviewed, licensed geotechnical report 

11. Grading in Planning Area 8a (Harbor Point Park) shall be limited to that necessary to 

provide public access, the proposed visitor recreation facilities, and public amenities. 

Grading shall be prohibited in locations that degrade environmentally sensitive habitat 
areas. 

12. Grading in Planning Areas I (Strand Vista Park) and 2 (Strand Residential Neighborhood) 

shall stabilize subsurface conditions as established Ill a City reviewed, licensed 

geotechnical report. 

13. Grading in Planning Area I (Strand Vista Park) adjacent to the South Strand Beach Access 

shall, where feasible, blend into the adjoining natural contours, and disturbed areas shall be 

re-vegetated with native vegetation identified in Table 4.14.1. Grading shall be prohibited 

in locations that degrade environmentally sensitive habitat areas, except as allowed under 
Conservation Open Space Element Policy 3.12 and Section 3.5.E of the Planned 

Development District. 

14. Grading in Planning Areas 2 (Strand Residential Neighborhood) and 3 (Strand Beach Park) 
associated with the repair and maintenance of the shoreline protective device shall not 
encroach seaward of the toe of the existing revetment, except as necessary to comply with 
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Section 3.5.G of the Planned Development District relative to rock/material retrieval from the  
beach, unless improvements are specifically necessary to create or enhance public access and/or  
public safety. The shoreline protective device shall be located at or landward of the existing  
revetment toe (depicted on Figure I, Existing Revetment Alignment (TOE), The Keith Companies  
dated January 8, 2004), such that, the average position of the shoreline protective device is moved  
at least 5 feet landward or easterly. 

 

 

15. Erosion control measures, identified under the drainage guidelines in Section 4.7 of the HDCP,  
shall be implemented 
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4.12 DESIGN GUIDELINES 

The Design Guidelines establish the project character by creating an ambience that reflects the 
natural setting of the property. The design theme draws heavily upon the site's dramatic coastal 
location, its relationship with its neighbors, and the protection of resources. 

The guidelines establish a project-wide design expression that unites the various components of 
the HDCP. The parks, open space, architectural, and landscape architectural elements are 
unified by a series of monuments, signage, building materials, and images that evoke a natural, 
timeless atmosphere. While allowing reasonable flexibility in design, the intent is to create a 
community that displays a strong genius loci, or sense of place. 

 

 

 

Specifically, the guidelines will: 

 

• Establish the project intent and ensure compatibility among different land uses. 

 
• Provide a consistent approach to site planning, building design, landscape design, wall and 

fence materials, signage and other design elements to enhance the public recreation and 
resource conservation experience. 

 
• Provide a conceptual framework for individual building design while maintaining the 

community identity. 

 
• Delineate thematic and aesthetic criteria for the use of native plant materials, signage and 

new improvements that complement the unique coastal setting. 
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A. Implementation of Design Guidelines 

 

The Design Guidelines are provided for the benefit of builders, their designers, and the City 

during the design and review of future construction-level proposals. The guidelines support and 

complement the Headlands Planned Development District standards in Section 3.0 of the HDCP, 

and should be used as a qualitative guide that gives character and vitality to the quantitative 

zoning regulations and standards. 

The guidelines identify theme and design elements for public areas, the parks and open space, 

the proposed public visitor facilities, the visitor serving commercial facilities, and the residential 

neighborhoods. They shall be incorporated into subsequent Coastal Development Permit plans, 

precise improvement plans, conditional use permits, and subdivision maps submitted to the City 

for approval, unless it is demonstrated that certain guidelines are not applicable, appropriate, or 

feasible under the circumstances. The development regulations and procedures set forth in this 

Section for the above-mentioned plans, permits, and maps are mandatory. 

 

Examples of the desired design are shown in photographs and sketches on the following pages. 

The images focus on a general theme or character and not on design details. These illustrations 

are intended to be conceptual and serve only as a general framework of design ideas, which 

support the community design theme. They are not meant to depict final designs that should be 

copied, and should not be used to limit the range of expression among individual builders and 

their professional design teams nor to discourage unique and innovative design solutions which 

are consistent with the design intent of the HDCP. Rather, they establish the general theme and 

approach to be taken in reviewing future development proposals. 
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B. The Design Intent 

The Headlands property is the product of a unique combination of dramatic coastal bluffs, wide 

sandy beaches, rolling hillside, elevated plateaus, and cascading terraced slopes, spilling into the 

Pacific Ocean. The design intent is to create a destination community that provides a wide 

variety of experiences and reflects the grandeur of its setting by identifying the appropriate 

materials, shapes, texture and colors. 
 

 

 

 

 

 

 

 

The project has adapted the pattern of its site planning from the existing terrain. Public and 

private areas are interwoven together with ornamental and indigenous landscape, public trails 

and coastal access paths, scenic overlooks, parks, open space, and views of the ocean. 

A pedestrian orientation pervades the design. The scale and type of building materials shall 

reinforce this primary theme by utilizing natural woods, stone, cast iron, and other appropriate 

details. 
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1. Architectural Intent 

 
The architectural theme will be a mix of styles drawing inspiration from the eclectic 

heritage of Southern California beach communities. The spirit of the place shall derive 

from the images that are visualized, complemented, symbolized or gathered. The 

architecture shall embody a vernacular vocabulary that corresponds closely to that of the 

natural place. 

 

The early California beach communities incorporated an informal relationship of natural 

materials and a relaxed atmosphere that seems in direct contrast to our modem lifestyles. 

These communities are comprised of a variety of traditional and non-traditional 

expressions of architectural form. An emphasis on wood, tile, stone, and cement plaster, 

along with a strong relationship between indoor and outdoor spaces is encouraged. This 

eclectic mix of styles creates a unique architectural intent worthy of the site. 
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The guidelines establish important architectural criteria, such as: How does a building 

stand and rise? How do the structures relate to their environment? What is its silhouette? 

 

Thus, the guidelines address the general character and describe the basic intent of 

appropriate architectural form, mass, material, and their relationship to human scale. 

They can be expressed in a variety of ways. Timeless styles of architectural expression 

are encouraged (i.e., arts and craft, shingle, spanish mediterranean, french provence, 

Tuscany, modern). Trendy or overtly expressive styles of architecture are strictly 

prohibited. 

  

 

All proposed structures within the project are encouraged to incorporate the following to 

express the architectural intent: 

 

• Asymmetrical facades; 

• Combinations of materials; 

• Foundations of stone or brick; 

• Horizontal forms with broad roof planes; 

• Extended balconies and bands of windows; 

• Energy efficient window awnings and brows; 

• Planter boxes with flowering greenery to soften geometric form; 

• Courtyards; and 

• Colonnaded porches. 

 

The guidelines shall encourage an attractive mix of styles and architectural forms that are 

rooted in the landscape and complement the surrounding parks and open space. 
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2. Landscape Architectural Intent 

 
A rustic, natural landscape theme is the unifying element to the HDCP. Every attempt 

shall be made to delineate the boundaries of the community and reinforce the sense of 

arrival. The use of rustic stone at the entries. decomposed granite for pedestrian trails, 

other natural materials, and native plants will be employed throughout the project. 

Landscaping shall maintain and frame ocean views, and screen or soften buildings, walls, 

and fences. 

 

Project monuments, special textured paving, flowering accent shrubs and specimen trees 

shall reinforce the rustic setting and sense of place. The site entry monuments, 

neighborhood entry monuments, interpretive/informational signage, public art, and 

streetscape elements (seats, trash receptacles, lighting, etc.) shall be designed of materials 

with common forms and character. 

 

The landscape architectural intent shall respond to the intensity of use, ranging from truly 

indigenous landscaping as found in the Headlands Conservation Park, to more formal 

landscaping envisioned within the visitor serving commercial areas. 
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C. Design of Public Areas 

 

The 121-acre HDCP includes 68.5 acres of public parks and open space. The public visitor areas 

and facilities must be celebrated, scaled to pedestrian use, and welcome the casual visitor. Areas 

must be designed to create a lasting image. Such images form the foundation for memorable 

experiences, establish important emotional ties, inviting the visitor to return time and time again. 

 

1. Project Monuments and Entries 

 

The project monuments and entry statements 

serve as the introduction to the HDCP. As 

such, they set the tone and establish a first 

impression for the visitor and resident alike. 

Consistency in design style and materials, 

such as stone walls, will create a sense of 

arrival. Monuments shall be intentionally 

understated, so as not to intimidate the first- 

time visitor. Incorporating a project logo at 

key entry features reinforces project identity. 

 

Figure 4.12.1, Conceptual Monumentation 

Plan, identifies the locations for project 

monumentation, neighborhood entries, site 

entries and signage. 

 

Project Monuments: located at three key 

entries, including Selva Road, PCH, and 

Street of the Green Lantern. They consist of 

stone columns on both sides of the roadway. 

The project logo shall be integrated into the 

monument. See Figure 4.12.2, Project 

Monumentation and Site Entry. 

 

Site Entry: located at the visitor 

commercial and park sites, as well as at the 

proposed public visitor facilities. These 

markers consist of a short stone column 

with, as appropriate, a small ledger stone 

sign wall to identify site uses. These 

features may be used as a single element, or 

paired on either side of an entry drive or 

walkway. The use of stone and the project 

logo establishes a strong visual connection 

to the project monuments. 



 

 

 



 

 

PROJECT MONUMENT AND SITE ENTRY 
FIGURE 4.12.2 

 

 

 

 

 

 

 

 

 

 

 

 

Project Monument 
 

 

 

 

 

 

 

, ------- Stone Cap 

Logo 
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Site Entry  
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Note: Drawing is diagrammatic in nature  and is subject to 

change based on final engineering, planning and design. 
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2. Coastal Access and Public Trails 

 

Provide safe, inviting, and aesthetically pleasing public coastal access to the beach, 

ocean, and coastal bluff. Encourage scenic overlooks and vistas along the way and 

protection of adjacent private areas. Link the coastal access to the public trail system 

within the HDCP and to adjoining areas of the City. 

 

Guidelines: 

 
• Provide clear, visible identification and directional signage for coastal access paths 

along Selva Road, PCH, Street of the Green Lantern, and the public trail system. 

• Emphasize coastal access points with enhanced plantings or decorative walls. 

• Incorporate pedestrian amenities and street furniture, such as benches and lighting, 

where appropriate, along the public trail system and coastal access paths. 

• Establish and enhance vistas of the coastline and ocean with select plant materials. 

• Construct trails and pathways within, or adjacent to, conservation open space of 

natural materials such as decomposed granite trimmed by redwood headers. 

• Vegetate disturbed areas adjoining public trails and coastal access paths with 

appropriate native species to minimize erosion. 

• Utilize safety view fencing near the bluff top edges, where feasible, allowing for 

constraints of the topography and sensitive resources. 

• Provide ADA accessible walkways, where feasible, or an equivalent aesthetic 

experience near those areas that are constrained by topography or sensitive resources. 
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3. Public Visitor Recreation Facilities 

Design a series of public recreation facilities that will attract visitors to the coast, open 

space and the parks. Create public programs, displays, and exhibits to educate the public 

and enhance the coastal experience. 

 

Guidelines: 

 
• Utilize appropriate native materials and native plant species to integrate the public 

visitor facilities into their setting. 

• Utilize natural building materials, earth tones, and non-reflective surfaces. 

• Buildings shall reflect a pedestrian scale and orientation. 

• Pursuant to the requirements of Section 4.16, Master Landscape and Irrigation 

Guidelines, plant new landscaping from the Headlands Revegetation Plant Palette to 

screen or soften views of buildings and parking areas. 

• Provide public view overlooks at key locations. 

• Walls shall reflect the rustic community theme. Masonry, rock surfaces, wood, or 

cast iron are preferred. Walls should be softened with landscaping at their base and 

corners. Climbing or cascading vines are appropriate. 

• Incorporate a variety of unique design elements, including decorative pavement and 

street furniture, as well as a variety of public art located within the parks and trails. 

• Utility boxes and meters shall be vaulted, where feasible, or screened from public 

view by landforms, walls or landscaping. Or, if not possible, utility boxes and meters 

shall be painted in earth tones consistent with surrounding masonry or landscape 

materials. Retaining walls are discouraged. 

• The public restroom facilities shall be designed using materials and colors consistent 

with the HDCP architectural intent. 
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D. Design of the Seaside Inn 

The architecture of the Seaside Inn shall evoke a timeless image of style and character. The 

building shall serve as a destination point for the resident community and the general public. It 

shall be composed of a variety of architectural forms, as if it evolved over a long period of time. 

The interaction of these forms shall create a strong relationship of indoor and outdoor spaces by 

using landscaped courtyards, dining terraces, loggias, and patios. 
 

 

 
Given it's visual prominence from Dana Point Harbor, the image of the Seaside Inn must 
represent a harmonious composition of elegant architectural forms, colors and natural materials 

integrated into the landscape. A combination of at-grade parking and subterranean parking is 
proposed, with valet parking available to guests of the Inn. Pedestrian pathways will connect the 
guests with the public parks, open space, trail system, and public recreational visitor facilities. 
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Seaside Inn Architectural Guidelines 

 

• Buildings and landscape shall be integrated 

into the site and be mindful of the scenic 

attributes of the property. 

 

• Building articulation and massing shall 

respond to the site topography and create a 

"clustered" appearance 

 

• The Seaside Inn shall be sited along the 

sloping contours of the land and stepped in 

the direction of the site terraces. 

 

• The building elevation and envelope shall 

avoid large, unarticulated, flat wall planes. 

 

• The buildings shall combine vertical and 

horizontal forms appropriate to the HDCP 

architectural intent. 

 

• The buildings shall create a variety of 

outdoor spaces, plazas and courtyards, 

oriented toward the harbor and ocean views. 

 

• Public spaces such as lobbies and restaurants 

shall be designed to capture ocean views, 

where possible. 

 

• Retaining walls shall incorporate landscape 

elements, if feasible, including loffel walls o 

soften the visual impact. 

 

• Mechanical equipment, utility meters and 

boxes shall be screened from public view 

through landscaping and architectural 

integration. 
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Seaside Inn Material and Color Guidelines 

 

• Natural materials are encouraged, especially 

where the buildings meet the ground plane. 

Building foundations shall appear to be 

integrated into the landforms with the use of 

stone planter walls. 

 

• The roof materials shall be appropriate to the 

character of the architecture, and shall 

compliment the color of the native earth. 

 

• Exposed roofs must be of authentic materials, 

and must convey a feeling of permanence. 

 

• Plaster colors may be of light or medium values. 

Vibrant hues will not be allowed. 

 

• Use of stone on full height walls in key areas is 

encouraged instead of the use of stone in a 

"wainscot" application. 
 

 

 

 

 

 

 



HEADLANDS DEVELOPMENT AND CONSERVATION PLAN 

Section 4.0 Development Guidelines 

4-89

88 

 

 

Seaside Inn Parking Guidelines 

 

• Parking provided for the Inn will be designed, 

where feasible, to have a minimal visual impact. 

 

• Parking shall be integrated into the site by 

screening with landscape materials and 

landforms. 

 

• Utilizing subterranean parking lots, where 

feasible, will reduce the area dedicated to 

surface parking. 

 

• Where feasible, parking areas should be broken 

into smaller parking courts that correspond to 

the terraced form of the site. 

 

• Directional signage in parking areas shall be 

consistent with the architectural and landscape 

style of the Inn. 

 

• Lighting of parking areas shall be kept to a 

minimum to maintain safety and accessibility. 

Where feasible, all lighting standards shall be of 

a pedestrian scale. 

 

Seaside Inn Service Area Guidelines 

 

• Safety and circulation patterns shall be 

considered in the planning of the service areas. 

 

• Service areas shall be hidden from view, where 

possible. All service equipment shall be 

screened from visitors approaching the Inn and 

from views within the Inn. 

 

• Service areas shall be screened using dense 

landscape material or architectural elements 

related to the Inn's overall structure. 

 

• Service areas shall incorporate subdued lighting, 

if necessary, to minimize visual impacts. 

 

• The design of the service areas shall minimize 

noise that may disturb adjacent uses. 
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E. Design of the PCH/Visitor Recreation Commercial 

 
The PCH/Visitor Recreation Commercial center will provide services and goods to 

neighborhood residents and general visitors. Situated on Pacific Coast Highway, the center 

serves as an entry statement to the project and as a gateway into the City Town Center. 

 

The design of the center shall communicate the overall HDCP architectural intent. The center 

shall incorporate, where feasible, public outdoor space in the form of plazas, courtyards, or 

informal gathering places. The landscaping design shall be consistent with the HDCP intent as 

well as responsive to the adjacent Town Center. This may result in a more formal landscape 

design than otherwise found within the HDCP. 
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PCH/Visitor Recreation Commercial 

Architectural Guidelines 

 

• Building massing shall respond to the adjacent 

Town Center, and serve as a HDCP landmark. 

 

• Building envelope shall maintain the continuity 

of the street edge by placing the building on or 

near the streetfront property line. 

 

• Pedestrian open spaces (courtyards, plazas, 

patios, or covered walkways) shall be provided. 

 

• Active building frontage, such as shops, cafes, 

and sidewalk displays, with large window 

openings are encouraged for both stories. 

 

• The architectural style shall relate to those 

found in the City, and surrounding coastal 

communities. 

 

• Roof forms should be simple and consistent 

with the architectural style of the building. 

 

• Street facing entrances shall provide pedestrian 

access. 

 

• All architectural detailing must be historically 

related to the chosen architectural style. 

 

• Relationships between interior and exterior 

spaces are encouraged through use of balconies 

and arcades. 

 

• Create continuous pedestrian activity along the 

sidewalk edge. Avoid blank walls and other 

empty spaces along sidewalk frontages. 

 

• Parking shall be located to the rear of the 

building using secondary street access. 
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PCH/Visitor Recreation Commercial 

Material and Color Guidelines 

 

• The materials and color selection shall be 
historically related to the architectural style. 

 
• A strong relationship to the native landscape 

shall be portrayed through the use of material 
and color. Materials such as brick, stone, wood, 
and stucco are suitable. 

 
• Scale of materials will differentiate the center 

from surrounding structures. 

 

• Simple color schemes with no more than three 
colors are recommended. Non-reflective 
surfaces shall be utilized. 

 
• Materials shall communicate a level of quality 

through the use of appropriate detailing. 
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PCH/Visitor Recreation Commercial 

Parking Guidelines 

 
• Parking will be designed, where feasible, to 

have a minimal visual impact. 

 

• Parking shall be integrated into the site by 

screening with landscape materials and 

landforms. 

 

• Directional signage in parking areas shall be 

consistent with the architectural and landscape 

style of the commercial center. 

 

• Lighting of parking areas shall be kept to a 

minimum to maintain safety and accessibility. 

Where feasible, all lighting standards shall be of 

a pedestrian scale. 

 

PCH/Visitor Recreation Commercial 
Service Area Guidelines 

 
• Safety and circulation patterns shall be 

considered in the planning of the service areas. 

 

• Service areas shall be hidden from view where 

possible. All service equipment shall be 

screened from visitors approaching the center 

and from driving by on Pacific Coast Highway. 

 

• Service areas shall be screened using dense 

landscape material or architectural elements that 

relate to the centers overall structure. 

 

• Service areas shall be designed to minimize 

noise to adjacent uses. 
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F. Design of the Strand Residential 

The Strand residential area consists of a neighborhood of two-story beachfront, custom homes. 
Each home shall have unobstructed ocean views, and the proximity to the beach will be reflected 
in the architectural character and building orientation. The beach lifestyle shall permeate this 

neighborhood. Beach access will be easy and convenient to all residents, as well as to the 
general public. The site planning shall create opportunities for generous landscaping and 
outdoor uses as each street is single loaded, developed only on one side. Over thirty percent of 
the neighborhood consists of common landscaped slopes and open space. 

 
The architectural styles of the Strand will be a diverse, eclectic mix. High quality architecture 
will be emphasized. Each selected style must be historically correct, architectural elements 
cannot be a mixture of differing styles. Balconies, patios, and active outdoor areas are 
encouraged. 
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The Strand Residential Architectural Guidelines 

 

• The Site design shall reflect a strong 

relationship between the home and the beach. 

 

• The selected architectural style shall be 

historically correct and internally consistent. 

 

• Building mass shall incorporate a variety of roof 

lines, articulated wall planes, and visual interest. 

 

• Within the building envelope, terracing, 

segmenting or stepping of walls or architectural 

elements shall minimize the appearance of 

building mass. 

 

• Incorporation of outdoor living areas such as 

porches, balconies, patios, and colonnaded 

porticos is encouraged. 

 

• Locate landscape elements to frame and 

preserve view corridors. 

 

• Distinct details that relate the homes to the 

beach are encouraged. 

 

• Front doors, windows, roofs, and exposed posts 

and beams shall be accented with architectural 

detailing consistent with the style, scale and 

proportion of the building. 

 

• All sides of the building shall receive the same 

level of detailing normally provided to front 

elevations. 

 

• The rear elevation shall reflect the front 

elevation in terms of style, detailing and 

material. 
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The Strand Residential 

Material and Color Guidelines 

 

• The materials and color selection shall be 

appropriate to the architectural style. 

 

• Roof design, color and texture shall be 

consistent with the architectural style. 

 

• Materials such as stone, wood, cement, plaster, 

brick, and stucco are suitable as primary wall 

surfaces. 

 

• All materials shall communicate a level of 

quality. Accent materials may include but are 

not limited to wood, brick, tile, masonry, and 

wrought iron or painted metal. 

 

• Accent colors may be applied at window and 

door surrounds, windows, wainscot, doors, 

shutters, and vents. Accent colors shall be 

utilized as a method of design for individual 

expression and identity, while being sparingly 

applied. 

 

• Permitted roof materials include slate, tile, 

copper and rock. Roof colors may be earth 

tones. Color variations in a roof piece or plane 

are allowed, provided a compatible appearance 

is maintained. 
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G. Design of the Upper Headlands Residential 

The Upper Headlands consists of a neighborhood of one-story custom homes on estate lots 

overlooking the coastline and the ocean. Similar to the surrounding coastal communities, this 

neighborhood will step up a series of terraces providing spectacular views for all homes and 

creating a hillside community when viewed from off-site. The site design purposely created 

ocean view lots, which enabled additional lands to be designed for parks and open space. 

Homes in the Upper Headlands neighborhood shall be situated to maximize views. 

 

The architecture of the Upper Headlands will be a rich eclectic mix of styles as found in 

neighboring coastal communities. The texture of the different styles will be unified through the 

application of these design guidelines. Each selected style must be historically and internally 

consistent. Architectural elements for a single home cannot be a mixture of competing styles. 

The guidelines establish a high quality of implementation and ensure compatibility of character 

and massing to the surrounding project areas. Pedestrian activity will be encouraged in the 

Upper Headlands by providing numerous connections to the public trail network. 
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Upper Headlands Residential 

Architectural Guidelines 

 

• All homes shall utilize simple forms and 

massing, and avoid excessive ornamentation. 

 

• Architectural details will be appropriate to the 

chosen style of each home. 

 

• Relationships between interior and exterior 

spaces are encouraged through generous use of 

porches, balconies, patios, and loggias. 

 

• All sides of the home shall have the same level 

of architectural definition and detail. 

 

• Roof forms should be simple and relate to the 

architectural style of each home. 

 

• Garages should be designed to minimize visual 

impact on the neighborhood's streetscape. 

 

• Landscape structures such as gazebos and 

trellises shall be consistent with the architectural 

style of the home. 

 

• Rooms that significantly open into the landscape 

are encouraged. 

 

• Lighting should be concealed and directed onto 

or into plant or architectural features. 
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Upper Headlands Architectural 

Material and Color Guidelines 

 

• The materials and color selection shall be 

consistent with the architectural style. 

 

• A strong relationship to the native landscape 

shall be portrayed through the use of material 

and color. Materials such as brick, stone, wood, 

and stucco are suitable when used with the 

appropriate architectural style. 

 

• Simple color schemes with no more than three 

colors are recommended. 

 

• All materials shall communicate a level of 

quality and detail that is associated with the 

neighborhood. 
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H. Design of Residential Landscape Materials 

 

The following are key guidelines for landscape 

development within individual residential lots: 

 

• Plants shall be selected from a coordinated 

residential plant palette specifically developed 

for the neighborhood. Plants will include native 

and ornamental species selected primarily for 

their low water requirements and local 

adaptability. 

 

• Slope planting shall consist of drought tolerant 

planting. Species will be primarily native with 

subtle green tones and soft pastel colors to blend 

with the adjacent natural landscaped area. Tree 

plantings shall consist of low profile canopy 

trees or vertical trees, located to frame and 

enhance views. 

 

• Private lot plantings shall be located to frame 

and preserve ocean views while softening 

buildings and architecture. 

 

• Small garden spaces or courtyards shall be 

provided at key focal points, such as building 

entries. Trellises with vines and other 

landscaping are encouraged for patios and sun 

decks. Container planting is encouraged in 

courtyards and patios. 

 

• Exterior colors and materials utilized in patios, 

pavers, or hardscape shall compliment exterior 

building colors. 
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I. Neighborhood Entries and Theme Walls 

 

Neighborhood entries are proposed at the vehicular entry points to the two residential 

neighborhoods, as shown in Figure 4.12.3, Neighborhood Entries. The use of stone and the 

project logo establishes a strong visual connection with the public project monuments. A 

gatehouse is proposed in a landscaped median, with a stone project theme wall reinforcing the 

sense of arrival. Decorative metal gates will be used to restrict vehicular access. Neighborhood 

signage shall be integrated into the design of the wall. 

 

Special plantings of trees, shrubs and accent color will highlight the entries. Plantings will be 

carefully located to preserve and enhance coastal views. Enhanced pavement will be used to 

reinforce the entry experience and identify key pedestrian crossings. Pedestrian entry points for 

coastal access shall be visually celebrated to welcome visitors through the use of signage, special 

monuments, plantings and related elements. Further details of the neighborhood entries are 

shown on Figures 4.12.4, 4.12.4a and 4.12.5. 
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NEIGHBORHOOD ENTRY 

(UPPER HEADLANDS RESIDENTIAL) 
 FIGURE 4.12.5 
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Section 4.0 Development Guidelines 

J. Walls, Fences, and Rope 

 

The location and design of walls and fences have been integrated into the planning and design of 

the HDCP. Figure 4.12.6, Conceptual Wall and Fencing Plan, designates the location of the 

different project walls and fences. Following are guidelines related to the design of project 

walls. 

 

 

• As noted above, a project theme wall, consisting of slump stone with ledger stone pilasters 

reinforcing the reserved and rustic coastal character of the HDCP will be used at 

neighborhood and site entries. Stone material and accents, consistent with the public 

monuments establish a unified design theme throughout the community. 

 

• Rear lot fencing of residential lots will incorporate private view fences. Stone pilasters will 

be located at the rear lot comers and fence panels shall utilize metal railings or glass. 

 

• Interior privacy walls and/or view fencing will be located on the side of residential lots and 

shall be compatible with adjacent architecture. Stucco or rock surfaces are preferred 

material. Side yard property walls shall return to the building. 

 

• Safety view fences will be located along the bluff top trail and other trail segments as 

necessary to separate pedestrian areas from adjacent steep slopes. Safety view fences shall 

consist of cast concrete or heavy pressure treated posts with cable safety rails. 

 

• Public view fences will be located along the western edge of Strand Vista Park and along the 

south side of the North Strand Beach access. 

 
• Habitat fences will be located along the perimeter of designated environmentally sensitive 

habitat areas (ESHA) and along both sides of trails that fall within designated ESRA areas to 
protect sensitive habitat. These fences will be constructed of wood or pre-cast concrete posts 
and strands of steel cable in a manner that will allow movement of wildlife but be impervious 

to dogs. Chain-link fencing shall not be used. To minimize the potential for unauthorized 

entry into the Headlands Conservation Park at night, 6 ft. high view fencing will be utilized 

at the public parking lot and exposed entry areas to the Conservation Park at the east and 
west sides. 

 

Figures 4.12.7 through 4.12.13 illustrate the design parameters for the various project fences, walls, 

and rope. 
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PUBLIC VIEW FENCE 
FIGURE 4.12.10 

 

 

 

 

 

 

 

 



 

 

 

PUBLIC VIEW 
FIGURE 4.12.11 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 

 

 

PUBLIC VIEW 
FIGURE 4.12.12 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



 

 

 

HABITAT / SAFETY FENCE 
FIGURE 4.12.13 
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K. Interpretive/ Informational Signage: 

Located at key areas throughout the HDCP, and particularly within the public trails, parks, and 

open space, is the Interpretive/Informational signage program. Signage shall provide 

information regarding coastal access and information concerning natural resources, and items of 

historic and educational interest. Figure 4.12.14, Interpretive/Informational Signage illustrates 

the two signs. 



 

 

INTERPRETIVE/INFORMATIONAL 

SIGNAGE 
FIGURE 4.12.14 
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4.13 COASTAL RESOURCES MANAGEMENT PROGRAM 

The City General Plan and the California Coastal Act provide policies that recognize the 

importance of conserving environmental, scenic and visual resources along the coast. In addition 

to areas suitable for development, the Headlands includes unique landforms, natural habitats and 

scenic resources. The HDCP establishes a comprehensive Coastal Resources Management 

Program (Management Program) to conserve and manage the diverse resources that exist on site. 

The Management Program provides for the management and protection of parks and natural 

open space areas, marine resources, coastal access and unique landforms. Specific policies have 

been established to manage their safety and conservation. The policies function as requirements 

and standards for future development. Additionally, the Management Program contains a 

construction monitoring and a post-construction monitoring program to ensure the successful 

implementation of the HDCP coastal resource policies. 

A. Parks and Open Space Guidelines 

 

The Parks and Open Space Management Plan set forth in Section 4.14, provides guidelines for 

the avoidance and minimization of impacts to, and protection of, the designated parks and natural 

open space on the Headlands. These Guidelines will also ensure the protection of coastal access, 

unique landforms and scenic qualities of the parks and open space. The overall goal of the 

program is to provide for the short and long-term preservation of natural resources within the 

parks and open space areas while addressing appropriate public recreational use and enjoyment 

of the Headlands area on an ongoing basis. Specifically this will include the following: 

 

• Impact Avoidance: The Project design has located development within areas 

identified as having lower natural and scenic resource value and has designated areas 

of higher natural and scenic resource value as public open space. Open space will 

consist of areas set aside for public recreation and conservation open space areas 

where public use is limited or restricted. In addition, park and open space areas will 

be deed restricted through recorded covenants to prohibit any opportunity for future 

development and to conserve biological values. 

 

• Impact Minimization/Resource Protection: Existing ESHA, designated for 

conservation and the mitigation areas will be protected and enhanced through impact 

minimization and implementation of protection guidelines during both project 

construction and the long-term management of public open space areas. A Habitat 

Management and Monitoring Plan shall be prepared for the preservation and 

mitigation areas, to the satisfaction of the City, the wildlife agencies, and the 

Executive Director of the Coastal Commission. The Habitat Management and 

Monitoring Plan shall ensure adequate funding to protect the preserve as open space 

and to maintain the biological values of the preservation and mitigation areas in 

perpetuity. Management provisions and funding shall be in place prior to any impacts 

to habitat. At a minimum, monitoring reports shall be required as a condition of 

development approval for a minimum of 5 years following completion of habitat 

mitigation efforts. Figure 4.13.1, Existing ESHA to be Conserved, identifies sensitive 
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habitat that shall be protected and enhanced through the Coastal Resources Management 

Program and subsequent Habitat Management and Monitoring Plan. 

1. Responsibilities 

 

For existing ESRA designated for conservation and the mitigation areas other than the 

Headlands Conservation Park, during the grading and infrastructure construction phase of 

the Project, as well as during the first year of minimum five year post construction 

period following completion of the parks and public open space, the Developer will be 

responsible for retaining a Monitor and other needed technical experts (i.e. biologist, 

landscape architect, landscape contractors, etc.) required to implement the open space 

management guidelines in the Management Program. For purposes of this Section, 

"completion" shall be the point in time when a park or public open space is made 

available for use by the public. For the remainder of the minimum five-year post- 

construction period and thereafter if performance criteria are not met or if desired by the 

City, the City is responsible for retaining the Monitor and other technical experts. For the 

Headlands Conservation Park, a non-profit trust/conservation entity will be established to 

implement the long-term resource protection guidelines pursuant to the requirements of 

the Natural Communities Conservation Plan and Habitat Conservation Plan 

Implementation Agreement and the Dana Point Local Coastal Program in cooperation 

with the U.S. Fish & Wildlife Service and California Department of Fish and Game. The 

non-profit will retain an experienced natural resource manager and a non-wasting 

endowment will be established for the perpetual maintenance of the Conservation Park. 

Similarly, a non-wasting endowment for the sensitive habitat areas other than the 

Headlands Conservation Park will also be established. The endowments are to be 

established and funded as follows: 1) A non-wasting endowment sufficient to maintain 

the biological values of the open space areas within the Headlands that will not be owned 

by the City or other public agency; and 2) $2 million shall be used to initially establish a 

City controlled non-wasting endowment sufficient to maintain the biological values of 

the open space areas within the Headlands that will be owned and/or maintained by the 

City. The final amount of the endowments shall be identified and documented by a 

public agency or non-profit entity (e.g. Center for Natural Lands Management) 

experienced in the estimation of costs for open space management. 

The Monitor implementing the management guidelines within both the park areas and 

natural open space areas shall have experience in biotic resource management and long- 

term open space management programs and restoration program implementation. For 

efficiency and consistency, the manager of the Headlands Conservation Park and the 

Monitor can be the same entity, although each must be funded separately. The Monitor 

will be responsible for: 

 

• Coordinating with the City, the Developer and technical experts during initial 

construction activities of the parks and trails and the maintenance period for 

the landscaping and during post-construction monitoring; 
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• Identifying resource management issues as they arise during the construction 

maintenance period and post-construction period and providing appropriate 

remedial measure recommendations; 

 

• Performing and overseeing periodic monitoring of maintenance activities 

within the parks and open space including the fuel modification areas; 

 

• Providing periodic monitoring reports that summarize current activities and 

site conditions; 

 

• Monitoring habitat restoration installation and growth performance. 

 

B. Management Guidelines During Construction 

The critical period for maintaining the high quality and value of existing open space resources is 

just prior to and during project construction. The timely implementation of the guidelines listed 

herein will minimize impacts to the protected resources and facilitate the long-term preservation 

of their value within the open space areas. 

As identified above, the Monitor, the City, and the Developer will meet prior to and during 

construction to discuss the required resource protection measures and to identify resource 

protection/construction conflicts and the appropriate resolution of those conflicts. The Monitor 

will be responsible for monitoring construction activities to facilitate the ongoing protection of 

biotic resources. The following protective measures will be implemented and maintained 

throughout project grading and infrastructure construction. 

 

• Protective Fencing: Fencing will be used to protect and delineate all protected 

natural open space areas adjacent to construction areas. 

 

• Construction Storage and Access: Except for the purpose of constructing the 

proposed open space trails, amenities and required improvements, equipment storage, 

parking, and construction access will not be permitted in the fenced open space areas. 

 

• Erosion Control: During the rainy season, appropriate erosion control measures 

(Best Management Practices, "BMPs") will be installed prior to construction within 

those areas located above natural open space areas to minimize erosion and 

sedimentation damage to preserved resources. This will include the use of sandbags, 

silt fencing, hay bales, sediment traps, desiltation basins, or similar devices. All 

erosion control measures will be maintained throughout construction to ensure that 

erosion and sedimentation does not occur within the open space areas. Refer to 

Section 4.7, Conceptual Drainage Plan, for more details of the required BMPs. 

 

• Dust Control: Ensure dust does not accumulate on sensitive plants. 

 

2. Coastal Resources Management Program Monitoring Plans 
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Monitoring and maintenance of the coastal resources within the HDCP area will be necessary to 

ensure their proper management and conservation. The Developer shall be required to prepare a 

construction monitoring plan and post-construction monitoring plan to protect and manage 

coastal resources within the HDCP Area. 

 

A. Construction Monitoring Plan 

When the application for a coastal development permit is filed, a construction monitoring 

plan shall be submitted to the City to protect coastal resources adjacent to proposed 

development areas during construction phases of the project. The construction 

monitoring plan will identify measures for the protection of resources and monitoring 

procedures to determine compliance. At a minimum, the construction monitoring plan 

shall include, but shall not be limited to: 

 

• All construction-related mitigation measures identified in the HDCP EIR 

 

• Erosion control measures and storm water pollution prevention measures 

 

• Best Management Practices 

 

• Location of construction worker parking areas 

 

• Street cleaning practices 

 

• Controls over the disturbance of designated natural open space areas 

 

• Orientation and education program for personnel 

 

• Oil, gasoline, diesel fuel, and other chemical use controls 

 

• Proper disposal of trash and garbage 

 

• Dust Control 

 

• Location of protective fencing 

 

• Construction schedule and staging 

A Monitor shall be retained by the Developer to ensure protection of the site's protected natural 

areas during construction of the project. The Monitor will be responsible for: 

 

• Performing and overseeing periodic monitoring of construction activities as they 

relate to protection of sensitive habitat areas during grading, site improvements and 

landscaping for the proposed parks and open space. 
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• Provide periodic monitoring reports that summarize construction activities and site 
conditions. 

 

To ensure protection of the site's designated natural open space areas; the following protective 

measures shall be implemented and maintained during construction: 

 

•  Fencing shall be used to protect and delineate all undisturbed natural areas designated for 
preservation. Fencing will be orange plastic snow fence. Damaged fencing will be 
repaired and re-installed on an as needed basis throughout project construction. 

 
• The boundaries of protected natural areas shall be visible to construction personnel at 

all times. 

 

• Erosion control measures shall be installed prior to construction within those areas 

located above undisturbed natural areas. Sandbags, silt fencing, hay bales, sediment 

traps, desiltation basins and other similar devices shall be utilized as identified in the 

project's NPDES plan to control erosion and sedimentation throughout construction. 

 

• Sensitive vegetation adjacent to construction areas will be sprayed periodically with 

water at the direction of the Monitor to reduce dust accumulation. 

Meetings between the Developer, Monitor and the City shall be conducted as necessary prior to 

and during construction activities to review the required resource protection measures and 

identify resource protection/construction conflicts and the appropriate resolution of those 

conflicts. 
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B. Post-Construction Monitoring Plan 

Pursuant to the Management Program, prior to approval of final maps, a minimum five-year 

post-construction monitoring plan shall be submitted to and approved by the City to monitor the 

ongoing protection and maintenance of coastal resources. The minimum five-year monitoring 

plan shall begin after the grading and infrastructure construction activities within all or portions 

of a Planning Area are substantially completed. For purposes of this Section, with regard to 

parks and public open space, "completed" shall be the point in time when a park of public open 

space is made available for use by the public. The results of the minimum five-year monitoring 

plan shall be compiled annually and submitted to the City for review. The post-construction plan 

shall include but not be limited to the following components: 

 

• Pollutant sampling surveys of storm water runoff. 

 

• Maintenance schedules for structural Best Management Practices including storm 

water filtering systems. 

 

• Erosion inspections. 

 

• Long-term maintenance schedule of natural open space areas including maintenance 

of fuel modification areas. 

 

• Applicable mitigation measures from the HDCP EIR. 

 

• Mechanisms for remedial action, if necessary. 

 

The minimum five-year post-construction monitoring program shall be implemented through the 

appropriate consultants(s) having expertise in the resource being monitored. The consultant(s) 

shall prepare monitoring reports on an annual basis for review by the City or as otherwise 

required by the HDCP EIR. 

 

3. Long-Term Management Guidelines 

As described above, portions of the site considered to have a high resource value have been 

designated as parks and natural open space areas. Except for the Headlands Conservation Park 

and the Strand Beach Park, the City will provide the long-term management of all of the public 

parks and trails. The parks and trails are part of the Headlands Coastal Access Plan that provides 

public access to coastal resources throughout the project site. Management will be pursuant to 

the Parks and Open Space Management Plan which is incorporated into the HDCP. The 

Headlands Conservation Park will be managed through an endowment by a private foundation 

established for its perpetual protection. Strand Beach will be offered for dedication to the 

County of Orange and if accepted, will be maintained by the County who also owns and 

maintains the adjoining Salt Creek Beach and park. 
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4. Ongoing Impact Minimization and Resource Protection Guidelines 

 

Open space resources designated for conservation on the Headlands shall be protected to the 

extent feasible from ongoing impacts. These potential impacts include: 

 

• Wildlife disturbance and habitat degradation due to human intrusion; 

 

• The deposition of potential sediment and pollutants due to uncontrolled runoff; 

 

• The alteration of hydrological regimes due to urban runoff; 

 

• Habitat degradation due to the establishment of invasive ornamental species; 

 

• The potential for degradation resulting from litter. 

 

The following guidelines will minimize these impacts: 

 

• Upon the recordation of the final map covenants restricting parks and open space 

from future development shall be recorded. 

 

• Define public access and increase public education through signage and visitor 

information programs; 

 

• Fuel modification activities within ESHA or habitat mitigation areas is prohibited 

except as necessary to accommodate the development of a 65-90 room inn within 

Planning Area 9; 

 

• Fuel modification/weed abatement activities may only occur in non-ESHA or non- 

habitat management areas such as where these activities have traditionally occurred 

adjacent to the existing residential enclaves (inclusive of the homes on Green 

Lantern) as well as within the manufactured slope westerly of Planning Area 9, 

necessary to accommodate the Seaside Inn. 

 

• Prohibit the use of all invasive plant species within the project area; 

 

• Design appropriate storm water conveyance systems that control eros10n and 

sedimentation; 

 

• Provide native vegetation management guidelines; 

 

• Provide an appropriate maintenance program for litter control. 

The City will be responsible for implementing these guidelines on an ongoing basis. The 

Monitor will evaluate and report on the implementation of these guidelines within the trail 

easement areas and natural open space areas. 
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4.14 PARKS AND OPEN SPACE MANAGEMENT PLAN 

The Parks and Open Space Management Plan together with the subsequently prepared Habitat 

Management and Monitoring Plan provide for the post-construction management of conserved 

habitat, parks, greenbelts, coastal access, trails and other open spaces. Specific policies have 

been established to manage their conservation while providing for the appropriate public use and 

enjoyment of the Headlands area on an ongoing basis. Long-term resource protection guidelines 

Pursuant to the requirements of the Natural Communities Conservation Plan Implementation 

Agreement, the Dana Point Local Coastal Program, and the impact minimization measures of the 

project EIR will be implemented through the Habitat Management and Monitoring Plan. This 

plan will address both the conserved ESHA as well as the proposed mitigation sites which will 

be revegetated and enhanced. 

 

The following guidelines establish the long-term protection and management of the project's 

protected natural areas and the restoration of native habitats. 

 

A. Fire Management 

1. Context and Requirements 

The Headlands site falls within an urbanized metropolitan area that was largely 

developed in the 1970s- l 980s. Two sides of the property front the Pacific Ocean with no 

interface to offsite areas of typical fire hazard, such as native chaparral. Although native 

stands of coastal sage scrub occur onsite, these areas are generally discontinuous given 

the existing residential enclaves and public streets that occur on or adjacent to the project 

boundaries. As such, the property is not within a designated high fire severity zone. 

Other mitigating factors relative to the potential for fire safety issues is the fact that all 

new homes and other occupied structures in the City of Dana Point are required to be fire 

sprinkled; the prevailing wind direction for a Santa Ana condition (southeast) would tend 

to drive any onsite vegetation fire away from the proposed development areas, towards 

the ocean, and given the surrounding urban development, there is no threat of an offsite 

approaching vegetation fire. Finally, there are two fire stations within 2.2 miles of the 

site, the closest being 1.1 miles away. 

 

Given the above considerations and the fact that the resource protection guidelines of the 

HDCP require minimization of impacts to protected habitat, typical high fire severity 

zone fuel modification zone setback criteria are not applicable. Rather, an "alternate 

means and methods" process will occur based on site specific conditions and modeling. 

Such alternate means and methods criteria may include architectural design features for 

certain perimeter lots such as 1-hour fire-resistive construction, restrictions on sizes of 

venting, use of multi-glazed windows, etc., and the use of perimeter walls in fuel 

interface areas. 

 

All fuel modification activities, such as, but not limited to, trimming of native plants or 

removal of dead wood, are prohibited within ESHA designated for preservation or areas 

proposed for habitat restoration and mitigation. Fuel modification/weed abatement 

activities may occur within the manufactured slope westerly of the Seaside Inn in 
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Planning Area 9, and in non-ESHA areas such as where such activities have traditionally 

occurred adjacent to the existing residential enclaves (inclusive of the homes on Green 

Lantern). However, these areas can not be considered for mitigation credit for biological 

impacts. In locations where an interface occurs between designated ESHA and fuel 

modification areas, maps and ground markers shall delineate what areas may be fuel 

modified and those areas where it is prohibited (i.e., designated ESHA). 

 

2. Landscape Slopes and Common Areas Outside of ESHA and Habitat 

Restoration Areas Maintained by the Homeowners Association are Subject to 

the Following: 

 

• All irrigated areas shall be maintained on a quarterly basis to ensure proper 

coverage and that operation of the irrigation system is in good condition as it 

was originally installed. 

 

• All common area landscaping (exclusive of designated ESHA and mitigation 

areas) shall be maintained in a manner that meets Orange County Fire 

Authority (OCFA) guidelines. The landscape areas shall be maintained in a 

fire safe condition as necessary as directed by OCFA, including the periodic 

removal and/or thinning of undesirable invasive vegetation; replacement of 

dead/dying plantings; maintenance of the operational integrity and 

programming of the irrigation system. Weeds and invasive species shall be 

removed from the landscape areas on a minimum biannual basis in late spring 

and early fall as directed by OCFA. 

 

B. Native Vegetation Restoration and Management Guidelines 

The following is intended to be a general guideline for native vegetation restoration. More 

specific guidelines will be developed as part of the preparation of the subsequent 

restoration/mitigation plan to be completed pursuant to Section 3.5.E. 

The guidelines presented herein provide a framework for the restoration and salvage of sensitive 

resources. The ESHA onsite consists of coastal sage scrub and native grassland species. The 

plant palette for restoration and revegetation of disturbed and denuded areas, including areas 

selected for mitigation shall be from Table 4.14.1, Revegetation Plant Palette. Prior to 

disturbance of any ESHA, detailed restoration/mitigation plans will be developed pursuant to the 

requirements of Section 3.5.E relating to mitigation for impacts of up to 11.29 acres of ESHA. 

For the restoration/mitigation plan, native plants and seed stock shall be obtained, to the 

maximum extent practicable, from seed and vegetative sources on the project site. Information 

regarding coverage and frequency of plant species will be used to determine appropriate planting 

density and coverage and used as baseline data for comparison to restoration plant species 

growth performance in each site. Detailed specifications will address: 1) native vegetation and 

soils salvaging; 2) site preparation such as weed removal, native materials re-application, and 

irrigation installation; 3) native species transplantation into the restoration sites (for Blochman's 

dudleya, as determined by the California Department of Fish & Game, ["CDFG"]); 4) restoration 

plant species compositions and quantities; 5) seed mix application; 6) container species planting; 
7) site specific performance goals; and 8) long-term site maintenance monitoring for a minimum 
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of five years following mitigation installation. If Blochman's dudleya is determined to be 

impacted, the Developer will be responsible for developing detailed specifications and for 

implementing the restoration program for the Blochman's dudleya, per the requirements of the 

mitigation and monitoring program of the Headlands Final EIR. 

 
TABLE 4.14.1 

 

REVEGETATIQN PLANT PALETTE 
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TABLE 4.14.1 

 

REVEGETATION PLANT PALETTE 

(Continued) 
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1. Native Plant Species Salvaging: 
 

Reduction in the size of Planning Area 6 by 6.5 acres from the HDCP approved in 2001, 

will preserve the ridgeline area, adding it to the Hilltop Park. This will avoid impacts to 

known sites of Blochman's dudleya. However, should it be determined prior to the final 

map that impacts to Blochman's dudleya may occur, the following procedure shall be 

followed: 

 

• Blochman 's Dudleya Transplantation: Pursuant to the requirements of the 

Implementation Agreement of the Central/Coastal Orange County Natural 

Community Conservation Plan (NCCP) and in conjunction with CDFG's 

identification of a suitable site(s) within the time specified in the NCCP, if 

disturbed by the project, Blochman's dudleya shall be transplanted from 

development areas prior to construction initiation for re-use within the 

appropriate restoration sites. Both previously marked plants (corms), seeds 

and surrounding topsoil materials will be: I) stored on-site in bags (if 

transplantation will occur immediately); or 2) planted in containers by a 

qualified nursery for a longer storage period (if transplantation will occur 

within one year). Pursuant to the terms and timing in the NCCP, grading 

operations shall not be permitted until the Blochman's dudleya are salvaged. 

Subject to the approval of CDFG and the U.S. Fish and Wildlife Service 

("USFWS"), a seed collection and planting program in lieu of translocation of 

existing individuals may occur. 

 
Regarding Other Native Plant Species: 

 

• Seed Collection: Pursuant to the direction of a qualified biologist, seed shall 

be collected from the coastal sage scrub plants and native grasses onsite in 

sufficient quantities to provide sufficient seed stock and container stock for 

use in the restoration, mitigation and native planting locations onsite. Such 

seed shall be stored for future use and propagation of container stock. 

 

• Vegetation Duff and Topsoil: If feasible, appropriate native vegetation and 

top soil removed for trail construction and/or grading operations will be 

retained for re-use within restoration sites during site preparation. Areas with 

high quantities of weed species will be excluded from salvage operations. 

The re-use of native vegetative materials and soils will provide a source of 

site-specific propagates (seeds and root materials), beneficial fungi, nutrients, 

and beneficial soil organisms. Coastal sage scrub plant species for 

revegetation/mitigation include those species listed in Table 4.14.1, 

Revegetation Plant Palette, above. 

 
• Site Preparation: Site preparation will consist of weed and invasive species 

removal, salvage materials application and temporary irrigation installation, 
where appropriate. 
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• Weed Removal: Weed and ornamental species may become established at the 

restoration sites prior to planting. Table 4.14.2, Invasive Plant Species, 

identify particularly troublesome plants that must be removed. Removal 

methods will include application of suitable herbicides and hand and 

mechanical removal of above ground vegetation and root material, as 

appropriate for specific species. 

 

2. Native Plant Species Establishment for Restoration/Revegetation 

 

Native plant species establishment will be accomplished through the use of seed mix 

application, transplants, if determined to be appropriate and feasible by the restoration 

biologist, and container planting grown from seed stock collected onsite to supplement 

the salvaged vegetative materials used within each site. To the extent practicable, 

planting (container and transplants) and seeding shall be performed during those periods 

when weather and soil conditions are suitable. In this way seasonal rains can be used to 

facilitate appropriate establishment and germination. Otherwise irrigation may be 

utilized for such purposes where it is appropriate. 

 

• Seed Mix Application: Appropriate native seed mixes and native duff and 

soils will be applied. The seed mix will provide a mix of grass and 

herbaceous species as well as shrub species throughout each site. Application 

will be performed throughout each site by hand using a hand-held whirly-bird 

or similar device. All seed materials will be thoroughly raked in following 

application. The revegetation plant palette, Table 4.14.1, identifies the target 

native species for revegetation. Further details will be provided in the 

restoration/mitigation plan. 

 

• Container Species Planting: If feasible, container planting will be utilized 

and will include a variety of shrub species randomly planted in groups 

throughout the site to provide immediate structural and age diversity for the 

newly established habitat. Container plant species will be obtained from 

salvaged materials and/or grown from seed stock collected onsite. The 

revegetation plant palette, Table 4.14.1, identifies the target native species for 

revegetation. Further details will be provided in the restoration/mitigation 

plan. 

 

The following guidelines will be utilized during planting to facilitate successful 

establishment. 

 

 

• Blochman's Dudleya Salvage: Subject to the requirements of the NCCP and 

in conjunction with the CDFG's identification of a suitable site(s) within the 

time specified in the NCCP, salvaged Blochman's dudleya plants and 

associated topsoils will be transplanted to the appropriate restoration site. Site 

selection for transplantation will be based on suitable soils, suitable slope 

aspect, suitable hydrological regimes, and as referenced above an alternative 

may be a seed collection and planting program as approved by CDFG and 
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USFWS. 

 

• Soil Amendments: In the event of severe/deep soil compaction, appropriate 

soil amendment (gypsum, sand, etc.) as well as mechanical treatments such as 

deep ripping; plant hole auguring, etc. will be utilized to provide suitably 

friable and aerated soil conditions and to facilitate deep root development. 

 

 

• Invasive Plant Species: Removal of the following plant species (and other 

species as identified by the project biologist, or manager of the habitat areas) 

will be conducted on an as needed basis within the designated ESHA areas 

and areas proposed for restoration/mitigation. 

 

 
 

 

 

 

 

• Broadleaf species such as mustard, tree tobacco, telegraph plant and other 

problem weed species shall be controlled, as necessary, using hand removal 

methods and spot or foliar treatments of appropriate herbicides. The Monitor 

and project biologist shall coordinate with the maintenance contractor to 

determine the most effective methods and schedules for removal. 

 

• The use and type of soil amendments in the backfill mix will be based on soils 

tests performed in appropriate portions of the mitigation site. No nitrogen 

fertilizers shall be used. Fertilizer-rich soils are not appropriate for the 
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establishment of coastal sage scrub species, as these soil conditions encourage 

the establishment of invasive weed species. 

 

• Techniques such as pre- and post watering-in, the proper use and manipulation 

of backfill materials, the creation of an irrigation basin, the use of top 

dressings, etc. will be used to create a suitable container planting site. 

 

• Irrigation: Where appropriate, irrigation will be provided to the restoration 

sites to ensure the successful establishment of native plant species. Irrigation 

will be accomplished in such a way as to encourage deep root growth 

(periodic deep irrigation versus frequent light irrigation). Periodic 

maintenance will be required to inspect and repair any problems that may arise 

in the irrigation system. Remedial measures required to correct irrigation 

system malfunctions shall be performed by the landscape contractor 

immediately upon detection. 

Automatic irrigation controllers shall be used and will be adjusted seasonally 

according to historic weather patterns and water requirements for each 

specific plant zone. Controllers will have the capacity for manual override to 

enable landscape maintenance personnel the ability to make informed 

adjustments to watering schedules based on fluctuations of on-site 

microclimates and regional rainfall. 

 

Moisture sensors within slope areas shall be used to monitor soil moisture 

content and interrupt regularly scheduled watering when sufficient moisture 

content is available in the soil. Rain gauges will be connected to irrigation 

controllers to monitor rainfall volume and interrupt watering schedules in 

response to site-specific rainfall conditions. Rain gauges will be located 

adjacent to irrigation controllers. 

 
3. Five-Year Maintenance Program 

 

A minimum five-year maintenance program will be implemented to facilitate the 
successful establishment and restoration of self-sustainable native habitats and plant 
species. Pursuant to the Coastal Resources Maintenance Program, the City and the 
Developer will be responsible for implementing the measures listed below during the first 

five years following installation. If performance criteria for the restoration are not met 

the monitoring period shall be extended pursuant to the requirements of the subsequent 
restoration/mitigation plan. 

 

• Weed Control: A weed control program should be implemented to minimize 

the establishment of invasive plant species and facilitate the establishment of a 

self-sustainable coastal sage scrub habitat. 

 

• Plant Replacement: During the minimum five-year maintenance period, 

widespread plant failure, erosion damage, and/or poor-health shall be 

compensated for by replanting and /or reseeding using species and quantities 
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specified by the Monitor. No replanting or reseeding shall occur in any 

season definitely unfavorable for plant germination and establishment. 

 

•  Pest Control: Insects, plant disease, and other pests shall be closely 

monitored during the minimum five-year maintenance period. At the 

direction of the Monitor, diseased or infected plants shall be immediately 

disposed of off-site at an appropriate landfill to prevent infection of on-site 

resources. Where possible, biological controls shall be used instead of 

pesticides, herbicides, etc. Pesticide use shall be in accordance with local 

codes and regulations. 

 

• Project Performance Standards: Performance goals will be used to measure 

the successful establishment and restoration of native habitats and plant 

species within the public open space areas. Performance goals for plant 

species coverage and survival rate standards listed in Table 4.14.3 shall be 

based on the comparison to growth patterns measured in pre-existing habitat 

areas prior to clearing activities. Some habitat areas on-site only have 40% - 

60% coverage in their natural condition. 

The Monitor will evaluate compliance and noncompliance with coverage 

goals listed in Table 4.15.5 and suggest appropriate remedial measures, 

including an extension of the monitoring period if necessary. 
 

 

TABLE 4.14.3 

PERCENT COVERAGE AND SURVIVAL RATES 

Year 
Native Plant Species 

Coverage 

Container Species 

Survival Rates 

One 30% 90% 

Two 50% 90% 

Three. 60% 90% 

Four 70% 90% 

Five 75% 90% 
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4.15 MARINE RESOURCES MANAGEMENT GUIDELINES 

Marine resources associated with the area offshore the project site include several different 

habitat types that occur within two state marine life refuges. Marine resources in this area 

encompass habitat within the intertidal and subtidal zones, and include both rocky and sandy 

bottom habitats. The existing geologic conditions associated with the formation of the 

Headlands dominate the marine environment. The Headlands were formed by uplift of the 

coastal range through tectonic activity associated with the San Andreas Fault Zone. The 

Headlands rock escarpment projects into the Pacific Ocean and creates a hard discontinuity along 

the coast between sand beaches to the north and south. As the rock face weathered and was 

eroded by waves and wind, boulders and cobbles collected at the base of the bluffs and extended 

out into the ocean. Prevailing currents flowing from north to south transported sand along Strand 

Beach where it was intercepted by the Headlands. As the existing pocket beach grew, sand 

moving off shore in deeper water around the Headlands was deposited in and around the 

boulders and remnants of the rock face. 

 

Subtidal habitat within the Study Area includes a complex of platform reefs, boulder fields, sand 

patches, and offshore kelp beds. The nearshore movement of sand creates a mosaic of habitat 

with large boulders and platform reefs remaining exposed while smaller rocks and cobbles are 

periodically buried and exposed by the moving sand. The lack of protection from storm waves 

(due to the extension of the point to the west) results in a very high-energy environment. Storm 

waves tend to increase turbidity, reduce visibility, and prevent establishment of giant kelp within 

shallow (less than 20 feet) areas. However, in deeper water (30-60 feet), the reduced storm surge 

(with resultant decrease in sand movement) and hard bottom provide sufficient areas for kelp 

establishment and growth. In addition, strong currents (up to 3 knots) sweep through these areas 

increasing sand transport and turbidity. The combination of high waves, reduced visibility, 

strong currents, and lack of easy points of access has reduced human impacts within the subtidal 

zone and allowed the marine resources in this area to remain less impacted than other areas along 

the coast. 

The following measures are intended to provide for the protection and conservation of marine 

resources adjacent to the Headlands Project. The intent of these measures is to encourage a 

comprehensive approach for marine resource preservation and to minimize and mitigate potential 

construction related impacts, operational impacts and increased public usage impacts that may be 

associated with implementation of the Project. 

 

• Prior to issuance of grading permits, the Developer and/or Landowner shall prepare 

and submit a Water Quality Management Plan to the Director of Public Works for 

approval. The plan shall show compliance with the State Water Resources Control 

Boards General Construction Activity Storm Water Pollution Prevention Plan. 

 
• All drainage facilities and erosion control measures within the Project shall be 

designed and constructed to protect coastal/marine resources in accordance with the 
Orange County flood Control District Design Manual and the City of Dana Point 
Grading Code. All proposed drainage facilities and erosion control measures shall be 

approved by the Director of Public Works. 
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• Concurrent with the submittal of any Tentative Tract Map, Parcel Map or Site 

Development Permit, a plan of Best Management Practices (BMPs) including 

structural and nonstructural controls for the drainage area under consideration shall 

be submitted to and approved by the Director of Public Works. The BMP plan shall 

identify the structural and nonstructural measures and the assessment of Jong-term 

maintenance responsibilities and shall reference the location of structural BMPs. 

 

• Prior to approval of the first final map, the Developer shall prepare and submit a 

Community awareness program to the Director of Community Development for 

approval. The program shall inform buyers of the impacts of dumping potentially 

harmful chemicals into storm drainage facilities. 

 

• Urban runoff from the Specific Plan Area shall comply with all existing and 

applicable Federal, State, and local water quality laws and regulations. 

 

• Prior to approval of any final maps, the Developer shall prepare a construction 

monitoring plan to monitor and protect marine resources during periods of 

construction. The construction monitoring plan shall be approved by the Director of 

Community Development. 

 

• A signage program shall be prepared and coordinated with the California Department 

of Fish and Game and County of Orange, and implemented by the Developer and/or 

Landowner near rocky intertidal areas to inform the public that it is illegal to remove 

marine resources. 

 

• A qualified Monitor shall be retained by the Developer to monitor near shoreline 

construction activities to ensure impacts to marine resources are minimized. 

 

• All mitigation measures in the Headlands EIR providing for the conservation of 

marine resources shall be implemented. 

 

• As part of the Coastal Resources Management Program, water quality testing will be 

performed during the three-year post-construction monitoring period. In the event 

water quality levels are reported below acceptable standards, the 

Developer/Landowner and/or Home Owners Association will be required to provide 

additional structural and non-structural Best Management Practices. 
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4.16 MASTER LANDSCAPE AND IRRIGATION GUIDELINES 

The HDCP master landscape guidelines establish project-wide criteria that aesthetically 

complement the coastal setting. The primary goals are to maximize coastal views, maintain 

appropriate scale, utilize native and drought tolerant plant materials, and create pedestrian 

friendly environments. These landscape guidelines complement and work in conjunction with 

those found in Section 4.12, Design Guidelines. 

 

The HDCP landscape improvements establish a cohesive visual image and provide appropriate 

transitions from natural areas primarily located in the parks, greenbelts and open space, to the 

more formalized landscaping within the development envelopes. Figure 4.16.1, Landscape Zone 

Master Plan, illustrates the primary landscape zones. 

The Revegetation Palette, as identified in Table 4.14.1, includes coastal sage scrub and grassland 

species which will expand and enhance the conserved open space and ESHA, that enhance 

public views, conserve water, and avoid invasive plant materials. Restoration/mitigation 

activities shall follow the guidelines outlined in Section 4.14, Parks and Open Space 

Management Plan, which also include details concerning landscaping in native, indigenous or 

fuel modification areas. 

The Native Landscape Plant Palette, Table 4.16.1, includes a broader range of Orange County 

coastal native plants, including site specific or nearby chaparral, woodland, coastal sage scrub, 

and native grassland species. This species list was developed following consultation with 

biologists, including the California Native Plant Society. The Native Landscaping Plant Palette 

is required for all areas of the site, with the exclusion of the ESRA and restoration/mitigation 

areas which are covered by the Revegetation Plant Palette, Table 4.14.1, and the private 

residential lots in Planning Areas 2 and 6, that portion of Strand Vista Park situated seaward of the 

County parking lot and the area along the North project boundary parallel to the County beach 

access stairway, the Home Owners Association ("HOA") maintained common areas and slopes 

(residential plan areas only) and the PCH Commercial and Seaside Inn, Planning Areas 4 and 9, 

respectively. The private residential lots in Planning Areas 2 and 6, that portion of Strand Vista 

Park situated seaward of the County parking lot and the area along the North project boundary 

parallel to the County beach access stairway, the HOA maintained common areas and slopes 

(residential plan areas only), and the PCH Commercial and Seaside Inn, Planning Areas 4 and 9 

respectively, may utilize any species shown on Table 4.16.2, Drought Tolerant, Non-Invasive 

Landscape Palette, plus all species identified in Table 4.16.1. 

Utilizing vertical landscape elements such as trees to frame views shall enhance significant 

public coastal view opportunities. Private homeowners and the commercial development in 

Planning Areas 4 and 9 are encouraged to utilize plant species from Table 4.16.2. However, 

landscaping for residential lots that portion of Strand Vista Park situated seaward of the County 

parking lot and the area along the North project boundary parallel to the County beach access 

stairway and HOA maintained common areas and slopes (residential plan areas only) shall be 

established at the Site Development Permit approval, and may vary from the list provided any 

plant utilized is both non-invasive and drought tolerant. In addition to the City approved Site 

Development Permit, in conjunction with the final maps, an architectural review board and 

conditions, covenants, and restrictions (CC&Rs) shall be established for the residential 
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neighborhoods and address landscape guidelines. All landscape guidelines shall restrict 

materials to ensure public views from public areas are maintained permanently. Furthermore, all 

landscape guidelines shall mandate the use of native plants appropriate to the habitat type 

throughout the Headlands, excepting landscaping on private residential lots, that portion of Strand 

Vista Park situated seaward of the County parking lot and the area along the North project boundary 

parallel to the County beach access stairway, HOA maintained common areas and slopes 

(residential plan areas only) and within Planning Areas 4 and 9 where use of native plants shall 

be encouraged but where non-native, non-invasive, drought tolerant plants may be utilized. The 

South Strand Vista Park area designated for habitat revegetation will utilize the native species 

plant palette identified in Table 4.14.1, Revegetation Plant Palette. 
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Although these plant species will require watering during the initial plant establishment period, 

water requirements will decline as the plants mature. In addition to supporting responsible water 

conservation objectives, the landscape and irrigation guidelines strive to prevent the detrimental 

effects that irrigation might otherwise contribute to instability, excess runoff and leaching of 

nutrients into the marine environment. To support this effort, residential, commercial, common 

area and slope irrigation systems will include sophisticated technological components and the 

following guidelines shall be incorporated: 

 

• State-of-the-art automatic irrigation controllers that incorporate real time weather data 

via a wireless communications system. These will be adjusted seasonally according to 

historic weather patterns and water requirements for each specific plant zone. 

Controllers will have the capacity for manual override to enable landscape 

maintenance personnel the ability to make informed adjustments to watering schedules 

based on fluctuations of on-site microclimates and regional rainfall. 

 

• Moisture sensors within sensitive slope areas. These devices monitor soil moisture 

content and interrupt regularly scheduled watering during cooler climate periods that 

cause lower plant evapotranspiration and result in reduced irrigation demand. 

 

• For common area landscaping, if not covered by the wireless communication system, 

rain gauges shall be connected to irrigation controllers. These will monitor rainfall 

volume and interrupt watering schedules in response to site specific rainfall 

conditions. Rain gauges will be located adjacent to controllers to facilitate monitoring 

by maintenance personnel. 

 

• Multiple valves in plant associations. Plant species with similar water requirements 

shall be grouped together so that irrigation valves can be zoned according to the 

optimum water frequency and duration. Additionally, planting areas with similar 

exposures (i.e. north-facing vs. south-facing) shall be zoned together since similar 

plants with different sun or wind exposures will have different watering needs. 

 

• Use of drip irrigation, efficient low-flow irrigation emitters and/or other appropriate 

technology to minimize irrigation requirements and over-irrigation. 

 

• Education of maintenance personnel and homeowners in the proper use of fertilizers, 

pesticides and herbicides. 



THE HEADLANDS DELOPMENT AND CONSERVATION PLAN 

Section 5.0 Coastal Act Consistency 

5-1 

 

 

5.1 INTRODUCTION 

The project site is located entirely within the Coastal Zone, as defined by the California Coastal 

Act (Coastal Act). The primary purposes of the Coastal Act are to protect, maintain, and, where 

feasible, enhance and restore the natural and scenic qualities of the coastal zone resources; assure 

an orderly and balanced use and conservation of coastal zone resources; maximize public access 

consistent with conservation principles and constitutionally protected private property rights; 

assure priority for coastal dependent and coastal-related development; and encourage state and 

local cooperation concerning planning and development. No discussion of the Coastal Act 

policy issues concerning Industrial Development is included because no industrial development 

is proposed by the HDCP. The Coastal Act ensures the conservation of coastal resources through 

the implementation of series of coastal resources planning and management policies. The 

policies constitute the standards used by the Coastal Commission in its review of coastal 

development permit applications and local coastal programs prepared by local government. 

 

The HDCP is consistent with the Coastal Act. This section provides an analysis of the Coastal 

Act consistency. The following Coastal Act policy issue areas are evaluated: 

• Public Access 
• Recreation 
• Marine Environment 
• Land Resources 
• Development. 

The Coastal Act establishes policies and procedures regulating the development and 

conservation of California's coast. The Coastal Act requires local governments to prepare Local 

Coastal Programs for areas located within the Coastal Zone. Local Coastal Programs. are 

comprised of the relevant portions of a local government's general plan, zoning ordinances, 

zoning district maps, and other implementing actions, which, when taken together, meet the 

requirements of and implement the provisions and policies of the California Coastal Act at the 

local level. 

The HDCP will be submitted by the City to the Coastal Commission for certification as an 

amendment to the Dana Point Local Coastal Program. 
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5.2 PUBLIC ACCESS 

A. Coastal Act Policy 

Several provisions of the Coastal Act pertain to public access in the Coastal Zone. The 

following table outlines the public access Coastal Act policies and the method of implementing 

those policies through the HDCP. 

 

B. Implementation Program 

The HDCP public access program provides for the dedication or conveyance of 68.5-acres of 

public parks and open space, a majority of which borders the actual coastal edge or shoreline. 

This includes rocky and sandy beaches, the coastal bluffs, over three miles of public trails, five 

public parks, four public visitor recreational facilities, and 23 individual plan components related 

to coastal access. Included among these components are four beach access paths, scenic 

overlooks, informational kiosks, resting facilities, coastal view areas, public monuments, public 

rights-of-way, coastal bluff trails, visitor recreational facilities, public infrastructure, bicycle 

storage facilities, and an integrated greenbelt system. Coastal access components are described 

in Section 3.0, Planned Development District. 

 

The California Coastal Commission's Access Plan (State Access Plan) states that "turning offers 
to dedicate into useable public accessways is one of the Commission's highest priorities and one 
of its greatest challenges. " The HDCP provides for the dedication of the privately owned Strand 

Beach. The dedication and construction of all parks, trails, visitor recreational facilities, and 
coastal beach access facilities shall be completed prior to the issuance of the first certificate of 
occupancy for residential construction. 

 

The State Access Plan identifies the completion of the California Coastal Trail as a top priority, 

stating that the California Coastal Trail is "only 65% complete after 25 years of effort." The 

project site is considered to be a significant missing link in the trail, and as detailed in Section 

3.0, Planned Development Zoning, the HDCP includes over three miles of integrated trails that 

will be incorporated into the California Coastal Trail system. Additionally, the HDCP provides 

for the funding, dedication, design, and construction of the visitor recreational facilities 

identified in Section 3.0, Planned Development Zoning. 
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TABLE 5.1 

 

COASTAL PUBLIC ACCESS POLICIES SUMMARY 

 

Coastal Act Policies Implementation Method of the HDCP 

In carrying out the requirement of Section 4 of Article X The HDCP's public access program provides for the 
of the California Constitution, maximum access, which shall be 
conspicuously posted, and recreational open space, a majority of which borders the coastal 

opportunities shall be provided for all the people  edge or shoreline. Access and recreational 

consistent with public safety needs, and the need to  opportunities include three miles of public trails, five 

protect public rights, rights of private property owners,  public parks, five proposed public visitor recreational 

and natural resource areas from overuse. Coastal Act § facilities, and 23 individual plan components related 

30210. to coastal access. Included among these components 

are three beach access paths, emergency vehicle 

access to Strand Beach, scenic overlooks, 

informational kiosks, picnic and resting facilities, 

coastal view areas, public monuments, public 

parking, bicycle storage facilities, coastal bluff trails, 

visitor recreational facilities, informational and 

directional signage, public art, public infrastructure, 

and an integrated greenbelt and buffer system. The 

integrated public trail system maximizes public 

access to numerous coastal areas, currently 

unavailable to the public including the entire coastal 

bluff area that stretches nearly a mile in length. 

Fencing and signage will provide, as necessary, 

public safety and protect sensitive resources. 

Development shall not interfere with the public's right  The project will not interfere with the public's right 

of access to the sea where acquired through use or  of access. The privately owned 5.4 acre Strand 

legislative authorization, including, but not limited to,  Beach will be offered for dedication to the County of 

the use of dry sand and rocky coastal beaches to the first  Orange to maximize public access to coastal 

line of terrestrial vegetation. Coastal Act§ 30211. resources as well as to the adjacent Salt Creek 

County Beach. If the County doesn't accept the 

offer, Strand Beach will be dedicated to the City of 

Dana Point or other appropriate governmental 

agency. The existing, off-site accessway to Strand 

Beach (North Strand Beach access) will be rebuilt to 

add scenic overlooks and public restrooms. Three 

additional pedestrian accessways (Central Strand 

Beach Access, Mid-Strand Vista Park and South 

Strand Beach Access), and a public funicular (inclined 

elevator) to the Strand Beach Park will be provided. 

Currently, no public access to the coastal bluff top 

occurs onsite. The project will establish coastline 

access for the public through public parks, trails and 

related amenities which will serve local and regional 

visitors and create significant public recreational and 

educational opportunities. 

Public access from the nearest public roadway to the The HDCP Circulation Plan consists of an on-site 

shoreline and along the coast shall be provided in new circulation system that provides public access, 
development projects except where: (1) it is inconsistent including numerous onsite pedestrian and bicycle 
with public safety, military security needs, or the  access points, to the shoreline from the nearest public 
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Coastal Act Policies Implementation Method of the HDCP 

protection of fragile coastal resources, (2) adequate 

access exists nearby or (3) agriculture would be 

adversely affected. Coastal Act§ 30212. 

roadway. The Circulation Plan provides numerous 

opportunities for direct coastal access, and connects 

to multiple off-site roads, bikeways and trails. 

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 and otherwise, of overcrowding or overuse by the 

public of any single area. Coastal Act§ 30212.5. 

The HDCP provides public facilities and parking that 
are well spaced throughout the project area, 
eliminating the potential for overcrowding of any 

specific area. Five new public parks and four 

proposed visitor recreation facilities provide 

recreational nodes that are served by an extensive 
trail system and multiple parking areas. 

Lower cost visitor and recreational facilities shall be 

protected, encouraged, and where feasible, provided. 

Developments providing public recreational 
opportunities are preferred. Coastal Act§ 30213. 

The HDCP provides five public parks, three miles of 

public trails with coastal overlooks, four proposed 

visitor recreation facilities and other public open 

space areas that provide lower cost visitor and 

recreation facilities. All visitor recreational facilities 

will be available to the public at little or no cost. 

Public access shall be implemented in a manner that 

takes into account the need to regulate the time, place 

and manner of public access depending on the facts and 

circumstances in each case including, but not limited to 

the following: (I) topographic and geologic site 

characteristics, (2) the capacity of the site to sustain use 

and what level of intensity, (3) the appropriateness of 

limiting public access to the right to pass and repass 

depending on such factors as the fragility of natural 

resources and the proximity of the access area to 

adjacent residential uses, and (4) the need to provide for 

the management of access areas so as to protect the 

privacy of adjacent property owners and to protect the 

aesthetic values of the area. Coastal Act§ 30214. 

Public access within the HDCP responds to the 

topographic and geologic site characteristics. The 

significant landforms, Strand Beach, the Headlands 

coastal bluffs, the Hilltop and Harbor Point and Dana 

Point, are preserved as conservation open space 

and/or as public parks. The coastal access paths 

within these parks include conservation and safety 

fencing, where appropriate, for public safety or to 

protect natural resources. The HDCP describes a 

public access program for each of the public parks 

including regulations for protection and management 

of natural resources while accounting for the privacy 

of current and future property owners 
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5.3 RECREATION 

A. Coastal Act Policies 

Several provisions of the Coastal Act pertain to recreation in the Coastal Zone. Each policy and 

implementation program for the HDCP is outlined below. 

 

B. Implementation Program 

Section 4.17, Open Space Plan, provides for a variety of public recreational activities, within the 

total 68.5 acres of parks and open space. The program strives to accommodate a wide range of 

visitors, including activities for the very young and the elderly. The natural resources protected 

within the site are complemented by a number of passive recreation opportunities. The five 

parks are described in detail in Section 4.4, Park and Open Space Plan. The parks provide 

picnic areas, hiking, walking, biking, coastal access, scenic corridors, public parking, visitor 

recreational facilities, beachfront recreation, coastal view areas, and nature conservation areas. 

The parks are linked by the public trail system. 

The integrated public trail system stretches over three miles. It encourages visitors to move 
throughout the project by linking major public destination points, such as the Strand Beach Park, 
the Strand Vista Park/Public Beach Access, the Headlands Conservation Park, the Hilltop Park 

and Greenbelt Linkages, the Seaside Inn Visitor/Recreation Commercial facility, the Pacific 

Coast Highway Visitor/Recreation Commercial facility, and the Harbor Point Park. The trail 
system includes pedestrian trails, lookouts, coastal view areas, visitor recreational facilities, and 
bikeways that are interspersed throughout the property. The public trail system links the public 

visitor recreational facilities. 

Four visitor recreational facilities shall be constructed by the project developer to serve the 

project. Two of these facilities provide educational and interpretive activities. Proposed 

programs include the: 

• Public Information Center. Located in Planning Area 4, possibly in conjunction 

with the hostel, will provide resources to coastal visitors. 

• Nature Interpretive Center. A center to house natural resource educational 

materials, exhibits, tours, and management activities for the adjacent Headlands 

Conservation Park. 

 

• Strand Beach Park Restrooms. Restroom and outdoor shower facilities located 

in the North and South Strand Beach Access immediately adjacent to Strand 

Beach Park. 
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TABLE 5.2 

 

PUBLIC RECREATION POLICIES SUMMARY 
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Coastal Act Policies Implementation Method of the HDCP 

 their proximity to similar visitor serving uses. The 

project also proposes five visitor recreational facilities 

available at a lower cost, designed to attract regional 

visitors to the coast. 

Ocean front land that is suitable for coastal dependent 

aquaculture shall be protected for that use, and 
The ocean front land contained within the HDCP is not 
suitable for coastal dependent aquaculture. 

proposals for aquaculture facilities located on those 

sites shall be given priority, except over other coastal 
dependent developments or uses. Coastal Act § 

30222.5 

 

Upland areas necessary to support coastal recreational 

uses shall be reserved for such uses, where feasible. 

Coastal Act § 30223. 

The HDCP provides for the development of parks, 

recreation, and public open space within upland areas 
adjacent to the coastline that maximize coastal access 
and create public vistas and overlooks. This includes 
public pedestrian trails, parking facilities, and 

recreation/visitor serving commercial and related 

recreational uses. The project designates over half of 
the project site for public open space uses, including 

34.7 acres designated specifically as recreation open 

space. In addition, 4.4 acres of visitor recreation/ 

commercial uses are proposed to serve the general 

public. 

Increased recreational boating use of coastal waters 

shall be encouraged, in accordance with this division, 

by developing dry storage areas, increasing public 

launching facilities, providing additional berthing 

space in existing harbors, limiting non-water- 

dependent land uses that congest access corridors and 

preclude boating support facilities, providing harbors 

of refuge, and by providing for new boating facilities in 

natural harbors, new protected water areas, and in areas 

dredged from dry land. Coastal Act § 30224. 

No recreation boating use of coastal waters is feasible 

within the HDCP. However, many of these 

opportunities exist in the adjacent Dana Point Harbor. 
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The four visitor recreational facilities, public information center, the nature interpretive center, 

and the Strand Beach Park restrooms, are located within portions of the property that directly 

abut the Pacific Ocean, Pacific Coast Highway or the Headlands Conservation Park. They are 

distributed throughout the project site, within the open space and parks, and linked by the public 

trail system. The centers will attract visitors to the coastal view areas, coastal access trails, the 

Dana Point Harbor, and Strand Beach Park. 

 

The development of the Visitor/Recreation Commercial uses in Planning Areas 4 and 9 will 

further increase public recreational opportunities by providing overnight lodging and supplying 

regional commercial needs. Both of the Visitor/Recreation Commercial Planning Areas are 

linked to the public trail system. 
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5.4 MARINE ENVIRONMENT 

A. Coastal Act Policies 

Several provisions of the Coastal Act pertain to the marine environment policies in the Coastal 

Zone. Each policy and implementation program for the HDCP is outlined below. 

B. Implementation Programs 
 

To address the Coastal Act marine environment policies, the HDCP contains site planning 

criteria, grading concepts, drainage concepts, and site development standards that have been 

developed to minimize construction and operational impacts to onshore and offshore coastal 

resources. One of the primary objectives of the HDCP is to provide for the conservation of 

coastal resources. 

An Environmental Impact Report (EIR) evaluates potential projected-related impacts to marine 

resources. Specific design features and mitigation measures have been identified to minimize or 

avoid impacts to the marine environment, in accordance with CEQA. The project will be 

required to provide a mitigation monitoring plan to ensure that mitigation measures from the 

final EIR are implemented.  Additionally, the final EIR requires a construction and 

post-construction monitoring plan to ensure that coastal resources protection measures are 

implemented. 
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TABLES. 5.3 

 

MARINE ENVIRONMENT POLICIES SUMMARY 

 

Coastal Act Policies Implementation Method of the HDCP 

Marine resources shall be maintained, enhanced and 

Where feasible, restored. Special protection shall be 

given to areas and species of special biological or 

economic significance. Use of the marine environment 

shall be carried out in a manner that will sustain the 

biological productivity of coastal waters and that will 

maintain healthy populations of all species of marine 

organisms adequate for long-term commercial, 

recreational,  scientific,  and  educational purposes. 

Coastal Act§ 30230. 

The HDCP provides for the conservation of marine 

resources off shore and on the rocky beach at the base of the 

bluff by designating these areas as conservation open 

space. An extensive Water Quality Program is proposed 

by the HDCP which will provide multiple BMPs to 

protect the water quality of the ocean and Dana Point 

Harbor. The Nature Interpretive Center will include 

displays and educational materials to inform members of 

the public how to contribute to resource protection. 

Signage will be utilized in appropriate areas of biological 

significance to protect resources. 

The biological productivity and the quality of coastal 

waters, streams, wetlands, estuaries, and lakes 

appropriate to maintain optimum populations of marine 

organisms and for the protection of human health shall 

be maintained and, where feasible, restored through, 

among other means, minimizing adverse effects of 

waste water discharges and entrainment, controlling 

runoff, preventing depletion of ground water supplies 

. and substantial interference with surface water flow, 

encouraging waste water reclamation, maintaining 

natural vegetation buffer areas that protect riparian 

habitats, and minimizing alteration of natural streams. 

Coastal Act § 30231. 

No wetlands, riparian vegetated streams, estuaries or 

lakes exist within the project site. Water quality 

associated with the HDCP storm drain system results in 

net improvements after the project implementation. 

Coastal waters will be protected and enhanced through 

the implementation of the HDCP water quality program 

including extensive BMPs both during construction and 

during operation. The existing storm drain system that 

lacks proper outlet velocity control measures and water 

quality filters, is replaced by state of the art drainage 

control facilities. Drainage control facilities will be 

constructed in accordance with the detailed 

requirements of the Headlands Runoff Management 

Plan, the Orange County Drainage Area Management 

Plan, National Pollutant Discharge Elimination System 

(NPDES) requirements, and a Best Management 

Practices program to filter, divert, and control runoff. 

Reclaimed water is proposed for irrigation of parks and 

common area landscaping. 

 

Additionally, the HDCP designates 68.5 acres as parks 

and open space, with Planning Areas 7 and Sb 

designated as Conservation Open Space, which will be 

protected and retain its natural vegetation and drainage 

patterns. 

Protection against the spillage of crude oil, gas, 

petroleum products, or hazardous substances shall be 

provided in relation to any development or 

transportation of such materials. Effective containment 

and cleanup facilities and procedures shall be provided 

for accidental spills that do occur. Coastal Act § 30232. 

No transportation or development of crude oil, gas, 

petroleum products or hazardous substances is planned 

as part of the HDCP development. Appropriate NPDES 

or other regulatory measures will be applied during 

construction to ensure against any impacts resulting 

from accidental spills. 

The diking, filling, or dredging of open coastal waters, 

wetlands, estuaries, and lakes shall be permitted in 

accordance with other applicable provisions of this 

division, where there is no feasible less environmentally 

No diking, filling, or dredging of open coastal waters, 

wetlands, estuaries or lakes will occur as a result of the 

proposed project. 
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Coastal Act Policies 

damaging alternative, and where feasible mitigation 
measures have been provided to minimize adverse 

environmental effects. Coastal Act§ 30233. 

Facilities serving the commercial fishing and 

recreational boating industries shall be protected and, 

where feasible upgraded. Exist commercial fishing and 

recreational boating harbor space shall not be reduced 

unless the demand for those facilities no longer exists or 

adequate substitute space has been provided. Proposed 

recreational boating facilities shall, where feasible, be 

designed and located in such a fashion as not to 

interfere with the needs of the commercial fishing 

industry. Coastal Act § 30234 

The economic, commercial, and recreational importance of 

fishing activities shall be recognized and protected. 

Coastal Act § 30234.5 

Revetments, breakwaters, groins, harbor channels, 

seawall, cliff retaining walls, and other construction that 

alters natural shoreline processes shall be permitted 

when required to serve coastal-dependent uses or to 

protect existing structures or public beaches in danger 

from erosion, and when designed to eliminate or 

mitigate adverse impacts on local shoreline and sand 

supply. Coastal Act§ 30235. 

 

 

 

 

 

 

Channelizations, dams, or other substantial alterations 

of rivers and streams shall incorporate the best 

mitigation measures feasible, and be limited to (I) 

necessary water supply projects, (2) flood control 

projects where no other method for protecting existing 

structures in the floodplain is feasible and where such 

protection is necessary for public safety or to protect 

existing development, or (3) developments where the 

primary function is the improvement of fish and 

wildlife habitat. Coastal Act§ 30236. 

Coastal Act § 30237 only applies to the Balsa Chica 

wetlands. 

Implementation Method of the HDCP 

 

 

 
No commercial fishing or recreational boating 

industries will be impacted as a result of the proposed 

project. 

 

 

 

 

 

 

 
Recreational fishing opportunities will be preserved 

through the dedication of Strand Beach to the County of 

Orange for perpetuity. 

The HDCP Planning Area 2 provides for the 

reconstruction and repair of the existing sea revetment 

that currently protects the improvements associated 

with the former mobile home park, the public access 

stairway and storm drain just north of the project 

boundary. Such reconstruction and repair will 

minimize the potential for coastal slope erosion and 

enhance public safety and will not impact coastal 

processes. The reconstructed revetment will protect the 

following coastal-dependent uses: the North, South and 

Central public beach accessways, the lateral accessway 

along the top of the accessway, the storm water outlets 

and energy dissipation structures and the Strand Beach 

Park public restrooms/showers. 

No channelizations, dams or other substantial 

alterations of rivers or streams will occur within the 

scope of this project. 

 

 

 

 

 

 

 

Not applicable. 
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5.5 LAND RESOURCES 

 
A. Coastal Act Policies 

 

The following table outlines the Coastal Act policies that pertain to Land Resources, and the 

implementation proposed by the HDCP. 

 

 

B. Implementation Programs 

The HDCP contains a Land Use Plan and accompanying policies and standards that provide for 

significant open space and conservation areas, preservation of sensitive biological resource areas, 

establish buffers, and minimize impacts to all significant biological resources onsite. The 

Headlands property owner is a participating landowner in the NCCP/HCP. 

 

The Headlands Conservation Park has been established to conserve 27.9 acres of sensitive flora 

and fauna on the Headlands. To protect this natural habitat, only limited portions of the area will 

accommodate passive uses, such as a bluff top trail, security fencing, overlooks, seating, and 

signage. Times of access to the bluff top trail will be determined by the receiving public agency. 

The Headlands Conservation Park also requires a long-term management program to conserve 

and enhance the sensitive plants and species. An endowment or annual budget will be 

established by the recipient public or non-profit agency to ensure the long-term maintenance and 

operations of the Headlands Conservation Park. The onsite programs will be coordinated with 

the California Resources Agency, the U.S. Fish and Wildlife Service, and the California 

Department of Fish and Game. These agencies have issued an Endangered Species, Section 

I0(a) permit in conjunction with the landowners' participation in the NCCP/HCP and will retain 

jurisdictional control until 2004. 
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TABLE 5.4 

 

LAND RESOURCES POLICIES SUMMARY 

 



THE HEADLANDS DELOPMENT AND CONSERVATION PLAN 

Section 5.0 Coastal Act Consistency 

5-14 

 

 

 

Coastal Act Policies Implementation Method of the HDCP 

 NCCP/HCP and the corresponding Implementing 

Agreement are considered to be fully mitigated under 
CEQA, the State NCCP Act and the State and federal 
Endangered Species Acts. 

By creating a series of greenbelt buffers between 

sensitive habitat areas, parks and adjacent development, 
potential indirect impacts which could significantly 
degrade the habitat areas or parks has been minimized. 

The maximum amount of prime agricultural land shall 
be maintained in agricultural production to assure the 

protection of the areas agricultural economy, and 
conflicts shall be minimized between agricultural and 

urban land uses. Coastal Act § 30241. 

No prime agricultural land will be impacted by the 

proposed project. 

If the viability of existing agricultural uses is an issue 

pursuant to subdivision (b) of Section 3024I as to any 

local coastal program or amendment to any certified 
local coastal program submitted for review and approval 
under this division, the determination of "viability" shall 

include, but not be limited to, consideration of an 

economic feasibility evaluation. Coastal Act§ 30241.5. 

No existing agricultural uses will be impacted by the 

proposed project. 

All other lands suitable for agricultural use shall not be 

converted to nonagricultural uses unless (I) continued or 

renewed agricultural use is not feasible, or (2) such 

conversion would preserve prime agricultural land or 

concentrate development consistent with Section 30250. 

Any such permitted conversion shall be compatible with 

continued agricultural use on surrounding lands. Coastal 

Act§ 30242. 

No lands suitable for agricultural use will be converted 

to nonagricultural uses. 

The long-term productivity of soils and timberlands shall 

be protected, and conversions of coastal commercial 

timberlands in units of commercial size to other uses or 

their division into units of noncommercial size shall be 

limited to providing for necessary timber processing and 

related facilities. Coastal Act § 30243. 

No timberlands or productive soils for timberlands will 
be impacted by the proposed project. 

Where development would adversely impact 

archaeological or paleontological resources as identified 

by the State Historic Preservation Officer, reasonable 

mitigation measures shall be required. Coastal Act § 

30244. 

No known archeological and paleontological resources 

exist on the areas to be developed, although CA-Ora-75 

is located within the conservation open space of the 

HDCP. A subsurface test program will be initiated in 

the Ora-75 area prior to the approval of a tentative map. 

If cultural materials are encountered during grading in 

other parts of the HDCP, a qualified archaeologist shall 

be retained to assess their significance. No adverse impacts 

would result. 
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5.6 DEVELOPMENT 

A. Coastal Act 

The following table outlines the provisions of the Coastal Act that pertain to Land Resources, 

and the implementation programs proposed by the HDCP. 

B. Implementation Programs 

To address the Coastal Act development policies, the HDCP provides community design 

guidelines, grading criteria, drainage criteria, and site development standards that have been 

prepared to ensure public safety, land use compatibility, and the development of high quality 

land uses. The HDCP emphasizes the conservation of natural resources and the protection of 

public safety while providing for the development of high quality residential and visitor 

commercial land uses. 
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TABLES 5.5 

DEVELOPMENT POLICIES SUMMARY 
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Coastal Act Policies 

 

 
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, 

(2) providing commercial facilities within or adjoining 

residential development or in other areas that will 

minimize the use of coastal access roads, (3) providing 

non-automobile circulation within the development, (4) 

providing adequate parking facilities or providing 

substitute means of serving the development with 

public transportation, (5) assuring the potential for 

public transit for high intensity uses, (6) assuring that 

the recreational needs of new residents will not 

overload nearby coastal recreation areas by correlating 

the amount of development with local park acquisition 

and development plans with the provision of onsite 

recreational facilities to serve the new development. 

Coastal Act § 30252. 

 

 

 

 

 

 

 

 

 

 

 

 

 

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, (3) Be consistent with requirements imposed by 

an air pollution control district or the State Air 

Resources Control Board as to each particular 

development, (4) Minimize energy consumption and 

vehicle miles traveled, and (5) where appropriate, 

protect special communities and neighborhoods which, 

because of their unique characteristics, are popular 

visitor destination points for recreational uses. Coastal 

Act§ 30253. 

Implementation Method of the HDCP 

designated as highly scenic areas in the California 

Coastline Preservation and Recreation Plan. 

The project enhances public access to the coast in 

many ways. A traffic signal and crosswalk is proposed 

at the project's entry at the intersection of “A" Street 

and PCH. The signal and crosswalk will provide a 

protected pedestrian crossing point and direct 

connection between an existing Class I bike lane on 

PCH and the project's South Strand Beach Access and 

to the Hilltop Park and greenbelt system. 

 

A public transit route utilizes PCH with two bus stops 

within about two blocks of the project site. Both the 

proposed visitor recreation/commercial and the 

residential uses in the project will be linked and served 

by three miles of public trails that will accommodate 

non-automobile circulation within the development. 

 

There are a broad variety of recreational opportunities 

to meet the needs of new residents and those of coastal 

visitors, including five new parks, 638.5 acres of public 

open space and extensive recreational uses. Adequate 

parking and on-site recreational facilities are 

distributed evenly throughout the site to accommodate 

the proposed uses and to assure that the recreational 

needs of new residents do not overload nearby coastal 

recreational areas. Based on the City of Dana Point's 

standards for park acreage need per resident, the 

project is required to provide 1.20 acres of park area. 

As described above, the project will provide 68.5 acres 

of public parks and open space, of which 34.7 acres are 

designated as recreation open space. 

The HDCP provides for the development of the project 

site in a manner which minimizes risks to life and 

property through the implementation of site specific 

recommendations and specifications prepared  by 

professional   engineers  and   others.   Such 

recommendations and specifications include bluff 

setback requirements, remedial grading criteria, fuel 

modification plans, hydraulic calculations and designs, 

and similar measures. The HDCP will be developed in 
accordance  with   such  recommendations  and 

specifications. In doing so, not only is stability and 

structural integrity assured,  but that conditions 

associated with erosion, geologic instability and other 

adverse conditions are not created. The project site is 

not in a designated high fire hazard area. 

The existing revetment onsite extends along the man- 

made terraces of the former trailer park area. The 
revetment currently minimizes the potential for coastal 

erosion,  protecting  the terraces  and  the onsite 
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Except as provided elsewhere in this division, coastal- 

dependent developments shall not be sited in a wetland. 

When appropriate, coastal-related developments should 

be accommodated within reasonable proximity to the 

coastal-dependent uses they support. Coastal Act § 

30255. 

by the proposed development project. 



HEADLANDS 
DEVELOPJ.vfENT AGREElv.ffiNT (DA 01-01) 

This Headlands Development Agreement (hereinafter "Agreement'') is made and entered 
into this. 12th day of February, 2002 by and between the CITY OF DANA POINT, a municipal 
corporation, organized and existing under the laws of the State of California ("CITY") and 
HEADLANDS RESERVE LLC, a Delaware limited liability company ("OWNER"). 

RECITALS 

This Agreement is entered into based upon the following facts: 

A. When used in these Recitals, each of the terms defined in Section 1 of this
Agreement shall have the meaning given to it therein. 

B. CITY is authorized to enter into binding development agreements with persons
having legal or equitable interests in real property for the development of such property, pursuant 
to Government Code Section 65864 et seq. 

C. CITY has adopted regulations for the consideration of development agreements,
pursuant to Government Code Section 65865, which regulations are contained in Chapter 9.73 of 
CITY's Municipal Code. 

D. OWNER has a legal or equitable interest in the Property, commonly known as the
Headlands, located in the incorporated area of CITY. 

E. OWNER has requested CITY to enter into a development agreement . and
proceedings have been taken :in accordance with Government Code Section 65 864 et seq. and the 
rules and regulations of CITY. 

F. By entering into this Agreement. CITY desires to obtain the binding agreement of
OWNER to provide the benefits that will accrue to CITY and the general public in accordance 
with this Agreement. In consideration therefore, CITY agrees to limit the future exercise of 
certain of its governmental and proprietary powers to the maximum .extent authorized by state 
law and as provided in this Agreement. 

G. By entering into this Agreement, OvVNER desires to obtain the bin.ding
agreement of CITY to.perm.it development of the Property in accordance with this Agreement. 
In consideration therefore, OWNER agrees to waive its rights to legally challenge the limitations 
and exactions imposed upon development of the Property by or through this Agreement and to 
provide the benefits to CITY and the general public specified in the Agreement. 

H. The provisions of this Agreement will assure development of the Property
consistent with the uses, density, and intensity of development set forth in the Development Plan. 
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I. The provisions of this Agreement are fair, just and reasonable and the ·assurances
provided by this Agreement provide the certainty that is needed for OWNER to make the long­
term commitments involved in developing the Property and providing the benefits to CITY and 
the general public. 

J. All of the procedures of CEQA have been met with respect to this Agreement.

K.. This Agreement is consistent with CITY's General Plan adopted pursuant to the 
Planning and Zoning Law. 

L. All actions taken and approvals given by CITY have been duly taken or given in
accordance with all applicable legal requirements.for notice, public hearings, findings, votes, and 
other procedural matters. 

M. OWNER has incurred and will in the future incur substantial costs in order to
effectuate development of the Property. This Agreement will eliminate uncertainty in the 
planning process, provide for the orderly development of the Property for both public and private 
use, and generally serve the purposes for which development agreements are intended under 
Government Code Section 65864 et seq. 

N. The Plamring Commission considered this Agreement after a duly noticed public
hearing and has made written :findings and recommended to the City Council approva,I? of the 
Agreement, as more particularly set forth in Resolution No. 01-12-12-78. 

0. The City Council has considered this Agreement and the recommendation of the
Planning Commission after a duly noticed public hearing and approves the Agreement, as more 
particularly set forth in Ordinance No. 02-02. 

NOW, THEREFORE, in consideration of the above recitals and of the mutual covenants 
hereinafter contained and for other good and valuable consideration, the receipt and sufficiency 
of which is hereby acknowledged, the parties agree as follows: 

1. DEFlN1TIONS AND EXHIBITS.

1.1 Definitions. The following terms when used in this Agreement shall be defined as 
follows: 

1.1.1 • "Agreement" means this Development Agreement. 

1.1.2 ''Building and Improvement Standards" means the generally applicable 
regulations and standards of CITY for the construction and installation of buildings, struchrres, 
facilities and associated improvements including, without limitation, CITY's building code, 
plumbing code, electrical code, mechanical code, fire code, sign ordinance and sw:imminr; pool 
ordinance. 

1.1.3 "CEQA" means the California Environmental Quality Act, Public 
Resources Code Section21000 et seq. 
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1.1.4 "CEQA Guidelines" means the state regulations implementing CEQA, 14 
---··-- California Code of Regulations Section 15000 et seq. 

................. 

1.1.5 "CESA" means the California Endangered Species Act, Fish and Game 
Code, Section 2050 et seq. 

1.1.6 "CITT' means the City of Dana Point, a municipal corporation organized 
and existing under the laws of the State of California. 

CITY. 
1.1. 7 "City Council" means the City Council of CITY, the legislative body of 

1.1.8 "Coastal Act" means Public Resources Code Section 30000 et seq. 

1.1.9 "County'' means the County of Orange, a political subdivision of the State 
of California. 

1.1.10 "Date of Adoption" means the date that this Agreement is approved by 
ordinance of the City Council. 

1.1.11 "Development" and "develop" means the improvement of the Property for 
the purposes of completing the buildings, structures, facilities and associated improvements 
comprising the Project including, but not limited to, demolition of existing buildings and 
structures, grading; construction of infrastructure and public facilities related to the Project, 
whether located within or outside the Property; construction of buildings and structures; and 
installation of landscaping. "Development" also has the meaning set forth in Public Resources 
Code Section 3"0106, as the same exists on the date this Agreement is approved by the City 
Council. 

1.1.12 "Development Agreement Regulations" means the regulations adopted by 
CITY pursuant to Government Code Section 65865 establishing procedures and requirements for 
the consideration of development agreements, which regulations are contained in Chapter 9.73 of 
CITY's Municipal Code. 

1. L 13 "Development Approvals" means all permits, approvals, actions, and other
entitlements approved or issued by CITY in connection with development of the Property 
including, but not limited to: 

(a) Lot line adjustments or tentative and final subdivision and parcel
. maps;

(b) Coastal development permits, conditional use permits, site 
development permits, variances, and street vacations; 

( c) Financing Districts;

(d) Gradingpennits and building permits.

( e) Occupancy permits.
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1.1.14 "Development Exaction" means any requirement of CITY in connection 
with or pursuant to any Land Use Regulation or Development Approval for the dedication of 
land, the construction of public improvements or public facilities, or the payment of fees in order 
to lessen, offset, mitigate or compensate for the impacts of development on the environment or 
other public interests. 

1.1.15 "Development Plan" means the Existing Development Approvals and the 
Existing Land Use Regulations applicable to development of the Property. 

1.1.16 "Director of Community Development" means the officer of CITY 
serving in that capacity pursuant to CITY's Municipal Code. 

1.1.17 ''Effective Date" means February 12, 2002, the effective date of Ordinance 
No. 02-02 approving this Agreement. The exercise of the development rights and obligations 
provided in this Agreement, however, shall be conditioned on the certification of a Local Coastal 
Plan Amendment by the California Coastal Commission, as stated in Ordinance No. 02-02. 

1.1.18 "EJR" means the environmental impact report entitled Headlands 
Development and Conservation Plan, SCH 2001071015 that was certified by the City Council 
immediately prior to the Date of Adoption. 

1.1.19 "ESA" means the federal Endangered Species Act, 16 U.S.C. Section 
1531 et seq. 

1.1.20 "Existing Development Approvals" means all Development Approvals 
approved or issued prior to the Date of Adoption. Existing Development Approvals include the 
Development Approvals incorporated herein as Exhibit "C" and all other Development 
Approvals that are a matter of public record on the Date of Adoption. 

1.1.21 "Existing Land Use Regulations" means all Land Use Regulations in 
effect on the Date of Adoption, including all rules, regulations, ordinances, policies, conditions, 
environmental regulations, exactions, . entitlements, assessments and fees applicable to and 
governing development of the Property, except that OWNER and CITY may mutually agree that 
the Project will be subject to a later enacted or amended rule, regulation, ordinance, policy, 
condition, or environmental regulation that becomes effective after the Date of Adoption. All 
Existing Land Use Regulations applicable to development of the Property are listed on Exhibit 
''D" and incorporated herein by reference; however, if an Existing Land Use Regulation is 
inadvertently omitted from the listing on Exhibit "D" it nonetheless is considered an Existing 
Land Use Regulation for purposes of this Agreement. 

1.1.22 ''Financing District" means a community facilities district ("CFD") 
formed pursuant to the Mello-Roos Community Facilities District Act of 1982 (California 
Government Code Section 53311 et seq.), an assessment district formed pursuant to the 
Landscaping and Lighting Act of 1972 (California Streets and Highways Code Section 2250 et 
seq.), or other special tax district or assessment district formed pursuant to state law for the 
purpose of financing the cost of public improvements, facilities, services and/or public facilities 
fees within CITY or a distinct geographic area of CITY. 
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1.1.23 "GPA" means the General Plan amendment for the Property adopted by 
CITY immediately prior to the Date of Adoption. 

1.1.24 ''Headlands Development and Conservation Plan" means the GP A, Zoning 
Ordinance and LCP. 

1.1.25 "Land Use Regulations" means all ordinances, resolutions, codes, rules, 
regulations and official policies of CITY governing the development and use of land, including, 
without limitation, the pennitted use af laud; the density ar intensity of use; subdivision 
requirements; the maximum height and size of proposed buildings; Development Exactions; 
regulations regarding the rate, time or sequence of development; and the design, improvement 
and construction standards and specifications applicable to the development of the Property. 
"Land Use Regulations" includes any CITY ordinance or regulation adopted by initiative or 
referendum .. 

1.1.26 "LCP" means the Local Coastal Plan amendment for the Property adopted 
by CJTY immediately prior to the Date of Adoption and certified by the California Coastal 
Commission immediately prior to the Effective Date. 

1.1.27 "OWNER" means Headlands Reserve LLC, a Delaware limited liability 
company and its successors-in-interest to all or any part of the Property. 

1.1.28 ''Mortgagee" means a mortgagee of a mortgage, a beneficiary under a 
deed of trust or any other secured lender, and their successors and assigns. 

1.1.29 "NCCP Act" means the Natural Communities Conservation Planning Act, 
Fish and Game Code Section 2800 et seq. 

1.1.30 ''Planning and Zoning Law" means Government Code Section 65000 

1.1.31 ''Planning Commission" means the Planning Commission of CITY created 
and constituted pursuant to the Planning and Zoning Law. 

1.1.32 "Project" means the development of the Property as provided by the 
Development Plan as such Development Plan may be further defined, enhanced or modified 
pursuant to the provisions of this Agreement. 

1.1.33 ''Property'' means the real property described on Exhibit "A" and shown 
on Exhibit ''B" to this Agreement. 

1.1.34 "Provisions of this Agreement" means all of the covenants, conditions, 
terms, restrictions and requirements set forth in this Agreement. 

1.1.35 ''Public Facilities'' means those certain portions of the property ( other than 
Public Park and Open Space Facilities) and appurtenant improvements to be dedicated or 
conveyed to the public by OWNER as set forth in Section 5, :including right of way, road 
improvements, landscaping, noise walls, storms drains (including retention and drainage 
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structures) and water and sewer facilities, including pump stations, pressure reducing stations 
and reservoirs, if any. 

1.1.36 "Public Park and Open Space Facilities" means those certain portions of 
the Property and appurtenant improvements to be dedicated, conveyed or donated to a public 
agency or other non-profit entity, all as more particularly defined in Section 5. 

1.1.3 7 "Quimby Act" means Government Code Section 664 77. 

1.1.3 8 "Subsequent Development Approvals'' means all Development Approvals 
required subsequent to the Date of Adoption in connection with development of the Property that 
are consistent with the Development Plan. 

1.1.3 9 "Subsequent Land Use Regulations" means any Land Use Regulations 
adopted and effective after the Date of Adoption. 

1.1.40 "Zoning Ordinance" means the zoning regulations for the Property 
adopted by CITY immediately prior to the Date of Adoption. 

1.2 Exhibits. The following documents are attached to, and by this reference made a 
part of, this Agreement: 

Exhibit "A" --Legal Description of the Property. 

Exhibit ''B" --Map showing Property and its location . 

Exhibit "C" --Existing Development Approvals. 

E�bit "D" --Existing Land Use Regulations. 

Exhibit "E" --Easements and Roads to be Vacated 

Exhibit ''F" --Public Park and Open Space Facilities 

Exhibit "G" --Interim Landscaping Plan 

Exhibit "H"--Description of Public Facilities 

2. GENERAL PROVISIONS.

2.1 Binding Effect of Agreement. The Property is hereby made subject to this 
Agreement. Development of the Property is hereby authorized and shall be carried out in 
accordance with the terms of this Agreement. The burdens of this Agreement are binding upon, 
and the benefits of the Agreement inure to the benefit of, the parties and their su.ccessors-in­
interest and constitute covenants that run with the Land. Whenever the term "CITY" or 
"OWNER" is used herein, it shall include any successors-in-interest to that party. 

2.2 Ownership of Property. OWNER represents and covenants that it is the owner of a 
legal or equitable interest in the Property. 
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2.3 Term. The term of this Agreement shall commence on the Effective Date and shall 
continue for a period of twenty (20) years thereafter, unless this term is modified, extended, or 
tenninated pursuant to the provisions of this Agreement. 

· 2.4 Assignment. OWNER shall have the right to sell or otherwise transfer title to the
Property, in whole or in part (provided that no partial transfer shall violate the Subdivision Map

Act, Government Code Section 66410 et seq.), to any person, natural or legal, during the term of 
this Agreement. Any such sale or transfer shall include the assignment of those rights and 
obligations arising under or from this Agreement which are applicable to the portion of the 
Property being sold or transferred. No assignment of any right, duty or obligation under this 
Agreement shall be made unless made together with the sale or transfer of the portion of the 
Property to which the right, duty or obligation pertains. Any purchaser or transferee shall have 
all of the rights and obligations of OWNER under this Agreement insofar as such rights and 
obligations are applicable to the portion of the Property sold or transferred. 

2.4. l Release. Upon the sale or transfer of the Property, in whole or in part, 
OWNER shall be released from its duties and obligations with respect to the portion of the 
Property sold or transferred subsequent to the effective date of the sale or transfer, provided that 
(i) at the time of the sale or transfer OWNER was not in breach of this Agreement, (ii) prior to
the sale or transfer OWNER delivered to CITY a written assumption agreement, duly executed
by the purchaser or transferee and notarized by a notary public, whereby the purchaser or
transferee expressly assumes the duties and obligations of OWNER under this Agreement with
respect ta the portion of the Property sold or transferred, (iii) at the time of the sale or transfer
OWNER has no legal or equitable interest in the purchaser or transferee or the portion of the
Property sold or transferred, and (iv) the purchaser or transferee delivers to CITY substitute
security in a form reasonably acceptable to CITY and in an amount comparable to the security
posted by OVv.NER for the Property being sold or transferred. Failure to provide a vmtten
assumption agreement or substitute security shall not negate or otherwise affect the liability of
the purchaser or transferee to perform such duties and obligations. Nothing contained herein
shall be deemed to grant to CITY discretion to approve or deny an}' sale or transfer, except as
otherwise expressly pro:vided in this Agreement.

2.5 Amendment or Cancellation of Agreement. This Agreement may be amended or 
cancelled, in whole or in part, only by written consent of all parties in the manner provided for in 
Government Code Section 65868. This provision shall not limit any remedy of CITY or 
OWNER as provided by this Agreement. 

2,6 Termination. Tbis Agreement shall be deemed terminated and of no further effect 
upon the occurrence of any of the following events: 

(a) Expiration of the stated term of this Agreement as set forth in Section 2.3.

(b) Entry of a final judgment setting aside, voiding or annulling the adoption of
the ordinance approving this Agreement or otherwise invalidating this Agreement. 

( c) Adoption of a referendum measure overriding the ordinance approving this
Agreement. 
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Tennination of the Agreement shall not affect or constitute termination of any of the 
Development Approvals approved for the Property. 

2. 7 Notices.

(a) As used in this Agreement, "notice" includes, but is not limited to, the
communication of notice, request, demand, approval, statement, report, acceptance, consent, 
waiver, appointment or other communication required or pernritted hereunder. 

(b) All notices shall be in writing and shall be considered given erther: (i) when 
delivered in person to the recipient named below; or (ii) on the second business day after deposit 
in the United States mail, registered or certified mail, return receipt requested, with postage and 
with the envelope addressed to the recipient as shovm below; or (iii) on the date of electronic 
confirmation of receipt after transmission by facsimile to the recipient as shown below. All 
notices shall be addressed as follows: 

Ifto CITY: 

With a copy to: 

Ifto OWNER: 

With a copy to: 

City of Dana Point 
33282 Golden Lantern 
Dana Point, California 92629 
Fax: (949) 248-9920 
Attention: City Manager 

Michele R. Vadon, Esq. 
City Attorney 
Burke, Williams & Sorenson, LLP 
18301 Von Karman Avenue 
Suite 1050 
Irvine, California 92612 
Fax: (949) 863-3350 

Headlands Reserve LLC 
24849 Del Prado 
Dana Point, California 92629 
Fax: (949) 488-8808 
Attention: Sanford Edward 

Latham & Watkins 
701 "B 11 Street, Suite 2100 
San Diego, California 92101 
Attention: Allen D. Haynie, Esq. 
Fax: (619) 696-7419 

( c) Either party may, by notice given at any time, require subsequent notices to be
given to another person or entity, whether a party or an officer or representative of a party, or to 
a different address, or both. Notices given before actual receipt of notice of change shall not be
invalidated by the change. 
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3. DEVELOPMENT OF THE PROPERTY.

3.1 Rights to Develop. OWNER shall have a vested right, to the maximum extent 
allowed under California Development Agreement Legislation, California Government Code 
Sections 65864 et seq., to develop the Property in accordance with, and to the maximum extent 
allowed hy, the Development Plan and this Agreement, provided that the development standards 
and the provisions of this Agreement are satisfied. In addition, the Project shall remain subject 
to all Subsequent Development Approvals required to complete the Project as provided by the 
Development Plan. Except as otherwise provided m this Agreement, the permitted uses of the 
Property, the density and intensity of use, the maximum height and size of proposed buildings, 
provisions for reservation and dedication of land for public purposes and construction standards 
and specifications applicable to development of the Property shall be those set forth in the 
Development Plan. 

3 .2 Effect of Agreement on Land Use Regulations. Except as otherwise provided by this 
Agreement, the Land Use Regulations applicable to development of the Property shall be the 
Existing Land Use Regulations, and no Subsequent Land Use Regulation shall be applicable to 
the Project. If there is any conflict between any Existing Land Use Regulation and any other 
provision of this Agreement, such other provision ofthis Agreement shall be controlling. 

3 .3 Timing of Development. The parties acknowledge that OWNER cannot at this time 
predict when or the rate at which the Project will be developed. Such decisions depend upon 
numerous factors, which are not within the control of OWNER, such as business demand, 
interest rates, competition and other similar factors. Since the California Supreme Court held in 
Pardee Construction Co. v. City of Camarillo (1984) 37 Cal.3d 465, that the failure of the parties 
therein to provide for the timing of developmeut resulted in a later adopted initiative restricting 
the timing of development to prevail over such parties' agreement, it is the parties' intent to cure 
that deficiency by acknowledging and providing that OWNER shall have the right to develop the 
Property in such increments and in such order and at such rate and at such times as OWNER 
deems appropriate within the exercise of its subjective business judgment, except that nothing in 
this paragraph shall relieve OWNER from the required timing for delivery of Public Facilities 
arid Public Park and Open Space Facilities described in Section 5 below. In the event any 
Subsequent° Land Use Regulation is enacted which relates to the rate, timing or sequencing of 
development of property within CITY, CITY agrees that such Subsequent Land Use Regulation 
shall not apply to the Project. In addition to and not in limitation of the foregoing, CITY agrees 
that no moratorium, allocation or other limitation affecting subdivision maps, building permits or 
other entitlements for use within CITY or any part of CITY, including any growth control 
ordinances or voter-approved growth initiatives, shall apply to the Project. 

3.4 Duration of Development Approvals. Notwithstanding any provision of the Existing 
Land Use Regulations, all Existing Development Approvals and all Subsequent Development 
Approvals, with the exception of coastal development permits for Planning Areas 4 and 9 of the 
Development Plan, shall remain valid and effective for all purposes during the term of this 
Agreement, unless the expiration date is governed by state law or OWNER consents in writing to 
an earlier expiration date. The extensions of any approved or conditionally approved tentative 
map for the Project that is governed by Government Code section 66452.6(a)(l) shall extend the 
tentative map for the term of this Agreement, which term is set forth in Section 2.3. 
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3.5 Subsequent Development Approvals Implementing the Development Plan. 

(a) General. In addition to the Existing Development Approvals, completion of
development in accordance with the Development Plan will require the approval and issuance by 
CITY of Subsequent Development Approvals including, without limitation, coastal development 
permits, lot line adjustments, tentative subdivision and parcel maps, final subdivision and parcel 
maps, site development plans, conditional use permits, Financing Districts, street vacations, 
grading permits, building permits, and occupancy permits. CITY acknowledges and agrees that 

______ .,.wuch-S.ubsequent Deirelopm=t-Appr-0¥a!S-I".equir� to implement and complete developro«:e+11lt<----­
in accordance with the Development Plan shall be acted upon in accordance with the vested 

) 

rights granted to OWNER by this Agreement. In acting on such Subsequent Development 
Approvals, CITY shall act promptly, reasonably, and in accordance with the Development Plan. 

(b) CEOA Review. CITY acknowledges and agrees that the EIR has been 
prepared as a project environmental impact report pursuant to CEQA Guidelines Section 15161. 
No new environmental document pursuant to CEQA shall be required by CITY with respect to 
any Subsequent Development Approval, except as expressly mandated by CEQA Guidelines 
Section 15162, 15163 or 15164 or any successor regulation. CITY shall not require 
environmental mitigation beyond that set forth in the Mitigation Monitoring and Reporting 
Program adopted in connection with the EIR, as certified, unless changes to the project or its 
circumstances occur or new information becomes available which requires additional 
environmental mitigation as set forth in CEQA Guideline Section 15162 or any successor 
regulation. In addition, CITY acknowledges the EIRJEIS and associated mitigation measures 
placed on the Property, as part of the 1996 Orange County Central and Coastal Subregion 
Natural Co=unity Conservation Plan/Habitat Conservation Plan (''NCCP/HCP Program") as 
more fully described in Section 3 .11 herein. 

(c) Timing. No later than thirty (30) days after receipt of an application for any
Subsequent Development Approval, CITY shall notify OWNER in writing whether the 
application is complete, specifying any information required to make the application complete. 
All ministerial Subsequent Development Approvals shall be approved and issued by CITY 
within thirty (30) days after CITY accepts an application therefor as complete, provided such 
application complies with the Development Plan. CITY agrees that all grading permits, buildi ng 
permits, occupancy permits, final subdivision maps, and final parcel maps are ministerial. 
Whenever an application for a non-ministerial Subsequent Development Approval does not 
require. an environmental impact report under CEQA, CITY shall approve or conditionally 
approve such Subsequent Development Approval within one hundred five ( 105) days after CITY 
accepts an application therefor as complete, provided such application complies with the 
Development Plan. When an application for a non-ministerial Subsequent Development 
Approval requires an environmental impact report under CEQA, CITY shall approve and issue 
any such Subsequent Development Approval within nine (9) months after CITY accepts an 
application therefor as complete, provided such application complies with the Development Plan. 

(d) Phased Final Maps. OWNER shall be entitled to record, and CITY shall
approve the recording, of a final map for any portion of an approved tentative subdivision map or 
tentative parcel map provided only that the public facilities required to serve the development 
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within the area of such phased final map are provided and the final map substantially conforms 
to the relevant portion of the approved tentative subdivision map or tentative parcel map. 

3.6 Maximum Height and Size of Structures. The maximum height and size for all 
structures shall be as provided in the Existing Land Use Regulations, unless otherwise indicated 
in the Development Plan. 

3.7 Changes and Amendments to the Development Plan. The parties acknowledge that 
refin=ent and further development of the Project may require changes to the Development Plan 
In the event OWNER finds that any such change is necessary or appropriate, OWNER shall 
apply for an amendment to the Development Plan to effectuate such change and CITY shall 
promptly process and act on such application for an amendment. Amendments to Development 
Approvals that do not also require an amendment to the Land Use Regulations shall be reviewed 
for consistency with the Existing Land Use Regulations and the Subsequent Land Use 
Regulations identified in Section 3.8. If approved, any such change in the Development Plan 
shall be incol}:lorated herein as an addendum to Exhibit "C" or Exhibit ''D", and may be further 
changed from time to time as provided in this Section. Unless otherwise required by law, a 
change to the Development Plan shall be deemed "minor," and not require an amendment to this 
Agreement, provided such change does not: 

(a) Change the permitted uses of the Property; or

(b) Transfer density or intensity of use from any Planning Area by more than 5%
of that Planning Area; or 

(c) Result in a boundary adjustment that exceeds 5% of the gross acreage of any
Planning Area or reduce the maximum acreage established for total public open space; or 

( d) Increase the maximum height and size of proposed V /RC buildings; or

(e) Delete any requirement for the reservation or dedication of land for public
pUI}:lOSes within the Property as a whole. 

3 .8 Reservations of Authority. Notwithstanding any other provision of this Agreement, 
the following Subsequent Land Use Regulations shall apply to the development of the Property. 

( a) Generally applicable processing fees and charges imposed by CITY to cover
the actual costs to CITY of processing applications for Development Approvals or for 
monitoring compliance with any Development Approvals granted or issued. Such processing 
fees and charges shall not exceed the actual and reasonable costs or estimated costs of providing 
such services. 

(b) Generally applicable procedural provisions governing the processing of 
Development Approvals and Land Use Regulations such as requirements for notice, hearings, 
and hearing bodies. 

( c) Regulations which are not in conflict with the Development Plan. Any Land
Use Regulation which increases the costs of development and any Land Use Regulation limiting 
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the rate, timing or sequencing of development of the Property shall be deemed to conflict with 
the Development Plan and shall therefore not be applicable to the development of the Property. 

( d) Regulations that are in conflict with the Development Plan provided OWNER
has given written consent to the application of such regulations to development of the Property. 

(e) Regulations adopting Building and Improvement Standards that have been
promulgated as uniform codes by any state or national regulatory body. Subsequent Land Use 
Regulations revising or supplementing, rather than simply implementing, such uniform codes 
shall not be applicable to the Project, unless required by the Orange County Fire Authority. 

3.9 Development Exactions. All Development Exactions currently applicable to the 
Project are included in the Existing Development Regulations incorporated herein as Exhibit 
''D". CITY shall not impose any Development Exaction on development in accordance with the 
Development Plan, except as set forth in Exhibit "D". OWNER hereby waives any and all rights 
that it may now have or may acquire at any time during the term of this Agreement to challenge 
the imposition of any such Development Exactions, regardless of whether the right arises under 
federal or state constitutional law, statutory law, or case law. 

3.10 Regulation by Other Public Agencies. The parties acknowledge that other public 

_ agencies not within the control of CITY possess authority to regulate aspects of the development 
of the Property separately from or jointly with CITY and this Agreement does not limit the 
authority of such other public agencies. CITY shall support any application by OWNER to any 
other public agency for any permit or approval, which is required for the Project. Within fifteen 
(15) days of any request, CITY shall provide to OWNER or to such other public agencies
information possessed by CITY and necessary for processing such applications.

3.11 Federal Endangered Species Act, California Endangered Species Act, California 
Natural Communities Conservation Planning Act and California Environmental Quality Act. 
CITY and OWNER agree and recognize that the impacts to biological resources on the Property 
from the Project have been appropriately analyzed and fully mitigated for direct, indirect, and 
cumulative impacts under the 1996 Orange County Central and Coastal Subregion Natural 
Community Conservation Plan/Habitat Conservation Plan (''NCCP/HCP Program") and the EIR. 
CITY and OV!NER agree and recognize that the County, California Department of Fish & 
Game, and U.S. Fish & Wildlife Service, through the NCCP/HCP Program Joint EIR/EIS No. 
553 and related documents, analyzed the impacts to biological resources on the Property based 
on a development density and intensity and development area greater than that of the Project, and 
accordingly, the Project's biological impacts are less significant than those analyzed under the 
NCCP/HCP Program and are properly and sufficiently mitigated for under the NCCP/HCP 
Program. CITY agrees and recognizes that environmental circumstances have not changed since 
1996 and no new information of significance has become available since 1996 to alter the 
validity of the analysis in the NCCP/HCP EIRJEIS. CITY agrees and recognizes that the EIR 
prepared and certified for the Development Plan confrrms this analysis. The U.S. Fish & 
Wildlife Service, California Department of Fish & Game and County have all conducted this 
biological analysis and concur in the adequacy of the biological mitigation for the Project's 
impact set forth in the NCCPIBCP Program and imposed on the OWNER. CITY and OWNER 
agree and recognize that the federal government has issued to OWNER a Section lO(a) permit 

-12-



(''ESA Permit") under the ESA with respect to the Project's impact on and take of sensitive plant 
and animal species, including, but not limited to, those listed as endangered or threatened under 
the ESA, and their habitats. CITY and O"WNER also agree and recognize that the State has 
issued to OvVNER an authorization to take sensitive plant and animal species, and adversely 
modify their habitat, on the Property pursuant to authorization (herein, "CDFG Management 
Authorization") under the CESA and NCCP Act. Collectively, the BSA Permit and CDFG 
Management Authorization shall be referred to herein as the "NCCP Take Authorization." CITY 
and OVvNER aclmowledge and agree that (i) the. Development Plan has incorporated the 
provisions of the NCCPIHCP Program and NCCP Take Authorization as conditions to the 
development of the Property in accordance with the Development Plan; (ii) as of the Effective 
Date the NCCP Take Authorization and NCCP/HCP Program have identified and addressed the 
Project's impact on all identified sensitive plant and animal species and their habitats located on 
the Property (from a direct, indirect, and cumulative perspective); and (iii) that no further 
Development Exactions or other development conditions for sensitive plants and animals and 
their habitat are required or should be imposed under any state or federal law. 

3.12 Vacation of Unnecessary Right-Of-Way Easements, Public Roadways and/or 
Irrevocable Offers to Dedicate. CITY owns several right-of-way easements and public roads that 
currently traverse portions of the Property and has rights to other portions of the Property 
pursuant to irrevocable offers to dedicate. These areas subject to the irrevocable offers to 
dedicate, right-of-way easements, and public roads are described and shown on Exhibit "E". 
Upon development of the entire Property, certain of these irrevocable offers to dedicate, right-of­
way easements, and public roads will become unnecessary due to relocation and, absent 
vacation, would interfere with the contiguous open space program of the Development Plan. 
CITY agrees to vacate these irrevocable offers to dedicate, right-of-way easements, and public 
roads upon the request of OWNER whenever such vacation is necessary, in OvVNER's 
reasonable discretion, to facilitate the Project in accordance with this Agreement. CITY further 
agrees that the Development Plan provides for a comprehensive program for coastal access and 
that none of these areas subject to the irrevocable offers to dedicate, right-of-way easements, and 
public roads that will be vacated are needed to provide public access to coastal resomces. 
Whenever appropriate, CITY shall use the summary vacation procedure set forth in California 
Streets and Highways Code Section 8330 et seq. 

3 .13 Formation of Financing Districts. Upon the request of O\VNER, the parties shall 
cooperate in establishing one or more Financing Districts for financing OWNER's obligations to 
construct Public Facilities and Public Park and Open Space Facilities. Provided the Public 
Facilities and Public Park and Open Space Facilities to be financed by OvVNER as provided in 
the preceding sentence are consistent with the Development Plan and this Agreement, CITY 
agrees to cooperate in good faith with OWNER in formation of such Financing District or 
Districts, and to serve as the lead agent, subject to CITY's discretion in the actual formation of 
such Financing District(s) in accordance with applicable California law. 

Financing Districts, once established, shall acquire public facilities in multiple 
reaches and increments. If the Financing District is an acquisition-type district, the cost of 
facilities eligible for acquisition by the Financing District shall include a fee of 6% of verified 
design and construction costs to cover project administration which includes construction 
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management, construction supervision, construction office overhead, project purchasing, and 
project accounting. 

OWNER shall reimburse CITY for the actual and reasonable costs incurred by 
CITY to process any such request. Costs shall include out-of-pocket expenses, CITY staff time 
at one hundred percent (100%) of the staff members hourly rate, and the direct cost of contract 
employees and consultants (including legal fees). For this purpose, CITY may require an 
advance deposit in the amount of Seventy Five Thousand Dollars ($75,000). Within thirty (30) 
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Financing District is formed, CITY shall provide OWNER with a detailed written accounting 
showing the amount and basis for its claim for reimbursement. If the amount of such deposit 
exceeds the claim, CITY shall refund the difference to OWNER together with the claim. If the 
amount of the claim exceeds such deposit, OWNER shall pay CITY the difference within fifteen 
(15) days after delivery of the claim to OWNER. If OWNER fails to make the payment within
the required period, CITY shall be entitled to recover such unpaid amounts from the proceeds of
the Financing District's sale of bonds. Any costs incurred by CITY to process the request to
form the Financing District that are reimbursed by OWNER shall, in the event the Financing
District is formed, be included as a cost of the facilities along with all other reasonable costs
associated with the formation of the Financing District that are incurred by OWNER prior to the
formation of the Financing District.

3 .14 Operation, Maintenance, Repair, and Replacement. OWNER shall not be 
responsible for the operation, maintenance, repair or replacement of any of the Public Facilities 
or Public Park and Open Space Facilities, or the cost thereof, after the completion and 
acceptance of the Public Facilities or Public Park and Open Space Facilities by CITY or other 
public agency or non-profit entity receiving title thereto. The replacement, repair, maintenance 
and operation of any of the Public Facilities or Public Park and Open Space Facilities after the 
completion and acceptance thereof by CITY, or other public agency or non-profit entity 
receiving title thereto shall not during the term of this Agreement be the subject of a fee with 
respect to, or a condition of, any Development Approval, and no fee, tax or assessment shall be 
levied by CITY on any portion of the Property for such purposes with respect to completed and 
accepted Public Facilities or Public Park and Open Space Facilities without the prior written 
consent of OWNER. Nothing in this section shall be construed as prohibiting CITY or any other 
public agency or non-profit entity from charging a user's fee to persons who use any of the 
Public Facilities or Public Park and Open Space Facilities. 

3.15 Park Land Requirements. The parties understand and agree that the State of 
California has adopted the Quimby Act establishing guidelines and limitations governing any 
CITY requirement for the dedication of land or the payment of fees for park or recreational 
purposes incident to the development of the Property. CITY acknowledges and agrees that it 
could not lawfully impose upon OWNER requirements in excess of the Quimby Act, directly or 
indirectly. By entering into this Agreement, CITY intends to impose only the statutory 
maximum park land dedication and fee requirements on the development of the Property. 
Notwithstanding the preceding, the OWNER has agreed to transfer or donate to CITY, other 
public agency, or non-profit agency park land and provide park improvements in excess of the 
statutory limitations established by the Quimby Act for the benefit of the public, in expectation 
of tax or other monetary benefits which may be available. The parties understand that 
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notwithstanding the statutory limit on park land dedications and fees, that the OWNER has 
volunteered to contribute such additional park lands and facilities to CITY (or other public 
agency or non-profit entity), that such contribution is independent of, and is not in consideration 
for, the development rights granted to the OVvNER hereunder. The parties acknowledge and 
agree that not\vithstanding the Development Plan designating the Additional Park Facilities and 
the Headlands Conservation Park and limiting such use to park, recreation, conservation ana

open space purposes, that O1.NNER consented to such designation voluntarily as part of the 
donation described in this Section. The parties acknowledge and agree that absent CITY' s 
agreement to, and acknowledgement of, the provisions of this Section 3.15, OWNER would not 
enter into this Agreement or consent to the Existing Land Use Regulations and Development 
Plan. 

4. CONFLICTS OF LAW.

4.1 Conflict with State or Federal Laws or Action of Other Governmental Jurisdiction. In 
the event that any state or federal law or regulation enacted after the Date of Adoption, or any 
governmental action, other than an action by CITY, taken after the Effective Date, prevents or 
precludes compliance with one or more of the provisions of this Agreement, such provisions of 
this Agreement shall be modified or suspended by CITY as may be necessary to comply with 
such state or federal law or regulation or non-CITY governmental action; provided, however, 
that this Agreement shall remain in full force and effect to the extent it is not inconsistent with 
such laws, regulations or non-City governmental action and to the extent such laws, regulations 
or non-City governmental action do not render such remaining provisions impractical to enforce. 
CITY also agrees to process OWNER's proposed changes to the Project as may be necessary to 
comply "with such Federal or State law and to process such proposed Project changes in 
accordance with CITY procedures and findings. 

4.2 Notice. Neither party shall claim that a conflict, as described in Section 4.1, exists, 
unless that party has given the other party at least thirty (30) days written notice of the conflict. 
The notice shall identify the law, regulation or non-CITY governmental action, the date the law 
or regulation was enacted or the date the non-CITY governmental action was taken, and the 
manner in which the law, regulation or non-CITY governmental action conflicts with one or 
more provisions of this Agreement. 

4.3 Modification Conference. Within thirty (30) days after notice is given as provided in 
Section 4.2, CITY staff and O\VNER shall meet and confer in good faith in a reasonable attempt 
to modify this Agreement to comply with such law, regulation or non-City governmental action, 
In such negotiations, CITY and OWNER agree to preserve the terms of this Agreement and the 
rights of Owner as derived from this Agreement to the maximum feasible extent while resolving 
the conflict. CITY and OWNER agree to cooperate with each other in resolving the conflict in a 
manner that minimizes any financial impact of the conflict upon OWNER and CITY. 

4.4 City Council Consideration. Within thirty (30) days after the modification 
conference, regardless of whether the parties reach an agreement on the effect of such law or 
regulation upon this Agreement, the matter shall be scheduled for hearing before the City 
Council. Notice of such hearing shall be given pursuant to Sections 65090 and 65091 of the 
Government Code. The City Council, at such hearing, shall consider the exact modification or 
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suspension that shall be necessitated by such law, regulation or non-City governmental action. 
OWNER shall have the right to offer oral and written testimony at the hearing. No modification 
or suspension of this Agreement shall be effective unless approved by the affirmative vote of not 
less than a majority of the authorized voting members of the City Council and by OWNER. 

4.5 Cooperation in Securing Permits or Approvals. Provided City Council and OWNER 
agree to a modification or suspension of this Agreement pursuant to Section 4.4, CITY shall use 
its best efforts to assist OWNER in the timely securing of any permits or approvals which may 

----------Gj::-1'€Q.\fl.l.=@ft-as-;>--l'©S1J�G-l�catioru; to, or suspensi=--o-f,� or ilB3/--¥ITT�o"'f�w-· s;..---­
Agreement. 

4.6 Challenge Regarding New Law or Regµlation. OWNER or CITY shall have the right 
to challenge by appropriate judicial proceedings any such new law, regulation or non-City 
governmental action preventing compliance with the terms of this Agreement. In the event that 
such challenge is successful, this Agreement shall remain unmodified and in full force and effect 

4. 7 Tolling of Term during Suspension. The term of this Agreement, as provided in
Section 2.3, shall be tolled during the period that any suspension of the Agreement imposed by 
Section 4.4 is in full force and effect. 

5. PUBLIC BENEFITS.

5.1 Dedication, Construction, Conveyance and/or Transfer of Public Park and Open 
Space Facilities. OWNER agrees to improve the Public Park and Open Space Facilities and 
dedicate, convey, record a conservation easement on, or donate the Public Park and Open Space 
Facilities, as provided and described in this Section 5 and Exhibit ''F". 

OWNER and CITY acknowledge and agree that the Public Park and Open Space 
Facilities consist of: 

( a) park land and park improvements to be dedicated to CITY in satisfaction of
OWNER's obligations to provide park facilities (''Park Facilities") incident to the development 
of the Proper ty as required by the Quimby Act; 

(b) additional park and open space to be improved, voluntarily donated, and
transferred by OWNER to a public agency or non-profit entity, all as described and recognized 
as a voluntary donation in the Headlands Development and Conservation Plan ("Additional Park 
Facilities"); 

(c) the "Headlands Conservation Park" to be improved, voluntarily donated, and
transferred by OWNER to a non-profit entity, all as described and recognized as a voluntary 
donation in the Headlands Development and Conservation Plan. 

Any part of the Public Park and Open Space Facilities to be improved and/or transferred by 
OWNER to a public agency or other non-profit entity selected by OWNER shall show evidence 
of the required funding mechanism necessary to maintain and manage such facilities for a 
minimum period of fifteen (15) years. 
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5.2 Dedication, Construction and Conveyance of Public Facilities. The Public Facilities 
shall be constructed in accordance with the provisions of the Development Plan and the 
description of the Public Facilities contained within Exhibit "H" and be advanced in time and 
thereafter dedicated or transferred to CITY or other appropriate public agency. If CITY, County, 
state or other public or private entity, as part of a CITY, County, state or federally funded 
project, construct, for the benefit of the public at large, a street, road or other 
traffic/transportation improvement which also has been identified as a mitigation measure of the 
Existing Development Approvals, OWNER is under no further obligation to construct such 
street, road, or other improvement or reimburse the constructing entity for the street, road or 
other improvement cost, unless such reimbursement is required by state law. 

CITY cannot transfer construction/funding obligation of QWNER to another 
improvement not listed as a mitigation measure or collect in lieu fees to release OWNER's 
obligation to fund or build improvement if CITY, County, or state builds the improvement as 
described above for the public. 

5 .3 Assignment of the NCCP Talce Authorization. Concurrent with the transfer of 
portions of the Property to CITY, OWNER shall assign to CITY any applicable rights and 
obligations of the Section lO(a) permit that the federal government has issued to OWNER under 
the ESA to take endangered and threatened plant and animal species from the Property ("BSA 
Permit'') and the authorization that the state government has issued to OWNER under CESA and 
NCCP to take endangered and threatened plant and animal species from the Property {"''CDFG 
Management Authorization") under the CESA and NCCP Act that pertain to those portions of 
the Property that are being transferred to CITY and are subject to the ESA Permit and CDFG 
Management Authorization. Collectively, the BSA Permit and CDFG Management 
Authorization shall be referred to herein as the ''NCCP Take Authorization." Upon assignment 
of the NCCP Talce Authorization to CITY for the transferred portions of the Property, CITY 
agrees to comply with the requirements of the Development Plan and the NCCP Take 
Authorization. CITY also agrees not to expand the area of take of endangered and threatened 
plant and animal species beyond the area in existence at the time of the transfer of portions of the 
Property from OWNER to CITY. 

5.4 City's Use of Conference Facilities. After the completion of the Inn described in the 
Development Plan, OWNER agrees that CITY shall be entitled to use, at no cost to CITY, the 
conference facilities located at the Inn for one day during each calendar year. CITY shall 
provide OWNER with written notice three (3) months in advance of the date CITY desires to use 
the conference facilities. Within thirty (30) days after receipt of CITY's written notice, O"\VNER 
shall confirm in writing the availability of the conference facilities on the requested date or 
propose an alternate date. If the alternate date is not acceptable to CITY, CITY and OWNER 
shall confer in good faith to select a mutually agreeable date. 

6. RESTRICTION ON FINANCING DISTRICTS

During the term of this Agreement, no Financing District including all or any part of the 
Property, will be created by CITY or any agency or instrumentality of CITY, nor shall all or any 
part of the Property be annexed to any Financing District, unless OWNER agrees in writing to 
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such creation or annexation and the terms and conditions of any assessments or special taxes to 
be levied thereunder. 

7. ANNUAL REVIEW.

7 .1 Procedure. CITY shall, every twelve (12) months during the term of this Agreement, 
review the extent of good faith compliance by OWNER with the provisions of this Agreement in 
accordance with Government Code Section 65865.1 and the Development Agreement 
Regulations; provided, however, the City shall not commence proceedings to modify or 

-------�te-rm�in-a·te the Development Agreemenn:mtil OW1sffiR has had an oppmtanity to fulfil the terms 
and conditions of the Development Agreement that the City Council found and determined, on 
the basis of substantial evidence, that OWNER was not in good faith compliance with. OWNER 
shall have thirty (30) days to fulfil such terms and conditions, unless the City Council decides, 
within its sole discretion, to grant OWNER more than thirty day, The time period to fulfil the 
terms and conditions shall commence upon the date that CITY gives OWNER written notice 
thereof. The notice shall specify the terms and conditions that need to be fulfilled and the time 
period in which they are to be fulfilled. CITY shall not terminate or modify this Agreement 
except upon substantial evidence showing a failure of OWNER to perform a material duty or 
obligation under this Agreement which has not been cured by OWNER as provided under 
Section 9.1 of this Agreement. 

7.2 Information to Be Provided OWNER. CITY shall mail to OWNER a copy ofall staff 
reports, exhibits and other evidence concerning Agre=ent compliance a minimum of ten (10) 
days prior to any proceeding before the City Council or the Planning Commission. 

7.3 Failure to Perform Periodic Review. The failure of CITY to review, at least annually, 
OWNER's compliance with the Agreement, shall not constitute or be asserted by either party as 
a breach by the other party of this Agreement or render this Agreement invalid or void. 

8. ESTOPPEL CERTIFICATES.

Either party may at any time, and from time to time, deliver written notice to the other 
party requesting that the other party certify in writing that to the knowledge of the certifying 
party: 

(a) This Agreement is in full force and effect and is a binding obligation of the
parties. 

(b) This Agreement has not been amended or, if amended, identifying the each
amendment. 

(c) The requesting party is not in breach of this Agreement or, if in default, the
nature and extent of each default. 

The party receiving a request hereunder shall execute and return the certificate within 
thirty (30) days following receipt thereo£ The City Manager shall have the right to execute any 
certificate requested by OWNER on behalf of CITY. The Managing Member of OWNER shall 
have the right to execute any certificate requested by CITY on behalf of OWNER. The failure to 
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deliver such a certificate within such time shall constitute a conclusive presumption that this 
-·--,... Agreement is in full force and effect without amendment, except as may be represented by the 

requesting party, and that there are no uncured defaults in the performance of the requesting 
party, except as may be represented by the requesting party. CITY aclrnowledges and agrees that 
any certificate issued hereunder by CITY may be relied upon by O\VNER's successors-in.­
interest and Mortgagees. OWNER acknowledges and agrees that any certificate issued 
hereunder by OWNER may be relied upon by CITY's successors-in-interest. 

) 

9. BREA.CRANDREMEDIES.

9.1 Notice of Breach. Subject to extensions of time by mutual consent in writing, or as 
otherwise provided herein, failure or delay by either party to timely perform any provision of this 
Agreement constitutes a breach of this Agreement. In the breach of this Agreement or any of its 
provision, the party alleging the breach shall give the other party not less than thirty (3 0) days 
notice in writing, specifying in detail the nature of the alleged breach and, to the extent the party 
giving the notice deems appropriate, the manner in which that breach may be satisfactorily cured. 
During any such thirty (30) day cure period, or if the cure cannot be completed within such thirty 
day period but the commencement of the cure has occurred within such cure period and diligent 
effort is made to effect the cure thereafter, the party charged shall not be considered in breach for 
purposes of the institution of legal action or proceedings. 

Failure or delay in giving notice ofbreach pursuant to this Section 9.1 shall not constitute 
a waiver of any breach; nor shall it change the time of breach. 

----

9.2 Limitation on Remedies. The parties acknowledge that remedies at law, including 
without limitation money damages, would be an inadequate remedy for breach of this Agreement 
or any of its provisions by either party due to the size, nature and scope of the Project. The 
parties also aclmowledge that it would not be feasible or possible to restore the Property to its 
natural or pre-existing condition once implementation of the Agreement has begun. Therefore, 
the parties agree that the remedies for breach of the Agreement shall be limited to the remedies 
expressly set forth in Section 9.3 and Section 9.4. Each of the remedies made available to CITY 
by Section 9.3 and each of the remedies made available to OWNER by Section 9.4 shall be 
cumulative and not exclusive of one another, and the exercise of any one or more of the remedies 
shall not constitute a waiver or election with respect to any other available remedy. 

·'

- .. __ ....... 

9.3 Remedies for Breach by OWNER. The remedies available to CITY for breach of the 
Agreement by OVINER shall be declaratory relief, :injunctive relief and specific performance. 
Nothing in this section shall be deemed to preclude CITY from prosecuting a criminal action 
against OWNER for violation of any provision of CITY's Municipal Code or state statute. 

9.4 Remedies for Breach by CITY. The remedies available to OWNER for breach of the 
Agreement by CITY shall be declaratory relief, injunctive relief and specific performance. 

9.5 Attorneys' Fees and Costs. In any action or proceeding brought by either party to 
interpret or enforce any provision of th.is Agreement, as provided in Sections 9 .3 or 9 .4, the 
prevailing party shall be entitled to reasonable attorneys' fees and all costs, expenses and 
disbursements in connection with such action or proceeding, including the cost of reasonable 
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investigation, preparation and professional expert consultation and arbitration fees and costs, 
which sums may be included in any judgment or decree entered in such action :in favor of the 
prevailing party. 

10. MORTGAGEE PROTECTION.

The parties hereto agree that this Agreement shall not prevent or limit OWNER, in any 
manner, at OWNER' s sole discretion, from encumbering the Property or any legally subdivided 
portion thereof or any unprovement thereon by any mortgage, deed of trust or oilier security 
device securing financing with respect to the Property or its development·. CITY acknowledges 
that the lenders providing such financing may require certain Agreement interpretations and 
modifications and agrees upon request, from time to time, to meet with OVINER and 
representatives of such lenders to negotiate in good faith any such request for interpretation or 
modification. CITY will not unreasonably withhold its consent to any such requested 
interpretation or modification provided such interpretation or modification is consistent with the 
intent and purposes of this Agreement. .Any Mortgagee of the Property shall be entitled to, and 
governed by, the following: 

(a) Neither entering into this Agreement nor a breach of this Agreement shall
defeat, render invalid, diminish or impair the lien of any mortgage on the Property made in good 
faith and for value. 

(b) The Mortgagee of any mortgage or deed of trust encumbering the Property, or 
any part thereof, shall be entitled to receive written notification from CITY of any breach by 
O'NNER in the performance of OWNER's obligations under this Agreement, provided that 
Mortgagee has submitted a request in writing to CITY in the manner specified herein for giving 
notices and the notice makes specific reference to this subsection. 

(c) If CITY receives a request from a Mortgagee in accordance with subsection
(b) above, CITY shall provide Mortgagee with a copy of any notice of breach that is sent to 
OWNER concurrently with the sending of the notice to OWNER. The Mortgagee shall have the 
right, but not the obligation, to cure, or to commence to cure, the breach during the cure period 
allowed O'WNER under this Agreement. 

(d) .AJJ.y Mortgagee who comes into possession of the Property, or any part
thereof, pursuant to foreclosure of the mortgage or deed of trust, or deed in lieu of such 
foreclosure, shall talce the Property, or part thereof, subject to all of the provisions of this 
Agreement. Notwithstanding any other provision of this Agreement to the contrary, no 
Mortgagee shall have an obligation or duty under this Agreement to perform any of OWNER's 
obligations or other affirmative covenants of OWNER hereunder, or to guarantee such 
performance; provided, however, that to the extent that any covenant to be performed by 
OWNER is a condition precedent to the performance of a covenant by CITY, the performance 
thereof shall continue to be a condition precedent to CITY's performance hereunder. 

(e) Prior to coming into possession of the Property, or any part thereof, any
Mortgagee who has submitted a request in writing to CITY in accordance with subsection (b) 
above may request a written interpretation of this Development Agreement. The request shall be 
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submitted to CITY in writing in the manner specified herein for giving notices, shall specify the 
specific sections and subsections of the Development Agreement for which an interpretation is 
requested, and shall specify the reasons why an interpretation is requested. CITY shall give its 
interpretation to Mortgagee within forty-five ( 45) days after the request was given to CITY. 

11. TERMINATION OF AGREEMENT WITH RESPECT TO INDIVIDUAL RESIDENTIAL
LOTS AND THE HEADLANDS CONSERVATION PARK. Notwithstanding any other
provisions of this Agreement, this Agreement shall terminate with respect to any residential lot
and st1ch lot shall be 1elcased and shall no longer be sttbjeet to this Agreement without the
execution and recordation of any further documentation once (i) the final tract map that created
the lot has been recorded and (ii) fee simple title to the lot has been conveyed to the ultimate
owner of the lot as evidenced by a deed recorded in the County Recorder. In addition,
notwithstanding any other provisions of this Agreement, this Agreement shall terminate with
respect to the Headlands Conservation Park and the Headlands Conservation Park shall be
released and shall no longer be subject to this Agreement without the execution and recordation
of any further documentation once fee simple title to the Headlands Conservation Park has been
conveyed to a non-profit entity, consistent with the requirements of the Headlands Development
and Conservation Plan, as evidenced by a deed recorded in the County Recorder. For purposes
of this section, "recorded" shall mean recordation in the office of the County Recorder.

12. MISCELLANEOUS PROVISIONS.

12.1 Recordation of Agreement. This Agreement and any amendment or cancellation 
thereof shall be recorded with the County Recorder by the City Clerk within the period required 
by Section 65868.5 of the Government Code; 

12.2 Entire Agreement. This Agreement sets forth and contains the entire 
understanding and agreement of the parties regarding the subject matter hereof, and there are no 
oral or written representations, understandings or ancillary covenants, undertakings or 
agreements that are not contained or expressly referred to herein. No testimony or evidence of 
any such representations, understandings, covenants, undertakings or agreements shall be 
admissible in any proceeding of any kind or nature to interpret or deteIDiine the provisions of this 
Agreement. This Agreement shall not be amended, except as expressly provided in Section 2.5. 

12.3 Severability. If any provision of this Agreement shall be determined invalid, void 
or unenforceable, the remainder of this Agreement shall not be affected thereby and shall remain 
in full force and effect to the extent such remaining provisions are not rendered impractical to 
perform taking into consideration the purposes of this Agreement. 

12.4 Interpretation and Governing Law. This Agreement and any dispute arising 
hereunder shall be governed and interpreted in accordance with the laws of the State of 
California. This Agreement shall be construed as a whole according to its fair language and 
common meaning to achieve the objectives and purposes of the parties hereto, and the rule of 
construction to the effect that ambiguities are to be resolved against the drafting party shall not 
be employed in interpreting this Agreement, each party having been represented by counsel in 
the negotiation and preparation hereof. 
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12.5 Administration of Agreement. All decisions of CITY staff concerning the 
interpretation and administration of this Agreement and development of the Property in 
accordance herewith are appealable by OWNER to the City Council, provided that any such 
appeal shall be filed with the City Clerk of CITY within thirty (30) days after OWNER is 
notified in writing of the staff decision. The City Council shall render its decision to affirm, 
reverse or modify the staff decision within thirty (30) days after the appeal is filed, and OWNER 
shall be given not less than ten (1 O) days prior notice of the time and place at which the City 
Council shall consider the appeal. OWNER shall not seek judicial review of the staff decision 
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12.6 Section Headings. All section headings and subheadings are inserted for 
convenience only and shall not affect any construction or interpretation of this Agreement. 

12.7 Rules of Construction. As used herein, the singular of any word includes the 
plural and the masculine gender includes the feminine. 

12.8 Consent. Where a consent or approval of either party is required or necessary 
under this Agreement, such consent or approval shall not be unreasonably withheld. 

12.9 Time of Essence. Time is of the essence in the performance of the provisions of 
this Agreement as to which time is an element. 

12.10 Waiver. No waiver of any provision of this Agreement shall constitute a waiver 
of any other provision, whether or not similar; nor shall any waiver constitute a continuing or 
subsequent waiver of the same provision. No waiver shall be effective unless in writing and 
signed by a representative of the party against whom enforcement of a waiver is sought. 

12.11 No Third-Party Beneficiaries. This Agreement is made and entered into for the 
sole protection and benefit of the parties and their successors-in-interest. No other person shall 
have any right of action based upon any provision of this Agreement. 

12.12 Force Majeure. Neither party shall be deemed to be in breach where failure or 
delay in performance of any of its obligations under this Agreement is caused by floods, 
earthquakes, other Acts of God, fires, wars, riots or similar hostilities, strikes and other labor 
difficulties beyond the party's control (including the party's =ployment force), government 
regulations, actions or omissions by government agencies other than CITY, court actions (such 
as restraining orders or injunctions), or other causes beyond the party's control, provided that the 
party claiming delay gives the other party notice thereof within ten (10) days after the 
co=encement of the delay. If any such delay shall occur, the term of this Agreement and time 
for performance by either party of any of its obligations hereunder shall be extended by the 
parties for the period of time that such delay prevented such performance, provided that the term 
of this Agreement shall not be extended under any circumstances for a period that would cause 
this Agreement or provisions hereto to be void as violating the rule against perpetuities. 

12.13 Mutual Covenants. The covenants contained herein are mutual covenants and 
also constitute conditions to the concurrent or subsequent performance by the party benefited 
thereby of the covenants to be performed hereunder by such benefited party. 
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12.14 Constructive Notice and Acceptance. Every person who, now or hereafter, owns 
or acquires any right, title or interest in or to the Property, or part thereof, is, and shall be, 
conclusively deemed to have consented and agreed to be bound by every provision contained in 
this Agreement applicable to all or the portion of Property acquired, whether or not any reference 
to the Agreement is contained in the instrument by which such person acquired an interest in all 
or a portion of the Property. 

12.! 5 Counterparts. This Agreement may be executed by the parties in counterparts, 
--------1v"'Jbi""'. c�nt©rparts shall be G00£-tru.e��.feGt....as--il-a�aar'a"'ci.,.ess------­

had executed the same instrument. 

j 

12. 16 Project as a Private Undertaking. It is understood and agreed by and between the
parties hereto that the Project is a private development, that neither party is acting as the agent of 
the other in any respect hereunder, and that each party is an independent contracting entity with 
respect to the provisions of this Agreement. No partnership, joint venture or other association of 
any kind is formed by this Agreement. 

12.! 7 Further Actions and Instruments. Each of the parties shall cooperate with and 
provide reasonable assistance to the other to the extent contemplated hereunder in the 
performance of all obligations under this Agreement and the satisfaction of the conditions of this 
Agreement. Upon the request of either party at any time, the other party shall promptly execute, 
with acknowledgment or affidavit if reasonably required, and file or record such instruments and 
other writings and take such actions as may be reasonably necessary to carry out the intent or 
fulfill the provisions of this Agreement or to evidence or consummate any transaction 
contemplated by this Agreement. 

12.18 Covenant of Good Faith and Fair Dealing. Neither party shall do anything that 
shall have the effect of harming or injuring the right of the other party to receive the benefits of 
this Agreement. Each party shall refrain from doing anything that would render its performance 
under this Agreement impossible or impracticable. Each party shall do everything which this 

. Agreement contemplates that such party shall do to accomplish the intent and to fulfill the 
provisions of this Agreement. 

12.19 Integrated Project. CITY acknowledges, by executing this Agreement for the 
Project as a whole, that the Project is and shall be considered a single, integrated development 
project and that each component of the Project is dependent upon the completion and occupancy 
of each other component, and that the viability of each component of the Project is and shall be 
dependent of the completion and occupancy of each other component and the full performance of 
this Agreement. 

12.20 Authority to Execute. 

12.20.1 CITY. The City Council warrants and represents that it has the 
authority to adopt the ordinance that approves this Agreement and that the City Manager has the 
authority to execute this Agreement on behalf of CITY and bind CITY to the performance of its 

• obligations hereunder.

-23-



_,,.-,,.,., 

�-·�� 

' 

12.20.2 OWNER. The persons executing this Agreement on behalf of 
O\1/NER warrant and represent that they have the authority to execute this Agreement and to 
bind O'\VNER to the performance of its obligations hereunder. 

12.21 Indemnification. If any claim, action, or proceeding is filed against CITY or any 
of its officers, employees, servants or agents to attack, set aside, void, or annul the approval by 
CITY of this Agreement, or the design of the Headlands Development and Conservation Plan, or 
for damages for personal injury, including death, or property damage (including damage to 
property outside of tbe boundaries of the Development) which may arise from QV[NER 's, 
O\VNER's contractors, subcontractors, or employees' operations or obligations under this 
Agreement, or by any one or more persons directly or indirectly employed by, or acting as agent 
for OWNER or OW'NER's contractors or subcontractors under this Agreement, OWNER shall 
defend (with attorneys selected and directed by O\VNER), indemnify and hold harmless CITY 
and its officers, employees, servants and agents. If the attorneys selected by Headlands Reserve 
request assistance from the City Attorney's Office, Headlands Reserve shall pay the City 
Attorney's Office for its time at the City's standard municipal litigation rate. CITY shall notify 
O\VNER of any such claim, action or proceeding promptly after the receipt thereof and shall 
cooperate fully in the defense. If CITY fails to timely notify OWNER of such claim, action or 
proceeding, or if CITY fails to cooperate fully in the defense, OVINER shall not thereafter be 
responsible to defend, indemnify and hold harmless CITY and its officers, employees, servants 
and agents. Nothing contained in this Section prohibits CITY from participating in the defense 
of any such claim, action or proceeding, provided CITY bears its own attorneys' fees and costs 
and defends in good faith and provided OWNER shall not be required to pay or perform any 
settlement of any such claim, action or proceeding unless OWNER approves the settlement. As 
a condition of any Development Approval, CITY may require indemnification by OWNER, 
provided that any such indemnification condition shall be in the form, and subject to the 
limitations, of this Section. 

12.22 Geologic Failure. OWNER agrees to hold CITY and its officers, employees, 
servants, and agents harmless for any property damage or claim for property damage resulting 
from a geologic failure, including but not limited to slope destabilization or soil subsidence, that 
may occur on the Property unless such failure is a result of negligence by the City in conducting 
maintenance or operation of the Public Facilities and Public Park and Open Space Facilities 
owned or maintained by CITY. OWNER also agrees to include in each purchase agreement and 
deed that the.buyer of a residential lot agrees to hold CITY and its officers, employees, servants, 
and agents harmless for any property damage or claim for property damage resulting from a 
geologic failure, including but not limited to slope destabilization or soil subsidence, that may 
occur on the purchased lot unless such failure is a result of negligence by the City in conducting 
maintenance or operation of the Public Facilities and Public Park and Open Space Facilities 
O"wned or maintained by CITY. Prior to the issuance of a grading permit for the Project, 
OWNER shall deliver to CITY a certificate of errors and liability insurance maintained by 
O'\VNER' s grading contractor with a combined single limit for property damage of at least Two 
Million Dollars ($2,000,000) or whatever higher limit OWNER may obtain, with CITY named 
as an additional insured. 

12.23 Interim Landscaping. Unless there is a development application pending, 
OWNER agrees to submit to plan check and following approval to implement the interim 
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landscaping plan for ground cover and slope planting incorporated herein as Exhibit '''G" within 
ninety (90) days after completion of the rough grading of the site designated for Planning Area 9 
in the Development Plan. OVlNER shall maintain the interim landscaping in a reasonable 
condition until such time that OWNER begins construction of Planning Area 9. 

12.24 Reimbursement of Specific Plan Costs. Concurrent with the issuance of the 
grading permit for the Project, OWNER shall post a letter of credit (in a form reasonably 
acceptable to CITY) in favor of CITY, in the amount of Six Hundred Eighty Thousand Dollars 

---------,,($,.,.6.,.,8.,.,.0'<"""',0.....,,.0U). Pnor to drawmg down on the letter of credit, Cfl'Y shall give OWNER thirty (3-uJ __ _ 
days written notice of the intent to draw down on the letter of credit in a specified amount. 

. Owner shall have the option of paying CITY the amount specified in the \Vritten notice during 
the thirty (30) day period, in which case CITY shall not draw down on the letter of credit. 
Rather, the letter of credit shall be reduced by the amount paid by OWNER to CITY. CITY may 
issue a notice of intent to draw down on the letter of credit on1y for the following improvements 
in the following priority: 

(a) Structural best management practices improvements identified in the Project EIR
for the regional improvements to remediate, enhance and maintain water quality
conditions at Baby Beach in Dana Point Harbor and for the waters within the
Dana Point and Niguel Marine Life Refuges adjacent to Strand Beach. The
regional costs shall not exceed fifty-eight percent (58%) of the total costs.

(b) Landscaping and related improvements to the Street of the Green Lantern right­
of-way in the vicinity of the project that could include, at the City's discretion,
landscaped bulbs at street corners and street trees where appropriate, enhanced

• pavement strips, speed humps and other traffic calming improvements that may
be identified by the City.

(c) Landscaping and related improvements to the Selva Road right-of-way in the
vicinity of the Project

(d) County of Orange/Strand Vista Park improvements. Landscaping, circulation,
parking, monumentation, signage, and related improvements for those portions of
Strand Vista Park on County owned lands.

The letter of credit shall remain posted for a period of three (3) years, after which time 
CITY shall relinquish any and all claims to any unused portion of the letter of credit and the 
letter of credit shall be returned to OWNER. If the OWNER spends any monies, based on City 
approved plans, towards the construction or implementation of these facilities, the letter of credit 
shall be reduced accordingly. 

12.25 Strand Vista Park. OWNER agrees that the Home Owners' Association ('<HOA") 
for the Property shall mafatain the landscaped slope portion of the Strand Vista Park consistent 
with the Development Plan and to protect the public views from the Strand Vista Park overlooks. 
CITY shall grant an easement to the HOA to allow the HOA access to maintain the landscaped 
slope. In the event that the HOA fails to maintain the landscaped slope consistent with the 
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Development Plan, CITY may perform the maintenance and shall be reimbursed by the HOA for 
the cost of such maintenance. The HOA shall enter into an agreement with CITY to hold CITY 
and its officers, employees, servants, and agents harmless for any property damage or claim for 
property damage resulting from the HOA's maintenance of the landscaped slope unless such 
damage is a result of negligence by the City in conducting maintenance or operation of its 
facilities. 

12.26 Fractional Ownership. Fractional Ownership is an allowable use in Planning 
Areas 4 and 9 pursuant to Section 3.0 of the Headlands Development and Conservation Plan. 
Prior to the sale of the first Fractional Ownership interest, O'WNER shall execute an agreement 
with CITY which runs with the land to provide on-going compensation from the Fractional 
Ownership uses equivalent to the Transient Occupancy Tax effective for hotel uses. In Planning 
Area 4, this requirement shall only apply to Fractional Ownership uses associated with lodging. 
For purposes of this Agreement, "Fractional Ownership" is defined as a recorded property 
interest coupled with a right of occupancy in a segment of real property for a stated period of 
time. 

12.27 Recording. The City Clerk shall cause a copy of this Agreement to be recorded 
with the office of the County Recorder of the County of Orange, California, within ten (10) days 
following the effective date of this Agreement. 
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IN VIITNESS VvHEREOF, the parties hereto have executed this Agreement on the day 
and year set forth below . 

CITY: 

CITY OF DA.NA POINT, 

ATIEST

a By: 7"•� 
City Clerk.� 
City of Dana Pomt 

APPROVED AS TO FORM:: 

City Attorney 
OWNER: 

• 
\ 

J HEADLANDS RESERVE LLC, a Delaware • • .._,., 
limited liability com

� 
-------------------------- ------ -- -- - - -- - -- --- ---�-------- - -- -Dated:____________ By: �-� 

Name: Sanford Edward 
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Its: Managing member 



EXHIBIT "A" 

1. 
LEGAL DESCRIPTION OF THE PROPERTY 

PARCEL 1: 

LOTS 1 TO 30 INCLUSIVE, 34 TO 58- INCLUSIVE, LOTS 62 TO 66 INCLUSIVE, AND A.LL OF 
LOT X LYING WESTERLY OF THE EASTERLY LINES OF LOTS 31 TO 34 INCLUSIVE AND LOTS 59 
TO 66 INCLUSIVE AND SAID EASTERLY LINES EXTENDED, SAID LOT X HAVING BEEN VACATED 
BY ORDER OF THE BOARD OF SUPERVISORS OF ORANGE co�mF CALIFOm-,-------­
COPIES OF WHICH WERE RECORDED APRIL 18, 1928 IN BOOK 154, PAGE 106 OF OFFICIAL 
RECORDS; MARCH 20, 1929 IN BOOK 256 PAGE 55 OF OFFICIAL RECORDS; AND MAY 1, 1957 
IN BOOK 3905, PAGE 6 OF OFFICIAL RECORDS, AND THAT PORTION OF SAN JUAN AVENUE 
LYING SOOTH OF THE NORTH LINE OF LOT 4. IN SECTION 22, TOWNSHIP 8 SOUTH, RANGE B 
WEST OF THE SAN BERNARDINO BASE AND MERIDIAN, ACCORDING TO AN OFFICIAL PLA.T OF 
SAID LAND FILED IN THE DISTRICT LAND OFFICE ON APRIL 12, 1875, AS VACATED BY 
ORDER OF THE SAID BOARD 01: SUPE��.VISORS ON MAY l, l.957, A COPY OF WHICH WAS 
RECORDED MAY 10, 1957 IN BOOK 3905, PAGE 6 OF OFFICIAL.RECORDS, ALL IN TRACT NO. 
697 AS SHOWN ON A MAP RECORDED IN BOOK·2l, PAGE 8 OF MISCELLANEOUS MAPS, RECORDS 
OF ORANGE COUNTY, CALIFORNIA.. 'I 

EXCEPTING THE PORTION OF LOT X LYING BETWEEN LOT 31 AND LOT 59 

NOTE: PARCEL l CONSISTS OF THE FOLLOWING ASSESSOR'S PARCEL NUMBERS: 

672-241-01 THRO�GH 672-241-30, 672-241-34 THROUGH 672-241-58,
672-241-59 THROUGH 672-241-61, 672-233-17 AND 672-233-0l THROUGH 672-233-12

PARCEL 2: 

PARCEL 2 OF THAT CERTAIN LOT LINE ADJUSTMENT LL 89-005 RECORDED OCTOBER 2, 1989 
AS INSTRUMENT NO. 89-529B44, OFFICIAL RECORDS OF SAID ORANGE COUNTY, CALIFORNIA. 

NPTE: PARCEL 2 CONSISTS OF ASSESSOR'S PARCEL NUMBER 672-241-64 

PARCEL 3; 

PARCEL A: 

LOTS 7 TO 39 INCLUSIVE, 49 TO 101. INCLUSIVE 105 TO 130 INCLUSIVE, AND 133 TO 227 
INCLUSIVE, TOGETHER WITH LINDA AVENUE, FERN AVENUE, ACACIA AVENUE, THE 
NORTHEASTERLY HALF OF ALESSANDRO AVENUE, THAT PORTION OF THE SOUTHWESTERLY HALF 
OF ALESSANDRO AVENUE LYING NORTHEASTERLY OF AND ADJOINING LOTS 122 TO 130 
INCLUSIVE; THAT PORTION OF THE NORTHEASTERLY HALF OF MARGUERITA AVENUE LYING 
SOUTHWESTERLY OF AND ADJOINING LOTS 105 TO 116 INCLUSIVE; THAT PORTION OF THE 
SOUTHWESTERLY HALF OF MARGUERITA AVENUE LYING NORTHEASTERLY OF AND ADJOINING LOTS 
90 TO 101 INCLUSIVE; THAT PORTION OF THE NORTHEASTERLY HALF OF LAS ROSAS AVENUE 
"LYING SOUTHWESTERLY OF AND ADJOINING LOTS 90 TO 101 INCLUSIVE, ALL OF THE 
SOUTHWESTERLY HALF OF LAS ROSAS AVENUE, ALL OF1LOMITA AVENUE, LAS FLORES AVENUE 
AND CLIFF AVENUE, AND THAT PORTION OF SUMMIT AVENUE LYING SOUTH OF TH EASTERLY 
PROLONGATION OF THE SOUTH LINE OF HELENA AVENUE AND THE RESERVATION FOR ALLEY 
ALONG THE LINE BETWEEN LOTS 26 AND 37, SAID AVENUE AND ALLEY HAVING BEEN VACATED 
BY ORDERS OF THE BOARD OF SUPERVISORS OF ORANGE COUNTY, CALIFORNIA, COPIES OF 
WHICH WERE RECORDED APRIL 18, 1928 IN BOOK 154, PAGE 106 OF OFFICIAL RECORDS, AND 
SEPTEMBER 15, 1926 IN BOOK 29, PAGE 193 OF DEEDS, AND THOSE PORTIONS OF SAN JUAN 
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AVENUE, StTM!'1IT AVENUE, AND HELENA AVENUE ADJOINING LOTS 189 TO 227 INCLUSIVE, 
BOUNDED ON THE WEST BY THE PROLONGATIONS OF THE EASTERLY LINE OF SCENIC DRIVE, AS 
VACATED BY ORDER OF THE SAID BOARD OF SUPERVISORS, A COPY OF WRICH WAS RECORDED
MAY 10,1957 IN BOOK 3905, PAGE 6 OF OFFICIAL RECORDS, .ALL IN TRACT NO. 771 AS 
SHOWN ON A MAP RECORDED IN Borrrr 22 PAGE 40 OF MTSCEl-T r.NEOUS MAPS �,:;-rni;,n-:: n.::-
ORANGE COUNTY, CALIFORNIA. 

EXCEPTING ANY PORTION THEREOF NOT INCLUDED WITHIN LOTS 2 AND 3 OF SECTION 21, 
TOWNSHIP 8 SOUTH, RANGE 8 WEST, OF THE SAN BERNARDINO EASE AND MERIDIAN, 
ACCORDING TO AN OFFICIAL PLAT OF SAID LAND FILED IN THE DISTRICT LAND OFFICE ON 
APRIL 12, J.87S. 

ALSO EXCEPTING ANY PORTION OF SAID LOTS 7 TO 34 INCLUSIVE LYING BELOW THE LINE OF 
ORDINARY HIGH TIDE OF THE PACIFIC OCEAN. 

PARCEL B: 

LOTS 40, 41, 102, 104 AND 131, TOGETHER WITH THAT PORTION OF THE SOUTHWESTERLY 
. . 

HALF OF ALESSANDRO AVENUE LYING NORTHEASTERLY OF AND ADJOINING LOT 131, ALL OF 
MARGUERITA AVENUE LYING BETWEEN AND ADJOINING LOTS 104 AND 102, Tl!AT PORTION OF 
THE NORTHEASTERLY HALF OF LAS ROSAS AVENUE LYING SOUTHWESTERLY OF AND ADJOINING 
SAID LOT 102, SAID A"VENUE HAVING BEEN VACATED BY ORDER OF THE BOARD OF 
SUPERVISORS OF ORANGE COUNTY, CALIFORNIA, A COPY OF WHICH WAS RECORDED APRIL 1B, 

,1926 IN BOOK 154,· PAGE 106 OF OFFICIAL RECORDS, AND SEPTEMBER 15, 1926 IN BOOK 
29, PAGE 193 OF DEEDS, ALL IN TRACT NO. 790 AS SHOWN ON A MAP RECORDED IN BOOK 
24, PAGE 21 OF MISCELLANEOUS MA.PS, RECORDS OF OR.ANGE COUNTY, CALFIDRNIA. 

PARCEL C; 

BEGINNING AT THE NORTHEASTERLY CORNER OF LOT THIRTY-FIVE {35) OF TRACT NO. 771, 

AS SHOWN ON A MAP RECORDED IN BOOK 22, PAGE 4 0 OF, MISCELLANEOUS MAPS, RECORDS OF 

ORANGE COUNTY, CALIFORNIA; AND RUNNING THENCE NOR.TH 42 ° 25' WEST 270.00 FT. MORE 

OR LESS, TO AN INTERSECTION WITH THE ORDINARY HIGH TIDE LINE OF THE PACIFIC 

OCEAN; THENCE SOUTHWESTERLY ALONG SAID ORDINARY HIGH TIDE LINE 32 FEET, MORE OR 

LESS, TO THE MOST NORTHERLY CORNER OF LOT 34 OF SAID TRACT NO. 771; THENCE SOUTH 

42° 25' EAST, ALONG THE NORTHEASTERLY LINE OF SAID LOT 34 TO THE MOST 

NORTHWESTERLY CORNER OF LOT 35 OF SAID TRACT NO. 771; THENCE SOUTH 89" 41' EAST 

42.50 FEET TO THE POINT OF BEGINNING. 

N07E: PARCEL 3 CONSISTS OF THE FOLLOWING ASSESSOR'S PARCEL NUMBERS: 

·672-261-Dl, 672-262-05, 672-271-01, 672�271-02, 672-291-01 TEROUGH 672-291-03,

672-291-11 THROUGH 672-291-15 AND 672-291-18 THROUGH 672-291-38

PARCEL 4: 

LOT 5 OF SECTION 22, TOWNSHIP 8 SOUTH, RANGE 8 WEST, SAN BERNARDINO BASE AND 

MERIDIAN. 

EXCEPTING THEREFROM THE FOLLOWING: 
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BEGINNING AT THE SOUTHWEST CORNER OF LOT 7 IN BLOCK C OF TRACT NO. 573 AS SHOWN
ON A MAP RECORDED IN BOOK 20, PAGE 29 OF MISCELLANEOUS MAPS,. RECORDS OF ORANGE
COUNTY, CALIFORNIA, AND RUNNING THENCE SOUTH 73 ° 29' EAST 192-00 FEET TO A POINT 
NEAR THE TOP OF THE BLUFF; THENCE NORTHEASTERLY ALONG SAID BLUFF, 5B.42 FEET TO 
THE SOUTHEAST CORNER OF SAID LOT 7; AND THENCE NORTH 89 ° 56' WEST 175.38 FEET TO 

--------l---.!f:E!E---fPlfOtalI�NTfF-IDF�N-1tG:r-,.,--------------------------------

ALSO
. 

EXCEPTING THAT PORTION LYING WITHIN LOT 5 OF SAID SECTION 22, DESCRIBED AS 
FOLLOWS: 

BEGINNING AT THE MOST WESTERLY CORNER OF LOT 7 IN BLOCK C OF TRACT NO. 573 AS 
SHOWN ON A MAP RECORDED IN BOOK 20, PAGE 29 OF MISCELLANEOUS MAPS, RECORDS OF 
ORANGE COUNTY, CALIFORNIA; THENCE SOUTH 88 ° 56' EAST ALONG THE SOUTHERLY LINE OF 
SAID LOT 7 AND ITS PROLONGATION, 272.07 FEET TO THE TRUE POINT OF BEGINNING; 
THENCE, FROM SAID TRUE POINT OF BEGINNING, NORTH 2 ° 13' 30" EAST 21. 87 FEET TO A 
TANGENT CURVE CONCAVE TO THE SOUTHEAST AND HAVING A RADIUS OF 66.00 FEET; THENCE 
NORTHERLY ALONG SAID CURVE A DISTANCE OF 34_ 78 FEET; THENCE SOUTH 46_0 40' EAST 
143.21 FEET; THENCE SOUTH 87 ° 13' WEST l.11.74 FEET TO A POINT IN A CURVE CONCAVE 
TO THE NORTHEAST AND HAVING A RADIUS OF 46. 00 FEET, THE RADIAL TO SAID CURVE AT 
SAID POINT BEARS NORTH 63 ° 49' l.5" EAST; THENCE NORTHERLY ALONG SAID CURVE, 22.79 
FEET TD A TANGENT WHICH BEARS NORTH 2" 13' 3Q n EAST; THENCE NORTH 2 ° l.3' 30" EAST 
ALONG SAID TANGENT, 2·6 _ 98 FEET TO TEE TRUE POINT OF BEGINNING. 

ALSO EXCEPTING THAT PORTION OF LOT 5 LYING SOUTHERLY OF THE NORTHERLY LINE OF 
SAID LOT 5; WESTERLY AND NORTHERLY OF THE LINE OF MEAN HIGH TIDE OF THE PACIFIC 
OCEAN; AND EASTERLY AND SOUTHEASTERLY OF THE FOLLOWING DESCRIBED LINE; 

BEGINNING AT A POINT DISTANT SOUTH 89" 56' 00" EAST 670.19 FEET FROM THE SOUTHWEST 
CORNER OF LOT 7 IN BLOCK C OF TRACT NO. 573 AS SHOWN ON A MAP RECORDED IN BOOK 
20, PAGE 29 OF MISCELLANEOUS MAPS IN THE OFFICE OF THE COUNTY RECORDER OF SAID 
COUNTY, AS MEASURED ALONG THE SOUTHERLY LINE OF SAID LOT 7 AND ITS EASTERLY 
PROLONGATION, SAID SOUTHERLY LINE OF LOT 7 AND ITS EASTERLY.PROLONGATION ALSO 
BEING THE NORTHERLY LINE OF SAID LOT S; THENCE SOUTH 9 ° 23' 25" WEST 9. BS FEET; 
THENCE SOUTH l.2 ° 53' 23" EAST 26.5.9 FEET; THENCE SOUTH 27 ° 29' 13" EAST 41.40 . 
FEET; THENCE SOUTH o 0 45' 55" WEST 31.42 FEET; THENCE soura lJ. 0 59' 20" EST 42.39 
FEET; THENCE SOOTH 37 ° 30' 49" EAST li3. 74 FEET; THENCE SOOTH J.0 ° 19' 3J." EAST 
16.74 FEET; THENCE SOUTH 08 ° 52' 58 WEST 26.60 FEET; THENCE SOUTH 02 ° l.3' 09" WEST 
66.95 FEET; THENCE SOUTH 26 ° 13' 59" WEST 22.76 FEET; THENCE SOUTR..03 ° 09' 30" 
WEST 91. 5 7 FEET; THENCE SOUTH 13 ° 3 5' 4 6 WEST 6 3 .1 B FEET; THENCE SOUTH 35 ° 0 0' 16" 
WEST 8.94 FEET; THENCE SOUTH 49" 08' 28" WEST TO THE LINE OF MEAN HIGH TIDE OF THE
PACIFIC OCEAN. 

NOTE: PARCEL 4 CONSISTS OF ASSESSOR'S PARCEL NUMBERS 672-234-09, 672-251-01 AND 
672-252-02

PARCEL 5; 

LOT 2 OF SECTION 21, TOWNSHIP 8 SOUTH, RANGE 8 WEST, SAN BERNARDINO BASE AND 
MERIDIAN. 

EXCEPTING THEREFROM, THAT PORTION OF LOT 2 INCLUDED WITHIN TRACT NO. 771 AS SHOWN 
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ON A MAP RECORDED IN BOOK 22, PAGE 40 OF MISCELLANEOUS MAPS, RECORDS OF ORANGE 
COUNTY. 

ALSO EXCEPTING THAT PORTION OF LOT 2 DESCRIBED AS FOLLOWS: 

BEGINNING AT THE" MOST WESTERLY CORNER OF LOT 42 OF TRACT NO. 771, AS SHOWN ON A 
-------�MA�P�RE�c=o=RD�ED IN BOOK 22, PAGE 40 OFM!SCELLANEOU'�S, RECORDS OF SAlD� 

) 

COUNTY, AND RUNNING THENCE NORTH 69 ° 07' 30" WEST TO AN INTERSECTION WITH THE 
ORDINARY HIGH TIDE LINE OF THE PACIFIC OCEAN; THENCE NORTHERLY ALONG SAID 
ORDINARY HIGH TIDE LINE, TO A POINT WHICH BEARS NORTH 71 ° 54' 30" WEST FROM THE 
MOST NORTHERLY CORNER OF LOT 46 OF SAID TRACT NO. 771; THENCE SOUTH 71" 54' 3.0" 
EAST TO THE SAID MOST NORTHERLY CORNER OF SAID LOT 46; THENCE SOUTH 51" 16' 3.0" 
WEST 184.70 FEET; AND THENCE SOUTH 20 ° 52' 30" WEST 53.47 FEET TO THE POINT OF 
BEGINNING. 

ALSO EXCEPTING THAT PORTION OF LOT 2 DESCRIBED AS FOLLOWS: 

BEGINNING AT THE NORTHEASTERLY CORNER OF LOT 35 OF TRACT NO. 771, AS SHOWN ON A 
� RECORDED IN BOOK 22 PAGE 40 OF MISCELLANEOUS MAPS, RECORDS OF ORANGE COUNTY, 
CALIFORNIA; AND RUNNING THENCE NORTH 42 ° 25' WEST 270 FEET, MORE OR LESS, TO AN 
INTERSECTION WITH THE ORDINARY HIGH TIDE LINE OF THE PACIFIC OCEAN; THENCE 
SOUTHWESTERLY ALONG SAID ORDINARY HIGH TIDE LINE, 32 FFET, MORE OR LESS, TO THE 
MOST NORTHERLY CORNER OF LOT 34 OF SAID TRACT NO. 771; THENCE SOUTH 42 ° 2S' EAST, 
ALONG THE NORTHEASTERLY LINE OF SAID LOT 34 TO THE MOST NORTHWESTERLY CORNER OF 
LOT 35 OF SAID TRACT 771; THENCE SOUTH 89 ° 41' EAST 42.50 FEET TO THE POINT OF 
BEGINNING. 

NOTE: PARCEL 5 CONSISTS OF ASSESSOR'S PARCEL NUMBERS 672-281-01 AND 672-281-17 

PARCEL 6: 

PARCEL A: 

LOT 1 OF SECTION 21, TOWNSHIP S, SOUTH, RANGE 6 WEST, OF THE SAN BERNARDINO BASE 
AND MERIDIAN. 

PARCEL B: 

THAT PORTION OF THE NORTHEAST QUARTER OF THE NORTHEAST QUARTER OF SECTION 21, IN 
TOWNSHIP B SOUTH, RANGE B WEST, OF THE SAN BERNARDINO MERIDIAN, AS PER THE 
OFFICIAL PLAT OF SAID LAND FILED IN THE DISTRICT LAND OFFICE, APRIL 12, 1875, 
DESCRIBED AS FOLLOWS: 

BEGINNING AT THE NORTHWEST CORNER OF THE NORTHEAST QUARTER OF THE NORTHEAST 
QUARTER OF SAID SECTION 21; THENCE SOUTH 0 ° 10' WEST i320.00 FEET; THENCE EAST TO 
THE NORTHERLY PROLONGATION OF THE EAST LINE OF SCENIC DRIVE (NOW IrnOWN AS DANA 
STRAND ROAD) AS SHOWN ON A MAP OF TRACT NO. 771 RECORDED IN BOOK 22, PAGE 40 OF 
MISCELLANEOUS MAPS IN THE OFFICE OF THE COUNTY RECORDER OF SAID COUNTY; THENCE 
NOR'I)IERLY ALONG SAID PROLONGATION TO THE NORTHEASTERLY LINE OF THE 50-FOOT STRIP 
OF LAND DECLARED A ROAD TO BE KNOWN AS SAN JUAN AVENUE BY THE BOARD OF 
SUPERVISORS OF SAID COUNTY AND DESCRIBED IN THE MINUTES OF THE SAID BOARD OF 
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SUPERVISORS, FILED IN BOOK 30, PAGE 19, IN THE OFFICE OF THE COUNTY CLERK OF SAID 
COUNTY; THENCE NORTHWESTERLY ALONG SAID NORTHEASTERLY LINE TO THE NORTHERLY LINE 
OF SAID SECTION 21; THENCE WESTERLY TO THE POINT OF BEGINNING. 

EXCEI'Tffl�G---T(:) .4-....., �4,.;....,. ___ :, ------ �E, ALL e-=r-.:,,-,--1--
GAS, AND OTHER HYDROCARBON SUBSTANCES BELOW A DEPTH OF ONE HUNDRED AND FIFTY FEET 
(150') MEASURED VERTICALLY BELOW THE SURFACE OF THE LAND HEREINABOVE DESCRIBED, 

TOGETHER WITH THE SOLE AND EXCLUSIVE RIGHT TO DRILL SLANTED WELLS FROM ADJACENT 
LAND INTO AND THROUGH THE SUBSURFACE OF THE LAND HEREINABOVE DESCRIBED FOR THE 
PURPOSE OF PRODUCING SAID MINERALS THEREFROM OR FROM OTHER PROPERTIES; PROVIDED, 
HOWEVER, THAT THE SURFACE OF THE LAND HEREINABOVE DESCRIBED SHALL NEVER BE USED 
FOR THE EXPLORATION, DEVELOPMENT, EXTRACTION OR REMOVAL OF SUCH MINERALS OR 
SUBSTANCES FROM SAID LAND OR FROM OTHER PROPERTIES, AS RESERVED IN TRE DEED FROM 
GEORGE M. CAPRON AND WIFE, P.ECORDED DECEMBER 28, 1961. IN BOOK 5958, PAGE 89 OF 
OFFICilU, RECORDS . • 

NOTE: PARCEL 6 CONSISTS OF ASSESSOR'S PARCEL NUMBER 672-091-03 

DE5CR50 - 12/D4/9lAA 
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EXHIBIT "C" 

EXISITIN"G DEVELOP:MENT APPROVALS 

None. 

,�--�,) ___ .. 



1. 

2. 

3. 

4. 

5. 

6. 

7. 

EXHIBIT ''D" 

EXISTmG LAND USE REGULATIONS 

City of Dana Point, Headlands Development and Conservation Plan, July 24, 
2002. 

City of Dana Point General Plan, 1991 Resolution 91-07-09-8, as amended. 

City of Dana Point, General Plan Amendment, Resolution 02-01-22-06. 

City of Dana Point, Zoning Code (where applicable), 1993 Ordinance 93-16, as 
amended. 

City of Dana Point, Local Coastal Program Amendment, Resolution 02-01-22-06. 

City of Dana Point, Zone Text Amendment and Zone Change, Ordinance 02-01. 

City of Dana Point, Planned Development District, Resolution 02-01-22-07. 
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EXHIBIT "F" 

PUBLIC PARK AND OPEN SP ACE FACILITIES 

The following outline summarizes the Public Park and Open Space Facilities, and details 
the timing and delivery of the facilities. The facilities correspond to and are more fully 
described in the Headlands Development and Conservation Plan ("HDCP"). The 
recipient public agency or non-profit entity for each park and open space area is 
designated in the HDCP, Section 4.4, Park and Open Space Plan. 

A Public Parks 

The public parks and open space shall be offered for dedication and/or conveyed 
by the landowner/developer to the appropriate public agency or non-profit entity 
concurrent with the recordation of the Final Map(s). 

1. Headlands Conservation Park: 24.2 acres, convey to non-profit trust
2. Harbor Point Park: 10.4 acres, convey to City
3. Hilltop Park: 12.3 acres, convey to City
4. Strand Vista Park: 9.9 acres, convey to City
5. Strand Beach Park: 5.2 acres, convey to County

B. Public Park and Open Space Amenities

All approved public park and open space improvements and amenities shall be
constructed by the landowner/developer. All approved public park and open
space improvements and amenities shall be bonded for final completion (@120%
of estimated construction costs) prior to recordation of the Final Maps, and
construction shall, at a minimum, reach substantial completion prior to the first
residential certificate of occupancy or final inspection for the residential property.

"Substantial completion" shall be the point in time when a facility is essentially
fully constructed, it is fully closed-in and can be secured, all finishing is complete,
both interior and exterior, and mechanical, electrical, and plumbing has been
installed. ''Final Completion" shall be the point where the City issues a
Certificate of Occupancy ("C of O") for the given public facility and the owner
has met all of the obligations as shown in the construction documents or contracts
related to that public :facility. After Substantial Completion has been reached, the
City and Owner shall prepare a list of incomplete or unsatisfactory items, and a
schedule prepared showing when such items shall be corrected. The appropriate
public agency or non-profit entity shall be responsible for the long-term
maintencqice of the public parks and open space including the proposed
improvements and amenities.

1. Public trails: 3+ miles of integrated pedestrian and bicycle trails
2. Scenic view overlooks: 20 public overlook areas with seating facilities



EXIDBIT "F" 

PUBLIC PARK AND OPEN SPACE FACILITIES 
( Continued) 

3. Coastal Pedestrian Beach Access: 3 direct access paths to Strand Beach
a. South Strand Beach Access (new)
b. Central Strand Beach Access (new)
c. North Strand Beach Access (improved)

4. Coastal Emergency Beach Access: Fire, emergency, and maintenance vehicle
access to Strand Beach (new)

5. Coastal Pedestrian Access: numerous portions of the public trails (i.e., the
Headlands Conservation Park) incorporate direct coastal access paths near the
bluff top edge and other areas

6. Public informational signage, monuments, and maps

C. Public Visitor Recreation Facilities

Five public visitor recreation facilities shall be developed and constructed by the
landowner/developer. The proposed facilities shall support recreational and/or
educational activities, and encourage coastal access.

1. Maritime Historical Lighthouse: 2,000 sq.ft.
2. Nature Interpretive Center: 2,000 sq.ft.
3. Cultural Arts Center: 2,000 sq.ft.
4. Conservation Center: 2,000 sq.ft.
5. Strand Beach Restroom: 500 sq.ft.

Providing the City approves the public visitor facilities in question, square footage 
from one facility may be transferred to another facility, if both the City Council 
and Owner mutually agree. If a public visitor facility is eliminated by the City 
Council during the public hearing process, the corresponding square footage shall 
be subtracted from the total and not transferable to another facility, unless 
otherwise mutually agreed to by both parties. 

The public visitor recreation facilities shall be designed and constructed as part of 
the park and open space improvements, and shall meet the City's building code 
requirements for a public facility as defined therein. The public visitor recreation 
facility building permits shall be approved, bonded for final completion(@ 120% 
of estimated construction costs), and construction shall, at a minimum, reach 
substantial completion prior to the issuance of the first project residential 
certificate of occupancy or final inspection for the first residential property. 
"Substantial completion" shall be the point in time when a facility is essentially 
fully constructed, it is fully closed-in and can be secured, all finishing is complete, 
both interior and exterior, and mechanical, electrical, and plumbing has been 



EXHIBIT ''F" 

PUBLIC PARK AND OPEN SP ACE FACILITIES 
( Continued) 

installed. "Final Completion" shall be the point where the City issues a C of 0 
for the given public facility and the owner has met all of the obligations as shown 

----------->"n7lreconstruciion documents or contracts reil:!techothat public faciIIty:-tctre-r _____ _ 
Substantial Completion has been reached, the City and Owner shall prepare a list 
of incomplete or unsatisfactory items, and a schedule prepared showing when 
such items shall be corrected. 

The construction budget for each facility ( as referenced above) shall include 
interior furnishing and exhibit improvements, and shall budget the following 
costs: 

1. $330,000
2. $280,000
3. $310,000
4. $ 90,000
5. • $ 30,000

Total: $1,040,000 

If a public facility is eliminated by the City Council during the public hearing 
process, the corresponding budget shall be subtracted from the total and not 
transferable to another facility, unless otherwise mutually agreed to by both 
parties. The public visitor recreation facilities shall be offered for donation to the 
appropriate public agency or non-profit entity. The appropriate public agency or 
non-profit entity shall be responsible for the long-t= maintenance of the public 
visitor recreation facilities. 



EXHIBIT "G" 

mTERTh1 LANDSCAPING DESCRIPTION 

For Planning Area 9, Seaside Inn, the following interim landscape improvements shall be 
-------�p=r=o-viaed on alt ground cover areas and slopes. 

The following seed mix shall be utilized in a hydro-seed application at the proportions 
indicated and irrigated utilizing above ground brown lines. 

Botanical Name 
Achillea milleforium 
Encelia californica 
Eriophyllum confertijlorum 
Lasthenia californica 
Lotus scoparius 
Lupinus 
Oenthera ssp. 
Vulpia microstachys 

Common Name 
Common Yarrow 
Bush Sun.flower, California Encelia 
Golden Yarrow 
Dwarf Gold.fields 
Deerweed 
Sky Lupine 
Primrose 
Small Fescue 

This poundage and species selection list is subject to soils sampling and 
recommendations from the landscape architect. 

lbs/ acre 
8 

12 
6 
8 
6 
8 

10 
12 
70 



EXHIBIT "H" 

DESCRIPTION OF PUBLIC FACILITIES 

The following outline provides a general description, including the timing and delivery, 
of the Public Facilities. The facilities correspond to and are more fully detailed in the 
Headlands Development and Conservation Plan ("HDCP"). The Public Facilities shall be 

--------ncomnsr,:t,tr,iurr.ctfte.,,.dHib·y-i:h:eia:riJowner/deveioperamHrondcd fut final compl:etion p1i01 to the 
recordation of the Final Maps. All Public Facilities shall, at a minimum, reach 
substantial completion prior to the first residential certificate of occupancy or final 
inspection for the first residential property. "Substantial completion" shall be the point in 
time when a facility is essentially fully constructed, it is fully closed-in and can be 
secured, all finishing is complete, both interior and exterior, and mechanical, electrical, 
and pl=bing has been installed. "Final Completion" shall be the point where the City 
issues a C of O for the given public facility and the owner has met all of the obligations 
as shown in the construction documents or contracts related to that public facility. After 
Substantial Completion has been reached, the City and Owner shall prepare a list of 
incomplete or unsatisfactory items, and a schedule prepared showing when such items 
shall be corrected. All Public Facilities shall be maintained by the appropriate public 
agency. 

A. 

B. 

Public Streets 

1. Selva Road: extend and improve onsite to connect to Dana Strand Road
a. Public parking shall be provided on the east side of the street

2. Street of the Green Lantern: extend and improve onsite to connect to Scenic
Drive realignment
a. Publi c head-in parking shall be provided on east side of the street

3. Scenic Drive: realign and improve onsite to connect to the Street of the Green
Lantern
a. Public head-in parking shall be provided on the south side of the street.

4. "A" Street: improve and connect to Pacific Coast Highway l
5. Pacific Coast Highway 1: improve, adjacent to the Project, as a major arterial

(120' R.O.W.)

Public Sewer/Water Improvements 

All water and sewer facilities (main lines, fire hydrants, p=p stations, etc.) shall 
be constructed by the applicant to meet the specifications of the South Co�t 
Water District and all applicable municipal codes and state statutes as well as the 
provisions of the HDCP. 



EXHIBIT "H" 

DESCRIPTION OF PUBLIC FACILITIES 
(Continued) 

C. Public Stonn Drain Improvements

All storn, drain faci]ities (main lines, catch basins, Best Management Practices
structures, energy dissipation structures, etc.) shall be constructed by the applicant
to conform to the City's Municipal Storm Water Pennit requirements as issued by
the Regional Water Quality Control Board as well as the provisions oftb.e HDCP.

D. Public Utility Improvements

All utility improvements (gas, electric, cable, etc.) shall be constructed by the
applicant and conform to all applicable municipal codes and state statutes as well
as the provisions of the HDCP.


