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F14e 
ADDENDUM 

DATE:  April 13, 2020 

TO: Coastal Commissioners and Interested Parties 

FROM: South Coast District Staff 

SUBJECT: ADDENDUM TO ITEM F14E, CDP APPLICATION NO. 5-20-0446 FOR THE 
COMMISSION MEETING ON FRIDAY, APRIL 16, 2020. 

I. CORRESPONDENCE FROM COMMUNITY MEMBER 

Since publication of the staff report on April 1, 2021, Commission staff has received a 
comment letter from a community member expressing concerns with the Shorecliffs Golf 
Course impacts to water quality. The letter indicates that irrigation runoff from the golf 
course and stormwater discharges from surrounding development not associated with the 
subject project or located within the project site have contributed to pollution at the Poche 
Beach outfall. 

As discussed in the staff report findings beginning on page 28, the project site conveys a 
significant amount of runoff and nuisance waters from surrounding development to the Via 
Cascadita storm drain. The project has thus been conditioned to include best management 
practices intended to reduce marine pollution, such as prohibition of landscaping 
chemicals within 25-ft. of any drainage swale and the use of Integrated Pest Management 
to reduce the need for pesticides. Furthermore, the installation of a comprehensive 
drainage system and new wetlands on-site will result in an overall improvement in water 
quality. In summary, Commission staff have recommended conditions that will be sufficient 
to address all water quality impacts associated with the proposed landslide repairs and 
habitat mitigation. Concerns with the larger watershed appear to be beyond the scope of 
the subject project. 

Commission staff have also received two comment letters from neighboring property 
owners expressing concerns that the proposed project would destabilize the slope 
between the project site and their homes. The letters question whether the raised access 
road, drainage channels, and wetlands will undermine the southern slope located near the 
western canyon entrance. As discussed in the staff report findings on page 17, the project 
has been designed and conditioned to improve on-site geologic stability to the greatest 
extent feasible within site-specific constraints, such as the limited canyon width and 
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existing position of the blueline stream. The correspondence is included under the 
“Correspondence” tab of this agenda item. 

II. REVISIONS TO THE STAFF REPORT 

Commission staff recommends changes to the staff report dated April 1, 2021 to make the 
following modifications and corrections. Language to be added is shown in underlined text, 
and language to be deleted is identified by strikethrough. 

a) Correct the first sentence of the location description on page 1 as follows: 

Cascadita Canyon extending between southbound Interstate 5 and 2640 Via 
Cascadita, and open space areas between Calle Grande Vista and Calle Nuevo, 
San Clemente, Orange County (APNs: 691-021-01, 691-231-06, 680-041-53, 680-
011-63, 680-011-64, 680-011-24) 

b) Correct the fourth sentence of the first complete paragraph on page 2 as follows:  

One of the current co-applicants, OC Re-Hab 1, LLC, owns is one of the owners of 
the Shorecliffs Golf Course, which includes the canyon parcel developed with the 
fifth and sixth golf holes of the 18-hole Shorecliffs Golf Course. 

c) Correct the fourth sentence of the third complete paragraph on page 2 as follows: 

On-site, the applicants proposes to establish 1.18 acres of new riparian habitat, 
1.35 acres of new wetlands, and 2.09 acres of new upland habitat to serve as a 
buffer between the wetlands and existing development wildlife foraging corridor 
(1.34 acres of upland habitat will be located within the Fuel Modification Zones 
(FMZ) of adjacent Via Ballena homes. The Commission does not typically consider 
habitat within FMZ to constitute mitigation; in this case, no upland habitat was 
impacted by the project and the new upland habitat is proposed as additional 
habitat rather than satisfaction of any mitigation requirement under the Coastal Act) 
(Exhibit 2). 

d) Modify the third sentence of the fourth complete paragraph of page 4 as follows:  

Lastly, Special Conditions 6 and 7 require the co-applicants to record deed 
restrictions preserving the open space use of all restored habitat areas both on and 
off-site. The co-applicants have indicated they own the three subject land parcels in 
their entirety; however, there have been multiple recent lot adjustments and 
ownership changes surrounding the subject sites. Thus, Special Condition 8 
requires the permittees to provide legal proof of their ability to satisfy all of the 
above conditions. The recent lot adjustments may constitute development that 
would need Coastal Act authorization, which isn’t being provided by this action and 
may need to be addressed separately. 

e) Correct Special Condition 1 on page 7 as follows: 

…PRIOR TO ISSUANCE OF THE COASTAL DEVELOPMENT PERMIT, the 
applicants shall submit, for the Executive Director's review and approval, a revised 
final Restoration, Mitigation, Monitoring, and Maintenance Plan, a revised final 
Long-Term Habitat Management Plan, and revised project plans in substantial 

https://documents.coastal.ca.gov/reports/2021/4/F14e/F14e-4-2021-exhibits.pdf
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conformance with the “Restoration, Mitigation, Monitoring, and Maintenance Plan” 
dated March 13, 2021, “Long-Term Habitat Management Plan for the Shorecliffs 
Wetland Conservation Area” dated July 27, 2020, and the project plans dated June 
5, 2019 19, 2018 , that have been revised to include, at minimum, the following:… 

f) Replace Special Condition 6 on page 11 as follows: 

6. Open Space/Habitat Use Restrictions 

A. After completing all native riparian habitat and wetlands revegetation in 
accordance with the revised final plans pursuant to Special Condition 1, no 
development as defined in Section 30106 of the Coastal Act shall occur within 
the restoration areas, except for the following development: habitat 
enhancement, and monitoring and management in accordance with the final 
Restoration, Mitigation, Monitoring, and Maintenance Plan and Long-Term 
Habitat Management Plan approved by the Executive Director in accordance 
with Special Condition 1. 

The lands identified in this restriction shall be maintained by the landowner(s) in 
perpetuity. 

B. PRIOR TO ISSUANCE OF THE COASTAL DEVELOPMENT PERMIT, the 
landowners shall execute and record documents in a form and content 
acceptable to the Executive Director, restricting use and enjoyment of the areas 
of land identified in subsection A of this condition. Those recorded documents 
shall reflect the restrictions identified in subsection A of this condition. 

The recorded documents shall include legal descriptions and graphic depictions, 
prepared by a licensed surveyor, of both the entire project site and the restricted 
area. The restrictions shall be recorded free of prior liens and encumbrances 
that the Executive Director determines may affect the enforceability of the 
restrictions. The deed restrictions shall run with the land, binding all successors 
and assigns in perpetuity. These deed restrictions shall not be removed or 
changed without a Commission-approved amendment to this coastal 
development permit. 

A. No development, as defined in Section 30106 of the Coastal Act, shall occur in 
the open space areas as depicted in Exhibit 3 located along the northern and 
southern slopes, as well as within the western ravine, of Cascadita Canyon 
(Project Site); the parcel of land bounded by Calle Grande Vista, Avenida 
Vaquero, and northbound Interstate 5 (Off-Site Mitigation Site 1); the parcel of 
land bounded by southbound Interstate 5, Calle Vicente, and Avenida Vaquero 
(Off-Site Mitigation Site 2); nor the open space area located within the parcel of 
land bounded by Avenida Vaquero, Camino De Los Mares, and Calle Nuevo 
(Off-Site Mitigation Site 2), except for: 

B. PRIOR TO ISSUANCE OF THE COASTAL DEVELOPMENT PERMIT, the 
landowners shall execute and record deed restrictions in a form and content 
acceptable to the Executive Director, reflecting the above restrictions on 
development in the designated open space areas. The recorded documents 
shall include legal descriptions and graphic depictions of the legal parcel(s) 
subject to this permit and a metes and bounds legal description and a 

https://documents.coastal.ca.gov/reports/2021/4/F14e/F14e-4-2021-exhibits.pdf
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corresponding graphic depiction, drawn to scale, of the designated open space 
area prepared by a licensed surveyor based on an on-site inspection of the open 
space area. 

C. The deed restrictions shall be recorded free of prior liens and any other 
encumbrances that the Executive Director determines may affect the interest 
being conveyed. 

D. The deed restrictions shall run with the land in favor of the People of the State of 
California, binding successors and assigns of the applicants or landowners in 
perpetuity. 

g) Add Special Condition 8 on page 12 as follows: 

8. Proof of Legal Ability to Comply with Conditions. PRIOR TO ISSUANCE OF 
THE COASTAL DEVELOPMENT PERMIT, the applicants shall demonstrate 
their legal ability or authority to comply with all of the terms and conditions of this 
coastal development permit by submitting, for the Executive Director’s review 
and approval, information indicating approval from the record title property 
owners that (a) authorizes the applicants to proceed with the approved 
development and (b) permits the applicants to comply with the terms and 
conditions of this coastal development permit. 

h) Modify the second sentence of the first complete paragraph on page 13 as follows: 

On-site, the applicants propose to establish 1.18 acres of new riparian habitat, 1.35 
acres of wetlands, and 2.09 acres of upland habitat, (1.34 acres of upland habitat 
will be located within the Fuel Modification Zones (FMZ) of adjacent Via Ballena 
homes. The Commission typically does not consider habitat within FMZ to constitute 
mitigation; in this case, no upland habitat was impacted by the project and the new 
upland habitat is proposed as additional habitat rather than satisfaction of any 
mitigation requirement under the Coastal Act,) resulting in on-site mitigation ratios of 
3.9:1 for impacted riparian habitat and 3.3:1 for impacted wetlands. 

i) Replace the third complete paragraph on page 22 as follows: 

The Commission typically requires a mitigation ratio of 3:1 for impacted ESHA; in 
this case, riparian habitat. The project will exceed this requirement by establishing 
1.18 acres of new riparian habitat on-site, resulting in a 3.9:1 mitigation ratio. 

The Commission also typically requires a mitigation ratio of 4:1 for impacted 
wetlands. To satisfy this ratio requirement, the project would have to establish 1.64 
total acres of new wetlands on-site. The project does not meet this ratio. The project 
site is constrained by a limited area in the canyon for restoration, thus as proposed, 
only 1.35 acres of new wetlands will be created within Cascadita Canyon, resulting 
in a deficiency of 0.29 acres for a total mitigation ratio of 3.3:1 (Exhibit 1). However, 
the applicants are also proposing to create 2.09 acres of new upland habitat on-site 
despite the lack of any impact to existing upland habitat. Of the 2.09 total acres, 
1.34 acres are proposed within the FMZ of adjacent homes (which the Commission 
does not typically consider as mitigation) and 0.75 acres are proposed as additional 
upland habitat outside adjacent FMZ. The new upland habitat proposed on-site, 
combined with the 7.27 acres of proposed off-site wetlands and riparian habitat 

https://documents.coastal.ca.gov/reports/2021/4/F14e/F14e-4-2021-exhibits.pdf
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restoration at nearby locations, will improve the overall ecosystem quality within the 
subject area, including the new wetlands. Thus, Commission staff have determined 
that the overall project will be sufficient to satisfy the wetlands mitigation 
requirement. 

The Commission has historically required that wetland buffer areas must be of 
sufficient size to ensure the biological integrity and preservation of the habitat they 
are designed to protect. Furthermore, Policy RES-45 of the certified LUP requires 
100-foot wetland buffers, where feasible. As detailed in Policy RES-45, a wetland 
buffer may be reduced only where it can be demonstrated that a 100-ft. wide buffer 
is not possible due to site-specific constraints and a narrower buffer would 
sufficiently protect the biological integrity of the wetland, given the site-specific 
characteristics of the resource and the type and intensity of disturbance. On the 
subject site (on-site and off-site restoration areas), existing homes, which are 
located on separate privately owned property and cannot be relocated pursuant to 
the proposed project, and fuel modification areas are located within 100-ft. of the 
proposed wetland restoration areas.  

Because the City does not have a certified LCP, the standard of review is the 
Coastal Act and the City’s certified LUP used as guidance. Thus, the controlling 
policy standard for the required wetland buffer is Coastal Act Section 30231, which 
requires that the biological productivity and quality of wetlands be protected and 
restored where feasible. While the project site is relatively large, the potential for 
habitat creation is limited by existing development. The site is further constrained by 
the need for an access road extending the length of the canyon to provide access to 
the existing golf tee boxes. The raised access road was constructed pursuant to 
Emergency Permit G-5-16-0061 and is part of a comprehensive sub-surface 
drainage system (Exhibit 2, page 6). A third site constraint is the existing blueline 
stream, which runs along the base of the northern slope of Cascadita Canyon within 
the immediate vicinity of adjacent homes and has contributed to the location of the 
wetlands near the western canyon entrance. As such, increasing the buffer width is 
not feasible for this location. The Commission’s senior ecologist has reviewed the 
proposed wetlands and riparian habitat on-site and determined that, in this case, the 
varying buffer width will be sufficient to ensure the biological integrity and 
preservation of the subject wetlands.  

Coastal Act Section 30233 and certified LUP Policy RES-47 allow the diking, filling, 
or dredging of wetlands for eight enumerated purposes where there is no feasible 
less environmentally damaging alternative, and where feasible mitigation measures 
have been provided to minimize adverse environmental effects. In this case, the 
only feasible option to stabilize the landslide, protect the existing homes at the top 
of Cascadita Canyon, and to restore wetlands that were impacted by the landslide, 
required the filling of some wetland areas. The applicant proposes to undertake the 
restoration of the on-site wetland, which is an allowed use under Section 30233 and 
LUP Policy RES-47. Therefore, the Commission finds the project consistent with 
Section 30233 of the Coastal Act and Policy RES-47 of the certified LUP. In order to 
assure that filled wetlands are properly mitigated, Special Condition 1 requires that 
the applicant construct the project in strict compliance with the final approved plans. 

Coastal Act Section 30240 limits uses within ESHA to those dependent on the 
ESHA resources. The proposed project will restore and create wetlands and 

https://documents.coastal.ca.gov/reports/2021/4/F14e/F14e-4-2021-exhibits.pdf
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riparian ESHA and limits all development in those areas to maintenance and 
monitoring of the new native habitat; thus, the proposed mitigation is dependent 
upon ESHA and is an allowable use. Section 30240 also requires that ESHAs be 
protected against any significant disruption of habitat values and that all ESHA-
adjacent development be sited and designed for compatibility with the ESHA. The 
landslide repairs included in the project are intended to repair the landslide damage 
that impacted the surrounding ESHA, as well as reduce the risk of future slope 
failure impacts, while the project mitigation will enhance the site ESHA with the 
restoration plan detailed above. The project also includes the following measures to 
reduce any risk of habitat disruption during the project. Thus, the project has been 
sited and designed to preserve ESHA and is consistent with Section 30240 as 
proposed and conditioned. 

j) Correct the first sentence of the first complete paragraph on page 23 as follows: 

Lastly, as mentioned, a total of 2.09 acres of new upland habitat will serve as 
buffers from the Shorecliffs fifth and sixth golf holes on-site wildlife foraging area 
(1.34 acres of upland habitat will be located within the Fuel Modification Zones 
(FMZ) of adjacent Via Ballena homes. The Commission typically does not consider 
habitat within FMZ to constitute mitigation for impacts to coastal resources; in this 
case, no upland habitat was impacted by the project and the new upland habitat is 
proposed as additional habitat rather than satisfaction of any mitigation requirement 
under the Coastal Act.) 

k) Modify the fourth complete paragraph on page 30 as follows: 

To ensure the areas of habitat restoration on-site are maintained as open space use 
in perpetuity, the Commission imposes Special Conditions 6 and 7 requiring the 
applicants to record a deed restriction. Special Condition 6 also requires the 
applicants to maintain all off-site areas of habitat restoration as open space use per 
the figures included in Exhibit 3. The co-applicants have indicated they own the 
three subject land parcels in their entirety; however, there have been multiple recent 
lot adjustments and ownership changes surrounding the subject sites. Thus, 
Special Condition 8 requires the permittees to provide proof of legal ownership of 
the subject parcels prior to CDP issuance to ensure legal feasibility of the land use 
restrictions described above. The recent lot adjustments may constitute 
development that would need Coastal Act authorization, which isn’t being provided 
by this action and may need to be addressed separately. 

l) Correct Exhibit 2 to replace project plans dated June 5, 2019 with plans dated June 
19, 2018, attached. 

m) Correct Exhibit 3 on page 8 as follows: 

Location APN(s) Total Restricted Area 

Project Site 691-021-01 4.62 acres 

https://documents.coastal.ca.gov/reports/2021/4/F14e/F14e-4-2021-exhibits.pdf
https://documents.coastal.ca.gov/reports/2021/4/F14e/F14e-4-2021-exhibits.pdf
https://documents.coastal.ca.gov/reports/2021/4/F14e/F14e-4-2021-exhibits.pdf
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*Off-Site Mitigation Site 1 691-231-06 3.52 acres 

*Off-Site Mitigation Site 2 

680-041-53 
680-011-63 
680-011-64 
680-041-24 

3.75 acres 

n) Correct Exhibit 3 to include additional parcel delineations and a clarification on 
which parcels are not included in the subject permit on page 9 of Exhibit 3, 
attached. 

o) Correct Exhibit 3 to include additional parcel delineations and an additional APN on 
page 10 of Exhibit 3, attached.  

  

https://documents.coastal.ca.gov/reports/2021/4/F14e/F14e-4-2021-exhibits.pdf
https://documents.coastal.ca.gov/reports/2021/4/F14e/F14e-4-2021-exhibits.pdf
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!NIIDICllll'II 

7.1 Site Plan with BMP and Erosion Control 
Improvements 

7.2 Erosion Control Details 

7.3 BMP Details 

7.4 BMP Details 

7.5 BMP Detalls 

7.6 BMP Details 

7.7 BMP Delalla 

7.8 BMP Details 

lllll'IIIIQl'III 
8.1 Ingress & Egress Plan with 

Location of Wortc Areas and BM P's 

IIIIIICl9111 IIII 111111'11111 

9.1 Landscape and Habftat Restoration Plan 

9.2 Landacape and Habttat Restoration Delalla 

9.3 Off-Site Mitigation and Detalls 

Trtlllll'lll'III 

10.1 Site Plan with Trtbutary Areas 

Katr. 

Drop Inlet Structures and Associated Drain 
Plpee are to be Owned and Maintained by the 
Golf Courae and Their Succenons. 

Via Ballena Landslide Repair, San Clemente, CA 

Title Sheet 

Sheet 1.0 
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 Exhibit 2 – Project Plans 











Exhibit 3 – Open Space/Habitat Use Figures 
 

Location APN(s) Total Restricted Area 

Project Site 691-021-01 4.62 acres 

*Off-Site Mitigation Site 1 691-231-06 3.52 acres 

*Off-Site Mitigation Site 2 

680-041-53 
680-011-63 
680-011-64 
680-041-24 

3.75 acres 

*Off-Site Mitigation Sites 1 and 2 are referenced as Off-Site Mitigation Sites 2 and 3, respectively, in 
the applicant’s submitted plans. 

 
Project Site  

= Parcel 
= Open Space/Habitat Use Restricted Area 

APN: 691-021-01 

Project Site 



Off-Site Mitigation Site 1 
*referenced as Off-Site Mitigation Site 2 in applicant’s submitted plans 
  

= Parcel 
= Open Space/Habitat Use Restricted Area 

APN: 691-231-06 

Off-Site Mitigation Site 1 
*referenced as Off-Site Mitigation Site 2 in applicant’s submitted plans 
 

These parcels are 
not included in 

CDP Application 
5-20-0446. 



Off-Site Mitigation Site 2 
*referenced as Off-Site Mitigation Site 3 in applicant’s submitted plans 
 

  Project Site 

= Parcel 
= Open Space/Habitat Use Restricted Area 

APNs: 680-041-53 
  680-011-63 
  680-011-64 

   680-041-24 
 

Off-Site Mitigation Site 2 
*referenced as Off-Site Mitigation Site 3 in applicant’s submitted plans 
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