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STAFF REPORT:  REGULAR CALENDAR
 
 
APPLICATION NUMBER: 5-10-295 
 
APPLICANT: Covespring Partners, LLC.  
 
AGENT: Mika Design Group  
 
PROJECT LOCATION: 309/315 Culver Boulevard, Playa del Rey 
 
PROJECT DESCRIPTION: Demolition of an existing private school and construction of 

3,987 square foot and 3,917 square foot three-story commercial office buildings with 
a total of 32 tandem parking spaces. 

  
 

Lot Area   10,000 square feet  
Building Coverage    7,904 square feet 
Pavement Coverage    2,096 square feet 
Landscape Coverage                0  
Parking Spaces       32 
Zoning        C4---Commercial   
Ht above final grade       37  feet   

 
LOCAL APPROVALS RECEIVED:  City of Los Angeles Coastal Development Permit No. 

ZA 2009-3122 
 
 
 
SUMMARY OF STAFF RECOMMENDATION: 
 
Staff is recommending that the Commission APPROVE a coastal development permit for the 
proposed development with five special conditions addressing: 1) future parking changes; 2) 
lighting plans; 3) water quality; 4) construction and erosion control; and 5) a deed restriction 
against the property, referencing all of the Special Conditions contained in this staff report. 
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I. STAFF RECOMMENDATION: 
 
 MOTION: I move that the Commission approve Coastal 

Development Permit No. 5-10-295 pursuant to the staff 
recommendation. 

 
 
STAFF RECOMMENDATION OF APPROVAL: 
 
Staff recommends a YES vote.  Passage of this motion will result in approval of the permit 
as conditioned and adoption of the following resolution and findings.  The motion passes 
only by affirmative vote of a majority of the Commissioners present. 
 
 
RESOLUTION TO APPROVE THE PERMIT: 
 
The Commission hereby approves a coastal development permit for the proposed 
development and adopts the findings set forth below on grounds that the development as 
conditioned will be in conformity with the policies of Chapter 3 of the Coastal Act and will 
not prejudice the ability of the local government having jurisdiction over the area to prepare 
a Local Coastal Program conforming to the provisions of Chapter 3.  Approval of the permit 
complies with the California Environmental Quality Act because either 1) feasible 
mitigation measures and/or alternatives have been incorporated to substantially lessen any 
significant adverse effects of the development on the environment, or 2) there are no 
further feasible mitigation measures or alternatives that would substantially lessen any 
significant adverse impacts of the development on the environment. 
 
 
II. STANDARD CONDITIONS: 
 
1. Notice of Receipt and Acknowledgment.  The permit is not valid and development 

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

 
2. Expiration.  If development has not commenced, the permit will expire two years 

from the date on which the Commission voted on the application.  Development 
shall be pursued in a diligent manner and completed in a reasonable period of time.  
Application for extension of the permit must be made prior to the expiration date. 

 
3. Interpretation.  Any questions of intent or interpretation of any condition will be 

resolved by the Executive Director or the Commission. 
 
4. Assignment.  The permit may be assigned to any qualified person, provided 

assignee files with the Commission an affidavit accepting all terms and conditions of 
the permit. 
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5. 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. Future Parking Changes

 
With the acceptance of this permit, the applicant acknowledges that any change in the 
parking proposed under this permit, including but not limited to elimination of the parking 
attendant service or change in hours that the parking attendant service is available, will 
require an amendment to this permit. 
 
2. Lighting 
 
A. PRIOR TO ISSUANCE OF THE COASTAL DEVELOPMENT PERMIT, the applicant 
shall submit, for the review and written approval of the Executive Director, a lighting plan 
for the proposed facility.  The Plan shall indicate that all lighting from the facility will be 
directed downward and onto the facility, and all light shall be shielded from the surrounding 
areas to the maximum extent feasible by use of hoods, filters, etc.   
 
B. The permittee shall undertake development in accordance with the approved plans.  
Any proposed changes to the approved plans shall be reported to the Executive Director in 
order to determine if the proposed change shall require a permit amendment pursuant to 
the requirements of the Coastal Act and the California Code of Regulations. 
 
3. Water Quality Management Plan 
 
A.  PRIOR TO ISSUANCE OF THE COASTAL DEVELOPMENT PERMIT, the applicant 
shall submit for the review and approval of the Executive Director, a Water Quality 
Management Plan (WQMP) for the post-construction project site, prepared by a licensed 
water quality professional, and shall incorporate structural and non-structural Best 
Management Practices (BMPs) designed to reduce, to the maximum extent practicable, 
the volume, velocity and pollutant load of storm water and nuisance flow leaving the 
developed site.  In addition to the specifications above, the plan shall be in substantial 
conformance with the following requirements:  

Water Quality Goals 
a. Appropriate structural and non-structural BMPs shall be designed to treat, 

infiltrate, or filter the runoff from all surfaces and activities on the development 
site. 

 
b. Post-construction structural BMPs (or suites of BMPs) should be designed to  

treat, infiltrate or filter the amount of storm water runoff produced by all storms   
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up  to and including the 85th percentile, 24-hour storm event for volume-based 
BMPs, and/or the 85th percentile, 1-hour storm event, with an appropriate safety 
factor (i.e., 2 or greater), for flow-based BMPs. 

 
c. Runoff from all roofs, parking areas, maintenance areas, and driveways shall be 

collected and directed through a system of appropriate structural and/or non-
structural BMPs.  Filter elements shall be designed to 1) trap sediment, 
particulates and other solids and 2) remove or mitigate contaminants through 
filtration and/or biological uptake.  The drainage system shall also be designed 
to convey and discharge runoff in excess of this standard from the building site 
in a non-erosive manner.   

 
B. Monitoring and Maintenance  
 
All BMPs shall be operated, monitored, and maintained for the life of the project and at a 
minimum, all structural BMPs shall be inspected, cleaned-out, and where necessary, 
repaired, at the following minimum frequencies: (1) prior to October 15th each year; (2) 
during each month between October 15th and April 15th of each year and, (3) at least twice 
during the dry season (between April 16 and October 14). 

 
a. Debris and other water pollutants removed from structural BMP(s) during clean-

out shall be contained and disposed of in a proper manner.  
 
b. All inspection, maintenance and clean-out activities shall be documented in an 

annual report submitted to the Executive Director no later than June 30th of 
each year.  This report shall be submitted for the first three years following the 
completion of development, biannually thereafter unless the executive director 
determines that no additional reports are necessary. 
 

c. It is the applicant’s responsibility to maintain the drainage system and the 
associated structures and BMPs according to manufacturer’s specification.  

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

4. Demolition, Grading, Drainage, and Erosion and Siltation Control Plan   
 
A. PRIOR TO ISSUANCE OF THE PERMIT, THE APPLICANT SHALL PROVIDE 
PLANS FOR THE REVIEW AND APPROVAL OF THE EXECUTIVE DIRECTOR for 
control of the discharge of waste sediments, debris, dusts and pollutants during demolition 
of the existing structures, site preparation, grading and construction.  These plans shall be 
prepared by a professional engineer and shall include proposed erosion and sediment 
prevention and control BMPs, both structural and non-structural, and the following 
information: 
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(1) Location of all staging and stockpiling areas; 
(2) Measures to control dust and debris during demolition; 
(3) Locations and cross sections of all proposed retaining structures and temporary and 

permanent cut-and-fill slopes; 
(4) A drainage plan.   
 

B.  The permittee shall undertake development in accordance with the approved final 
plans.  Any proposed changes to the approved final plans shall be reported to the 
Executive Director.  No changes to the approved final plans shall occur without a 
Commission amendment to this coastal development permit unless the Executive Director 
determines that no amendment is required. 
 
5. Deed Restriction 
 
PRIOR TO ISSUANCE OF THE COASTAL DEVELOPMENT PERMIT, the applicant shall 
submit to the Executive Director for review and approval documentation demonstrating that 
the applicant has executed and recorded against the parcel(s) governed by this permit a 
deed restriction, in a form and content acceptable to the Executive Director: (1) indicating 
that, pursuant to this permit, the California Coastal Commission has authorized 
development on the subject property, subject to terms and conditions that restrict the use 
and enjoyment of that property; and (2) imposing the Special Conditions of this permit as 
covenants, conditions and restrictions on the use and enjoyment of the Property. The deed 
restriction shall include a legal description of the entire parcel or parcels governed by this 
permit. The deed restriction shall also indicate that, in the event of an extinguishment or 
termination of the deed restriction for any reason, the terms and conditions of this permit 
shall continue to restrict the use and enjoyment of the subject property so long as either 
this permit or the development it authorizes, or any part, modification, or amendment 
thereof, remains in existence on or with respect to the subject property. 
 
 
STAFF NOTE - DUAL PERMIT JURISDICTION: 
 
Pursuant to Coastal Act Section 30600(b), any development that receives a local coastal 
development permit from the City must also obtain a second (or “dual”) coastal 
development permit from the Coastal Commission if the development is within the areas 
specified in Section 30601 (e.g., within three hundred feet of the beach or sea).  The areas 
specified in Section 30601 are known in the City of Los Angeles permit program as the 
Dual Permit Jurisdiction area.  For projects located inland of the areas identified in Section 
30601 (i.e., projects in the Single Permit Jurisdiction), the City of Los Angeles local coastal 
development permit is the only coastal development permit required.  The local coastal 
development permits in both the single and dual jurisdiction areas are appealable to the 
Commission. 
 
The City approved local Coastal Development Permit No. ZA2009-3122 (see Exhibit No. 
10).  Because the development is located in the City’s and Commission’s “Dual Permit 



5-10-295 
Page 6 

 

 
 

Jurisdiction” area, the applicant has submitted a separate “dual” coastal development 
permit application to the Commission.  Development may commence within a dual-permit 
jurisdiction only when a project applicant receives permit approval from both the local 
government and the Commission.   
 
 
IV. FINDINGS AND DECLARATIONS: 
 
The Commission hereby finds and declares: 
 
A. Project Description and Location 
 
The applicant proposes to demolish an existing 4,290 square foot private pre-
school/elementary school and construct  two 37 foot high, three-story commercial office 
buildings measuring 3,987 square foot and 3,917 square feet each, with 16 tandem 
parking spaces for each building (32 total spaces) with a parking attendant during business 
hours and bicycle parking on site. 
 
The subject property is a level parcel of land consisting of four contiguous lots totaling 
10,000 square feet with 100 feet of frontage along the north side of Culver Boulevard, in 
the Playa del Rey planning area of the City of Los Angeles (see Exhibit No. 1 & 2).  The 
northern property line of the project site abuts the Ballona Wetlands property which is 
owned by the State.  The project site is approximately .25 miles from Dockweiler State 
Beach. 
 
Culver Boulevard is primarily zoned and developed commercially with a mix of multi-family 
residential.  The surrounding development is characterized by one to three-story 
commercial and residential uses along the north and south sides of Culver Boulevard.   
 
B. Coastal Access 
 
The Commission has consistently found that a direct relationship exists between the 
provision of adequate parking and the availability of public access to the coast.  Section 
30211 of the Coastal Act states that: 
 

Development shall not interfere with the public’s right of access to the sea where acquired 
through use of legislative authorization, including, but not limited to, the use of dry sand and 
rocky coastal beaches to the first line of terrestrial vegetation. 
 

Section 30252 of the Coastal Act 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 or providing substitute means of 
serving the development with public transportation. . . 
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Therefore, in order to conform to the requirements of the Coastal Act, the proposed project 
must provide adequate support parking in order not to negatively impact parking for the 
commercial and visitor serving area along Culver Boulevard or for beach parking. 
 
The applicant is proposing to provide 32 on-site parking spaces for the 7,904 gross square 
foot office development.  Based on the Commission’s parking standard of 1 parking space 
per 225 square feet of gross floor area, the proposed project requires a total of 32 parking 
spaces.  Therefore, the applicant is providing the required parking.  However, all 32 
parking spaces are provided in tandem spaces (see Exhibit No. 4).  The spaces are 
arranged on the ground floor with 16 tandem spaces under each building.  Tandem spaces 
tend to discourage public use because drivers are concerned with being blocked if they 
park in the front space and another vehicle parks behind them, therefore, the 32 parking 
spaces will not be fully utilized and a greater demand would be placed on the surrounding 
street parking.  However, the applicant is proposing to include a parking attendant that will 
be on-duty during business hours to direct and assist patrons to the available spaces.   
 
As proposed with a parking attendant, the 32 tandem parking spaces will be adequate to 
support the proposed use.  To ensure that the project continues to provide a parking 
attendant  Special Condition no. 1 requires placing the applicant on notice that any change 
to the parking, including but not limited to, elimination of the parking attendant service or 
change in hours that the parking attendant service is available, will require an amendment 
to this permit.  The applicant and any future owner shall also participate in a transportation 
management plan to encourage use of alternative modes of transportation. 
  
To ensure that any prospective future owners of the property are made aware of the 
applicability of the conditions of this permit, the Commission imposes one additional 
condition (Special Condition No. 5) requiring that the property owner record a deed 
restriction against the property, referencing all Special Conditions of this permit and 
imposing them as covenants, conditions and restrictions on the use and enjoyment of the 
property.  Thus, as conditioned, this permit ensures that any prospective future owner will 
receive actual notice of the restrictions and/or obligations imposed on the use and 
enjoyment of the land in connection with the authorized development.  The Commission, 
therefore, finds that as conditioned the project will be consistent with Section 30211 and 
30252 of the Coastal Act and with the applicable policies of the City’s certified LUP. 
 
C. Biological  Resources 

Section 30230 states: 
Marine resources shall be maintained, enhanced, and where feasible, restored.  
Special protection shall be given to areas and species of special biological or 
economic significance.  Uses of the marine environment shall be carried out in a 
manner that will sustain the biological productivity of coastal waters and that will 
maintain healthy populations of all species of marine organisms adequate for long-
term commercial, recreational, scientific, and educational purposes. 
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Section 30231 of the Coastal Act states: 
 

The biological productivity and the quality of coastal waters, streams, wetlands, 
estuaries, and lakes appropriate to maintain optimum populations of marine 
organisms and for the protection of human health shall be maintained and, where 
feasible, restored through, among other means, minimizing adverse effects of waste 
water discharges and entrainment, controlling runoff, preventing depletion of ground 
water supplies and substantial interference with surface water flow, encouraging 
waste water reclamation, maintaining natural vegetation buffer areas that protect 
riparian habitats, and minimizing alteration of natural streams. 

 
Section 30240(a) of the Coastal Act states: 
 

(a) Environmentally sensitive habitat areas shall be protected against any significant 
disruption of habitat values, and only uses dependent on those resources shall be 
allowed within those areas. 

 

The proposed project is located adjacent to Ballona Wetlands, in the area known as Area 
B.  Currently, the Ballona Wetlands covers an area of approximately 600 acres and are 
remnants of a much larger wetland system that historically covered over 1,700 acres.   
Area B covers approximately 385 total acres and extends from Lincoln Boulevard west to 
the developed residential properties along Vista del Mar, and north from the Westchester 
bluffs to the Ballona Creek Channel (see Exhibit No. 7).  Because of past development 
within Area B, including placement of fill, oil drilling, pipelines, road construction, farming, 
and equestrian activity, only portions of the area contain jurisdictional wetlands and areas 
within the wetlands are degraded.  However, all wetland areas within the Ballona Wetland 
area are considered environmentally sensitive habitat areas and must be protected 
consistent with Sections 30231 and 30240 of the Coastal Act. 
 
Based on historical and recent wetland surveys and staff reconnaissance, the area 
immediately adjacent to the project site does not contain wetlands and is considered an 
upland area consisting of ruderal and non-native vegetation (See Exhibit No. 8.  Map of 
wetland areas, based on California Department of Fish and Game wetland determination, 
December 1, 1982).  The area adjacent to the project site was formally used as a horse 
corral up until 1987.  The closest mapped wetland area is located approximately 200 feet 
to the north.  Based on preliminary discussions with the California Coastal Conservancy 
and the group working on restoration plans for the wetlands, the Ballona Wetland area 
abutting the development along Culver Boulevard, because of its close proximity to the 
existing development along Culver Boulevard and its absence of any wetland habitat, 
would be designed as a buffer area between the commercial area along Culver Boulevard 
and the wetland areas (see Exhibit No. 9). 
 
1.  Lighting 
 
Because the proposed development will be located 200 feet from any wetlands the 
proposed development will not have a significant adverse impact on the wetland habitat; 
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however, lighting from development can disturb nocturnal or secretive species that inhabit 
the area.  Exterior lights on the project site and vehicle headlights can shine into the 
wetland area and disrupt the behavior of these species. 
 
The project will include a 6 foot high cinder block wall along the northern portion of the 
property adjacent to the Ballona Wetland property.  The wall will help block lights from 
vehicles from shining into the wetland area.  However, the proposed buildings are designed 
to be three stories and exterior lights can potentially illuminate the surrounding Ballona 
Wetland property.  The proposed design plans do not include plans illustrating the type and 
location of outdoor lighting.  Although the adjacent area does not provide any wetland 
habitat and will serve as a buffer between the existing and future development along Culver 
Boulevard light can adversely impact the behavior of the various species that inhabit the 
surrounding area, such as the upland areas.  To ensure that the lighting will minimize 
illuminating the surrounding Ballona Wetland area, including the night sky, the applicant 
shall submit a lighting plan, as required in Special Condition No. 2 showing the location and 
types of exterior lights and measures to be incorporated into the lighting to minimize 
escaping light.  As conditioned, the project will not have an adverse impact on the 
wetlands, and is consistent with Section 30231 and 30240 of the Coastal Act.    
 
2.  Water Quality 
 
The proposed project poses a potential source of pollution due to contaminated runoff from 
the proposed construction, parking areas and other hardscape.  The proposed project will 
incorporate best management practices with extensive recommendations and measures to 
reduce or prevent contaminants from running off the site and will incorporate urban runoff 
measures to reduce runoff from the site.  Site drainage will be directed to an on-site filtered 
retention basin and then to the street which is then directed to the City’s stormdrain 
system.  No runoff will be directed to the Ballona Wetlands.  To ensure that the proposed 
project incorporates best management practices, Special Condition No. 3 and 4 are 
necessary to require the applicant to submit a water quality management plan and 
drainage and urban runoff control plan.  As conditioned, the Commission, therefore, finds 
that the development will be consistent with Section 30230, 30231, and 30240 of the 
Coastal Act. 
 
D. Visual 
 
Section 30251 of the Coastal Act states: 
  

The scenic and visual qualities of coastal areas shall be considered and protected as a 
resource of public importance.  Permitted development shall be sited and designed to 
protect views to and along the ocean and scenic coastal areas, to minimize the alteration of 
natural land forms, to be visually compatible with the character of the surrounding areas, 
and, where feasible, to restore and enhance the visual quality in visually degraded areas.  
New development in highly scenic areas such as those designated in the California 
Coastline Preservation and Recreation Plan prepared by the Department of Parks and 
Recreation and by local government shall be subordinate to the character of its setting. 
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Playa del Rey is a small scale community located between Marina del Rey small craft 
harbor entrance channel and the Westchester Bluffs.  Since the early 1970’s, the 
community has recycled from one and two-story beach cottages to mostly two and three-
story single-family residences and duplexes in the residential areas.  Culver Boulevard 
consists of a mix of one to three story residential and commercial developments.  
  
In establishing precedent to determine the appropriate scale of development in the Playa 
del Rey community, the Commission originally required a height limit of 30 feet east of 
Pacific Avenue, including the area along Culver Boulevard.  In response to the established 
height limit for this area and other areas of Playa del Rey, the City of Los Angeles held 
numerous community meetings and developed the Del Rey lagoon Specific Plan (draft 
LCP) for the area.  The Specific Plan included a 37 foot height limit for the community.   
 
Although the City’s Specific Plan was not certified by the Commission, the Plan has been 
used as a guide for appropriate scale for development in the Playa del Rey area.  The 
Coastal Commission has previously approved development at the 37 foot height limit (CDP 
No. 5-92-074) along Culver Boulevard.  The proposed project will be consistent with the 37 
foot height limit as established in the Specific Plan and will be consistent with existing 
development that varies from one to three stories along both sides of Culver Boulevard.  
Therefore, the Commission finds that the proposed three-story, 37 foot high development 
will be consistent with the height limit for the area and with the scale of existing 
development, and is consistent with Section 30251 of the Coastal Act.   
 
E.   Local Coastal Program 
 
Section 30604 (a) of the Coastal Act states that: 
 
 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. 

 
The proposed project is located within the City of Los Angeles’ planning areas of Playa Del 
Rey and Playa Vista. The City of Los Angeles does not have a certified Local Coastal 
Program for the Playa del Rey area.  The City of Los Angeles submitted its Local Coastal 
Program in March 1981.  The Commission denied the submitted LCP on December 18, 
1981.  The City has not submitted a revised LCP.   As proposed, the project will not 
adversely impact coastal resources or access.  The Commission, therefore, finds that the 
proposed project will be consistent with the Chapter 3 policies of the Coastal Act and will 
not prejudice the ability of the City to prepare a Local Coastal Program consistent with the 
policies of Chapter 3 of the Coastal Act as required by Section 30604(a). 
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F. California Environmental Quality Act 
 
Section 13096(a) of the Commission's administrative regulations requires Commission 
approval of coastal development permit applications 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)(A) 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 effect which the activity may have on the 
environment.   
 
As conditioned, there are no feasible alternatives or mitigation measures available which 
would substantially lessen any significant adverse impact which the activity may have on 
the environment.  Therefore, the proposed project is found consistent with CEQA and the 
policies of the Coastal Act. 
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