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Greer, Emily@Coastal

From: SouthCoast@Coastal
Sent: Friday, October 24, 2025 2:19 PM
To: Greer, Emily@Coastal
Subject: FW: Public Comment on November 2025 Agenda Item Wednesday 13c - Application 

No. 5-24-0801 (Dunnwald, San Clemente)

 
 

From: Larry Culbertson <larryculbertson3@gmail.com>  
Sent: Friday, October 24, 2025 1:51 PM 
To: SouthCoast@Coastal <SouthCoast@coastal.ca.gov> 
Subject: Public Comment on November 2025 Agenda Item Wednesday 13c - Application No. 5-24-0801 (Dunnwald, San 
Clemente) 
 

October 24, 2025 

Regarding: Application Nol 5-24-0801 (Dunnwald, San Clemente} 

To: California Coastal Commission 

From: Larry Culbertson 

I am petitioning the California Coastal Commission to deny approval of Application  No. 5-24-0801 
(Dunnwald, San Clemente) 

402 Pasadena Ct., also known as Vista De Las Olas and as Sea Cliff Villas is extremely important to the 
history of San Clemente. According to the city’s Historic Resources Inventory, “Distinguished by its 
location, scale, architecture and garden, this house epitomizes Ole Hanson’s vision of San Clemente...” 
and “It is one of the last extant examples of several “villas” that were the showplaces of the Spanish 
Village.” The property is eligible for listing on the National Register of Historic Places. 

While this project would preserve the historic villa, the historic garden, which covered the majority of the 
property, would be excavated and replaced with concrete. This garden, which slopes steeply down from 
the villa contains a fountain fed by a long cascading runnel coming down the slope from a decorative 
opening on the side of the villa. It is a truly stunning feature unlike any other fountain in San Clemente. 

The destruction of the historic garden is NOT consistent with the Secretary of the Interior’s Standards for 
the Treatment of Cultural Landscapes. The Standards state, “New construction will not destroy historic 
materials, features, and spatial relationships that characterize the property.” And “If removed in the 
future, the essential form and integrity of the historic property and its environment would be 
unimpaired.” 

The garden would be completely destroyed. Tons of dirt (garden) would be removed along with the 
original cascading water feature, garden walls, and retaining walls. Some of the features would be 
recreated, but the spatial relationship between the historic building and this amazing garden would be 
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permanently erased. The integrity of this historic property and its environment would be irreparably 
impaired. 

The public good of adding a few short-term rental units does not outweigh the harm done to this 
important piece of San Clemente History. 

Respectfully submitted, 

Larry Culbertson 

240 Avenida Rosa, Unit 1 

San Clemente 
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Greer, Emily@Coastal

From: SouthCoast@Coastal
Sent: Tuesday, October 28, 2025 3:28 PM
To: Greer, Emily@Coastal
Subject: FW: Public Comment on November5 2025 Agenda Item W13c - Application No. 

5-24-0801 (Larry Dunnwald, San Clemente)

 
 

From: Julie Davis <2neos@futurewoman.com>  
Sent: Tuesday, October 28, 2025 3:25 PM 
To: SouthCoast@Coastal <SouthCoast@coastal.ca.gov> 
Cc: sintersource1@hotmail.com 
Subject: Public Comment on November5 2025 Agenda Item W13c - Application No. 5-24-0801 (Larry Dunnwald, San 
Clemente) 
 

Note: We previously submitted this email in September, following this applicant’s agenda item being 
postponed from the August agenda, and are re-sending our email of support in advance of the upcoming 
November 5, 2025, meeting. 
 
We are writing to fully support Application No. 5-24-0801 (Larry Dunnwald, San Clemente).   
  
The new sidewalk will improve pedestrian safety on Cazador/Pasadena, and the internal parking garage 
addresses parking concerns. Additionally, a restaurant and the public viewing areas are beneficial to 
both residents and visitors to the neighborhood.  
  
This will be a welcome improvement and addition to our neighborhood, and we look forward to seeing its 
completion. 
  
Thank you. 
  
Julie & Stewart Davis 
514 Avenida Victoria, San Clemente, CA 92672 
2neos@futurewoman.com 
562-732-6071 
  

 You don't often get email from 2neos@futurewoman.com. Learn why this is important   



California Coastal Commission 
301 E. Ocean Blvd, Suite 300 

Long Beach, Ca, 90802 
 

October 27, 2025 
 

Re: DENY -Application No 5-24-0801 (Dunnwald, San Clemente) 
 

Dear Directors,  
 

I am respectfully petitioning the California Coastal Commission, Deny the approval 
of Application No. 5-24-0801 (Dunnwald, San Clemente) at 402 Pasadena Ct., also 

known historically as “Vista De Las Olas.” 
 

As a San Clemente resident for over 50 years, I am writing regarding the denial of 

this project. The City of San Clemente has had numerous landslides throughout 
the decades due to nature and character of the land formations of the region. The 

land is a combination of Capistrano land formation and Monterey land formation, 
which are unstable.  These formations are caused by the ancient deposit of silt & 

sand due to being submerged in pre-historic times. 
 

A few years ago, the City of San Clemente had two landslides on the street of 
Buena Vista, less than a mile north of this project. Then in another well-known 

landslide, less than a half-mile from to this property, at the Historical Casa 
Romantica.  

 
The repair costs for just the Casa Romantica landslide are in excess of 8 million 

dollars, which was paid for by the City of San Clemente. Which included amounts 
to remediate and repair the adjoining property, Reef Gate. 

 

I raise these landslide events to show the extent to which the Geological instability 
is part of the region and the cost associated with these projects is expensive. 

There are major concerns regarding the instability of the land at 420 Pasadena 
court.  

 
During the City of San Clemente’s Design Review Subcommittee meetings 

regarding this project, the property next door, “The Driftwood Bluffs,” conveyed 
that they hired LGC Geotechnical to evaluate their own property and it was 

determined that the land had slipped. This raises further concerns of land 
instability in the surrounding area and potential problems with construction of this 

application, No 5-24-0801(Dunnwald, San Clemente.] 
 

There are apparent landslide issues that are visible to the north facing wall and 
west facing wall of the property of 402 Pasadena Court. The land is clearly shifting 



and beginning to slip causing failures and cracks to form in the retaining structures 
on the Avenida Victoria side. Attached are images taken over time showing 

significant structural damage and land instability as evidenced by the cracks on 
the walls getting larger. The first picture below is taken by Google maps with the 

date of August 2025. 

 

 
 

 
The following picture was taken on October 28, 2025. The newest picture shows 

significant cracks to the exterior walls. The main concern is that any new 
construction would potentially damage the existing historic building and that would 

be a major loss to the residents of San Clemente. The damage would be 
irreversible.  

 



 
 

 
To many residents, the property at 402 Pasadena Court, “Vista De Las Olas,” has 

historical significance and it is eligible to be placed on the listing on the National 
Register of Historic Places. 

 
There are unique architectural structures of this property, that no other property 

has in San Clemente. There is a set of stairs that form a runnel down the slope of 

the hill, which is quite remarkable. Please see the picture below. The runnel of 
stairs faces the ocean, which are extraordinary. 

 
 

 



 
 

 
 

 
 

 
 

 
 

 
 

 
 

 

 
 

 
 

 
 

 
 

There are legitimate concerns raised which the Secretary of the Interior’s  
Standards for the Treatment of Cultural Landscapes, states, that “New 

construction will not destroy historic materials, features, and spatial relationships 
that characterize the property.”  

 
Due to existing landslide issues and the impacts on the Historic building, it is 

imperative to deny the permit. I hope that the owner .does its due diligence in 

repairing the existing walls and preserve the Historic building to prevent any 
further damage. Any plans for new construction will destroy the integrity of the 

existing historic building, the garden, the runnel of stairs, the walls, and the 
fountain.  

 
Please DENY Application No 5-24-0801 (Dunnwald, San Clemente) 

 
Thank you for your time and consideration. 

 
Sincerely,  

 
Amanda Quintanilla 



California  Coastal Commission  
301 E. Ocean Blvd, Suite 300 
Long Beach, Ca 90802 
(562) 590-5071 
 
October 24, 2025 
 
Re: Deny-Application Nol 5-24-0801 (Dunnwald, San Clemente} 
 
I am respectfully requesting the California Coastal Commission deny 
approval of Application No. 5-24-0801 (Dunnwald, San Clemente) location at 
402 Pasadena Ct., historically known as “Vista De Las Olas” or the “Sea Cliff 
Villas.” 
 
As a longtime resident of San Clemente, I am concerned about the land 
instability of the project and the preservation of the Historic building.  
 
However, as a resident for over 50 years, I am concerned about the rates for 
this project as it relates to local residents and visitors that require respite 
from the heat. “People who rely on coastal access for low-cost recreation, 
escape from heat, subsistence fishing, and other vital uses are 
disproportionately affected by this practice because they cannot reach a 
space that is fundamental to their well-being (Reineman, Wedding, Hartge, 
McEnery, & Reiblich, 2016).” 
 
It is important that this project have affordable rooms and have this 
information posted to promote accessibility to lower cost rooms. It is a 
matter of transparency 
 
When San Clemente residents have repairs to their homes, condos, or 
apartments, and/or dwelling units, there are limited places to stay. Renters 
depend on Hotels/motels to stay, while their landlords do repairs such for 
fumigation or major work. Landlords are legally required to supply rooms for 
their tenants. This is based on their rent and landlords have to supply for 
food as well. There are limited hotel/motels in San Clemente and it becomes 
a challenge for landlords or tenants to find rooms to stay. I sure have been 
in that situation several times. Having local hotels rooms to stay is beneficial 
and having affordable rooms is essential.  
 
I am concerned regarding some of the statements within the California 
Coastal Commission staff report regarding this project.  The City of San 
Clemente Planning Commission is well aware that the California Coastal 
Commission determines affordability of the rooms. As such, the City of San 
Clemente, did not approve 11 high cost rooms and not low cost rooms.  



The City of San Clemente did not make distinction of the rooms as to the 
pricing of the rooms. The following sentence in the Coastal Commission 
needs some clarification to the members of the public. It states the 
following:  
 

"As approved by the City project includes 11 high-cost rooms and no 
low-cost rooms.” 
 

The City of San Clemente Planning Commission is well aware that the 
California Coastal Commission determines affordability of the rooms. 
According to the San Clemente Planning Commission Staff Report  of  July 
24, 2024, the City never distinguished what type of rooms that the Sea Cliff 
Boutique Motel would have. The staff report states the following: 
 

"Public Hearing Project 24-249, Sea Cliff Boutique Motel and 
Restaurant at 402 Pasadena Court, a request to consider an eleven-
unit boutique motel and a restaurant with 25 outdoor seats at a 
historic property located at 402 Pasadena Court within the Pier Bowl." 

 
Please see the attachment. 
 
What is interesting is that it is considered a motel where by definition 
“Motels are generally more budget-friendly compared to hotels, which tend 
to be pricier due to their additional services and amenities.”  
 
While the applicant is concerned about making a profit of having three low 
cost rooms, there have been very concerned about parking concerns, noise, 
and especially the concern regarding the existing historical building. 
 
More importantly, many residents have strongly voiced their concerns about 
landslides and the instability of the land.  The instability of the land is a 
result of the type of land, which is comprised of Capistrano Land Formation 
that has been proven to be unstable. The City of San Clemente has had 
significant landslides in recent years such as two landslides on the same 
street, Buena Vista, which is North of this property. Just slightly closer to 
this Historic property, the bluff at Casa Romantica had a significant 
landslide. Repairs were essential due to the adjacent property, the Sea Cliff 
Apartment Homes, which cost the City of San Clemente about $8 million 
dollars.   
 
The Driftwood Bluffs is a residential condo complex at 406 Pasadena Court 
has had unstable land according to their statements.  
 



The property at 402 Pasadena Court is historically known as “Vista De Las 
Olas.” It is my understanding that this property qualifies for placement on 
the National Register of Historic places.  Vista De Las Olas or Sea Cliff Villas 
is unique in that it incorporates a runnel of stairs along the face of the bluff, 
which had a historic garden.  
 
There is significant damage to the exterior walls and this project should not 
be approved.  
 
The hotel project should not be approved. Please DENY this project.  
 
Thank you for your time.  
 
Sincerely, 
 
Amanda Quintanilla  
 












	Letter to Coastal Commission re Project Support dated 11-05-24.pdf
	Letter to Coastal Commission re Project Support




