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Jeffrey A. Dahl, Architect 

147 Hestwind Mall (Lot 23, Block 15, Del Rey Beach 
Tract), Venice, City of Los Angeles, Los Angeles County. 

PROJECT DESCRIPTION: Construction of a three-story, 37 foot high, 5,093 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 RECQMMENPATION: 

3,402 sq. ft. 
1,668 sq. ft. 
1,054 sq. ft. 

680 sq. ft. 
3 
Rl-1: Single Family Residential 
37 feet 

. The proposed single family residence is located on a block on which the public 
right-of-way of Hestwind Court has not yet been fully improved as required by 
the underlying permit for the tract improvements, Coastal Development Permit 
A-266-77 <ILA). Hestwind Court, partially unimproved, is the right-of-way 
which provides vehicular access to the site. This raises the issue of whether 
the applicant should be required to wait until the public right-of-way is 
improved for the length of the entire block before constructing the proposed 
residence, or whether the applicant can develop the lot prior to improvement 
of the right-of-way in its entirety <See page 7: Public Improvements). 

Staff recommends that the Commission allow the applicant to develop the lot 
prior to improvement of the public right-of-way in its entirety by granting a 
Coastal Development Permit for the proposed development with special 
conditions relating to the improvement of 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 a portion of the Hestwind Court right-of-way in 
order to provide vehicular access to the site. 
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1. City of Los Angeles Approval in Concept #97-092, 11/6/97. 

SUBSTANTIVE FILE DOCUMENTS: 

1. Coastal Development Permit A-266-77 CILA) & amendment. 
2. Coastal Development Permit Amendment 5-91-686-A CHoffman/Mu1vihi11). 
3. Coastal Development Permit 5-95-207 CCroutch). 
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 Permits 5-97-150 & 5-97-318 (Lee). 
8. Coastal Development Permits 5-97-204 & 5-97-288 CGanezer). 
9. Coastal Development Permit applications 5-97-353 & 354 (Paragon). 

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, is returned to the Commission 
office. 

• 

• 

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

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. Public Improvements 

• 

Prior to occupancy of the approved residence, the applicant shall provide 
evidence of completion of the improvements proposed for the portion of 
the Hestwind Court right-of-way which provides vehicular access to the 
site. 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 Development Permit A-266-77 <ILA> 

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 
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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 (!LA), including all of the 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. 37 foot high. 5,093 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 #4). The proposed project is located on Hestwind 
Mall, a landscaped public pedestrian mall which was improved in 1990. 

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

The site is 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 • 
o~ly recently been developed with single family residences. Although the 
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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 11 Silver Strand Permit .. , A-266-77 (ILA), 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 subject lot was formerly 
owned by the Gas Company. The consortium was judged to have the legal ability 
to apply for a permit to grade the lots, improve the streets, and supply 
utilities within the Silver Strand area so that individual lot owners would 
eventually be able to build homes under separate permits. 

The Commission's 1977 approval of Coastal Development Permit A-266-77 CILA) 
permitted the consortium of applicants, the Isthmus Landowners Association 
(ILA), to develop the infrastructure necessary for the development of single 
family homes on approximately three hundred lots located on Blocks 7 through 
18 of the Silver Strand subdivision and Blocks 13 through 15 of the Del Rey 
Beach Tract (Exhibits #2&7). The currently proposed project is located on a 
lot (Lot 23, 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 (llA), 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 (ILA) to establish a private homeowners 
association sufficient to maintain all public areas and landscaping approved 
and required by the permit. Because all of the owners of the lots subject to 
Cqastal Development Permit A-266-77 (!LA) would benefit from the permitted 
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tract improvements, the Commission required each lot owner to contribute to • 
the maintenance of the improvements. · 

Coastal Development Permit A-266-77 (ILA) was amended in 1979 in response to 
litigation (Exhibit #7). The amended permit still allowed the ILA to develop 
the infrastructure necessary for the development of approximately three 
hundred lots with single family homes. As amended, Coastal Development Permit 
A-266-77 (!LA) 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 publit 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 (!LA) 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 ILA to delay the improvement of the 
Union Jack Mall and Voyage Mall rights-of-way while she attempted to 
coordinate with other owners of the lots on Union Jack Mall and Voyage Mall to 
finance the required improvements. The financial problems were not resolved 
and the rights-of-way of Union Jack Mall, Voyage Mall, Hestwind Court and 
Voyage Court were not improved. (A short section of Westwind Court, however, 
has been paved in order to provide paved vehicular access to existing 
residences.) 

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 (!LA) 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 (!LA) 
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 
CQastal Act and the intent of Coastal Development Permit A-266-77 (ILA) is • 
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carried out as individual lots are developed. This application 1s required to 
meet the special conditions of approval necessary to ensure consistency with 
the Chapter 3 policies of the Coastal Act and Coastal Development Permit 
A-266-77 (ILA). 

There are also two sets of lots in the southern portion of the Del Rey Beach 
tract which were not subject to Coastal Development Permit A-266-77 (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 Ballona 
Lagoon (Exhibit #2). That Commission approval included provisions for the 
restoration and maintenance of the lagoon buffer areas adjoining the subject 
lots. The lagoon buffer adjoining the ten lots subject to Coastal Development 
Permit 5-86-641 (Lee) has been successfully improved with a continuation of 
the east bank public access path and was 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). The subject lot abuts the 
area subject to that permit. 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. 
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In approving Coastal Development Permit A-266-77 (ILA), the Commission found • 
that the adverse impacts on public access and recreation caused by the 
residential development of the Silver Strand area would be partially offset by 
the improvement of the public rights-of-way for public parking and pedestrian 
access. 

Most of the infrastructure improvements permitted by Coastal Development 
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 CILA> (Exhibit #7). Union 
Jack Mall and Voyage Mall are both required to be improved as public 
landscaped malls with public parking located at their west end and public 
sidewalks running their length. The proposed project is situated between the 
improved right-of-way of Hestwind Mall and the partially paved right-of-way of 
Hestwind Court (Exhibit #2). 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 fully improved as required by 
Coastal Development Permit A-266-77 (ILA). This raises the issue of whether 
the applicant should be required to wait until the entire Hestwind Court 
public right-of-way is improved for vehicular access before constructing the 
proposed residence, or whether the applicant can develop the lot prior to 
improvement of the public right-of-way in its entirety. 

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

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

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

The development of the Silver Strand area, however, did not occur as required 
by the condition. Due to financial considerations and agreements made between 
certain lot owners in the area, the applicant (ILA) requested permission to 
develop the area on a block-by-block basis. In a letter dated February 26, 
1981, the Commission staff indicated its approval of the request to develop on 
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 23, Block 15). 

Between 1981 and 1994 the Commission required all applicants in the Silver • 
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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 CILA) (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 allow the development of private lots with residences under the 
condition that applicants agree to provide improved vehicular access to their 
lots on the courts (alleys) and improve the portion of the landscaped public 
mall which fronts their respective properties. The Commission applied this 
solution in its approval of Coastal Development Permit 5-95-207 (Croutch) for 
a single family residence at 130 Voyage Mall on November 16, 1995. 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. As a 
result of the Commission's recent approval and issuance of Coastal Development 
Permit 5-97-150 (The Lee Group, Inc.) for seven homes on Union Jack Mall, 
construction has started on the improvement of the Union Jack Mall 
right-of-way for public access • 

More recently, the Commission approved Coastal Development Permit 5-97-181 
<~aragon) on August 12, 1997 and Coastal Development Permit 5-97-273 (Paragon) 
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on October 7. 1997 allowing the applicant in this case to develop two lots on • 
Hestwind Mall (Lots 15 & 17, Block 15) near the project site with single 
family homes. As a result of the most recent approvals, a short section of 
Hestwind Court has been paved for vehicular access to the lots closest to Via 
Conte (Exhibit #2). 

Staff recommends that the Commission continue to allow the development of 
Blocks 13, 14 and 15 with single family residences with a special condition 
requiring all applicants to provide improved vehicular access to their lots 
via the courts (alleys) and improve the portion of the landscaped public mall 
which fronts their respective properties. This requirement, if applied to all 
the undeveloped lots in the area. would ultimately lead to the improvement of 
the unimproved public rights-of-way while allowing individual lots to be 
improved with single family residences without being delayed while waiting for 
the required infrastructure improvements. The alternative is to delay 
development of single family residences until the ILA or some other entity 
improves all of the unimproved public rights-of-way in their entirety. 

As part of this application the applicant has proposed to extend the pavement 
on Hestwind Court to the site in order to provide vehicular access to the lot 
<Exhibit #3). Hestwind Mall (the south side of the site> is already improved 
as a public pedestrian mall. 

The applicant's proposal to improve a short section of Hestwind Court in order 
to provide vehicular access to the site 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. 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 all the currently unimproved rights-of-way. 

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 provide evidence of 
completion of the improvements proposed for the portion of the Hestwind Court 
right-of-way which provides vehicular access to the site. All construction 
shall be compatible with the utilities and plans approved under Coastal 
Development Permit A-266-77 CILA). The applicant is responsible for obtaining 
the required final approvals from the City of Los Angeles for all work in the 
public rights-of-way. 

Finally, the applicant shall agree that all of the 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. 
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When the Commission approved Coastal Development Permit A-266-77 (ILA) in 1977 
and amended it in 1979, it found that the residential development of the 
Silver Strand area would have major cumulative impacts on Ballona Lagoon and 
that several measures were necessary to mitigate the adverse impacts of 
development. Similar findings were adopted for the Commission•s approval of 
Coastal Development Permits 5-86-641 and 5-87-112. 

The mitigation measures included a requirement for the ongoing maintenance of 
the Silver Strand and Del Rey Beach public areas including the protective 
lagoon buffer, the public pedestrian malls, public parking spaces, the public 
access path along the lagoon. and the area•s drainage devices. The Commission 
found that the ongoing maintenance of these public areas was necessary to 
mitigate the cumulative adverse impacts of the development of the Silver 
Strand area as a residential area. 

Therefore, the Commission required the applicant (ILA> of Coastal Development 
Permit A-266-77 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 and Del Rey Beach tracts 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 (llA). 

The applicant is also required to acknowledge that the public areas provided 
and improved pursuant to Coastal Development Permit A-266-77 (IlA) shall 
remain open and available for use by the general public on the same basis as 
similar public areas within the City. This requirement is contained in 
special condition three which has been updated to reflect the completion of 
the 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 
m~ets his obligation to participate in the mitigation of the cumulative 
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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 Permits A~266-77 CILA), 5-86-641 and 5-87-112. Only as 
conditioned is the proposed development consistent with the Chapter 3 policies 
of the Coastal Act and previous Commission approvals. 

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 located on the ground floor (Exhibit #4). In 
addition, as required on the previous Commission approvals in the area, the • 
applicant is required to record a deed restriction stating that he will 
provide three on-site parking spaces. Only as conditioned is the proposed 
project consistent with the public access policies of the Coastal Act. 

In addition, when the Commission approved Coastal Development Permit A-266-77 
(ILA), it found that the adverse impacts on public access and recreation 
caused by the residential development of the Silver Strand area would be 
offset with the provision of a public access path along the east bank of 
Ballona Lagoon and with the improvement of the public rights-of-way for 
parking and pedestrian access. Therefore, in order to ensure that the public 
access improvements required by Coastal Development Permit A-266-77 CILA> are 
protected for public use, the Commission requires as a condition of approval 
that the applicant acknowledge that the public areas provided and improved 
pursuant to Coastal Development Permit A-266-77 CILA), including all of the 
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 
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 • 
C9astal Development Permit only if the project will not prejudice the ability 
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of the local government having jurisdiction to prepare a Local Coastal Program 
which conforms with Chapter 3 policies of the Coastal Act: 

(a) Prior to certification of the Local Coastal Program, a Coastal 
Development Permit shall be issued if the issuing agency, or the 
commission on appeal, finds that the proposed development is in 
conformity with the provisions of Chapter 3 (commencing with Section 
30200) of this division and that the permitted development will not 
prejudice the ability of the local government to prepare a Local 
Coastal Program that is in conformity with the provisions of Chapter 
3 (commencing with Section 30200). ·A denial of a Coastal 
Development Permit on grounds it would prejudice the ability of the 
local government to prepare a Local Coastal Program that is in 
conformity with the provisions of Chapter 3 (commencing with Section 
30200) shall be accompanied by a specific finding which sets forth 
the basis for such conclusion. 

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

• G. California Environmental Quality Act 

• 

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

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

0208G:CP 
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jm:REY A DAHL 
ARGIITECr 

I 
November 2S, 1997 

California Coastal CoiD.IIlillloll 
South Coast District 
200 Oceangate, to- Floor 
Long Beach, CA. 90801 

·attn: Chuck Posaer 

re: 139/1431147 Westwia.d Mall 
Marina Del Rq, CA 

Dear Mr. Posner, 

This Letter is to confirm thai tbe alley or Turin Court will be completely improved per all 
Public Works requireme:ats prior to occupancy of the above referenced projects. The mall 
side 
is already complete to the end of the street. 
Should you requite any further confirmation repnling this matter. please do not helitate 
to 
eontact me immediately. 

Sincerely. 

EXHIBIT # ·--~········· 
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• • J%uFORNiA CoAsTAL co"MMlssm •• .,, 

a1 t4owsrlf Street, 1M Ff'lft..- M,CI_ C&11) 5U-o5S5 

~ _....;;;..71:1,...1:;o~~Y...-11;.:'...-11;..;'.;;.'----'· 'r a ""*• ot I t.o 

C:>utal Col::zlislicm ~·4 ~o %stEt I.anl!ewnert &uocbtism. r,e. 

7vml.t J.-,26&-" , IU.1t=' to the orzu!tticm~ aet. tozot.h belc:nr, tr:r dwtlC~p~DC~t. 

ecmilt.~ ot grdtn;. ccnnns;:t!cm ef a•nUarx '"""'I Jtgm dnS:s. """' .. rrnmc 
'ati1!tiet, street hllprCI\1aents, an~ la!\c!scaJ?!~ malia to alJow c!eveloment pf bpptll 

• 
men •c::U'iel.l.lr desc:ribed ir. t.t• qpl!caticm f1t.t 1: t.bt Comd.slicm omeu. . . . 

tbt :le'Ttlopme:t. ~with:!= tht ooutaliCIDit ill J,c• Ancrel!f ~at , 
Silver Stran! an~ ne1 Jey leae1'1 !ub!ivident, between lallpna Ltsopn •n!! Via Pelq. 
wut of Marin& J>el by, C:i ty of lies M9el.tt · 

Uter p.:.~lio btL""inc held = .7l.lly l§. 12'' , the C:::x::m..uioD tea=! · 
that, aJ Oc:t')~tic:>n.ec!, the ~eted ~tl~en~ 1s 1D con!ot:::::1t7 with tht prmld.a:a 
o! Chapt,e:- 3 of tht Cal!!oma Cout.al .let. 0: 19761 will nat. pnjudict tht abil1t7 
o! the local ICW~ent h..,....n& ~~~ction D'HZ" the &:"'& to F!pl:"' a tocal Ccut.al 
?:r;c:rc t.!'.at it in c=t==<tr ~~h tile prmsio:l.l c! Cba;:ter 3 o: tl-.e ~c:-...i& 
Coaft.&l At::. 0: 1976; ~ betwetn 'tobt tea cd the ~lie rcac! nea.rut. t.bt 1n, u 1: . 
con!o:r::i~7 wi~b the publ!c accesa 1:1d ~lie :-t:reaticr. rolic:ies ct Cht;:te::r 3 ot t.r­
Cali!~::-rJ.a Coastal let 0: 1976; cd tither (1) will =t. have 1n1 .ri~:az:t ac!nrl(. 
i::pact = the el:IT"..:r==c:t., or (2) tbt:"' an no ftLii~le &lt.e:r:aUves c:r !eas:Uilt 
m:!.ti.!at!:c mea.r.:-es rn.!.!.ablt t!l&t 'W'OU!~ 1Ubrt.snt.:!a.ll7 le13sc any si;:-.it!:a::r:. acbren 
!.:;a~.ct that. tile c!n'elopme:rt. u app:rcwecl :rq .ba?e em t.he e::rr..rc:m::c:rt.. 

\ru 11 © liB 'U @ 
SIP 0 4 1992 . 

CAUfORNIA 
COASTAL COMMlSSlOt·. 
SOtlTll_e~ •;:r _t)ISI!!C! 

2!11 zda:'a:ip4 per.211tt.H acil::r2.cvlsdp1 ftcdpt o.t t..bl Cal:l.!c:':d.a Cout.ll ~lid.&, 

Pend:' .,. 2§1=77 , &d ~ zde::rst.ac!l it.e cc::r=ct.•• !zlcl:DI!inc Ill c=d:LU=I . 
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• • •· • !'cm1t J.- 26&-" • , ia -=~·= to tJ:ae ton~ cCIDC!itic:a~: 

J.. Stanc!ll"d Condit!cu • 

1: Assil!'lr.lC'lt of Pt:"'!:!.t. -.n:is permit mq =at bit al~~el! to ancthr. pe:'ICZ 
ez:ept as pz-ov:i.deli 1n the Ciiito:m.a Ad:!.nimatin Code, ~tle 14, Secticm 131'10. 

. 2. Jlctict of !eeeipt. and Aeknowledme.nt. Ccnst.Nc:tion wthcri.&ad. b7 tbil 
·,emit thili =t ca=e.nce until a =P1 ot t.El1 permit, a:i&neli b7 the pe.rmittH ar 
IIUthcri:ec! agent, aclc:Dowled.g:i:ca :receipt. ct the permit m:1 acceptance ct ita ooz:rt.em.a, 
il ntu::ed. to the Cca:mialial:a. 

. s. ~aticn. U can.ttncticz hal DCt eomancec!, W.1 pe:mtt viU a;pift · · 
ivo (2) 711.r1 trom the data = vhich the Ooc:ciasion Tottc!. = tbe applicaticz. .Appli­
caticn tar ext.emon ot t.bis pl!:':d.t ~~~~.at. 'be u.t!a m.et to the u:pi.raticc d.ate. 

I.. Con!'t:-Jcticm. All ccnst:-.J.c:ticn IIN.st oc~ in acccrli 'Mith the FQPOIIl u 
aet. farth 1n the application tor pest, wbject to I1Z1 ~pecial ccnditiC~n.~ aet. tCIZ't.h 
'below. J:rit lieviaticns !'rem the appro'l'eli plans =at bit rmewed b7 th• Cc:n=issicn 
p:.riiW:lt. to Call.rcr::d.a Ac'!:::!.mst:-atiTe Code, ~tl.e 14, Ser:ti=s 13164-13161 • 

. . 5· l:lte~retaticm. I=te:pretaticn or %"'1ViliCIZ"..s ot the te::s or c=d!ticc1 ct 
t.'Ua pe::::i t m:lst be reviewed b7 the State Coastal Cc==issic.m or it1 !x.e~Te 
Di.nctor. All questiCfls ngud.i.~& this per:::it sboulc! be ac:i.,sse4 to tJ:.e State 
Co:z::ission office :!on San Frzd.sco tlnless a c=n~ti= ex;ressl7 author:Uet 1"1'T.l.tw 
b7 the Re&icml Comissic::c or ita ft.at!. 

I. S"Oe:.al C~:!.tisps. 

l.. OVerall Condition. Prior to iuua.nce of the permit, the applic:a.nt ab&l.l 
aut:xmit evil!ence that the follcwing con4itions have bee aet: 

a. lr.'lprovementl. All of t.ht at.neu, utili tiu, ani! c!rainag-e faeilities 
for the entire tract north of the aall opposite West:wind will be installe4 prior to 
eonstruction of sin;le-fa=ily houses. 

!>. Grac!in". All cf the ;ra4in; for the entire tract north of the ull. 
opposite Westwind aust be c~pleted prier to construction of ain;le-family hou1e1. 
IJ'o ainillize the adverse effects of aoll 4isturbanc:e, all earthlloving in ebb tract. 
ahall be acc:cmpliahe4 i:.a a single c:ontrac:t. 

c. t.9oon Protection. %n or4er 'to protect t:he b;oon fraa t:he al!vene 
effect• of urban runoff, all rw'10ff f:r=D the tract shall be cllrtcted to the Marina 
del Jtey Channel. If, vit.h the concurrenc:e of the ZXecutive l'irectcr of the Cccr=.baion, 
it ia detemined Chat it i1 not feuible 'to d.i.z'ect ranoff ~o the Klrina del Jtey 
c::t1&Mel, the applic:anu ahall estlbliah a lagoon rest.crat:.ion pr09r•'! !'he. pro;ra 
ahall be aubject tc the review a.n·.s approval of the ZXecuti•e Cizect.or an4 ahlll 
ccmsiat of a sy•t• cf in-lieu fee payments for all develop~ent within the nb4iriaion 
auff.icie:nt 'to prcwi4e for the •alue and purc:h&le of the 9 leu at t:he zon.h en4 of 'the 
uact and the co1t1 cf gra4in; an4 pla.nti.:M; the azea t.o create a nw area of unh, 
u orivinally propcud by t:he Isthl:!Ns I.a.ndavner1 A.laociation, ln.,. !'tle ao~mt of 
the 1,!)-lieu fee contribution ahall be established ulin; the highest of t:h.rae £adepen4tm1 
appraiaala of 'the ntae lou an4 a detaUe4 coat estimate for tmprov•enta by a 
Z"9iatarec5 engiD .. r. · 
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~. Parkin!• %a or~er ~o prOYide for pUblic parking and mitigate the effects 
of a44itioaal ~raffic on coastal acceas, the area• designate! aa ~111• in lxhibit 2· 
ahall J:)e paved for· pg,blic puking 1ft a manner acceptAble ~ the City of to1 A:ngelu. 
Bo curJ:) cuts ahall M allc:~Wed 1ft the imprOYed paved area. 

2. Standarc! l!nf'orcCIIer~t eor~c!idoa. !trior to !nuance of the permit, revised pw 
er~compassin; the above um.s shall be au!:>=itt.ec! to the ExeC"'.Jtive J)irector for hil 
r.view ar~cS approval in vritia; as aufficie.nt ~o i=ple:ment 'the vuioua eoa4iti0ftl. 
All fir~al working drawir~gt submitted to all public agencies shall be accc=pL-,ied by 
a t&ncSscape Architect and En;ir~eer'a certificate that aaid drawings are in aUbst.antial 
confo:mance with t.he r.vi.aed pla.n.s apprOYed by the l:lcecuUve J)izec:tor. 

. .. 
• 



. 
' 

• .-
. . . .. . . , . ... . . . . . :. . .• ' •• • . •• • 

• 

• 

Jte: Amenaea Coastal Development Permit A-266-77 

1'o Whom It May Conce:zu 

~his letter will confirm that the California 
Coa1tal Commi11ion has to4ay, April 23, 1980, i11ued 
to the Isthmus Landowners Association, Inc. (•Isthmul•) 
Amended Coastal Development Permit A-266-77, in complete 
accordance with and with the identical terms and conc!i• 
tion• of the amendment to said coastal development 
permit granted to Isthmus by vote of the California 
Coastal Commission on July 16, 1979. ~his letter will 
further acknowledge that Amended Coastal Development 
Permit A-266•77 is being typed anc! will be 4ispatche4 · 

· to Isthmus not later than Thursday, April 24, 1980, an4 
that the typea permit will be in all respects.as &bove 
indicated. 

CALIFOANIA COASTAL COMMISSION 

Michael ~. Fisher, 
Executive Director 

Dated: April 23, 1980 
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