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STAFF REPORT: REGULAR CALENDAR 

APPLICATION NO.: 5-96-247 

APPLICANT: The Lee Group, Inc. AGENT: Jeffrey Lee 

PROJECT LOCATION: 134 Voyage Mall (Lot 16, Block 15, Del Rey Beach Tract), 
Venice, City of Los Angeles, Los Angeles County. 

PROJECT DESCRIPTION: Construction of a three-story, 39 foot high. 3,491 
square foot single family residence with an attached 
three-car garage on a vacant lot. The applicant 
proposes to improve the portion of the Voyage Mall 
right-of-way which fronts the site, and to pave Hestwind 
Court in order to provide vehicular access to the site. 

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

SUMMARY OF STAff RECQMMENQATION: 

2,888 sq. ft. 
1.788 sq. ft. 

445 sq. ft. 
655 sq. ft. 

3 
R1-1: Single Family Residential 
39 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 improved as 
required by the underlying permit for the tract improvements, Coastal 
Development Permit A-266-77 (!LA). 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 public 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 Hestwind Court rights-of-way. 
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1. City of Los Angeles Approval in Concept #96-048, 11/12/96. 

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 5-90-143 (Antin). 
4. Coastal Development Permit 5-95-207 <Croutch). 
5. Coastal Development Permit 5-87-112 (Del Rey Assoc.) & amendment. 
6. Coastal Development Permit applications 5-96-223, 224, 246 & 248 

(The Lee Group, Inc.). 

STAFF RECOMMENDATION: 

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, 1s 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. 

-l 

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. 

Public Improvements 

Prior to occupancy of the approved residence. the applicant shall 
complete the public improvements proposed for the portions of the Voyage 
Mall and Westwind Court rights-of-way which front the site as approved on 
the final plans (Exhibit #5). 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 
rights-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. 

3. Coastal Development Permit A-266-77 <ILAl 

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). All 
public areas provided and improved pursuant to Coastal Development Permit 
A-266-77 CILA). including 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 
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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 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, 3,491 square 
foot single family residence on a vacant lot in the interior of the Del Rey 
Beach Tract in Venice (Exhibits #2-6). The proposed residence provides three • 
on-site parking spaces inside a three-car garage which is accessed from 
Hestwind Court (Exhibit #5). 

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 pub 1i c right-of-way which is required to be developed as a 
landscaped pedestrian mall under the terms of Coastal Development Permit 
A-266-77 (ILA) <Exhibit #7). The applicant proposes to improve and landscape 
the portion of Voyage Mall which fronts the lot <Exhibit #5). Hestwind Court, 
the alley which provides vehicular access to the lot, is proposed to be paved 
up to the site in order to provide access. 

The site and Voyage Mall are located 1n 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 ent1 re area is referred to as the 11 Si1 ver Strand area 11

• 

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. 
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The first Commission approval in the area occurred in 1977 when the Commission 
approved the "Silver Strand Permit .. , A-266-77 (!LA), which was brought before 
the Commission on an appeal. Prior to the Commission's action on Coastal 
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&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 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 
lot owners would eventually be able to build homes under separate permits. 

The Commission's 1977 approval of Coastal Development Permit A-266-77 (!LA) 
permitted the consortium of applicants. the Isthmus Landowners Association 
CILA), 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 16, Block 15, 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 (!LA) which required the owners of the lots subject to Coastal 
Development Permit A-266-77 (!LA) 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 (!LA) would benefit from the permitted 
tract improvements, the Commission required each lot owner to contribute to 
the maintenance of the improvements. 

4llt Coastal Development Permit A-266-77 (ILA) was amended in 1979 in response to 
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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 (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 #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 Jack Mall and 
Voyage Mall, states that she asked the lLA 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 rrot 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 
the Chapter 3 policies of the Coastal Act and Coastal Development Permit 
A-266-77 (!LA). 

There are also two sets of lots in the southern portion of the Del Rey Beach • 
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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 
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 8allona 
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). 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 (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 CILA), 
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 
#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 (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. 
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Most of the infrastructure improvements permitted by Coastal Development • 
Development Permit A-266-77 (ILA) 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 (!LA) (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 <Exhibit #3). 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 a 
public right-of-way which has 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 (!LA) 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 (!LA) 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 
a block-by-block basis <Exhibit #8). 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 16, 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 (!LA) (Exhibit #7). 



---------------------------------------

• 

• 

• 

5-96-247 
Page 9 

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 ~ermit 5-91-6B6 (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 
1 ots on the courts (a 11 eys) and improve the portion of the 1 andscaped pub 11 c 
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 Voyage Mall and Hestwind Court rights-of-way. However, 
as part of this application the applicant has proposed to improve 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 
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Voyage Mall where it fronts the site (Exhibit #5). 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 CILA) 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 portions of the Voyage Mall and Hestwind Court 
rights-of-way which front the site as approved on the final plans (Exhibit • 
#5). All construction shall be compatible with the utilities and plans 
approved under Coastal Development Permit A-266-77 CILA). The applicant 1s 
responsible for obtaining the required final approvals from the City of Los 
Angeles for all work in the public rights-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 

Hhen 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. 
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Therefore, the Commission required the applicant (!LA) 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 (ILA). 

The applicants are also required to acknowledge that the public areas provided 
and improved pursuant to Coastal Development Permit A-266-77 (!LA) 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 (!LA). 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 .... 
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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 #5). 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 
(!LA), 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 pedestr-ian 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 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. 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 acces~ 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 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. 
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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)(1) 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 . 

8191F:CP 
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To: Chuck Posner, California Coastal Commission 

From: jay Stark, The Lee Group 
Subject: The Lee Group- Permit #5-96-247 
Date: November 29, 1996 

Dear Chuck: 

LOEC '2 1~)0 

CAUfOlHIA 
COASTAL COMMtSStON 
SOUTH (OAST DlSTliCT 

By way of darification, The Lee Group will be installing their prorata share of the 
Voyage Mall landscaping per the submitted landscaping plans, which indudes the thirty-five 
(3 5) in front of the building, representing the width of the lot, and from the property line to 
the center line of the Voyage Mall, representing twenty-feet. Please refer to the attached 
reduction of Voyage Mall for any darification. Also, the Voyage Mall landscaping will be 
maintained as public open space and the proposed development will in no way restrict the 
public access to the Mall. 

Thank you. 

## 
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utilities, •treat imRtovements, and 1tn4fc!R!O palia \O lllow develspmtnt pf bgpast 

on individpal loy Wi$hin tb• SHover Stnnd an4 pel "" ltar;b t;raeu t 

mare apec:.UicalJ.7 desc:r'ibecl Sn t.he IP,Pl!cet.icm tUe Sl1 the Ccmmbsicm o...41'1ces. . . . . . 

The developatZlt ~ within t.tle cout.al SGDe ill Lo! &ngtltl Ccm:lt7 at ,. 
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Aft.er ~blic bea:rJ.na baleS em Jyly 16. U.7t , the Ccamd.tl1on famcS 
that, at :ontS!tioned., the proposed devaloplnent. Ii in c0i'iformt7 with t.he p:rovinou 
of Chapter 3 of the Cal!tor:4a Cor.stal Act. of 1976; will DDt prejudice the a'bUit7 
ot the local aaver:-.ment. hav:f..n& ~sd:Lct.ion over tbe azoea to F"P'" a local Coastal 
P'.rcp-1:1 that U in CWormit7 with the provi.S.ODI of ~er 3 of the o.li.t=:ai& 
Coastal Act ot 1976; 1! bl't:ween 'the ... ancS t.he ~lie zooad neanst t.he Ha, 11 in 
ccn.for.nit7 with t.he pu'bl!c ac:cesa .md p.lbl.ic recreation p~licie1 of Cbapter 3 ot t. 
Cal:U':>rnia Coastal let. ot 1976; and either (1) will =t have &rfl !isnifioant ad:vv 
impact on t.be e~..rCtnZDCt, or (2) thl:'e an DO !eui'ble alternativea o:r teuible 
mitipt!on meU~:~ree available that waul~ INblta:atia.lq lesaen any Bipt!cant &civene 
imp& ct. that. the denlopment as ap,p.:ravecl _. blrre em the crviro!IIHDt. 

\mi!CIEIWE@ 
SEP 041992. 

CAUfORN1A 
COASTAl COMMISSIOL 
SCUTt t eo • iT D'SI!lC' 

R 231980 
~~+-n---------· 

XI • J'l 
luCI:lti'f'e DS.rect.ar 

-~D.1f.~ 
!he Dderllipct permlt.t.ee ackDDwllc!pa soeoeipt ot tJ:ae Calito:rz:d.a Cout.al Cc:miaaicm, 

hnait A.- 26§-77 , a= h1q '&J.DderADd.l it.a caat.at.a, s.n=~ Ill conct1tianl 

.i:lpoaed. 

7 



. . 

· · •· Pe:mit A- 266-'77 ' , 11 Rbject to the followiz3& ccmdit1CIUS: 

.&.. Standard Conditiona. 

• 

• 

• 

. . 
1. Assipent of Pmrdt. 'l'.bis permit 1111 not be assigned to anGt.her peraan 

except, as provided in the Cilitornia Ac!adnistrat:1ve Code, title 14, Sect.:1on 13170. 

. . 2. lfGt.ice ot !ece:1pt and Aelalowledsment. Const:ruction authorized b7 tbis 
·permit shill net cc:mJ~ence until a copy 0! this permit, nsned b.1 the permittee cr 
authorized agent, acknowledc:inl receipt. ot the permit a acceptance of its contents, 
18 returned to the Ccmmi.as:S.an. 

. 3. !&irat:1on. lt conat~:1an has DOt commenced, th:11 permit v:1ll expire 
two (2) years :ti'Om the data an vhicb the Commission vGt.ed. em the application. Appl1-
caticm tar ext:.ension of th:18 permit am. be made E!e,t to the exp1rat:1an date. 

4. Construction. All construction III1St. occur 1n accord with the p!"oponl u 
Nt. forth :1n the application for permit, Rbject to arq special ccndit:1ona set .tort.h 
below. A:ri:r deviaticns from the approved plane 1111.t be reviewed b7 th• Comad.ssion 
purSIW:lt to Calit'am:ia Administrative Coc!e, title 14. Sectiona 13164--13168 • 

. . 5· l:ntereretation. l:nte:pretatian or revisians o! the terms or conc!iticna of 
t!:l:1s permit mst be reviewed b.1 the State Coastal Comissian or its Executive 
Director. All q,uestions resardin& th:1s permit should be addressee! to the State 
Com:rriss:1on office :1n San Francisco tml.eas a cond:1t:1an expressl;y authorizes rev:Lew 
b.1 the iegianal Comn:issicm or its ata.tt. 

B. Special Conditicps. 

1. overall Condition. Prior to issuance of the permit, the applicant shall 
submit evidance that the following conditions have been aet: 

a. Improvements. All of the streets, utili ties, and drainage facilities 
for the entire tract north of the mall opposite Westvind will be installed prior to 
construction of single-family houses. 

b. Grading. All of the vrading for the entire tract DOrth of the aall . 
opposite WestvinCI must be completed prior to construction of single-family houses. 
!'o minimize the adver .. effects of soil disturbance, all earthmoving in this tract 
•hall be accomplished in a single contract. 

c. J:.agoon Protection. In order to protect the lagoon fraD the ac!vene 
affects of urban runoff, all runoff from the tract shall be directed to the Marina 
del :Rey Olannel. !f, with the conc:urrence of the Executive Director of the Ccll:lmission, 
it is detemined that it is not feasible to 4irect runoff t;o the Marina del Rey 
Channel, the applicants shall anablilh a lagoon restoration program. !'he program 
•ball .be subject to the review and approval of the Executive Director ana shall 
consist of a ayat• of in-lieu fee payments for all developaant within the subdivision 
nfficia:nt to provide for the 'Value and purchue of t:he t lota at t:he Dorth an4 of the 
tract and the COitl Of czraCli119 and plantiDg the area to create a DIIW area Of aarah, 
as originally proposed by the Istlh.mus LanClowners bsociation, In~. !'he DOUnt of 
the in-lieu fee contribution &hall be established using the highest of three independent 
appraisals of the nine lots and a detailed cost estimate for improv•entl by a 
%t9i1tered engineer. 

COASIAL COMMISSIO!~: 
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d. Access. As part of the overall improv...nta, ;raiSin; shall J::>e cccp. 
~o the lagoon usentially u provi4el! for in the Bellona La;oon 
P:ruerve Plan. A bon4.aha11 be obtained for ~ 4evelopaent and improv•ent of an 
access path at the 1:0.P of the bank alon; the perimeter of the la;oon ~ replace the 
Esplanade which hu lar;ely ero4ed away. !he uail ahall consist of 4eCCIJIIIOSed 
rranite or similar .. terial and ahall be 1ocete4, fenced, and lanc!scaped essentially 
as proposed in the Bellona La;oon Preserve Jllan. lbe J:>onc! ahall oovar the c:osta of 
developin; the access path and ahall be •ewtac!l in favor of the State of california. 

•· Maintenance. A private he~~eowners association wfficient ~ uintain 

. . 

all pul:)lic areu and landscapin; shall be •tablilhed u part of the above provisions. 
!be association shall have the responsibility and the necea1ary pcwen to aaintain 

. all iaproveenu that are mot accepte4 by a piblic agency acceptable to the Bxecu.tive 
Director. . 

"f. Parkis. :ra order to provide for pUblic parking anc! mi:ti;ate the effect. 
of ac!c!itional traffic on coastal accea1, the areas deai;nate4 aa ~111• in IXhibit 2 
ehall be pavec! for'public parkin; in a aanner acceptable ~the City of I.os An;elu. 
5o curb cut1 shall be allowed in the imprcwed paved area. 

2. Stanl!arc! Bnforcement Conl!ition. Prior to issuance of ~ pe:rmit, revile4 plaru 
encompassing the above te~s shall be aubmitte4 to the Executive Director for his 
review and approval in writing as sufficient to implement the various conc!itiona. 
All final workin; drawings aubmittec! to all pUblic agencies thall be ac~anied by 
a Lanc!scape Architect anc! Engineer's Cert1Gricate that saic! drawings are in auJ::>stantial 
confomance with the revisec! plans approvalS by the Bxecu.tive Director. • 
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Re: Amended Coastal Development Permit A-266-77 

To Whom It May Concern: 

~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 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 

Dated: April 23, 1980 

• 
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• • • California Coasttl COI'M'Ifsslon 
• • 631 Howard Sbftt. 4th floor 

· San Francisco. c:atff'omia 94105 
f415J 543·8555 

Clifford D. Rome 
Executive Director 
Isthmus Landowners Association 
3907 Via !Nlce 
Marina del Rey, CA 90291 

Subject: Pe:mi t Ro. 266-77 

Dear Mr. Rome: 

on 

\ 

• 
February 26, 1981 

• 

COASTAL COMMISSION 
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Clifford D. Rome 
Page -l'Wo 
February 26, 1981 

. -

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 
perndt 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. 

COASTAL COMMISSWH 
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• : Clifford D. Jlcme 

.; • Page Three 
• February 26, 1981 

ee: Hal Amens 
Pam J:meraon, South Coast Regional Conrnission 
Steven H. xaufman, Department of Justice 

Enclosures 

• 
Very truly yours, 

I 
.. : ... ~j _H../,. 4--t./C:.._ 

JANET G. TULK 
Permit Appeals Chief 

•• 
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I THE LEE GROUP, INC . 

December 18, 1996 

Mr. Chuck Posner 
CALIFORNIA COASTAL COMMISSION 
245 Wast Broadway, Suite 380 · 

FAX (31 0)590-5084 

long Beach, California 90802-4418 

RE: Application for Pennit No's. 5-96-223 and 5-96-224 

Dear Chuck: 

We are In receipt of the December 1, 1998 letter from Sherman l. 
Stacey representing Isthmus landowners Association (ILA). Our 
response is intended to address ILA's concerns and issues point by 
point and also to make clear our position on the above referenced 
permits. 

It Ia our purchase of lots from Mary Legg and the Legg Family, the 
current owners of 23 vacant Iota south of Topsail, 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 Del Rey Beach 
on Via Donte from Topsail to Wastwind. 

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

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

310 WasbinfPOn Boulevard, Suite P214 a Marina del Roy. CA 90292 c (310) 827-0171 a Fax (310) 821-4645 
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Chuck Poaner 
California Coastal Commiaaion 

December17, 1898 

ILA does have an obligation to maintain the malls and streets 
once they are finished. Most of the lots south of Topsail and 
North of Westwind are members o( ILA. To our knowledge, 
these lots were never legally de-annexed from ILA and are 
bound by CC&R's to membership In ILA. Enclosed is a 
preliminary title report for Lot 8 of Block 13, Del Rey Beach 
Tract, that shows the CC&R'a 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, I 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. 

2. The Commission has allowed partial construction on blocks 
south of Topsail sinca1988. In 1986, permit 5-86-641 approved 
the construction of Lots 1 - 6 of Blocks 18 and 17, and the 
Commission has also 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 purcha• Lots 8 and 7 of Block 
13, for which theM 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 
Commiaaion permits • soon as approval is obtained from the 
City. The construction of the mall• adjacent to these lots is part 
of that application. Our plan Ia to do the Improvements per the 
original plans approved In A-286-77. 

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

• 

• 

the adjacent property. ~ 
2 COASTAL COMr~ISSi~ 
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Chuck Posner 
California Coaatal Commission 

December 17, 1998 

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

6. 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. 
However, 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, 

oo: Chn:Nt 
Coa.W Comm...._ Clwon ORB 

3 
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