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126 Union Jack Mall CLot 12, Block 14, 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. 

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

SUMMARY OF STAFF RECOMMENDATION: 

2,888 sq. ft. 
1,252 sq. ft. 
1,055 sq. ft. 

581 sq. ft. 
3 
Rl-1: Single Family Residential 
39 feet 

The proposed single family residence is located on a block on which the public 
rights-of-way (Union Jack Mall and Voyage Court) have not yet been fully 
improved as required by the underlying permit for the tract improvements. 
Coastal Development Permit A-266-77 (ILA). This raises the issue of whether 
the applicant should be required to wait until the public rights-of-way are 
improved for the length of the entire block before constructing the proposed 
residence, or whether the applicant can develop the lot prior to improvement 
of the rights-of-way in their entirety (See page 8: Public Improvements). 

Staff is recommending that the Commission allow the applicant to develop the 
lot prior to impro~ement 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 Union Jack Mall and Voyage 
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 Union Jack Mall and and a 
portion of the Voyage Court right-of-way. 
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1. City of Los Angeles Approval in Concept #97-0880 10/7/97. 

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 5-95-207 <Croutch). 
4. Coastal Development Permit 5-87-112 (Del Rey Assoc.) & amendment. 
5. Coastal Development Permits 5-96-223, 224, 246, 247 & 248 (Lee). 
6. Coastal Development Permits 5-97-181 & 5-97-273 <Paragon). 
7. Coastal Development Permit 5-97-150 (Lee). 
8. Coastal Development Permits 5-97-204 & 5-97-288 <Ganezer). 

STAFF RECOMMENDATION: 

The staff recommends that the Commission adopt the following resolution: 

I. Approval with Conditions 

J 

• 

The Commission hereby grants, subject to the conditions below, a permit for • 
the proposed development on the grounds that the development, as conditioned, 
will be in conformity with the provisions of Chapter 3 of the California 
Coastal Act of 1976, will not prejudice the ability of the local government 
having jurisdiction over the area to prepare a Local Coastal Program 
conforming to the provisions of Chapter 3 of the Coastal Act, and will not 
have any significant adverse impacts on the environment within the meaning of 
the California Environmental Quality Act. 

II. Standard Conditions 

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

2. Expiration. If development has not commenced, the permit will expire two 
years from the date this permit is reported to the Commission. 
Development s~all be pursued in a diligent manner and completed in a 
reasonable period of time. Application for extension of the permit must 
be made prior to the expiration date. 

3. Compliance. All development must occur in strict compliance with the • 
proposal as set forth in the application for permit, subject to any 
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special conditions set forth below. Any deviation from the approved 
plans must be reviewed and approved by the staff and may require 
Commission approval. 

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

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. 

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

III. Special Conditions 

1. Public Improvements 

Prior to occupancy of the approved residence, the applicant shall provide 
evidence of: 1) completion of the improvements proposed for the portion 
of the Voyage Court right-of-way which provides vehicular access to the 
site, and 2) completion of the landscaping and public improvements 
proposed for the Union Jack Mall right-of-way. All construction shall be 
compatible with the utilities and plans approved under Coastal 
Development Permit A-266-77 (!LA). 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. 

2. Maintenance of Public Areas 

3. 

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

Coastal Devel6pment Permit A-266-77 (!LA) 

Through the acceptance of this Coastal Development Permit, the applicant 
acknowledges that the subject site is subject to Coastal Development 
Permit A-266-77 (!LA) and that all development on the site and within the 
affected portions of the Silver Strand and Del Rey Beach subdivisions 
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must be consistent with Coastal Development Permit A-266-77 (llA). All ~ 
public areas provided and improved pursuant to Coastal Development Permit 
A-266-77 (!LA), 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. Public parking areas shall not be used for 
preferential parking. 

4. On-site Parking 

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

IV. Findings and Declarations 

The Commission hereby finds and declares: 

A. Project Description 

The applicant proposes to construct a three-story, 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 <Exhibit #2). The proposed residence provides three 
on-site parking spaces inside a three-car garage which is accessed from Voyage 
Court (Exhibit #5). 

The applicant also proposes to landscape and improve the Union Jack Mall 
right-of-way for public access and pave a section of Voyage Court for 
vehicular access to the site. Union Jack Mall is an unimproved public 
right-of-way which is required to be developed as a landscaped pedestrian mall 
under the terms of Coastal Development Permit A-266-77 (ILA) (Exhibit #7). In 
August of 1997, the applicant received Commission approval to improve the 
Union Jack right-of-way as a landscaped pedestrian mall under the terms of 
Coastal Development Permit A-266-77 (llA). Coastal Development Permit 
5-97-150 (Lee) authorizes the applicant to participate with other lot owners 
on Union Jack Mall to improve and landscape the mall. The proposed public 
improvements on Union Jack Mall will be completed prior to occupancy of the 
proposed residence. 

~ 

The applicant also'proposes to improve a section of the Voyage Court 
right-of-way in order to provide vehicular access to the site. Voyage Court 
is a public right-of-way which was required to be improved for vehicular 
access under the terms of Coastal Development Permit A-266-77 (ILA) (Exhibit .._. 
#7). The applicant proposes to extend the pavement to his driveway prior to ~ 
occupancy of the proposed residence. 
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The site and Union Jack Mall are located in the Del Rey Beach Tract (Exhibit 
#2). The Silver Strand subdivision is located two blocks north of the site. 
Ballona Lagoon is located about three hundred feet west of the subject site. 
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 long history 
before the Coastal Commission. Both subdivisions, referred to together as the 
Silver Strand area. are located along the east bank of Ballona Lagoon and have 
only recently been developed with single family residences. Although the 
subdivisions were created in the early 1900's. the development of the area did 
not occur until the late 1970's. Therefore. the Commission has reviewed and 
permitted the development of the subdivisions with single family residences. 

The first Commission approval in the area occurred in 1977 when the Commission 
approved the "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 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 
(!LA>. to develop the infrastructure necessary for the development of single 
family homes on approximately three hundred lots located on Blocks 7 through 
18 of the Silver Strand subdivision and Blocks 13 through 15 of the Del Rey 
Beach Tract (Exhibits #2&7). The currently proposed project is located on a 
lot (Lot 14, Block 14, Del Rey Beach Tract) which is subject to Coastal 
Development Permit A-266-77 (!LA) (Exhibit #2). 

Coastal Development Permit A-266-77 (!LA) was subject to conditions addressing 
lagoon protection. maintenance of public areas. public access. and public 
parking. In its a~proval 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. 
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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 CILA) 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 CILA) 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 CILA) was amended in 1979 in response to 
litigation <Exhibit #7). The amended permit still allowed the ILA to develop 
the infrastructure necessary for the development of approximately three 
hundred lots with single family homes. As amended, Coastal Development Permit 
A-266-77 <ILA) required the permittee CILA) 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 CILA) has 
established itself as the private homeowners association of the Isthmus 
Landowners Association CILA) to maintain the lagoon buffer and other public 
areas. 

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). 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 Voyag~ 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, Hestwind Court and Voyage Court 
were not improved. (A short section of Hestwind Court, however, has been 
paved in order to provide paved vehicular access to existing residences.) 

The amendment of C~astal Development Permit A-266-77 (!LA) also required that 
the lot owners located in the area subject to the permit to contribute equally 
for the restoration and maintenance of the lagoon buffer. Because all of the 
owners of the lots subject to Coastal Development Permit A-266-77 CILA) would • 
benefit from the permitted tract improvements, including the lagoon buffer 
restoration, the Commission required each lot owner to contribute to the 
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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-19ao•s. but that effort was not successful. 

The conditions of approval for Coastal Development Permit A-266-77 (llA) 
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 
tract which were not subject to Coastal Development Permit A-266-77 CILA) 
(Exhibit #2). The Commission approved two permits, both modeled by Coastal 
Development Permit A-266-77 CILA), for the development of the southern portion 
of the Del Rey Beach Tract which was not subject to Coastal Development Permit 
A-266-77 (!LA). 

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

Coastal Development Permit 5-86-641 (Lee) also required the permittee (Lee) to 
join with the private homeowners association established under Coastal 
Development Permit A-266-77 (!LA) 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 (!LA). 

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 mitigat~n 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 (!LA) 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.). 
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As previously stated, Coastal Development Permit A-266-77 CILA) permitted the 
construction of the infrastructure necessary for the development of 
approximately three hundred individual lots with single family homes (Exhibits 
#2&7). The permitted infrastructure improvements included the public streets, 
alleys (courts), landscaped public malls, underground utilities, and drainage 
devices. 

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

Most of the infrastructure improvements permitted by Coastal Development 
Development Permit A-266-77 CILA) have been constructed as required by the 
terms of the permit. However, the rights-of-way of Union Jack Mall, Voyage 
Mall. Hestwind Court and Voyage Court have not yet been improved as required 
by the terms of Coastal Development Permit A-266-77 (ILA) (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 #4). The proposed project is situated 
on the unimproved rights-of-way of Union Jack Mall and Voyage Court (Exhibit 
#2). The underground utilities serving the site have been installed. 

As previously stated, the proposed single family residence is located on 
public rights-of-way which have not yet been improved as required by Coastal 
Development Permit A-266-77 CILA). This raises the issue of whether the 
applicant should be required to wait until the entire Union Jack Mall and 
Voyage 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 (ILA) 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 about the same amount of public access as paved 
streets <Exhibit #4). 

• 

• 

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 CILA) requested permission to 
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develop the area on a block-by-block basis. In a letter dated February 26, 
1981, the Commission staff indicated its approval of the request to develop on 
a block-by-block basis. Subsequently, every block in the project area was 
improved and developed with single family residences under Commission approved 
permits except for Blocks 13, 14 and 15 of the Del Rey Beach Tract where the 
currently proposed project is located (Lot 12, Block 14). 

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, Westwind Court and 
Voyage Court have not been improved as required by the terms of Coastal 
Development Permit A-266-77 (ILA) (Exhibit #7). 

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

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

On November 17, 1994, the Commission approved an amendment to Coastal 
Development Permit 5-91-686 (Hoffman & Mulvihill) which relieved the 
applicants of the burden of waiting until all public improvements 
(rights-of-way) were installed and improved for the entire block on which 
their residence was proposed before being permitted to construct their 
approved residence. The applicants' 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 allo~ 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 



5-97-318 
Page 10 

November 16, 1995. The Commission applied the same solution in approving • 
Coastal Development Permits 5-96-223. 224, 246, 247 & 248 (The Lee Group, 
Inc.) in January 1997, and Coastal Development Permit 5-97-181 (Paragon> on 
August 12, 1997. As a result of the Commission's recent approval and issuance 
of Coastal Development Permit 5-97-150 (Lee> for seven homes on Union Jack 
Mall, construction has started on the improvement of the Union Jack Mall 
right-of-way for public access. 

Staff recommends that the Commission continue to allow the development of 
Blocks 13, 14 and 15 with single family residences with a special condition 
requiring all applicants to provide improved vehicular access to their lots 
via the courts (alleys) and. at a minimum. 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. 

The applicant is currently pursuing an effort to organize all the lot owners 
on Voyage Mall and Union Jack Mall in order to undertake a cooperative effort 
to improve the public malls as required by Coastal Development Permit 
A-266-77. As approved by Coastal Development Permit 5-97-150 (Lee), the 
applicant has willingly accepted the responsibility of improving the entire • 
length of the Union Jack Mall right-of-way while constructing homes on at 
least ten lots along the mall. The improvement of the Union Jack Mall 
right-of-way commenced recently. As part of this application, the applicant 
has also proposed to extend the pavement of Voyage Court to the site in order 
to provide vehicular access to the lot <Exhibit #3). 

In any case, the applicant's proposal to participate in the improvement of 
Union Jack Mall is consistent with the Commission's recent actions in the area 
and will provide for the improvement of all the public rights-of-way if 
applied to all subsequent permit applications for the development of the few 
remaining vacant lots in the Silver Strand area. 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 Co~ission finds that the proposed project, including the 
proposed improvement of the public rights-of-way, is consistent with the 
public access and all other Chapter 3 policies of the Coastal Act. However, 
in order to ensure that the project is completed as proposed, a condition of 
approval is applied to the permit to require that prior to occupancy of the • 
approved residence, the applicant shall provide evidence of: 1) completion of 
the improvements proposed for the portion of the Voyage Court right-of-way 
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which provides vehicular access to the site, and 2) completion of the 
landscaping and public improvements proposed for the Union Jack Mall 
right-of-way. All construction shall be compatible with the utilities and 
plans approved under Coastal Development Permit A-266-77 (!LA) and Coastal 
Development Permit 5-97-150 (Lee). 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. 

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. Mgintenance of Public Areas 

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

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

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

~ 

As required on the previous Commission approvals in the area, the applicant is 
required to record a deed restriction stating that he will participate with 
the lot owners of the Silver Strand on a fair and equitable basis in the 
maintenance of the public areas, buffers and drainage devices prescribed by 
Coastal Development Permit A-266-77 (!LA). 
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The applicant is 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 (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. 

Section 30252 of the Coastal Act states, in part: 

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

The Commission has consistently required that single family residences in the 
Silver Strand area provide 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 loc.ated 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 She 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. 
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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 Local 
Coastal Program that is in conformity with the provisions of Chapter 
3 (commencing with Section 30200). A denial of a Coastal 
Development Permit on grounds it would prejudice the ability of the 
local government to prepare a Local Coastal Program that is in 
conformity with the provisions of Chapter 3 (commencing with Section 
30200) shall be accompanied by a specific finding which sets forth 
the basis for such conclusion. 

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

G. California Environmental Quality Act 

Section 13096 Title 14 of the California Code of Regulations requires 
Commission approval of a Coastal Development Permit application to be 
supported by a finoing 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. 
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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. 
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I THE LEE GROUP, INC. 
• November 7, 1997 

• 

• 

Mr. Chafles Posner 
California Coastal Commission 
South Coast Area Office 
200 Oceangate, 1Oth Floor 
Long Beach, CA 90802 

RE: Permit 5-97-318, 126 Union Jack Mall 

Dear Chuck: 

Per our conversation, this letter serves to memorialize that The Lee Group, Inc. will 
construct and fully improved the necessary public)mprovements in conjunction with the 
development of 126 Union Jack Mall ·under permit 5-97-318, including providing vehicular access 
through the construction of Voyage Court as well as constructing and landscaping the pro-rata 
share of the public pedestrian mall which fronts 126 Union Jack Mall. 

Please feel free to call me if you have any questions. Thanks . 

Sincer~ 

~ 
The Lee Group, Inc. 

COASTAl COMMISSION 
.5-97::3/8 
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1:11 How.l'lil S~n~t, '-' Fl"'nNciD M105- t•1S} 5ltJ-c555 

CO.lS!Al. D'!'l!t.OPME!llf P!!Ml'r 

Oc _ _..,;,:: ... u.-lr-.-1 .... s ........ 1-.t..-19;..._ __ _,, b7 a "'''n.l Of _.;:;.a_ t.o 

~tilities, 1treet ~.~rovements, an~ lan~sea~ed malls to allow ~evelo~ent pf housss 

en !n~ivi~ual loti vi~~in the Silver Stran! an! ~1 ~ey Jeaeh %rae:• , 

" Silver Strand an! ~1 ~ev !eeeh SUb!ivisions, between ~allona Lfqoon ane Via polsc. 
wen cf Mar!r.Al Del by, City cf Lo• Anvelea 

.L"ter p;':llc beL-i."l& belc! = 3vly 16, 1912 , t.be C:c::mission tca:ad · 
that, as ::::r.etioned., t~e ~=sec! cie"';alc;x:c-.. :is i.D con.fcr:::!.t7 with the p:rml1c:r:.l 
ot Cha;t.er 3 ef the Ca.l.!!cr::ia Oout&l .At:t. ct 1976; v!.ll net prej'J~ee the a:ilit7 
c! t!w local [CVt::-::::le.."':t. h&V"_ ... ., ju..""is:ict.ion crrer tbe a.re.a to ;:re;>a.re a toeal Ceut.&l 
Pr:g:-c t.J-.at !.1 i.~ co:.!' .... ....:.t; v!::.h t.he pr:ni!io~ ot Ol~e.r 3 ct tr.e Ca.l!.!c:-..i& 
Ce>ut&l A:'t ct 1976; 1! br.VH::. 't.be sea a.:od. tl:lt ~lie re.ac! nearer.. tbt tea, 11 in 
cor.!c:=.t7 'td!.h t.he pu~l!: a::ess &:lei p-.U:lic '!"'Sc:-eatic::. ;-:>lid.ea c! Qu;:ter 3 of t..bi-­
Ca.l!.!,:-::-..1 a Cea st. al lt:t. ct 1976; eel tither ( 1) 'Will ~-t h "' &r::1 !i v~: a::. adn:-1{ 
i:::pa=:. = tJ!e etrr..::r.:=ct, c:- (2) thC't! an no tu.si~le a.lte~tives ar feu:!ble -
:itilat:.o::. meu·.::res rn.!.!acle that wc:r.:.!.~ r~S'tw!~ leGsc any S:::.er.i.t!cam aeven1 
~t.ct t.t..rt. the d.svelc:p::em u ap;::rcrvecl :u:r h&?e en the e::rr..:r:r.:=t.. 

lffii©I~WI@ 
St:P 0 41992 . 

CAUfORNlA 
co-.STAL COMMISSlOt·. 
S!.U,.II e ... • ;: OtSl~IC 

M! .... ~ • r:.s:!-Z!t 
l!!.ue-.:t:i Te Iz1.rtt:t.l:' 

BT~uf1£~ 
1'he =derlis;ntli per.:ittH acJco.cvltq.a :-ecei;=t ot t.he Cl.lifec"::!ia C¢utal CI:::I::C.slicm, 

Jllnllit ~ us-'77 , cc! ~ 'I.'I:Dde:-sta=ISI ita ccctct~, in.:hll!ir-J all c~U=.J 

.i:ll;oaet.!. 
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Pe:=.t A- 266-'T'I • , ia lli=ject t.o tlat toll~ cCinl!5.Ucca: 

J.. St.L"'liW"t.! bditig. 

1: .A.ssipem ot Pr.:tt. 1'!:1s permit mq =ct. be usi~et! to anathr. pe:"ICID 
a::ept, u FO"r1de~ ~ tbe Ciiit~a id::d:d.lt:'lti'n Code, title 14, St=t.iCID 13170. • 

. 2. l'atice ot !eceipt ant! Aeknowled.me:nt. Construction aut.hcri&et.! 'b7 Ud.a 
·pest Jhill ::lQt. CC:C&!lCI until I COP1 0! t.£1 pe.n:it, li&ntt.! b7 t.ht pe":ittH a:' 
&rt.hm:d ace=, acknowledp.q receipt crt the permit ~ accept.a.nct ot ita oczzt.em.a, 
ia Z'ttm"':ltt! ~ tht Ccic:r:l:ialiar:l. 

: '· ~atic=. U can.Jtn~.eti= baa Dot oomenctt.!, W• pe..-mit v:t:ll ~ 
two (2) ,.ears mm t.ht datt = which tht Cc:c:::inion 'l'ottt.!. = the application. Appli­
cati= fer ext.em= ot t.hil pe:::-=lt 11.1.1t 'be ucit prtor to the expirati= d&tt. 

4. ~!tl'"Jctien. All =r.st.ructicn must oc=r !.a accord. ~th the FCPOIIl u 
. aet. tort.b in the application fer permit, r@ject to a:r:r special cccditi=a 1et,tazotJ.l 

'belcw. J.rq t!maticms t:=l the lppr1:7't"td plms IL'LI't. be rmevec! by th• Cot::c:iaa:ion 
pu:zor.w:t to Cali!'cmia J.~st:-atiTt Coclt, title 1.4, See"'..icu 13164-13168. · 

.. 5· :r:rt.enretation. I=te:rpretaticm or Z'ft'is:tCI:'.s ot the ter=s or c=~:ticza ot 
this pe:O:::.t est be reyieweci by the State Coastal Cc=!ssian or ita !:a=ti'l't 
Dinctor. All questicns rt&ll""..!."'l& t.':is pe~t shcW.d. be ac:!.···usec! to the State 
Cc::c::tss:!.cm o1'1'ice !=. Sar. rrmc:isco w.le11 a ccn~ticm e~reul7 a-.:t.hcr..:es rn:S.tv 
b7 the !eP,an.al Com:::is~ or ita atilt. 

l,. Overall Ccnc!idon. hior to iuuance of the permit, the applica.nt &hall • 
lul:cit evidence that the following conc!ition.a have ~ec ut: 

a. Ir.!prcvaenta. All of the atreeu, ~tUi tie a, ani! c!raina;e facilities 
for the utire tract north of the aall opposite Westvind will be installed prior to 
construction of ain;le-family houaea. 

. b. Grac!in;. All of the p-adin; fer the Mtire tract north of the &&11. 
opposite Westwinc must be c~pleted prier to construction of single-family houaes. 
~ minimize the a4verae effects of a oil disturbance, all eut.hmcvin; in this tzact. 
ahall .be acc:.o:plished a a aa;le contzact.. · 

c. t.r;ccn hotection. %D order to p:rotect. the lagoon frc:a the advene 
effects of ur.ba.n r.u~off, all r.u~off fftll'l t.he tract shall be dinete4 to the Marina 
del by Channel. %f, vith the concurrence of the Z:Xecuthe J:lirecto:r of the Cc:Bm:l.slicm, 
it .U deteminec! that it b Dot feasible to dize=t nnoff t:o the Ma:du. del ltay 
Ctuumel, t.he applica.nu shall .. u.blish a lagoon :restoration pro;r•~ l'be. Fo;ram 
ahall .be •=jeet t= t.he :reviw an·d app:roval of the Zncuti•e Cirector &1'14 ahal.l 
c:on.aiat of a ayst• of in-liw fee paymenu for all 4evelop:znant w:i.t:tWl the 8\:lbc!inaion 
.uffich:nt to prc:wi4e for the •alue ani! pvcb.ue of t.he t lou at the 2!0rth and of the 
Uact anc! t.he costa of tra4inc; an4 plant.i..ftv t.he area t= create a nw area of ILU"ah, 
u oriiinally prcpc .. 4 ~ the Isthmus :t.anl!ownera A .. ociation, %Dp. !'tle DOUnt of 
the in-lieu fee contri.bvtion &hall ~e est.l.bliahec! aain9 the bi9heat of three indepe.n4c1 
appraiaala of the ni.De lots an4 a detailed oo.t est£aate for J=prcv•eDta l>y a 
ZtK.tiltared •n~J.tpett.r. · 

COAStAL COMMISSIO!~ 
"5-9('..318: • 

EXHIBLT '#. ___ z .. -.~-
PAGE .6__ OF __ "i_.:.. ---- -- -·-



• 

• 

• 

• • • • . . . . . ... 
• . • 

. . ... . . _,_ 

d. Ac:eess. As part of the overall i=prcvtt:'litnt.l, c;ral!inc; a hall be com;C.! 
to the lagoon assantially aa provided for in the Ballona tagCCD 
Pre.suve Plan. A bona shall be cl:>t.ained for the developl'ant an! i=provemant of aD 
aceeu path at the top of the ba.nJc alene; the perimeter of the lagoon to replace the 
:Esplanade which hu largely er~ed away. 'l'he trail a hall ccnliat of decc::mpcaec! 
c;ranite or aimilar aaterial and shall be located, fa.ncec!, aru! landscape<! euentia.lly 
•• propc .. d in the Bellona Lagcon Pruerve Plan. «:he bend ahall cover the cc1t1 of 
devalopinc; the acc:eu path &nc! &hall be uecut~ Ln favor of the State of California. 

•· Ma!nterlance. A private hc:caowne:n aue>ciaticn ~fficitnt to maintain 
all ~lie areu and la.nc!sc:api:l.l; ahall be utabliahec! aa part of the al:>ove provbicna. 
'l'!le aue>ciaticn ahall have t.ht respcMibilit:y an! the Z'ltcessa.ry powers to maintain 

. all improvementa that are net acce¥t~ ~ a ~lie: a;enc:y acceptal:>le to the !Xec:'1.1tiva 
~ira=tor. · 

Y. ParJcini• In order to provide for ~lie parJcinc; and mitigate ~~~ effe=ta 
of additional traffic: en coastal access, the areas designated •• ~111• in !Xhibit 2· 
a hall be paved fer· pul:>lic parkifli in a m&nZ'It:r acceptable to the City of IA:>I Anc;lles. 
5o curb C\:ltl ahall be alloved in the improved pavac! area. 

2. Standard ~!ore~ent Condition. Prie>r te> i••~IZ'Ice of the permit, reviaec! plJu 
enccr.passing the above ter.=s ahall ~· aubmitte! te> the ~~~~tive Director fe>r hia 
review and apprcval in writing as •~f!icient te> impl~ent the vario~s con~iticna. 
All final working !ravings sub=itte~ tQ all ~lie agencies ahall be acc:a:pL~ied ~ 
a Landscape Architect and Engineer's certificate that 1aid drawings are in sYbstantial 
cc.~fo.rmance vit.h the nviaed pl&M approved by the Exec:utive ~!:recto: • r 

'· 
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Rea Amended Coastal ~evelopment Permit A-266-77 

!'o Whom %t Hay Concenu 

. !'his letter will confirm that the California 
Coastal Commission has today, April 23, 1980, issued 
to the Isthmus Landowners Association, %nc. (•Iathmus•) 
Amended Coastal ~evelopment Permit A•266-77, in complete 
accordance with and with the identical term. and condi­
tions of the amendment to said coastal development 
permit ;ranted to Isthmus ~y vote of the California 
Coastal Commission on July 16, 1979. !'his letter will 
further acknowled;e that Amended Coastal Development 
Permit A•266•77 is ~ein; typed and will ~e dispatched 

· to Isthmus not later than Thursday, April 24, 1980, and 
that the typed permit will ~e in all respects.as ~ova 
indicated. 

,., 

CALirORNIA COASTAL COMMISSION 

Michael ~. Fisher, 
~xeeutive Director 

Dated: April 23, 1980 

• 

• 


