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PROJECT DESCRIPTION: Construction of a three-story, 44 foot high, 5,060 
square foot single family residence with an attached 
three-car garage on a vacant lot. 

Lot Area 
Building Coverage 
Pavement Coverage 
Landscape Coverage 
Parking Spaces 
Zoning 
Ht abv fin grade 

SUMMARY OF STAFF REQQMMENQATION: 

2,888 sq. ft. 
1,788 sq. ft. 

683 sq. ft. 
417 sq. ft. 

3 
Rl-1: Single Family Residential 
44 feet 

The proposed single family residence is located on a block on which the public 
rights-of-way (Voyage Mall and Hestwind Court) have not yet been fully 
improved as required by the underlying permit for the tract improvements, 
Coastal Development Permit A-266-77 (ILA). This raises the issue of whether 
the applicant should be required to wait until the public rights-of-way are 
improved for the length of the entire block before constructing the proposed 
residence, or whether the applicant can develop the lot prior to improvement 
of the rights-of-way in their entirety (See page 7: Public Improvements). 

Staff is recommending that the Commission allow the applicant to develop the 
lot prior to improvement of the public rights-of-way in their entirety by 
granting a Coastal Development Permit for the proposed development with 
special conditions relating to the improvement of Voyage Mall and Hestwind 
Court, maintenance of public areas, compliance with underlying permit 
requirements. and the provision of adequate parking. The applicant agrees 
with the recommendation and has proposed to improve portions of the Voyage 
Mall and Westwind Court rights-of-way. 
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1. City of Los Angeles Approval in Concept #97-052, 6/17/97. 

SUBSTANTIVE FILE DOCUMENTS: 

1. Coastal Development Permit A-266-77 <ILA) & amendment. 
2. Coastal Development Permit 5-87-112 (Del Rey Assoc.) & amendment. 
3. Coastal Development Permit Amendment 5-91-686-A (Hoffman/Mulvihill). 
4. Coastal Development Permit 5-95-207 <Croutch). 
5. Coastal Development Permits 5-96-223, 224, 246, 247 & 248 (Lee). 
6. Coastal Development Permit 5-97-181 (Paragon). 

STAFF REQOMMENOATIQN: 

The staff recommends that the Commission adopt the following resolution: 

I. Approval with Conditions 

The Commission hereby grants. subject to the conditions below, a permit for 
the proposed development on the grounds that the development, as conditioned, 

•• 

• 

will be in conformity with the provisions of Chapter 3 of the California • 
Coastal Act of 1976, 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 of the Coastal Act. and will not 
have any significant adverse impacts on the environment within the meaning of 
the California Environmental Quality Act. 

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. ComPliance. All development must occur in strict compliance with the 
proposal as set forth in the application for permit. subject to any • 
special conditions set forth below. Any deviation from the approved 
plans must be reviewed and approved by the staff and may require 
Commission approval. 
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4. Interpretation. Any questions of intent or interpretation of any 
condition will be resolved by the Executive Director or the Commission. 

5. Inspections. The Commission staff shall be allowed to inspect the site 
and the project during its development, subject to 24-hour advance notice. 

6. 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. 

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

III. Special Conditions 

1. 

2. 

3. 

Public Improvements 

Prior to occupancy of the approved residence, the applicant shall provide 
evidence of: 1) completion of the improvements proposed for the portion 
of the Hestwind Court right-of-way which provides vehicular access to the 
site, and 2) completion of the landscaping and public improvements 
proposed for the portion of the Voyage Mall right-of-way which fronts the 
site. All construction shall be compatible with the utilities and plans 
approved under Coastal Development Permit A-266-77 CILA). The applicant 
is responsible for obtaining the required final approvals from the City 
of los Angeles for all work in the public right-of-way. 

Maintenance of Public Areas 

Prior to authorization of permit, the applicant shall record free of 
prior liens and encumbrances except for tax liens, a deed restriction in 
a form and content approved by the Executive Director, binding the 
applicant and his successors in interest to participate with the lot 
owners of the Silver Strand on a fair and equitable basis in the 
maintenance of the public areas, buffers and drainage devices prescribed 
by Coastal Permit A-266-77. The public areas shall be identified in the 
deed restriction. The deed restriction shall run with the land. 

Coastal Development Permit A-266-77 CILA> 

Through the acceptance of this Coastal Development Permit, the applicant 
acknowledges that the subject site is subject to Coastal Development 
Permit A-266-77 CILA) and that all development on the site and within the 
affected portions of the Silver Strand and Del Rey Beach subdivisions 
must be consistent with Coastal Development Permit A-266-77 (ILA). All 
public areas provided and improved pursuant to Coastal Development Permit 
A-266-77 (ILA), including Voyage Mall and the other landscaped pedestrian 
malls, the public streets and alleys, all public parking spaces, and the 
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Ballona Lagoon public access path, shall remain open and available for 
use by the general public on the same basis as similar public areas 
within the City. Public parking areas shall not be used for preferential 
parking. 

4. On-site Parking 

Prior to authorization of permit, the applicant shall record free of 
prior liens and encumbrances except for tax liens, a deed restriction in 
a form and content approved by the Executive Director. assuring the 
provision of three off-street parking spaces on the project site. These 
parking spaces shall take access from the alleys (also called courts). 
The deed restriction shall run with the land, binding on all heirs and 
assigns of the applicant. 

IV. Findings and Declarations 

The Commission hereby finds and declares: 

A. Project Description 

• 

The applicant proposes to construct a three-story, 44 foot high, 5,060 square • 
foot single family residence on a vacant lot in the interior of the Del Rey 
Beach Tract in Venice <Exhibits #2-5). The proposed residence provides three 
on-site parking spaces inside a three-car garage which is accessed from 
Hestwind Court (Exhibit #3). 

The applicant also proposes to improve portions of the Voyage Mall and 
Hestwind Court rights-of-way which front the site. Voyage Mall is an 
unimproved public right-of-way which is required to be developed as a 
landscaped pedestrian mall under the terms of Coastal Development Permit 
A-266-77 CILA) <Exhibit #7). The applicant proposes to improve and landscape 
the portion of Voyage Mall which fronts the lot <Exhibit #5). 

The applicant also proposes to improve a section of the Hestwind Court 
right-of-way in order to provide vehicular access to the site. Hestwind Court 
is a partially improved public right-of-way which was required to be improved 
for vehicular access under the terms of Coastal Development Permit A-266-77 
(ILA> <Exhibit #7). The applicant proposes to extend the pavement to his 
driveway prior to occupancy of the proposed residence. 

The site and Voyage Mall are located in the Del Rey Beach tract <Exhibit #2). 
The Silver Strand subdivision is located two blocks north of the site. 
Ballona Lagoon 1s located about three hundred feet west of the subject site. 
The entire area is referred to as the "Silver Strand area". 

• 
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• B. Project Background 

• 

• 

The Silver Strand subdivision and the Del Rey Beach tract share a long history 
before the Coastal Commission. Both subdivisions, referred to together as the 
Silver Strand area, are located along the east bank of Ballona Lagoon and have 
only recently been developed with single family residences. Although the 
subdivisions were created in the early 1900's, the development of the area did 
not occur until the late 1970•s. Therefore, the Commission has reviewed and 
permitted the development of the subdivisions with single family residences. 

The first Commission approval in the area occurred in 1977 when the Commission 
approved the 11Silver Strand Permit11

, A-266-77 CILA), which was brought before 
the Commission on an appeal. Prior to the Commission's action on Coastal 
Development Permit A-266-77 CILA> in 1977, the Commission and its predecessor 
denied several applications to improve the streets and supply utilities within 
portions of the Silver Strand subdivision and the Del Rey Beach tract to make 
residential development possible. The previous projects were denied because 
of adverse impacts on traffic, recreation and wetland habitat. 

The projects were proposed by a consortium of comprised of most of the owners 
of the approximately three hundred undeveloped lots located on Blocks 7 
through 18 of the Silver Strand subdivision and Blocks 13 through 15 of the 
Del Rey Beach Tract (Exhibits #2&7). Most of the lot owners were represented 
by the consortium, although the gas company which owned several lots and a few 
other individual lot owners refused to join. The consortium was judged to 
have the legal ability to apply for a permit to grade the lots, improve the 
streets, and supply utilities within the Silver Strand area so that individual 
lot owners would eventually be able to build homes under separate permits. 

The Commission•s 1977 approval of Coastal Development Permit A-266-77 CILA) 
permitted the consortium of applicants, the Isthmus Landowners Association 
(!LA), to develop the infrastructure necessary for the development of single 
family homes on approximately three hundred lots located on Blocks 7 through 
18 of the Silver Strand subdivision and Blocks 13 through 15 of the Del Rey 
Beach Tract (Exhibits #2&7). The currently proposed project is located on a 
lot (Lot 20, Block 15, Del Rey Beach Tract> which is subject to Coastal 
Development Permit A-266-77 CILA) <Exhibit #2). 

Coastal Development Permit A-266-77 CILA) was subject to conditions addressing 
lagoon protection, maintenance of public areas, public access, and public 
parking. In its approval of Coastal Development Permit A-266-77 (!LA), the 
Commission found that Ballona Lagoon, located adjacent to the Silver Strand 
and Del Rey Beach subdivisions and about three hundred feet west of the 
subject site, was critical habitat area and an important coastal resource. 
The Commission further found that residential development of the Silver Strand 
area would have major adverse cumulative impacts on the lagoon and that 
several measures were necessary to mitigate the adverse impacts of development. 

One of the mitigation measures was the requirement for the dedication of an 
easement for a habitat protection and public access as part of a lagoon buffer 
to reduce the impacts of the residential development on the lagoon. The 
protective lagoon buffer area was to be restored according to the Ballona 
Lagoon Preserve Plan in order to improve the degraded habitat area. 
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Another mitigation measure was a condition of Coastal Development Permit 
A-266-77 (!LA) which required the owners of the lots subject to Coastal 
Development Permit A-266-77 <ILA) to establish a private homeowners 
association sufficient to maintain all public areas and landscaping approved 
and required by the permit. Because all of the owners of the lots subject to 
Coastal Development Permit A-266-77 (ILA) would benefit from the permitted 
tract improvements, the Commission required each lot owner to contribute to 
the maintenance of the improvements. 

Coastal Development Permit A-266-77 <ILA) was amended in 1979 in response to 
litigation <Exhibit #7). The amended permit still allowed the ILA to develop 
the infrastructure necessary for the development of approximately three 
hundred lots with single family homes. As amended, Coastal Development Permit 
A-266-77 (ILA) required the permittee (llA) to perform all grading in a single 
contract, to improve a public access path on the east ban~ of the lagoon, 
restore the lagoon buffer, to improve the streets and malls for public access 
and par~ing, and to establish a private homeowners association sufficient to 
maintain all public areas and landscaping including the lagoon buffer. A 
finding stated that the individual lagoon fronting lot owners would be 
required to dedicate an easement for a habitat protection and public access as 
a condition of their individual permits for residences. 

• 

Since 1980, the approved grading has been completed, the public access path 
along Ballona Lagoon has been improved. and the permittee <ILA> has 
established itself as the private homeowners association of the Isthmus 
Landowners Association (ILA> to maintain the lagoon buffer and other public • 
areas. 

However. the rights-of-way of Union Jac~ Mall, Voyage Mall, Hestwind Court and 
Voyage Court have not yet been improved as required by the terms of Coastal 
Development Permit A-266-77 (ILA) <Exhibit #7). The reason for this was due 
to financial considerations and agreements made between certain lot owners in 
the area. Mary Legg, the owner of the majority of lots on Union Jac~ Mall and 
Voyage Mall, states that she as~ed the ILA to delay the improvement of the 
Union Jac~ and Voyage Mall rights-of-way while she attempted to coordinate 
with other owners of the lots on Union Jac~ Mall and Voyage Mall to finance 
the required improvements. The financial problems were not resolved and the 
rights-of-way of Union Jac~ Mall, Voyage Mall, Westwind Court and Voyage Court 
were not improved. (A short section of Hestwind Court, however, has been 
paved in order to provide paved vehicular access to existing residences.) 

The amendment of Coastal Development Permit A-266-77 CILA) also required that 
the lot owners located in the area subject to the permit to contribute equally 
for the restoration and maintenance of the lagoon buffer. Because all of the 
owners of the lots subject to Coastal Development Permit A-266-77 CILA) would 
benefit from the permitted tract improvements, including the lagoon buffer 
restoration, the Commission required each lot owner to contribute to the 
maintenance of the improvements. The Commission found that the development of 
the area with homes would have an impact on the lagoon and public access. The 
improvements would mitigate these impacts. Without the improvements, no lot 
could be developed. The lagoon buffer was landscaped in an effort to restore • 
the habitat in the mid-19so•s. but that effort was not successful. 
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The conditions of approval for Coastal Development Permit A-266-77 (ILA) 
provided the basis for the mitigating special conditions which have been 
routinely applied to all subsequent Coastal Development Permits in the area. 
This set of special conditions ensure that the Chapter 3 policies of the 
Coastal Act and the intent of Coastal Development Permit A-266-77 CILA) is 
carried out as individual lots are developed. This application is required to 
meet the special conditions of approval necessary to ensure consistency with 
the Chapter 3 policies of the Coastal Act and Coastal Development Permit 
A-266-77 (ILA). 

There are also two sets of lots in the southern portion of the Del Rey Beach 
tract which were not subject to Coastal Development Permit A-266-77 CILA) 
(Exhibit #2). The Commission approved two permits, both modeled by Coastal 
Development Permit A-266-77 (ILA), for the development of the southern portion 
of the Del Rey Beach tract which was not subject to Coastal Development Permit 
A-266-77 (ILA). 

Coastal Development Permit 5-86-641 (Lee) allowed the development of ten 
single family residences on ten lots situated along the east bank of Ballona 
Lagoon (Exhibit #2). That Commission approval included provisions for the 
restoration and maintenance of the lagoon buffer areas adjoining the subject 
lots. The lagoon buffer adjoining the ten lots subject to Coastal Development 
Permit 5-86-641 (Lee) was successfully improved with a continuation of the 
east bank public access path and restored with native coastal strand 
vegetation. 

Coastal Development Permit 5-86-641 (Lee) also required the permittee Clee) to 
join with the private homeowners association established under Coastal 
Development Permit A-266-77 (ILA) to participate in the maintenance 
responsibilities of the public areas and landscaping (including malls, parking 
nodes, lagoon buffer and path) approved and required by the Coastal 
Development Permit A-266-77 (llA). 

In 1987, the Commission approved Coastal Development Permit 5-87-112 (Del Rey 
Assoc.) for the development of streets, utilities, and 36 lots with single 
family residences on a southern portion of the Del Rey Beach tract located 
near the lagoon. but not adjoining it (Exhibit #2). In its approval, the 
Commission found that residential development of this portion of the Del Rey 
Beach tract would have cumulative adverse impacts on the lagoon and mitigation 
measures were necessary to mitigate those cumulative adverse impacts of 
development. 

One of the mitigation measures was a condition which required the permittee 
(Del Rey Assoc.) and all members of the Del Rey Association to join with the 
private homeowners association established under Coastal Development Permit 
A-266-77 CILA) to participate equally in the maintenance of the public areas 
and landscaping (including malls, parking nodes, lagoon buffer and path) 
approved and required by the Coastal Development Permits A-266-77 (llA), 
5-86-641 (lee), and 5-87-112 (Del Rey Assoc.) . 
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As previously stated, Coastal Development Permit A-266-77 CILA> permitted the 
construction of the infrastructure necessary for the development of 
approximately three hundred individual lots with single family homes (Exhibit 
#7). The permitted infrastructure improvements included the public streets, 
alleys (courts), landscaped public malls, underground utilities, and drainage 
devices. 

In approving Coastal Development Permit A-266-77 CILA), the Commission found 
that the adverse impacts on public access and recreation caused by the 
residential development of the Silver Strand area would be partially offset by 
the improvement of the public rights-of-way for public parking and pedestrian 
access. 

Most of the infrastructure improvements permitted by Coastal Development 
Development Permit A-266-77 CILA) have been constructed as required by the 
terms of the permit. However, the rights-of-way of Union Jack Mall, Voyage 
Mall, Hestwind Court and Voyage Court have not yet been improved as required 
by the terms of Coastal Development Permit A-266-77 CILA) (Exhibit #7). Union 
Jack Mall and Voyage Mall are both required to be improved as public 
landscaped malls with public parking located at their west end and public 
sidewalks running their length. The proposed project is situated on the 
unimproved rights-of-way of Voyage Mall and Hestwind Court <Exhibit #3). The 
underground utilities serving the site have been installed. 

• 

As previously stated, the proposed single family residence is located on • 
public rights-of-way which have not yet been improved as required by Coastal 
Development Permit A-266-77 CILA). This raises the issue of whether the 
applicant should be required to wait until the entire Voyage Mall and Hestwind 
Court public rights-of-way are improved for public access before constructing 
the proposed residence, or whether the applicant can develop the lot prior to 
improvement of the public rights-of-way in their entirety. 

Special condition la of Coastal Development Permit A-266-77 CILA) states that: 

"All of the streets, utilities and drainage facilities for the entire 
tract north of the mall opposite Hestwind will be installed prior to the 
construction of single family houses." 

Special condition la required the improvement of all of the rights-of-way 
within the project area, the Silver Strand area north of Hestwind Mall, prior 
to the construction of homes. Some street rights-of-way were permitted to be 
paved for vehicular access, and other street rights-of-way like Union Jack 
Mall and Voyage Mall were permitted to be landscaped for public pedestrian 
access with public parking on the end. The ILA submitted plans which showed 
that street rights-of-way improved as landscaped malls with public parking 
nodes on the ends would supply the same amount of public access as paved 
streets. 

The development of the Silver Strand area, however, did not occur as required • 
by the condition. Due to financial considerations and agreements made between 
certain lot owners in the area, the applicant (llA) requested permission to 
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develop the area on a block-by-block basis. In a letter dated February 26, 
1981, the Commission staff indicated its approval of the request to develop on 
a block-by-block basis. Subsequently, every block in the project area was 
improved and developed with single family residences under Commission approved 
permits except for Blocks 13, 14 and 15 of the Del Rey Beach tract where the 
currently proposed project is located (Lot 20, Block 15). 

Between 1981 and 1994 the Commission required all applicants in the Silver 
Strand area to demonstrate that all public improvements, including utilities 
and rights-of-way, were installed and improved for the entire block on which a 
residence was proposed prior to receiving a Coastal Development Permit for the 
construction of a residence. This requirement was preventing the lot owners 
on Blocks 13, 14 and 15 in the Del Rey Beach tract from developing their lots 
because the rights-of-way of Union Jack Mall, Voyage Mall, Hestwind Court and 
Voyage Court have not been improved as required by the terms of Coastal 
Development Permit A-266-77 <ILA) <Exhibit #7). 

In the absence of a cooperative effort between the property owners to improve 
the unimproved rights-of-way on particular blocks, development of single 
family residences on Blocks 13, 14 and 15 of the Del Rey Beach tract had been 
effectively stalled while the rest of the Silver Strand area was built out 
with residences. Although the Commission has approved several homes on these 
blocks, the permits were not issued because the rights-of-way were not 
improved. Most of the approved permits on these blocks have expired. 

In 1994 the Commission addressed the issue of whether applicants on Blocks 13, 
14 and 15 should be required to wait until the public rights-of-way are 
improved for each entire block before being allowed to construct a single 
family residence, or whether applicants can develop the lot prior to 
improvement of the public rights-of-way in their entirety. 

On November 17, 1994, the Commission approved an amendment to Coastal 
Development Permit 5-91-686 (Hoffman & Mulvihill) which relieved the 
applicants of the burden of waiting until all public improvements 
(rights-of-way) were installed and improved for the entire block on which 
their residence was proposed before being permitted to construct their 
approved residence. The applicants 1 Coastal Development Permit application 
had been originally approved in 1991, but they were prevented from actually 
constructing their approved residence until the amendment was approved in 1994 
because the original approval required them to wait until the public 
rights-of-way were improved for their entire block before constructing their 
approved residence. 

By approving the amendment to Coastal Development Permit 5-91-686 (Hoffman & 
Mulvihill) in 1994, the Commission resolved the dilemma for all the lot owners 
on Blocks 13, 14 and 15 of the Del Rey Beach tract by revising the permit 
conditions to allow the development of private lots with residences under the 
condition that applicants agree to provide improved vehicular access to their 
lots on the courts (alleys) and improve the portion of the landscaped public 
mall which fronts their respective properties . 

The Commission applied this solution in its approval of Coastal Development 
Permit 5-95-207 (Croutch) for a single family residence at 130 Voyage Mall on 
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November 16, 1995. The Commission applied the same solution in approving • 
Coastal Development Permits 5-96-223, 224, 246, 247 & 248 (The Lee Group, 
Inc.) in January 1997, and Coastal Development Permit 5-97-181 (Paragon) on 
August 12, 1997. As a result of the most recent approvals, a short section of 
Hestwind Court has been paved for vehicular access to the lots closest to Via 
Donte (Exhibit #2). 

Staff recommends that the Commission continue to allow the development of 
Blocks 13, 14 and 15 with single family residences with a special condition 
requiring all applicants to provide improved vehicular access to their lots 
via the courts (alleys) and improve the portion of the landscaped public mall 
which fronts their respective properties. This requirement, if applied to all 
the undeveloped lots in the area, would ultimately lead to the improvement of 
the unimproved public rights-of-way while allowing individual lots to be 
improved with single family residences without being delayed while waiting for 
the required infrastructure improvements. The alternative is to delay 
development of single family residences until the ILA or some other entity 
improves all of the unimproved public rights-of-way in their entirety. 
(Note:. The Lee Group, Inc., a landowner and developer, is currently pursuing 
an effort to organize all the lot owners on Voyage Mall and Union Jack Mall in 
order to undertake a cooperative effort to improve the public malls as 
required by Coastal Development Permit A-266-77.) 

At this time, the applicant is unwilling to accept the burden of improving the 
entire length of the Voyage Mall and Hestwind Court rights-of-way. However, 
as part of this application the applicant has proposed to extend the pavement 
of Hestwind Court to the site in order to provide vehicular access to the 
lot. The applicant has also proposed to landscape and improve half of the 
width of Voyage Mall where it fronts the site (Exhibit #6). A public sidewalk 
is included as part of the proposed mall right-of-way improvements. Voyage 
Mall already provides improved public parking in the parking nodes located on 
each side of the mall's intersection with Via Donte. 

In any case, the applicant's current proposal to landscape half the width of 
Voyage Mall where it fronts the site is consistent with the Commission's 
recent actions in the area and will provide for the improvement of the public 
rights-of-way if applied to all subsequent permit applications. Even though 
Coastal Development Permit A-266-77 (ILA) requires the improvement of all 
public rights-of-way prior to the development of single family residences, the 
inability of all lot owners on a particular block to participate and the 
underlying permittee's unwillingness to carry out the required improvements 
without the lot owners• participation will no longer delay individual lot 
owners from developing their properties. The public will eventually benefit 
through the improvement of Voyage Mall and Union Jack Mall as landscaped 
public malls for public access. 

Therefore, the Commission finds that the proposed project, including the 
proposed improvement of a portion of the public rights-of-way, is consistent 
with the public access and all other Chapter 3 policies of the Coastal Act. 
However, in order to ensure that the project is completed as proposed. a 

• 

condition of approval is applied to the permit to require that prior to • 
occupancy of the approved residence. the applicant shall provide evidence of: 
1) completion of the improvements proposed for the portion of the Hestwind 
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Court right-of-way which provides vehicular access to the site, and 2) 
completion of the landscaping and public improvements proposed for the portion 
of the Voyage Mall right-of-way which fronts the site. All construction shall 
be compatible with the utilities and plans approved under Coastal Development 
Permit A-266-77 (ILA). The applicant is responsible for obtaining the 
required final approvals from the City of Los Angeles for all work in the 
public right-of-way. 

Finally, the applicant shall agree that Voyage Mall and the other landscaped 
pedestrian malls, the public streets and alleys, all public parking spaces, 
and the Ballona Lagoon public access path, shall remain open and available for 
use by the general public on the same basis as similar public areas within the 
City. As conditioned, the proposed development is consistent the Chapter 3 
policies of the Coastal Act. 

D. Maintenance of Public Areas 

When the Commission approved Coastal Development Permit A-266-77 (ILA) in 1977 
and amended it in 1979, it found that the residential development of the 
Silver Strand area would have major cumulative impacts on Ballona Lagoon and 
that several measures were necessary to mitigate the adverse impacts of 
development. The mitigation measures included a requirement for the ongoing 
maintenance of the Silver Strand and Del Rey Beach public areas including the 
protective lagoon buffer, the public pedestrian malls, public parking spaces, 
the public access path along the lagoon, and the area's drainage devices. The 
Commission found that the ongoing maintenance of these public areas was 
necessary to mitigate the cumulative adverse impacts of the development of the 
Silver Strand area as a residential area. 

Therefore, the Commission required the applicant (ILA) to, among other things. 
establish a homeowners association to maintain the public areas. The Isthmus 
Landowners Association (ILA) named themselves as the homeowners association 
which would maintain the public areas as required. As applicant, the ILA has 
the responsibility for the ongoing maintenance of the public areas because it 
is the property owners comprising the ILA who benefit most from the 
development of the area as a residential area. 

After the Commission's approval of the amendment to Coastal Development Permit 
A-266-77 (!LA) in 1979, the Commission began conditioning all individual 
Coastal Development Permits for single family residences in the Silver Strand 
area to require a deed restriction stating that each applicant is required to 
participate with the other lot owners in the maintenance of the public areas. 
The purpose of the condition is to ensure that all lot owners who benefit from 
development of their property participate in the mitigation of the cumulative 
impacts of the development of the area. 

As required on the previous Commission approvals in the area, the applicant is 
required to record a deed restriction stating that he will participate with 
the lot owners of the Silver Strand on a fair and equitable basis in the 
maintenance of the public areas, buffers and drainage devices prescribed by 
Coastal Development Permit A-266-77 (!LA). 
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The applicants are also required to acknowledge that the public areas provided • 
and improved pursuant to Coastal Development Permit A-266-77 CILA) shall 
remain open and available for use by the general public on the same basis as 
similar public areas within the City. This requirement is contained in 
special condition three which has been updated to reflect the completion of 
the landscaped public malls and the provision of public parking areas within 
the Silver Strand area. In previous Silver Strand area permits. special 
condition three had addressed the construction of the landscaped public malls 
and the provision of public parking areas within the Silver Strand area. 

Recordation of the required deed restriction will ensure that the applicant 
meets his obligation to participate in the mitigation of the cumulative 
impacts which the development of the Silver Strand area. including the subject 
lot. has had on the coastal resources in the area as identified in Coastal 
Development Permit A-266-77 CILA>. Only as conditioned is the proposed 
development consistent with the Chapter 3 policies of the Coastal Act and 
Coastal Development Permit A-266-77 CILA). 

E. Public Access and parking 

The Commission has consistently found that a direct relationship exists 
between residential density. the provision of adequate parking. and the 
availability of public access to the coast. Section 30252 requires that new 
development should maintain and enhance public access to the coast by 
providing adequate parking facilities. 

Section 30252 of the Coastal Act states. in part: 

The location and amount of new development should maintain and enhance 
public access to the coast by ... (4) providing adequate parking 
facilities ..•• 

The Commission has consistently required that single family residences in the 
Silver Strand area provide thre~ on-site parking spaces in order to meet the 
parking demands of the development and comply with Section 30252 of the 
Coastal Act. The proposed project provides the required three on-site parking 
spaces in a three-car garage located on the ground floor (Exhibit #3). In 
addition. as required on the previous Commission approvals in the area. the 
applicant is required to record a deed restriction stating that he will 
provide three on-site parking spaces. Only as conditioned is the proposed 
project consistent with the public access policies of the Coastal Act. 

In addition. when the Commission approved Coastal Development Permit A-266-77 
CILA>. it found that the adverse impacts on public access and recreation 
caused by the residential development of the Silver Strand area would be 
offset with the provision of a public access path along the east bank of 
Ballona Lagoon and with the improvement of the public rights-of-way for 
parking and pedestrian access. Therefore. in order to ensure that the public 
access improvements required by Coastal Development Permit A-266-77 CILA) are 

• 

protected for public use. the Commission requires as a condition of approval • 
that the applicant acknowledge that the public areas provided and improved 
pursuant to Coastal Development Permit A-266-77 CILA>. including Voyage Mall 



• 

• 
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and the other landscaped pedestrian malls, the public streets and alleys, all 
public parking spaces, and the Ballona Lagoon public access path, shall remain 
open and available for use by the general public on the same basis as similar 
public areas within the City. The public parking areas located at the street 
and mall ends shall not be used for preferential parking. Only as conditioned 
is the proposed project consistent with the public access policies of the 
Coastal Act. 

F. Local Coastal Program 

Section 30604Ca> of the Coastal Act provides that the Commission shall issue a 
Coastal Development Permit only if the project will not prejudice the ability 
of the local government having jurisdiction to prepare a Local Coastal Program 
which conforms with Chapter 3 policies of the Coastal Act: 

(a) Prior to certification of the Local Coastal Program. a Coastal 
Development Permit shall be issued if the issuing agency, or the 
commission on appeal, finds that the proposed development is in 
conformity with the provisions of Chapter 3 (commencing with Section 
30200) of this division and that the permitted development 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 (commencing with Section 30200). A denial of a Coastal 
Development Permit on grounds it would prejudice the ability of the 
local government to prepare a Local Coastal Program that is in 
conformity with the provisions of Chapter 3 (commencing with Section 
30200) shall be accompanied by a specific finding which sets forth 
the basis for such conclusion. 

The Venice area of the City of Los Angeles does not have a certified Local 
Coastal Program. The proposed project. as conditioned, is consistent with the 
habitat, coastal access, and recreation policies of the Coastal Act. 
Therefore, the Commission finds that approval of the proposed development, as 
conditioned, will not prejudice the City's ability to prepare a Local Coastal 
Program consistent with the policies of Chapter 3 of the Coastal Act, as 
required by Section 30604(a). 

G. California Environmental Quality Act 

Section 13096 Title 14 of the California Code of Regulations requires 
Commission approval of a Coastal Development Permit application to be 
supported by a finding showing the application. as conditioned by any 
conditions of approval, to be consistent with any applicable requirements of 
the California Environmental Quality Act <CEQA). Section 21080.5(d)(2)(i) of 
CEQA prohibits a proposed development from being approved if there are 
feasible alternatives or feasible mitigation measures available which would 
substantially lessen any significant adverse impact which the activity may 
have on the environment • 

The proposed project, as conditioned, has been found consistent with the 
Chapter 3 policies of the Coastal Act. All adverse impacts have been 
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minimized and there are no feasible alternatives or feasible mitigation • 
measures available which would substantially lessen any significant adverse 
impact. which the activity may have on the environment. Therefore. the 
Commission finds that the proposed project can be found consistent with the 
requirements of the Coastal Act to conform to CEQA. 

9371F:CP 
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ROBERT MACKENZIE ASSOCIATES 

Architects 

August 2. 1997 

Mr .... Posner .; 
catif. Coastal Commission 

te: A.dmiDiscmive Pamit for 142 Voyqc Mall- Marina Del hy 
Admmutmc;nt to Pmiect J)r:.qriprion 

The owner of said. property. Daniel Ga.Dezer, hereby agrees w provide continuous 
vehicular -=cess (i.e., paec~ IV8d and roned gmrer) aloag Wcstwind Court iom approved 
street of Via Dome to eastar1y end af property. Installation shall be per requirements set 
forth by cali£ Coastal ComnrissiOQ pcmrit#-266-17. 

Th.e owner filrtber bc:n:by agrees to participate in. the Del Rey Beadl's Homeowner's 
Assoeiation. ~ m provide a.landsc:apecl mall on VCJY3F Mall If owner 
completes consttuctioD prior U) installation of CDtire mall, the owner sball, at minimum, 
1audscape tbe ftom: yard of said property and 1he ana alODS tbc entire width of popetty 
to cemerline (20 feet) of Voyage Mall 'With a combination oflawn. hard $Capt, and 
phmts. 
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utilities, •treet tmprcvere~ts. ana lanascaP!a malls to allow aevelqpment pf bea••• 
em inai-..iaual lots within the Sil,.r Strana ana pel 'Rey leash 1irtt;=' , 

tos Angele! Ccmzt7 at 
~ 

Silver Strana ana ptl lt!Y leach S\lbai-..bions I between 'Ballona L!gppn an!! Vii Pel;•, 
wut cf Marina Del by, C.ity cf Los Angelet · 

Att.e:r pu~lic bel.1"in& hel4 em J.l,l!y 16. 19'79 , t.hl Ccllmrission tCI:I:l'Jd. · 
t.hat, as :cn~tioned, the FQPOied aevalcpcen~ u in ccntori:d.t7 with the prmd.Du 
or Cht:pt.e:r ' or the Cal!tor::ia Cotft.al .let Df 1976; will nDt prejUdice the abU1t)" 
at the local tcver::~ent. haT.5.ng jl.u"!sc!iction DTV the a::oea to prepare a local Cout.al. 
Pr:g.ra= that b in co:U"C:::.t:; with t..be p%'0'1ilions ot Chapter 3 o! t.hl Cali.t'CIZ"!Cia 
Coastal Act. o! 1976; 1! between ,;,De H& &:J.d. the ~lie :read neartlrt. the Ha, ia in . 
contor:Jit7 with the publ!c access and pu.blic reCHatic::=. :;-~liciu Df Ch~e:r 3 ot t..b.­
Calit~:onia Coastal Act ot 1976; md tithe (1) v.Ul :cct have artt Ji~~az:t. af!ortlz'( 
iJ!Ipact on t.he t2:l"r"...r==e::rt., or (2) t.be:re an no teui~e alte!':'la:t.i"fts or tea.Cbl.e · ·-
miti.gat!c:c llle&l'l:"ee I."V''.ila'ble that. WO!.'I!t 8Ublt.mt!~ le:ssen err liFf"'-eam. ac:lnne 
i:!p"c:t that the c!enl.opmlmt u &pp:rCI't'ect aq h.cre on the ezr4:z'OIII:i8Lit• 

7 
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• Pcm:Lt .&- 26&-'7'7 • , !a liJl,jec:t to the tollc:Rd.DC ccmctlt!cu: 

.l. St.andl.%'1! Cont!S.tic:u. • 

1: #Jssiptrnt of Pe!'mlt.. !bia penz:!.t. ·~ • be alsilftec! to anot.her penz 
a:cept. u pz-cmdllai.n tbe c:&lJ.t=m.a .lcZd..m.Jt.ztat.i'" Cod8, t.ltle 14, Section 13170. 

. 2. !lotice of !.tceipt and Aelmcwlec!perrt. Conat.:r~:~.c:ticm wt.hcrinc! by t.b:ta 
. 'J*mit .h&l! =t, cc.xz:menc:e 1mW: a CCPJ' ot ilia permit, llipc! bJ tbe ptnd.ttM 01" 

at.hcrizec! apzzt, ack:DOW'ledci:l& receipt, ot the pest a accept.anc6 ot ita C~C~S-.., 
u mm".Z111! to the Ccmzrd.aacm. 

.. '· ~· 1t CcutnlctiCI'l hat DOt CCIIIIltl1Ce4, thia permit. w1l1 u;p1.:.N · · 
t.vo (2) ,.earat.he date = which the Ccam!.alicm 'I'Ot,ec!. = t.be applicatiCI'l. JppU.-
cation fr:ll' eztemd.cm ot th:1l piiZ"'IIit m.t. 'be mad8 :prior t.o the exp!.2-aticm date. . 

4. Constftction. All COI'lat.nc:t:.!ml INA occmo !D accord. 1d.th t.he Pl"CPOAl. u 
. Rt tcn.h 1.n the application tor pest, l'l:lbjec:t to IZlT ~pecial ccmt!S.ti=a set..fort.h 

'below. ki:t c!niatiou ::rom the &P'FO""Ic! pl.CJ.S IIIL1.A 'be J"ft'iewec! by t.» Comar!.alicm 
FIWmt. to Calit'ar:r:d.a .ldad.:list.ratin Coc!e, 'fitla 14, Sect.icma 13164-13168. 

· . 5· l'nt.erp£,ttatiC!B. Izrt.ezpntaticm or Z'I'Vild.Cirll ot the te:ma 0:' conc!itiC111 ot 
thU per.:zit mat. be ~ewer! by the State Coast.ll Comisai= or ita !xecut.i"Fe 
mz.ec:tcr. All queati=a ft&a.rd:!nl this pend.t lbCIUlc! be ac!d.rnsec! to tJ:e State 
Comc:iaai0%'1 office 1:r1 San 1rmc:::!.aco unleaa a conditicm ex;pressl7 aut.hor:S.zea rn:S.w 
by the !epcaal Com:iasiCI1 or ita n.a.t.t. 

1. S"Oecill Can#tiqps. 

1. OVerall Condit.ion. h"ior t.o ia•uance of 'the pemit, the applicant~ 
euJ:::ait evidence that the folle~Wing conditiou bave MIA aets ., 

a. Improv•ent.a. &11 of the etreatl, utili tiel , anc! c!.rai.Nage facilities 
for the entire tract DOI'th of 'the mall opposite W•t.viftd w.Ul l:le inst.alle4 prior t.o 
ccmst.ruet.ion of sin;le-fllll.ily bouau. 

· 1:1. Gradin. All of the vra~Ung for the entire tract DOrth of the u.ll. 
opposite Wutwinc! auat be ccmplet.ec! prior to cou~ction of single-family hov.au. 
!'o minimize the a~ene effects of eo.U .Siltvbance, all earthmoviftg in t:hie tract 
aball be acCOZDplishecl ill a aingle contract. 

c. I.AIJOO!! Protection. %11 order t.o protect the lagoon fftll 'the ~· 
effec:t.e of \l.Z'ban nnoff, all nrnoff fZ'DII t.he t.rac:t ahall be tiZ'ected t.o the Narina 
del Jw.i 01azmel. Zf, vitb the concu.ft'ezace of t:he lxe=t.ive Director of the ca-1ee.icm 
it. u detemizaed 1:hat it ie Dot feasible t.o 4irect. %11ftoff t:o 'the Nariu clel ltay 
Q,IDJlel, the applicut..e ahall utablilb a lagoon rut.oraUon progrD! S'be_progr­
aball be eub:fect m 'the rwiev an-d approval of the 2xecut.ive Director aDd ebal.l 
c:o:naiet of a -.yet• of iD-liw fee payaant.e for all developaent. within 1:he au'bdi'ri.licm 
nfficient to provide for t.be value 11nd :pa.rc:bue of the t lob at t:he ~ eDd of t:he 
uact and 'the c:o•t.a of tnc!ing and plant.i:ftg 't:be uea t.o create a DW uea of 11&111b, 
u originally proposed by 't:be :rstlhmus I.anc.1c:Nnen Aasociat.ioD, %11-=· l'tse .aant of 
the iD-lleu fee cont.ribvtion llball be u'Ubll.abed uaing the hi;heet. of t.hz'ee ~· 
t!PPI'aisale of the aiDe lots and a .Set.ailed ooet eat:!Mte for Japrov•tmta by a 
ft9ilt.ered en;illeer. · 

---- ........ -
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d. Access. .a. put of the overall i=prov~nt.a, ;rac!ing shall be Ct:GPC .1 
'to the lagoon uaentially u provided for in the Sallona Lagoon 
Preserve Plan. A bond shall be obtained for the development and improvt~~umt of an 
ac:c:ess path at t.he top of the bank along- 'the perimeter of the lagoon 'to replace 1:be 
Zsplanade which hu larvely eroded away. !'be 'trail shall conaiat of dacCDpcsec! 
;ranite or aimilar material and shall be locatac!, f'enc:ac!, anA! lanc!scaped eaaant.ially 
u propoaac! in t.he Ballona Lagoon Preserve Plan. !he bone! ahall oover the oosta of' 
develcping t.ha acca11 path &nc! aball J>e axewtec! in favor of t.ha State of california. 

•· Maintenance. A privata bCDeownara asaociation .ufficiellt to uin't&in 
all pmllc: areu and lanc!sc:aphg aball J>e aatabliabac! u part of t.ha above pl'OYiaic:ma 
!he aSioc:iation lhall have t.ha rasponaibility anr! t.ha Dacessary pcwen 'to aaint&in 

. all imprCJYIIIDeDU that are not accepted ~ a pgblic: agency acceptable to the l::lcecutJ.ve 
J)iractor. · · 

Y. Parking. ln order to provic!a for pW:Ilic: parking anc! Jlitigata t.he effect 
of ac!cSitional traffic on coaatal acceaa, the arau designatac! as -..us• in l::lch.i.bit 2 
ahall be pavecS for· public: parkin; in a manner acceptable to the City of Loa Angalu. 
»o curb cuts shall be allowed in the imprcwecS pavac! area. 

2. StancSard tnforcernent COnl!ition. Prior to iasuanc:a of the pamit. raviaa4 pl. 
encompassing the above terms ahall !:>a submittal! to the Executive Director for hi.a 
review and apprCJYal i.n writing as sufficient to i=plement the varioua conditiona. 
All final working drawings aubmittac! to all public agencies shall be ac:c==paniec! b.Y 
a I.ancSscape A:rchi tact and Engineer's ce.rillicsta that saic! drawi.nga are in aubstantia. 
conformance with the revbe&! plana apprCJYad ~y the J:xacutiva Director. 
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a.: Amended Coastal Development Permit A-266-77 

1'o Whca It May Concem: 

!his letter will confirm that the California 
Coastal Commission has today, April 23, 1980, issued 
to the Isthmus Landowners Association, Inc. (•Isthmus•) 
Amended Coastal Development Permit A-266-77, in complete 
accordance with and with the identical terms and conc.U­
t:ions of the amendment t:o saic! coastal development 
permit. tranted to Isthmus by vote of the California 
Coastal Commission on July 16, 1979. This letter will 
fur~er acknowledve that Amended Coastal Development 
Permit A-266-77 is beint typed and will be dispatched 

' to Isthmus not later than Thursday, April 24, 1980, and 
that the typed perm! t will be in all respects. as .above 
inc!icatec!l. 

CA:t..IFO!NlA COAS'l'AL COMMISSION 

Michael L. Piaher, 
Executive Director 

Dated: April 23, 1980 

• 

• 


