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APPLICATION NO.: 5-96-223
APPLICANT: ‘ The Lee Group, Inc.
AGENT: Jeffrey Lee
- PROJECT LOCATION: 123 Union Jack Mall (Lot 7, Block 13, Del Rey Beach

Tract), Venice, City of Los Angeles, Los Angeles County.

PROJECT DESCRIPTION: Construction of a three-story, 39 foot high, 4,957
square foot single family residence with an attached
three-car garage on a vacant lot. The applicant also
proposes to improve the portion of the Union Jack Mall
right-of-way which fronts the site.

Lot Area 4,102 sq. ft.
. Building Coverage 2,433 sq. ft.
Pavement Coverage 572 sq. ft.
Landscape Coverage 1,097 sq. ft.
Parking Spaces 3
Zoning R1-1: Single Family Residential

Ht abv fin grade 39 feet

SUMMARY OF STAFF RECOMMENDATION:

The proposed single family residence is located on a block on which a public
right-of-way (Union Jack Mall) has not yet been 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 right-of-way is 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 public right-of-way
in its 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 right-of-way in its entirety by
granting a Coastal Development Permit for the proposed development with
special conditions relating to the improvement of Union Jack Mall, 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 the portion of the Union Jack Mall right-of-way
which fronts the site.
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LOCAL APPROVAL RECEIVED: e
1. City of Los Angeles Approval iﬁ Concept #96-044, 10/16/96.

SUBSTANTIVE FILE DOCUMENTS:

1. Coastal Development Permit A-266-77 (ILA) & amendment.
2. Coastal Development Permit Amendment 5-91-686-A (Hoffman/Mulvihill).
- 3. Coastal Development Permit 5-89-B15 (Weinberg).
- 4. Coastal .Development Permit 5-95-207 (Croutch).
5. Coastal Development Permit 5-87-112 (Del Rey Assoc.) & amendment.
6. Coastal Development Permit applications 5-96-224, 246, 247 & 248
(The Lee Group, Inc.).
STAEF _RECOMMENDATION:

The staff recommends that the Commission adopt the following resolution:

1. 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.

IT. Standard Conditions

1.  Notice of Receipt and Acknowledament. 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. A1l 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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Interpretation. Any questions of intent or interpretation of any
condition will be resclved by the Executive Director or the Commission.

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

. 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.

i wi . 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.

. Special Conditi

Public Improvements

Prior to occupancy of the approved residence, the applicant shall
complete the public improvements proposed for the portion of the Union
Jack Mall right-of-way which fronts the site as approved on the final
plans (Exhibit #3). A1l 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.

inten f i

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.

it A-266-

Through the acceptance of this Coastal Development Permit, the applicant
acknowledges that the subject site is subject to Coastal Development
Permit A-266-77 (ILA) 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). A1l
public areas provided and improved pursuant to Coastal Development Permit
A-266-77 (ILA), including Union Jack 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
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available for use by the general public on the same basis as similar .y
public areas within the City. Public parking areas shall not be used for

preferential parking.
4. Qn-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 Via Donte. The deed restriction
shall run with the land, binding on all heirs and assigns of the
applicants.

IV. Findings and Declarations

The Commission hereby finds and declares:

A.  Project Description

The applicant proposes to construct a three-story, 39 foot high, 4,957 square

foot single family residence on a vacant lot in the interior of the Del Rey

Beach tract in Venice (Exhibit #2). The proposed residence contains a ~
three~-car garage with vehicular access to Via Donte (Exhibit #4). .

The applicant also proposes to improve the portion of the Union Jack Mall
right-of-way which fronts the site (Exhibit #3). Union Jack Mall is an
unimproved public right-of-way which is required to be developed as a
Tandscaped pedestrian mall under the terms of Coastal Development Permit
A-266-77 (ILA) (Exhibit #6).

The site and Union Jack Mall are located in the Del Rey Beach tract. The
Silver Strand subdivision is located just north of Via Donte. Ballona Lagoon
is located about three hundred feet west of the subject site (Exhibit #2).
The entire area is referred to as the "Silver Strand area".

B. Project Background

The Silver Strand subdivision and the Del Rey Beach tract share a Tong 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 "Silver Strand Permit", A-266-77 (ILA), which was brought before .
the Commission on an appeal. Prior to the Commission's action on Coastal
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Development Permit A-266-77 (ILA) 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&6). 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 owner of the subject lot at
was a participant in the consortium of lot owners. 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
1ot owners would eventually be able to build homes under separate permits.

The Commission's 1977 approval of Coastal Development Permit A-266-77 (ILA)
permitted the consortium of applicants, the Isthmus Landowners Association
(ILA), 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&6). The currently proposed project is located on a
lot (Lot 7, Block 13, Del Rey Beach Tract) which is subject to Coastal
Development Permit A-266~77 (ILA) (Exhibit #2).

Coastal Development Permit A-266-77 (ILA) 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 (ILA), 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.
Another mitigation measure was a condition of Coastal Development Permit
A-266-77 (ILA) 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 #6). 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
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A-266-77 (ILA) required the permittee (ILA) to perform all grading in a single .
contract, to improve a public access path on the east bank of the lagoon,

restore the lagoon buffer, to improve the streets and malls for public access
and parking, 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 Jack Mall, Voyage Mall, Westwind Court and
Voyage Court have not yet been improved as required by the terms of Coastal
Development Permit A-266-77 (ILA) (Exhibit #6). 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 Jack Mall and
Voyage Mall, states that she asked the ILA to delay the improvement of the
Union Jack and Voyage Mall rights-of-way while she attempted to coordinate
with other owners of the lots on Union Jack Mall and Voyage Mall to finance
the required improvements. The financial problems were not resolved and the
rights-of-way of Union Jack Mall, Voyage Mall, Westwind Court and Voyage Court
were not improved.

The amendment of Coastal Development Permit A-266-77 (ILA) 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 (ILA) 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-1980's, but that effort was not successful.

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 (ILA) is
carried out as individual lots are developed. This application is required to
meet the special conditions of approval necessary to ensure consistency with
:he Chaptﬁr 3 policies of the Coastal Act and Coastal Development Permit
-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 (ILA)
(Exhibit #2). The Commission approved two permits, both modeled by Coastal
Development Permit A-266-77 (ILA), for the development of the southern portion
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of the Del Rey Beach tratt 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) has been 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 (Lee) 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 (ILA).

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). 1In 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 (ILA) 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 (ILA),
5-86-641 (Lee), and 5-87-112 (Del Rey Assoc.).

C. Public Improvements

As previously stated, Coastal Development Permit A-266-77 (ILA) permitted the
construction of the infrastructure necessary for the development of

approximately three hundred individual lots with single family homes (Exhibit

#6). The permitted infrastructure improvements included the public streets,
:ll:ys (courts), landscaped public malls, underground utilities, and drainage
evices.

In approving Coastal Development Permit A-266-77 (ILA), 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
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terms of the permit. However, the rights-of-way of Union Jack Mall, Voyage

Mall, Westwind Court and Voyage Court have not yet been improved as required

by the terms of Coastal Development Permit A-266-77 (ILA) (Exhibit #6). Union

Jack Mall and Voyage Mall are both required to be improved as public

Tandscaped malls with public parking located at their west end and public

sidewalks running their length (Exhibit #3). The proposed project is situated

on the unimproved right-of-way of Union Jack Mall (Exhibit #3). The

underground utilities serving the site have been installed.

Development Permit A-266-77 (ILA) have been constructed as required by the .

As previously stated, the proposed single family residence is located on a
public right-of-way which has not yet been improved as required by Coastal
Development Permit A-266-77 (ILA). This raises the issue of whether the
applicant should be required to wait until the entire Union Jack Mall public
right-of-way is improved for public access before constructing the proposed
residence, or whether the applicant can develop the lot prior to improvement
of the public right-of-way in its entirety.

Special condition la of Coastal Development Permit A~266-77 (ILA) states that:

"Al11 of the streets, utilities and drainage facilities for the entire
tract north of the mall opposite Westwind will be installed prior to the
construction of single family houses."

Special condition 1a required the improvement of all of the rights-of-way
within the project area, the Silver Strand area north of Westwind 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 1ike 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 (ILA) requested permission to
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
3 block-by-block basis (Exhibit #7). 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 7, Block 13).

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 Tot 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, Westwind Court and
Voyage Court have not been improved as required by the terms of Coastal .
Development Permit A-266-77 (ILA) (Exhibit #6).
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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' 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 November 16, 1995.

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 the applicants 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. 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.

At this time, the applicant is unwilling to accept the burden of improving the
entire length of the Union Jack Mall right-of-way. However, as part of this
application the applicant has proposed to landscape the width of Union Jack
Mall where it fronts the site. Vehicular access to the lot is already
provided by Via Donte, which is improved (Exhibit #2). The public parking
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node on the west end of Union Jack Mall is paved but still lacks curbs and .
signs.

For informational purposes only, the applicant has indicated that he is in the
process of developing a plan to improve the entire length of the Union Jack
Mall right-of-way, including the public parking node on the west end, as part
of a proposal to improve Lots 8 through 14 of Block 13 with single family
residenges (Exhibit #2). That plan has not yet been submitted for Commission
approval.

In any case, the applicant's current proposal to landscape the width of Union
Jack 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 right-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 complete the public
improvements proposed for the portion of the Union Jack Mall right-of-way
which fronts the site as approved on the final plans (Exhibit #3). All
construction shall be compatible with the utilities and plans approved under
Coastal Development Permit A-266-77 (ILA). In addition, 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 Union Jack 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 inciuding 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

-
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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 (ILA) 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 1ot 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 1ot 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 (ILA).

The applicants are also required to acknowledge that the public areas provided
and improved pursuant to Coastal Development Permit A-266-77 (ILA) 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 tandscaped public malls and the provision of public parking areas within
the Silver Strand area. 1In 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 (ILA). Only as conditioned is the proposed
development consistent with the Chapter 3 policies of the Coastal Act and
Coastal Development Permit A-266-77 (ILA).

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. '
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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...providing adequate parking facilities...

The Commission has consistently required that single family residences in the
Silver Strand area provide three 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 #4). 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
(ILA), 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 (ILA) 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 (ILA), including Union Jack
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. 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 30604(a) 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 Loca)l
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
Tocal 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.

©
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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
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.

7982F:CP
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E@ENE@‘
From:  Jay Stark " y 6 ENORANDUM .

To: Chuck Posner

Subject: Del Rey Beach - Union jack Mall - Lot 6 anb@¥t

Date: November |, 1996 &L‘Fowi\ss‘m
, CONSTAL €0
Chuck: SOUTH COAST DISTRICT

Per your discussion with Jeff Lee, enclosed please find a copy of the landscape plans
for Union Jack Mall. As part of the development of Lot 6 and Lot 7, The Lee Group will
install the landscape mall at the adjacent portions of Lot 6 and Lot 7. We are adding this as
part of our project description. Please feel free to call me if you have any questions.

Thank you.

BOAQTAL csi’a 5» Fii

= - % 2273
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631 Howard Street, San Franciseo $4105 — (418) 543-0555 +
COASTAL DEVELOPMENT PERMIT .
( Awmen ‘
n July 16, 1979 sy yavotsof 8 to 0__v the California

Coastal Commrission granmted to _ Isthmus Landowners Association, Inc.
Permit A-266-77 » Subject to the conditions set forth below, for development

consisting of grading, construction of sanitarv severs. storm drains. underground

utilities, street improvements, and landsca ma 2'4
on_individual lots within the Silver Strand and Del Rev Beach tracts L
more specificsally described in ths application file in the Commission offices.

The development is within the coastal sone in __los Angeles County at

rd

Silver Strand and Del Rey Beach Subdivigions
west of Marina Del Rey, City of Los Angeles

After pubtlic hearing held on __Juiv 16, 1979 s the Commizsion found
that, as conditioned, the rroposed cevslopment is in conformity with the provisions
of Chapter 3 of the Califormda Cocstal Act of 1976; will not prejudice the ability
of the local government having Jurisdiction over the area to prepare a local Coastsl
Progranm that is in conformity with the provisions of Chapter 3 of the Califarnia
Coastal Act of 1976; 12 between the sea and the mublic rcad nearest the sea, is in
conforzdty with the public access and public recreation policies of Chapter 2 of th
California Coastal Act of 1976; and either (1) will nct have any significant advers
impact on the environment, or (2) there are no feasidle alternatives or feasible
mtigation mezsures svailable thet would substantially lessen any significant adverss
impect that the development as approved may have on the enviromrent.

R,2 3 1980

Issued on tehall of the California Coastal Commis on
[% ECEIVE @ ,
MI . F1
SEP 04 1992 - Exscutive Dirsctor

CAUFORNIA By /
COASTAL COMMISSIOt

The undersigned pemitu acknowlsdges receipt of the Californis Coastal Commission,
Permit A-_266-77 _, and fully understands its contents, including all conditicns

izpcn;i.

77 Datv

P’ ttég V )

COASTAL COMMISSION @
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Permit A- 266-77 ° , is subject to the following conditicns:

A. Standard Conditions.

1. Assignment of Permit. This permit'w not be assigned to another person
except as provided in the California Administrative Cods, Title 14, Section 13170.

- 2. Rotice of Receipt and Acknowledgment. Construction authorized by this
‘permit shall not commence until a copy of this permit, signed by the permittee or
suthorized agent, acknowledging receipt of the permit and acceptance of its contents,
is returned to the Commission.

- 3. IExpirstion. If construction has not commenced, this permit will expire
two (2) years from the date on which the Coumission voted on the application. Appli-
cation for extension of this permit must be mads prior to the expiration date.

4. Construction. All construction must occur in accord with the proposal as
~ set forth in the application for permit, subject to any special conditions set forth
below. Any deviations from the approved plans must be reviewed by the Commiszion
pursuant to California Administrative Code, Title 14, Sections 13164-13168.

.. 5« Interpretation. Interpretation or revisions of the terms or conditiems of
this permit must be reviewed by the State Coastal Commission or its Executive
Director. All questions regarding this permit should be addressed to the State
Commission office in San Francisco unless a condition expressly authorizes review
by the Regional Commission or its staff.

B. Specisl Conditiamms.

- -

1. Overall Condition. Prior to issuance of the permit, the applicant shall
submit evidence that the following conditions have been met:

a. Improvements. All of the streets, utilities, and drainage facilities
for the entire tract north of the mall opposite Westwind will be installed prior to
construction of single-fanily houses.

: b. Grading. All of the grading for the entire tract north of the mall
opposite Westwind must be completed prior to construction of single-family houses.
To minimize the adverse effects of soil disturbance, all earthmoving in this tract
shall be accomplished in a single contract.

c. lagoon Protection. In order to protect the lagoon from the adverse
effects of urban runoff, all runoff from the tract shall be directed to the Marina
del Rey Channel. If, with the concurrence of the Executive Director of the Commission,
it is determined that it is not feasible to direct runcff to the Marina del Rey
Channel, the applicants shall establish a lagoon restoration program. The program
shall be subject to the review and approval of the Executive Director and shall
consist of a system of in-lieu fee payments for all development within the subdivision
sufficient to provide for the value and purchase of the 9 lots at the north end of the
tract and the costs of grading and planting the area to create a new area of marsh,
as originally proposed by the Isthmus Landowners Association, Ingc. The amount of
the in-lieu fee contribution shall be established using the highest of three independent
appraisals of the nine lots and a detailed cost estimate for improvements by a

registered engineer.
COASTAL COMMISSION
S-9%-2 23*'
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Permit A-266-77

”»

d. Access. As part of the overall improvements, grading shall be compl
to the lagoon sssentially as provided for in the Ballona Lagoon
Preserve Plan. A bond shall be obtained for the development and improvement of an
access path at the top of the bank along the perimeter of the lagoon to replace the
Esplanade which has largely eroded away. The trail shall consist of decomposed
granite or similar material and shall be located, fenced, and landscaped essentially
as proposed in the Ballona Lagoon Preserve Plan. The bond shall cover the costs of
developing the access path and shall be axecuted in favor of the State of California.

e. Maintenance. A private homeowners association sufficient to maintain
all public areas and landscaping shall be established as part of the above provisions.
The association shall have the responsibility and the necessary powers to maintain

- all improvements that are not accepted by a public agency acceptable to the Executive

Director. .

. %, Parking. In order to provide for public parking and mitigate the effects
of additional traffic on coastal access, the areas designated as "malls" in Exhibit 2
shall be paved for public parking in a manner acceptable to the City of lLos Angeles.
No curb cuts shall be allowed in the improved paved area.

2. Standard Enforcement Condition. Prior to issuance of the permit, revised plans
encompassing the above terms shall be submitted to the Executive Director for his
review and approval in writing as sufficient to implement the various conditions.

All final working drawings submitted to all public agencies shall be accompanied by
a landscape Architect and Engineer's Certificate that said drawings are in substantial
conformance with the revised plans approved by the Executive Director. .

COASTAL COMMISSION
96 -
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. Re: Amended Coastal Deveiopment Permit A~266-77

To Whom It May Concern:

This 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 condi-
tions of the amendment to said coastal development
permit granted to Isthmus by vote of the California
Coastal Commission on July 16, 1979. This letter will
further acknowledge that Amended Coastal Development
Permit A-266-77 is being typed and will be dispatched
* to Isthmus not later than Thursday, April 24, 1980, and
that the typed permit will be in all respects.as above
indicated. ,

CALIFORNIA COASTAL COMMISSION

Michael L. Fisher,
Executive Director

James McGrath,
Permit Analyst

Dated: April 23, 1980

' COASTAL COHSSI0R

. -3 -9¢-2235
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California Coastal Commission ,
631 Howard Street, 4th fioor
San Francisco, California 94105
{415) 543.8555

February 26, 1981

Clifford D. Rome

Executive Director

Isthmus Landowners Association
3807 via Dulce

Marina del Rey, CA 90281
Subject: Permit No, 266-77

Dear Mr. Rome:

Como\ ertna

\\\ CDASTAL CORMISSION
s-9% -zzi
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." Clifford D. Rome
Page Jwo
February 26, 1981

- Confidentia o :

In regard to your letter requesting an amendment of the permit to allow con-
struction on a block-by-block basis, it is not necessary to amend the permit. The
permit has been vested, and completion of construction and the manner of completion
of construction can be accomplished by the applicant in any manner that the applicant
deems suitable, as long as the basic permit conditions are complied with. How-
ever, because there is a serious question whether or not those permit conditions
are being complied with, the validity of the entire permit is open to question.

o | | - COASTAL COMMISSIGH
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- _+ Clifford D. Rome

L

Page Three
February 26, 1981

C ovCPfc(e w1 8 \

Very truly yours,

/
- V:"M'I:' ’&/.‘A(_.,fo/{;,

JANET G. TULK
Permit Appeals Chief

cc: Hal Amens
Pam Emerson, South Coast Regional Commission
Steven H. Xaufman, Department of Justice

Enclosures

COASTAL COMMISSIgN

£-96-22
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THE LEE GROUP, INC.

December 18, 1996

Mr. Chuck Posner
CALIFORNIA COASTAL COMMISSION FAX (310)590-5084

245 West Broadway, Suite 380
Long Beach, California 90802-4416

RE: Application for Permit No’s. 5-96-223 and 5-96-224

Dear Chuck:

We are in receipt of the December 1, 1996 letter from Sherman L.
Stacey representing Isthmus Landowners Association (ILA). Our
response is intended to address ILA’s concerns and isaues point by
point and aiso to make clear our position on the above referenced
permits.

it is our purchase of lots from Mary Legg and the Legg Family, the
current owners of 23 vacant lots south of Topasail, that will serve as a
catalyst for the completion of Union Jack Mall, Voyage Street,
Voyage Mall and a portion of Westwind. She is committed to
completing the improvements adjacent to her lots and, in fact, has
plans in plan check at the City of Los Angeles for improvements on
Union Jack Mall, Voyage Street and Voyage Mall. We are committed
to working together with her to ensure a timely and quality
completion of all improvements. |

1. ILA did perform surface street improvements in Dél Rey Beach
on Via Donte from Topsail to Westwind.

We agree that ILA did not do surface improvements on the
parking nodes, Voyage and Westwind streets, or the malls on
Union Jack , Voyage and Westwind. ILA has not delayed the
construction of thase improvements.

We agree that ILA has no obligation to do any improvements or
pay for any improvements south of Topsail.

310 Washingion Boulevard, Suite P214 0 Marina del Rey, CA 90292 o (310) 827-0171 © Fax (310) §21-4645
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Chuck Posner
California Coastal Commission
December 17, 1996

ILA does have an obligation to maintain the malis and streets
once they are finished. Most of the lots south of Topsail and
North of Westwind are members of ILA. To our knowledge,
these lots were never legally de-annexed from ILA and are
bound by CC&R’s to membaership in ILA. Enclosedis a
preliminary title report for Lot 8 of Block 13, Del Rey Beach
Tract, that shows the CC&R’s obligating the property owner to
participate in ILA as an encumbrance.

If ILA does not want to maintain the lots south of Topsail, nor to
continue the property owners as members, then we must come
to an agreement on how, legally, they can be de-annexed from
the ILA. In reality, | think this will be very difficult and would
suggest that when the streets and malls are complete, that ILA
maintain them with financial participation from the owners,
once all improvements are complete.

The Commission has allowed partial construction on blocks
south of Topsail since 1986. In 1988, permit 5-86-641 approved
the construction of Lots 1 ~ 5 of Blocks 16 and 17, and the
Commission has ailso allowed the construction of improvements
one lot at a time (Horowitz, Hoffman, Croutch, Wineberg, etc.
east of Via Donte. We do not believe it is proper or legally
defensible for the Commission to condition our permits on any
improvements beyond our adjacent property.

Currently, we are in escrow to purchase Lots 6 and 7 of Block
13, for which these permits are being sought. We are also in
escrow to buy Lots 8 ~ 14 of Block 13. Application for a Los
Angeles City Coastal Development Permit will be filed in
December, and it is our intention to file for state Coastal
Commission permits as soon as approval is obtained from the
City. The construction of the malls adjacent to these lots is part
of that application. Our plan is to do the improvements per the
original plans approved in A-266-77.

The public parking at the end of Union Jack Mall will be
constructed by The Lee Group, inc. for Mary Legg, who owns all

the ad t .
eclacentproperty. COASTAL CGL.2iss. @)
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Chuck Posner
California Coastal Commission
December 17, 19986

4. These lots are members of ILA, and until it is legally possible
and practical to be separated from ILA, they will remain a part
of ILA.

§. When the amendment is approved, we should be relieved of our
obligation to maintain anything that the City will maintain.
These permits should contain language to clarify that this
obligation will cease when the amendment is approved.

In conclusion, our Coastal Development permits should be granted
with improvements required only adjacent to the permitted lots.
Howaver, in the spirit of cooperation, we are currently working to
schedule a meeting with ILA to resolve the issues of improvements
and maintenance raised in their letter.

Sincerely,

THE LEE GRQUP, INC.

Je

co: Chron ‘
Coustal Commisaion Chwon DRB
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