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 Exhibit 1 – Vicinity Maps 

 
   



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 

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. 
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EMERGENCY PERMIT 

Issue Date: November 29, 2016 
Emergency Permit No. G-5-16-0061

APPLICANT: OC Re-Hab 1, LLC 
13101 Barrettj Hill Circle 
North Tustin, CA 92705 

LOCATION OF EMERGENCY: 

VIA BALLENA, SHORECLIFFS GOLF COURSE, SAN CLEMENTE, ORANGE COUNTY (APNs: 
691-021-01, 691-021-02)

EMERGENCY WORK: 

One-time emergency repairs and stabilization consisting of: removal of surface debris from a 
2011 landslide; installation of a 7-foot by 7-foot, approximately 2,600-foot long culvert; 
placement of approximately 150,000 cubic yards of fill to repair and stabilize the landslide 
area. The proposed work is portrayed in plans designed by GeoKinetics, titled Plans and 
Specification for Slope Stabilization at Via Ballena Landslide, San Clemente, CA, dated August 
10, 2016. The area is unstable and continues to threaten four homes at the site, which are 
currently uninhabitable. If left unaddressed, there is potential for further failure, which could 
result in the complete loss of the four threatened homes. The applicant proposes to remove 
surface debris including plants, rocks, and rubble, in order to install a 7-foot by 7-foot, 
approximately 2,600-foot long culvert in order to convey overflow runoff out of the area. The 
culvert will be placed just outside of the landslide area at the bottom of a ravine on the 
Shorecliffs Golf Course in the City of San Clemente. The culvert will contain inlet drains to 
collect overflow runoff and maintain surface creek flows. The proposed fill will be placed on 
top of the culvert, landslide debris, and in the vicinity of the landslide in a series of benches 
that will create a 2: 1 slope with a gravity buttress that will anchor the toe of the slope. The 
project also includes the installation of a series of back drains, terrace drains, and down drains. 
There are approximately 1.11 acres of state wetlands within the area, which run approximately 
1,680 linear feet and include an unnamed creek, contiguous riparian canopy, and wetlands. 
Federal jurisdiction in the area includes 0.59 acres of wetlands and 0.52 acres of non-wetland 
waters that run approximately 1,680 linear feet. The repairs will affect 1,200 linear feet (0.3 
acres) of the unnamed creek and 0.41 acres of the wetlands. The applicant proposes to mitigate 
the impacts at a 3: 1 ratio after the emergency work is complete in conjunction with a coastal 
development permit application. The proposed work will commence on January 2, 2017 and 
will take approximately 210 days. 

This letter constitutes approval of the emergency work you or your representative has requested to be 
done at the location listed above. I understand from your information that an unexpected occurrence in 
the form of a 2011 landslide that is currently posing a threat to structures at Via Ballena, Shorecliffs 

Exhibit 4 – Emergency Permit 









Exhibit 5 – Site History 
 
Unpermitted Channel Construction in 1985 
The Shorecliffs Golf Course was constructed prior to the passage of Proposition 20 in 1972 and 
underwent a period of temporary disrepair in the late 1970’s, before being purchased by Estrella 
Properties, Ltd. (“Estrella”). Estrella entered into a City development agreement in 1981 that required 
the property owner to construct a trapezoidal channel extending between Calle Nuevo and Calle 
Grande Vista (current location of Off-Site Mitigation Site 2). In 1982, the Commission amended the 
coastal San Clemente coastal zone boundary to extend inland to the I-5 and thus included the 
majority of the golf course within the coastal zone. 

Despite the fact that a portion of the project location is in the coastal zone, Estrella graded the 
existing Prima Deshecha channel in 1985 without Commission approval and installed a double-layer 
of interlocking concrete blocks (Tri-Lock) over geotextile sheeting. The channel was intended to 
conduct runoff and allow for storm flow retention in culverts located throughout the golf course. 
However, storm damage rendered the channel unusable shortly after construction.  

CDP Application No. 5-92-102 
In 1989, Centex Development, Co. (“Centex”) purchased the golf course and entered into a new 
development agreement with the City. The agreement would allow Centex to construct a new, 
approximately 7,800-ft. long concrete channel to replace the existing Tri-Lock channel. The proposed 
channel extended from Calle Nuevo to Calle Grande Vista (current  location of Off-Site Mitigation Site 
2) and included small, disconnected areas of restored riparian habitat and wetlands. 

In 1992, Centex applied for a CDP prior to reconstruction of the channel. This opened an 
investigation of unpermitted development on the golf course, including construction of the Tri-Lock 
channel and unpermitted vegetation clearance. On April 30, 1992, the Commission denied CDP 
Application No. 5-92-102 on the basis of insufficient alternatives analysis, inadequate mitigation, and 
unresolved Coastal Act violations. 

The applicant ultimately agreed to limit construction of the proposed drainage system to outside the 
coastal zone. The Commission concurred with the federal consistency certification, determining that 
upstream channel improvements would not result in adverse impacts to the coastal zone. 

Emergency Permit No. G-5-92-204 and CDP No. 5-92-204 
In 1986, a landslide occurred in Cascadita Canyon along a portion of the northern slope supporting 
multiple Via Alegre residences (immediately north of the current project area). The northern slope 
failure rendered at least two homes uninhabitable and damaged the Shorecliffs sixth fairway. Active 
lawsuits between homeowners, the golf course, and the City prohibited any party from conducting 
repairs until eventual settlement in May 1992. The Commission issued an emergency permit allowing 
the golf course owners to proceed with landslide remediation on September 22, 1992, but no work 
was conducted and the emergency permit expired. 

Following emergency permit issuance, the secondary golf course owner, LHC Investments, Inc. 
(“LHC”), and Via Alegre homeowners subsequently applied as co-applicants for a CDP to repair the 
northern slope failure. The application was submitted separately from Cenex’s simultaneous channel 
reconstruction application. LHC and Via Alegre homeowners proposed landslide remediation 
including 44,000 cu. yds. of grading; demolition of two residences immediately above the slope (212 
and 214 Via Alegre); construction of an open, 460-ft. long concrete V-ditch at the toe of the 
reconstructed slope; installation of a 2-ft. diameter drainage pipe leading from the ditch to the Via 
Cascadita storm drain; native revegetation of the slope; and construction of a 4,500 sq. ft. cattail 
marsh on-site. 



The application prompted Commission staff to further investigate the unpermitted alteration of a U.S. 
Geologic Survey blueline stream within the canyon following the 1986 landslide. Staff determined that 
the stream had run adjacent to the northern slope prior to the landslide; the slope failure altered the 
course of the stream to cross the fairway and led to inundation and mud deposition throughout the 
sixth fairway. LHC addressed the issue in 1991 without Commission approval by importing 
approximately 200 cu. yds. of fill and installing drainage features to divert the stream flow. This led 
staff to describe the project site as “degraded ESHA” in the 1992 CDP findings. 

While the partial fill impacted the riparian habitat supported by the natural stream flow, staff 
determined that the 1986 landslide was the primary cause of disturbance to the stream. On October 
13, 1992, the Commission issued CDP No. 5-92-204 for the proposed landslide remediation and 
mitigation of riparian habitat impacts. Specifically, the applicants were required to restore the natural 
stream location at the toe of the northern slope and create a new cattail marsh that would outlet into 
the stream, effectively resolving the Coastal Act violations on-site. The CDP was amended on April 
15, 1994 to include installation of 63 piles within the base of the reconstructed northern slope. The 
cattail marsh was constructed and currently extends between the southern slope and the golf cart 
path. 

CDP No. 5-02-181 
In 1997, a landslide occurred along the Cascadita Canyon southern slope supporting Via Senda and 
Via Cascadita (immediately west of the 2011 slope failure). The majority of the 12 homes located 
above the slope failure were pre-coastal. On September 9, 2002, the Commission issued CDP No. 5-
02-181 for construction of a 35-ft. high, 165-ft. long shotcrete retaining wall to restore the slope. The 
approved project also included landscaping and reconstruction of the golf cart path at the base of the 
slope. The staff report findings indicate that the natural landform of Cascadita Canyon has been 
historically altered such that the site is no longer designated a coastal canyon in the City’s certified 
LUP. 

  



Exhibit 6 – Site Photos 
Note: All photos below taken by Commission staff on February 1, 2021. 
 

 
Project Site, wetlands at western entrance to Cascadita Canyon. 

 
Project Site, western entrance to Cascadita Canyon. 
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Project Site, reconstructed southern slope in Cascadita Canyon. 

 

 
Off-Site Mitigation Site 1, existing riparian habitat and wetlands. 

 



 
Off-Site Mitigation Site 2, portion of restoration area (south-facing view). 
 
 

 
Off-Site Mitigation Site 2, new channel braided through existing channel. 
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