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APPLICATION NUMBER: 

APPLICANT: 

PROJECT LOCATION: 

PROJECT DESCRIPTION: 

LOCAL APPROVALS RECEIVED: 

5-02-181 

Shorecliffs Golf Course 

501 Avenida Vaquero, San Clemente, Orange County 

Installation of an approximately 35' high tied-back 
colorized and texturized shotcrete wall with vegetative 
screening to stabilize failed slope at an inland si~ 
within the Shorecliffs Golf Course . 

City of San Clemente Planning Commission 
Resolution No. PC 02-47 adopted May 14, 2002. 

SUBSTANTIVE FILE DOCUMENTS: City of San Clemente Certified Land Use Plan, ar 
Coastal Development Permit 5-92-204. 

LIST OF EXHIBITS: 

1. Location Map 
2. Assessor's Parcel Map 
3. Current Site Photos 
4. Project Plans 
5. Example of Wall Texture 

SUMMARY OF STAFF RECOMMENDATION: 

Staff is recommending APPROVAL of the proposed project with four (4) special conditions, 
which require 1) conformance with the geotechnical recommendations; 2) an assumption of 
risk; 3) submittal of a final planting plan demonstrating that only native and non-invasive plant 
species will be utilized to screen the wall; and 4) recordation of a deed restriction incorporating 
all standard and special conditions of this permit. The major issues associated with this 
development are hazards and protection of habitat and park areas. 
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Staff recommends that the Commission APPROVE the permit application with special 
conditions. 

MOTION: 

I move that the Commission approve COP No. 5-02-181 pursuant to the staff 
recommendation. 

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

RESOLUTION: 

I. APPROVAL WITH CONDITIONS 

The Commission hereby APPROVES a coastal development permit for the proposed 
development and adopts the findings set forth below on grounds that the development as 
conditioned will be in conformity with the policies of Chapter 3 of the Coastal Act and will not 
prejudice the ability of the local government having jurisdiction over the area to prepare a Local 
Coastal Program conforming to the provisions of Chapter 3. Approval of the permit complies 
with the California Enw· mental Quality Act because either 1) feasible mitigation measures 
and/or alternatives ha een incorporated to substantially lessen any significant adverse 
effects of the development on the environment, or 2) there are no further feasible mitigation 
measures or alternatives that would substantially lessen any significant adverse impacts of the 
development on the environment. 

II. STANDARD CONDITIONS: 

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

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

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

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

• 

• 

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

Ill. SPECIAL CONDITIONS: 

1. Conformance of Design and Construction Plans to Geotechnical Recommendations 

A. All final design and construction plans, including foundations, grading and 
drainage plans, shall be consistent with all recommendations contained in the 
Geotechnical Basis of Design Landslide Repair 207-211 Via Senda, Shorecliffs 
Country Club, San Clemente, CA prepared by TerraCosta Consulting Group 
dated October 25, 2001. 

B. PRIOR TO ISSUANCE OF THE COASTAL DEVELOPMENT PERMIT, the 
applicant shall submit, for the Executive Director's review and approval, 
evidence that an appropriately licensed professional has reviewed and approved 
(wet stamped) all final design and construction plans and certified that each of 
those final plans is consistent with all of the recommendations specified in the 
above-referenced geologic evaluation approved by the California Coastal 
Commission for the project site. 

c. The permittee shall undertake development in accordance with the approved 
final plans. Any proposed changes to the approved final plans shall be reported 
to the Executive Director. No changes to the approved final plans shall occur 
without a Commission amendment to this coastal development permit unless the 
Executive Director determines that no amendment is required. 

2. Assumption of Risk, Waiver of Liability and Indemnity 

By acceptance of this permit, the applicant acknowledges and agrees (i) that the site 
may be subject to hazards from landslides; (ii) to assume the risks to the applicant and 
the property that is the subject of this permit of injury and damage from such hazards in 

· connection with this permitted development; (iii) to unconditionally waive any claim of 
damage or liability against the Commission, its officers, agents, and employees for 
injury or damage from such hazards; and (iv) to indemnify and hold harmless the 
Commission, its officers, agents, and employees with respect to the Commission's 
approval of the project against any and all liability, claims, demands, damages, costs 
(including costs and fees incurred in defense of such claims), expenses, and amounts 
paid in settlement arising from any injury or damage due to such hazards. 

3. Submittal of Final Landscaping Plan 

A. PRIOR TO ISSUANCE OF THE COASTAL DEVELOPMENT PERMIT, the 
applicant shall submit, for the review and approval of the Executive Director, a 
final plan for landscaping to screen the development from the golf course 
fairway. The plan shall be prepared by a licensed landscape architect. 

1. The plan shall demonstrate that: 
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(a} all vegetation plantP.d on the site will consist of native and/or non-invasive, 
drought-tolerant plants, 

(b) all planting will be completed by within 60 days after completion of 
construction, 

(c) all required plantings will be maintained in good growing conditions through
out the life of the project, and whenever necessary, shall be replaced with 
new plant materials to ensure continued compliance with the landscape plan, 
and 

2. The plan shall include, at a minimum, the following components: 

(a) a map showing the type, size, and location of all plant materials that will be 
on the developed site, the irrigation system, topography of the developed 
site, and all other landscape features, and 

(b) a schedule for installation of plants. 

The permittee shall undertake development in accordance with the approved final plan. 
Any proposed changes to the approved final plan shall be reported to the Executive 
Director. No changes to the approved final plan shall occur without a Commission 
amendment to this coastal development permit unless the Executive Director 
determines that no amendment is legally required. 

C. Five years from the date of issuance of Coastal Development Permit No. 5-02-181, the 
applicant shall submit for the review and approval of the Executive Director, a 
landscape monitoring report, prepared by a licensed landscape architect or qualified 
resource specialist that certifies the on-site landscaping is in conformance with the 
landscape plan approved pursuant to this special condition. The monitoring report shall 
include photographic documentation of plant species and plant coverage. 

If the landscape monitoring report indicates the landscaping is not in conformance with 
or has failed to meet the performance standards specified in the landscaping plan 
approved pursuant to this permit, the applicant, or succec;sors in interest, shall submit a 
revised or supplemental landscape plan for the review and approval of the Executive 
Director. The revised landscaping plan must be prepared by a licensed landscape 
architect or a qualified resource specialist and shall specify measures to remediate 
those portions of the original plan that have failed or are not in conformance with the 
original approved plan. 

4. Deed Restriction 

.. 

• 

• 

PRIOR TO ISSUANCE OF THE COASTAL DEVELOPMENT PERMIT, the applicant 
shall submit to the Executive Director for review and approval documentation 
demonstrating that the landowner has executed and recorded a deed restriction, in a 
form and content acceptable to the Executive Director: (1) indicating that, pursuant to • 
this permit, the California Coastal Commission has authorized development on the 
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subject property, subject to terms and conditions that restrict the use and enjoyment of 
tt at property (hereina1 :er referred to as the "Standard and Special Conditions.,); and (2) 
imposing all Standard and Special Conditions of this permit as covenants, conditions 
and restrictions on the use and enjoyment of the Property. The deed restriction shall 
include a legal description of the applicant's entire parcel or parcels. The deed 
restriction shall also indicate that, in the event of an extinguishment or termination of 
the deed restriction for any reason, the terms and conditions of this permit shall 
continue to restrict the use and enjoyment of the subject property so long as either this 
permit or the development it authorizes, or any part, modification, or amendment 
thereof, remains in existence on or with respect to the subject property. 

FINDINGS AND DECLARATIONS: 

The Commission hereby finds and declares: 

A. PROJECT LOCATION AND DESCRIPTION 

The subject site is located along the sixth hole fairway of the Shorecliffs Golf Course at 501 
Avenida Vaquero in the northern portion of the City of San Clemente, Orange County (Exhibits 
1 & 2). The Shorecliffs Country Club includes an 18-hole public golf course facility that 
extends from the inland to the seaward side of the 5 Freeway within an area that was 
historically a coastal canyon. The area has been altered through grading which has affected 
the natural landform to the degree that the site is no longer designated a coastal canyon in the 
City's certified LUP. The proposed project site is located over% rnile inland of the coast and is 
not visible from any public park, beach or roadway. The nearest coastal access is available via 
a pedestrian walkway at the Poche Beach underpass. 

The applicant is proposing to construct an approximately 35-foot high by 165-foot long 
shotcrete retaining wall with three rows of tiebacks to repair a slope that failed in January 1997. 
Exhibit 3 illustrates the current condition of the slope. Project plans for the slope repair are 
provided in Exhibit 4. The purpose of the proposed retaining wall is to restore the slope to the 
approximate configuration that existed prior to the landslide and to protect the pre-coastal 
single-family residences located at the top of the slope. The concrete cart path will also be 
reconstructed as part of the proposed project. The slope between the retaining wall and the 
cart p?.th will also be reconstructed. As shown in the project plans, a 4:1 slope transition zone 
will be created adjacent to the new cart path to match a 2:1 slope located directly beneath the 
shotcrete wall. The proposed shotcrete wall will include undulations and be color-treated to 
blend in with the natural slope, thereby minimizing adverse visual impacts. An example of the 
proposed wall appearance is provided in Exhibit 5. No landscaping is proposed on the wall 
itself due to its steepness. However, landscaping is proposed at the base of the slope to help 
screen the wall and provide a transition between the wall and the natural terrain at the base of 
the slope. The proposed landscaping will include trees with potential to grow to a sufficient 
height to screen the lower portion of the wall. A 42" high cable railing is proposed at the top of 
the wall. Landscaping on private property at the top of the slope is beyond the scope of this 
permit. As recommended by the geotechnical report, drainage improvements have been 
incorporated into the project design and reviewed by the Commission's Senior Engineer . 
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Development adjacent to slopes such as those found on canyons or hillsides is inherently 
hazardous. Section 30235 of the Coastal Act allows retaining walls to be constructed when 
necessary to protect existing structures and when designed to eliminate or mitigate adverse 
impacts. To minimize risks to life and property and to minimize the adverse effects of 
development on canyon slopes, the development has been conditioned for compliance with 
geotechnical recommendations, for landscaping which is limited to primarily native and 
non-invasive drought tolerant plants, and to require that the landowner or any successor-in
interest assume the risk of undertaking the development. As conditioned, the Commission 
finds that the development conforms to the requirements of Sections 30235 and 30253 of the 
Coastal Act regarding the siting of development in hazardous locations. 

To ensure that any prospective future owners of the property are made aware of the 
applicability of the conditions of this permit, the Commission imposes one additional condition 
requiring that the property owner record a deed restriction against the property, referencing all 
of the above Standard and Special Conditions of this permit and imposing them as covenants, 
conditions and restrictions on the use and enjoyment of the property. Thus, as conditioned, 
any prospective future owner will receive actual notice of the restrictions and/or obligations 
imposed on the use and enjoyment of the land including the risks of the development and/or 
hazards to which the site is subject, and the Commission's immunity from liability. 

C. HABITAT. RECREATION AND PARK IMPACTS 

" 

• 

As Gonditioned, the development will not result in significant degradation of adjacent habitat, • 
recreation areas, or parks and is compatible with the continuance of those habitat, recreation, 
or park areas. Therefore, the Commission finds that the project, as conditioned, conforms with 
Section 30240(b) of the Coastal Act. 

D. LOCALCOASTALPROGRAM 

The Commission certified the Land Use Plan for the City of San Clemente on May 11, 1988, 
and certified an amendment approved in October 1995. On April 10, 1998, the Commission 
certified with suggested modifications the Implementation Plan portion of the Local Coastal 
Program. The suggested modifications expired on October 10, 1998. The City re-submitted 
on June 3, 1999, but withdrew the submittal on October 5, 2000. As conditioned, the proposed 
development is consistent with Chapter 3 of the Coastal Act an j with the certified Land Use 
Plan for the area. Approval of the project, as conditioned, will not prejudice the ability of the 
local government to prepare a Local Coastal Program that is in conformity with the provisions 
of Chapter 3. 

E. CALIFORNIA ENVIRONMENTAL QUALITY ACT 

As conditioned, there are no feasible alternatives or feasible mitigation measures available 
which would substantially lessen any significant adverse effect which the activity may have on 
the environment. Therefore, the Commission finds that the proposed project, as conditioned 
to mitigate the identified impacts, is the least environmentally damaging feasible alternative 
and can be found consistent with the requirements of the Coastal Act to conform to CEQA . 

H:\Staff Reports\Sept02\5-02-181 (Shorecliffs)-ALB.doc • 
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CABLE RAILING DETAIL- PROFILE 
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NOTES 
1 S£1!' CAl TRANS STA.NC.UUi:OPLANB11-47.CABlf IVJLING.FORAlJOITJOf<U.!_ 

"""' 
2 MAXIMUM DISTANCE B£l'WEEN TURNfiUCIQ.ES SHAI L BE Ill Mt 

3 INTERMEDIATE TIJRHBUCIQ.ES TO BE PLACED 1111 AOJ#GE.NT SP.o.N$ 

4 CAIILE SH"l.L NOT BE SPLICED&ETWFI!N IHnRMI!OIATE T~lJCI(l FS 
ANOENOPOSTS 

5 ALl POSTS. CAalE ANDkAROWAAE T08E CW.\IANilEO 

,.-----------..-..........._ __ t-------·----. 

L~ 
.. ~ 1 POST SIW.l BE l~"(l81......,)MINIMI.N STANDARDS TEEt PIPE - ""'' 

NOTE: IF OietWIWIS NOr RIU SIZE (24Jt36) 
THENREDtiCESCAtE~Y 

0 I 2 3 

PROPOSED 
'> rRUCTURAL SKIN 

tm!GINAt SCAt£ IN INCHES FOR REDYCEtJ I'W:Mo$" 

~Pfii:"«<\IIIIIIf:ltTM(~ot 

4 IIOII.umd P:C c.t(r,,f 
Wltrr r?''4"'"'1 MIN 
I Mf!! llMfNT 

~~~1RAILING DE!AIL- PLAN 

~-·----- "'~ ~~TERRACOSTACONSULTINGGROUP 
ENGINCEJt or WORK -·GIOl.OGIIn'S 
--- ~TER r. CIW.tf'TON 
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44" WUitPHY CIM"'N ROIO. SUIT( 100 
SAN Dl£00. CAliFORNIA. 92 I 2J 

(858) 57J-6900 
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15. Al.l!lf&ENTOf"HOLES IN POSTS 1.4.\Y\IAIN TO CDNFORI.I TO SLOPE or TOP 

OF RET"-!~ WAlL 

t THE CONTRACTOR $1-iALl \lf'A:IFY All OEPE'NOENT DIMENSIOIIIS IN T+-iF 
riELO BEfOftE ORDERING OR F ABRICA TIIIIG ANY IAA. TERIAI. 

10 AlTERNATIVE OE.TAILS 1.4.\'f BE $UBMITTEO BY Tlil! CONfr:tACTOOFOO 
~AlBYTHfENGIM':E~ 

11 LNE POSTS SIW.l BF Brov.cED HORIZONTAlLY AND TRUSSED OIAGONAI.l Y 
INIIOTHDIA:ECTIONSATINTERVAI.SNOTTOE~lOOI.I 

12 POST POCKETS TO BE CENTERED IN TOP OF WAll 

13 ~ENDSPANS.SRACEOINBOTHOIRECTIONS.SIW.J.BE 
CONSTAUCll:.D AT CHAHGE"SINtN WHERE TME ANGLE C:X DEFLECTION IS 
15 DEGREES OR loKIR£ 
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6''DIA. PVC 
Sl/8DRA!N 

SUBDRAIN OUTLET 
HEADWALL DETAIL- PLAN 
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6" I 

t. 

l J 
f2" 

6"0/A. NC 
Sl/801?A/N 

SUBDRAIN OUTLET 
HEADWALL DETAIL- PROFILE 
NO 

NOf'Et II" o;rAMM;; 1$ NOf FUll 5a£ (UX36) 
1'H£N ££'0VC£ !X:AU A~Y 
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2'MIN. 
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16" 

8"' 014. MIN. !!?ON 
GAlE CAP 

SECTION Of' 8" I 
MIN.MEfAUCOil ! 6"0/A. PIICCAP 
PlASrtC PIPE i 

! 

300'M4X 

INSrAU Cl.EANOVT AT 
UPSTREAM £NO OF SUBORAIN 
AND AT' 300' M4X: !NTEJ?VAl 

H~ik( ;--\<, ' . : r;=-~~. .·· .; . ' 
I . ·, .. 
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~ , --1 I 

4"'MIN. CONC 
COVER 

' :.. ~. ·,l I!'' . /• 

I • !-·-· 6" DIA. PVC I I ClEANOUT IUS€!? 

6"0/A. PVC 
Sli80RA!N 
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I . .~·-

0.5X 

6 ''PVC STANt>AI{O 
Wl'l'BilANCH 

srANOARV !/8 
PW:'BEND 

6"'01A. PVC 
SV80R:AIN 

NOTE: 
AU SVlWRA!N PIP£ SHAll 
8£ SOl? 35 OR 8CTT£R 

6"VIA. f'\.1: 
SI/80/WN 
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0 
c;;........_ 
~Oo 
== ==-0\ 
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. 8" 0/A. MIN. /!?ON 
i (;.:IrE CAP 

6" OIA. PVC CAP 

i 

. 6"0/A. PK' 
CUANO(.!T I?IS£R 

6" OfA. PVC CAP 

6" PVC STANVARV 
W'YE. BRANCH 

STANDARO f /8 
PVC8ENO 

TIU.NCH BACKFill 

MIRIFI J40N FILTER 
FA{!J(IC 

SUBDRAIN CLEANOUT DETAIL- PROFILE G) 
6" OIA PCRFOilATEO PVC PIP£· 
(PERFOKArrONS OOWN} 

·I PlACE FlOW LINE: OF SIJ60/IIAIN 
6" MIN. ABOVE BOTTOM OF 
TRENCH 

SVBDI?AIN NOTE: 

ASAN AlTEI(NArE TO f'H£ USE OFMfi?AFI 140N Fit. rEI? 
FABRIC ANO 3/4" C<"USHW .. XIt CONTli!Ar:rol? M4Y 
liS£ FitTER MAT£1?/Al WHICH MEETS TH! 
1!£()(1/KeMENiS OF OCEM4 Sf.,.;t\/.:JAHO PlAN 1323 

OY 
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