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STAFF REPORT: CONSENT CALENDAR 

5-98-118 

The Lee Croup, Inc. AGENT a Jeffrey Lee 

·PROJECT LOCATION: 5205 Via Donte (Lot 2, Block 14, Del Rey Beach Tract), 
Venice, City of Los Angeles, Loa Angeles County. 

PROJECT DESCRIPTION: Construction of a three-story, 41 foot high, 4,286 
square foot single family residence with an attached 
three-car garage on a vacant lagoon-fronting lot. 

Lot Area 4,409 sq. ft. 
Building Coverage 2,247 sq. ft. 
Pavement Coverage 920 aq. ft. 
Landscape Coverage 1,242 sq • ft. 
Parking Spaces 3 
Zoning R1-1: Single Family Residential 
Ht abv fin grade 41 feat 

SUMMARY OF STAFF RECOMMENDATION: 

Staff recommends that the Commission grant a permit for the proposed 
development with conditions relating to maintenance of public areas, lagoon 
buffer protection, drainage, building height, parking and future 
improvements. The project site has a long history before the Commission being 
subject to four previous permit approvals. In this case, the applicant agrees 
with the staff recommendation and has accepted the conditions of the previous 
Commission approvals which affect the site. 

LOCAL APPROVAL RECEIVED: 

1. City of Loa Angeles Approval in Concept #98-018, 4/6/98. 

SUBSTANTIVE FILE DOCUMENTS: --
1. Coastal Development Permit A-266-77 & amendment (ILA). 
2. Coastal Development Permit 5-89-641 & amendments (Lee). 
3. Coastal Development Permit 5-93-156 (Hughes). 
4. Coastal Development Permits 5-93-157 thru 161 (Lee). 
5. coastal Development Permit S-97-361 (Lee). 
6. Coastal Development Permit 5-98-109 (Lee). 
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The ataff recommend& that the Commiaaion adopt the following reaolution: 

I. Approval with Conditione 

The commission hereby grant•, aubject to the condition• below, a permit for 
the proposed development on the grounds that the development, as conditioned, 
will be in conformity with the provision& 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, is located 
between the sea and first public road nearest the shoreline and ia in 
conformance with the public access and public recreation policies of Chapter 3 
of the Coastal Act, and will not have any significant adverse impact& 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, aigned by the 
permittee or authorized agent, acknowledging receipt of the permit and 

• 

acceptance of the terms and conditions, ia returned to the Commiaaion • 
office. 

2. Expiration. lf development has not commenced, the permit will expire two 
years from the date this permit is reported to the Commiaaion. 
Development shall be pursued in a diligent manner and completed in a 
reasonable period of time. Application for extension of the permit muat 
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, aubject to any 
apecial condition& aet forth below. Any deviation from the approved 
plana must be reviewed and approved by the staff and may require 
Commiaaion approval. 

4. Interpretation. Any queationa of intent or interpretation of any 
condition will be reaolved by the Executive Director or the COmmiaaion. 

s. Inspection•· The Commiasion staff shall be allowed to inspect the site 
and the project during it• development, aubject to 24-hour advance notice. 

6. Assi,qnment. The permit may be asaigned to any qualified peraon, provided 
assignee filea with the Commiaaion an affidavit accepting all terma and 
conditions of the permit. ·-

' • 

7. Terms and conditions Run with the Land• Theee terme and conditione ehall • 
be perpetual, and it ie the intention of the Commieaion and the permittee 
to bind all future ownere and poaeeaaora of the eubject property to the 
te.rmt and condi.tio.ua. 
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III. Special Conditions 

1. Maintenance of Public Areas 

2. 

3. 

Through the acceptance of this Coastal Development Permit, the applicant 
acknowledges that the subject site is subject to Coastal Development 
Permit A-266-77 (ILA) and that all development on the site and within the 
affected portions of the Silver Strand and Del Rey Beach subdivisions 
must be consistent with Coastal Development Permit A-266-77 (ILA). All 
public areas provided and improved pursuant to Coastal Development Permit 
A-266-77 (ILA), including Onion 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. 

The applicant also acknowledges that the subject site is subject to 
Coastal Development Permit 5-93-156 (Hughes) and that a deed restriction 
has been recorded on the property (Document No. 94-1558804) which binds 
the applicant and all successors in interest to participate with the 
other lot owners subject to Coastal Development Permit A-266-77 on a fair 
and equitable basis in the responsibility for the maintenance of the 
public areas, including lagoon buffers, and drainage devices prescribed 
by Coastal Permit A-266-77 (ILA). The public areas are identified in the 
deed restriction. The deed restriction runs with the land binding on all 
heirs and assigns of the applicant. 

Easement for Public Access and Habitat Protection 

Development, except that specifically approved under Coastal Development 
Permit 5-93-156 (Hughes), is prohibited in the buffer area identified in 
recorded easement No. 94-1558804 which covers that portion of the 
applicant's lot which occupies the lagoon buffer area (24 feet from the 
Esplanade). Prohibited development includes planting of non-native 
vegetation. The applicant shall not interfere with the use of the lagoon 
buffer public access path across the easement, restoration of the lagoon 
buffer as strand habitat, and such fencing that is necessary to preserve 
the habitat protected and restored pursuant to Coastal Development Permit 
5-93-156 (Hughes). 

Setback from Lagoon Buffer 

All portions of the dwelling (including stairways, decks, and bay 
windows), except for ground level decks, shall be set back from the 
easterly edge of the buffer strip at least ten feet, or fifteen percent 
of the buildable area of the lot, whichever is greater. In this 
instance, the required setback is 13 feet, 8 inches. Fences or walla to 
protect ground level decks shall not exceed six feet in height above 
natural grade measured at the inland edge of the lagoon buffer easement 
adjacent to the wall. No fence, wall or other accessory structure shall 
encroach into the buffer area. 
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An existing retaining wall separate& the buffer area and the building 
aite. Thia permit doea not authorize any development or conatruction 
activity in the lagoon buffer area located between the exiating wall an~ 
Ballona Lagoon. No atock piling, grading, or traah diapoaal ahall occur 
in the lagoon buffer area at any time. 

5. prainaqe 

Prior to iasuance of the permit, the applicant ahall aubmit drainage 
plana, subject to the review and approval of the Executive Director, 
which provide that all drainage on the site, with the exception of the 
lagoon buffer area, ia directed away from Ballona Lagoon and into the 
existing City atorm drain system. The applicant and all succeaaora in 
interest shall maintain the approved development conaiatent with the 
drainage plans approved by the Executive Director. 

6. Building Heiqbt 

The height.of the proposed structure within aixty horizontal feet of the 
inland edge of the Esplanade of Ballona Lagoon at the adjacent shoreline 
shall not exceed thirty feet above the average natural grade of the lot. 
The average natural grade of the site was establiahed at 10.79' by 

• 

coastal Development Permit 5-93-161 (Lee). For every two feat farther • 
away from the lagoon, the structure may be one foot higher to a maximum 
height of 45 feet above the 10.79' elevation. 

7. Parking 

Prior to iseuance of the permit, the applicant ahall record a deed 
restriction, in a form and content approved by the Executive Director, 
aasuring the provision of three off-etreat parking epacea on the project 
site. Theee parking apaces ehall take acceas from Via Donte, not from 
the paved street ends designated for public parking. The deed 
restriction ahall also note that the courts and street ends of the tract 
are designated for public parking and ahall not be used for preferential 
parking. Thia deed restriction ahall run with the land, binding all 
auccessora and aasigna, and shall be recorded free of prior liena that 
the Executive Director determines may affect the enforceability of the 
restriction. This deed restriction ahall not be removed or changed 
without a Coastal Commission approved amendment to thia coaatal 
Development Permit unless the Executive Director determine& that no 
amendment ia required. 

a. Future Improyarnenta 

Prior to issuance of the permit, the applicant shall record a deed 
restriction, in a form and content approved by the Executive Director, 
which ahall provide that Coastal Development Permit S-98-118 is only for • 
the proposed development and that'any future additions or improvements to 
the property will require a Coastal Development Permit or amendment from 
the Coaatal CDmmiaaicm, .ita aucceaao.r ageacy, or a local goverJaeat 
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pursuant to a certified Local Coastal Program. This deed restriction 
shall run with the land, binding all successors and assigns, and shall be 
recorded free of prier liens that the Executive Director determines may 
affect the enforceability of the restriction. This deed restriction 
shall net be removed or changed without a coastal Commission approved 
amendment to this coastal Development Permit unless the Executive 
Director determines that no amendment is required. 

Retaininq Wall 

Through the acceptance of this Coastal Development Permit, the applicant 
acknowledge& that the retaining wall located en the site adjacent to the 
lagoon buffer area is: a) the permanent retaining wall for the five leta 
subject to Coastal Development Permit 5-93-156 (Hughes)1 and b) the 
border between the lagoon buffer and the developable area of the site. 
This permit does not authorize any development or construction activity 
in the lagoon buffer area located between the existing wall and Ballona 
Lagoon. In order to prevent disruption of the protective lagoon buffer, 
and to ensure the structural integrity of the retaining wall, the 
proposed development shall net interfere with the permanence of the 
retaining wall. The height of the retaining wall, when combined with a 
garden wall or fence placed on the developable portion of the site, shall 
not exceed six feet in height above natural grade measured at the inland 
edge of the lagoon buffer easement adjacent to the wall. No fence, wall 
or other accessory structure shall encroach into the lagoon buffer area • 

IV. Findinas and Declarations 

The Commission hereby finds and declares: 

A. proiect Description 

The applicant proposes to construct a three-story, 41 foot high, 4,286 square 
foot single family residence with an attached three-car garage on a vacant lot 
(Exhibit #3). The three-car garage is accessed from Via Dente. The site is 
located on the east bank of Ballona Lagoon in the Silver Strand area of Venice 
(Exhibits #1&2). An improved pedestrian pathway winds between the site and 
Ballona Lagoon in the dedicated Ballona Lagoon buffer (Exhibit #3). 

The site is part of the Del Bey Beach Tract, which is physically contiguous to 
the Silver Strand subdivision. The Del Ray Beach Tract and the Silver Strand 
subdivision were subdivided at the same time and share the same natural 
conditions. The entire area is referred to as the "Silver Strand area". 

B. Proiect Background and Area Hiatory 

The Silver Strand subdivision and the Del Bey Beach Tract share a long history 
before the Coastal Commission. Both aubdiviaiona, referred to together aa the 
Silver Strand area, are located along the east bank of Ballona Lagoon and have 
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only recently been developed wit~ 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 previous Commission actions in the area provide the basis for staff'& 
recommendation on thia application. 

The first Commission approval in the Silver Strand area occurred in 1977 when 
the Commission approved the Silver Strand permit, A-266-77 (ILA), which was 
brought before the Commission on an appeal. In 1986, the Commission approved 
Coastal Development Permit 5-86-641 (Lee) for the grading and infrastructure 
improvements on ten lagoon-fronting lots in the Del Rey Beach Tract which were 
not subject to A-266-77 (lLAJ (Exhibit #2). In 1987, the Commission approved 
Coastal Development Permit 5-87•112 (Del Ray Assoc.) for the development of 36 
lots with single family residences on a portion of the Del Rey Beach Tract 

· which also was not subject to A-266-77 (ILA) (Exhibit #2). 

In 1993, the Commission approved Coastal Development Permit 5•93-156 (Hughes) 
for the grading and retaining walla necessary for the construction of single 
family homes on five lagoon-fronting lots, including the aubject lot, in the 
Del Rey Beach Tract (Exhibit #2). These five lots (Lot Roe. 1-5, Block 14) 
are also subject to coastal Development Permit A-266-77 (ILA). 

Also in 1993, the Commission approved five Coastal Development Permits 
(5-93-157 thru 161) for the construction of five single family homes on the 
five lots subject to coastal Development Permit S-93-156 (Hughes)& Lot Nos. 
1-5 of Block 14. Coastal Development Permit 5-93-161 was issued for the 
construction of a single family home on Lot No. 2, the lot subject to this 
application (Exhibit #7). However, Coastal Development Permit 5•93-161 
expired before the approved residence was constructed. 

The five lots subject to coastal Development Permit S-93-156 (Hughes) have 
been graded in preparation for construction of single family residences, but 
are currently vacant. Commission approval of the current application would 
result in the development of Lot No. 2 with one single family residence. 

1. Silver Strand Permit A-266-77 liL6l 

As previously stated, the first commiasion approval in the Silver Strand area 
occurred in 1977 when the commission approved the "Silver Strand Permit", 
coastal Development Permit A-266-77 (ILAJ. coastal Development Permit 
A-266-77 (ILA) was brought before the Statewide coastal Commission on an 
appeal of a Regional coastal commission deciaion. Prior to the commiasion'a 
action on coastal Development Permit A-266-77 (ILAJ in 1977, the Statewide 
coastal Commission and the Regional coastal commission had denied several 
applications to improve the atreets and aupply utilities within portiona of 
the Silver Strand subdiviaion and the Del Rey Beach Tract to make residential 
development poaaible. The previous projects were denied because of adve~ae 
impacta on traffic, recreation and wetland habitat. 

• 

The project& were proposed by a conaortium of compriaed of moat of the owners 
of the approximately three hundred undeveloped lots located on Blocks 7 • 
through 18 of the Silver Strand aubdiviaion and Blocks 13 through lS of the 
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Del Rey Beach Tract (Exhibits #2&6). Most of the lot owners were represented 
by the consortium, although the gas company which owned several lots and a few 
other individual lot owners refused to join. The 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 (ILA) 
permitted the consortium of applicants, the Isthmus Landowners Association 
(lLA), to develop the infrastructure necessary for the development of single 
family homes on approximately three hundred lots located on Blocks 7 through 
18 of the Silver Strand subdivision and Blocks 13 through 15 of the Del Rey 
Beach Tract (Exhibits #2&6). The currently proposed proje~t is located on a 
lot (Lot No. 1, Block 14, Del Rey Beach Tract) which is subject to Coastal 
Development Permit A-266-77 (ILA) (Exhibit #2). 

Coastal Development Permit A-266-77 (ILA) was subject to conditions addressing 
lagoon protection, maintenance of public areas, public access, and public 
parking. In its approval of coastal Development Permit A-266-77 (ILA), the 
Commission found that Ballona Lagoon, located adjacent to the Silver Strand 
and Del Rey Beach subdivisions and about thirty 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 restQred according to the Ballona 
Lagoon Preserve Plan in order to improve the degraded habitat area. 

Another mitigation measure was a condition of coastal Development Permit 
A-266-77 (ILA) which required the owners of the lots subject to Coastal 
Development Permit A-266-77 (ILA) to establish a private homeowners 
association sufficient to maintain all public areas and landscaping approved 
and required by the permit. Because all of the owners of the lots subject to 
Coastal Development Permit A-266-77 (ILA) would benefit from the permitted 
tract improvements, the Commission required each lot owner to contribute to 
the maintenance of the improvements. 

Coastal Development Permit A-266-77 (ILA) was amended in 1979 in response to 
litigation (Exhibit #6). The amended permit still allowed the ILA to develop 
the infrastructure necessary for the development of approximately three 
hundred lots with single family homes. As amended, Coastal Development Permit 
A-266-77 (ILA) required the permittee (ILA) to perform all grading in a single 
contract, to improve a public access path on the east bank of the lagoon, 
restore the lagoon buffer, to improve the streets and malls for public access 
and parking, and to establish a private homeowners association sufficient to 
maintain all public areas and landscaping including the lagoon buffer • 

In approving the amendment to coastal Development Permit A-266-77 (ILA), the 
Commission found that individual lot owners who apply to develop lagoon 
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fronting lots in the area would be required to dedicate a portion of their • 
property for a habitat protection and public access easement as a condition of 
approval. Therefore, pursuant to Coastal Development Permit A-266-77 (ILA) as 
amended, each lagoon fronting lot owner on the east bank, as a condition of 
developing their property, is required to offer to dedicate a 24 to 30 foot 
eaaement as part of the forty foot wide lagoon buffer along the east bank of 
the lagoon. No private development is permitted within the easement areas. 

The protective lagoon buffer is comprised of the undeveloped City Esplanade 
(partly submerged), the lagoon fronting lot owners' easements, and the front 
yard setbacks on all lagoon fronting lots. The protective lagoon buffer on 
each privately owned lot extends from the inland aide of the undeveloped City 
leplanade into the front yard structural setback areas of the residence& which 
are used as yard areas. The required front yard aetback area is a minimum 
depth of ten feet or fifteen percent of the buildable depth of the lot, 
whichever is greater. The Commiesion hae allowed the construction of garden 
walla between the eaeement areas and the front yards of the residence&. 
Besides the garden walla, the front yard setback areas may contain ground 
level decks and landacaping, but no other atructuree. No development may 
occur in the easement areas except for the public accese path and revegetation 
with native coastal strand plante. 

Since 1980, the grading approved by the amendment to Coastal Development 
Permit A-266-77 (ILA) has been completed, the public access path along Ballona 
Lagoon has been improved, and the permittee (ILA) has established itaelf ae 
the private homeowners association of the Isthmus Landowners Association (ILA) • 
to maintain the lagoon buffer and other public areas. 

The amendment of Coastal Development Permit A-266-77 (ILA) aleo required that 
the lot owners located in the area subject to the permit to contribute equally 
for the restoration and maintenance of the lagoon buffer. Because all of the 
owners of the lots subject to Coastal Development Permit A-266-77 (ILA) would 
benefit from the permitted tract improvements, including the lagoon buffer 
restoration, the Commission required each lot owner to contribute to the 
maintenance of the improvement&. The commission found that the development of 
the area with homes would have an impact on the lagoon and public acceaa. The 
improvements would mitigate these impact&. Without the improvement&, no lot 
could be developed. 

The conditione of approval for Coastal Development Permit A-266-77 (ILA) 
provided the basis for the mitigating special conditions which have been 
routinely applied to all subsequent coastal Development Permits in the area. 
Thia aet of apecial conditione ensure that the Chapter 3 policies of the 
coastal Act and the intent of coastal Development Permit A-266-77 (ILA) ia 
carried out as individual lota are developed. This application is required to 
conform to the conditione of approval neceasary to ensure conaiatency with the 
Chapter 3 policies of the Coastal Act and coastal Development Permit A-266-77. 

2. Coastal pevelopment Permit 5-86-641 CL9tl -
The Commiasion had originally required, as part of Coastal Development Permit • 
A-266-77 (ILA), that the southern six acres of the Del Rey Beach Tract be 
dedicated for public recreation and coastal acceaa parking. The 1979 
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amendment of Coastal Development Permit A-266-77 (ILA), however, deleted the 
required dedication of the six acre site to a public agency for public 
recreation. The six acre site was still excluded from residential development 
in order not to preclude the use of the property for commercial recreation and 
public parking. No development was permitted in this area until 1986. 

In 1986, the owner of the ten lagoon fronting lots in the southern six acres 
of the Del Rey Beach Tract, Harlan Lee, applied for a permit to develop his 
ten lots subject to the same special conditions which were agreed to in 
Coastal Development Permit A-266-77 (ILA). The Commission agreed to the 
proposal, and in 1986 it approved Coastal Development Permit 5-86-641 (Lee) 
for grading, street improvements, drainage facilities, and utilities for the 
ten lagoon fronting residential lots located in the aix acre area which was 
previously to be set aside for commercial recreation use (Exhibit #2). 

coastal Development Permit S-86-641 (Lee) also allowed the development of 
single family residences on the ten lagoon-fronting lota (Exhibit #2). The 
Commission's approval included provisions for the restoration and maintenance 
of the lagoon buffer areas adjoining the ten 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 S-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). 

3. Coastal Development Permit S-87-112 (Del Rey Assoc.> 

~ In 1987, the Commission approved Coastal Development Permit S-87-112 (Del Rey 
Assoc.) for the development of streets, utilities, and 36 lots with single 
family residences on a portion of the Del Rey Beach Tract located near the 
lagoon, but not adjoining it (Exhibit #2). Although the subject site (Lot No. 
1, Block 14) was not subject to Coastal Development Permit s-87-112 (Del Rey 
Assoc.), that permit continued the Commission's implementation of the 
conditions imposed on the Silver Strand and Del Rey Beach Tract areas since 
the approval of coastal Development Permit A-266-77 (ILA). 

In the Commission's approval of COastal Development Permit 5-87-112 (Del Ray 
Assoc.) it 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 Ray Assoc.) and all members of the Del Rey Association to 
join with the private homeowners association established under Coastal 
Development Permit A-266-77 (ILA) to participate equally in the maintenance of 
the public areas and landscaping (including malls, parking nodes, lagoon 
buffer and path) approved and required by the Coastal Development Permits 
A-266-77 (ILA}, 5-86-641 (Lee), and S-87-112 {Del Rey Aasoc.) (Exhibit #2). 
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eoastal pevelopment Permit S-93-156 CByqbeal 

In 1993, the Commission approved Coastal Development Permit 5-93-156 (Bugbee) 
for the preparation of Lot Nos. 1-S of Block 14 for the construction of single 
family homes. The lot subject to this application (Lot No. 2) is subject to 
Coastal Development Permit S-93-156 (Hughes). 

Coastal Development Permit S-93-156 (Hughes) approved grading of the aite and 
the construction of a retaining wall in order to provide a firm and uniform 
support for the currently proposed home foundation. In the Commission'• 
approval of coastal Development Permit 5-93-156 (Hughes), it again 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 to join 
with the private homeowners association established under Coastal Development 
Pe~it A-266-77 (ILA) to participate equally in the maintenance of the public 
areas and landscaping (including malls, parking nodes, lagoon buffer and path). 
prescribed by the Coastal Development Permit A-266-77 (ILA). 

In addition, as bas been required on all lagoon-fronting lots in the Silver 
Strand area, a condition of Coastal Development Permit 5-93-156 (Hughes) 
required the dedication of a 24 foot wide easement (lagoon buffer) across the 
five lots for public access and habitat along the east bank of Ballona 
Lagoon. The lagoon buffer easement crosses the lot subject to this 

• 

application (Exhibit #2). The applicant was also required to mitigate the • 
impacts of the development of the site by improving the public access path and 
restoring the protective lagoon buffer with native strand vegetation. 

The grading and retaining wall approved under Coastal Development Permit 
S-93-156 (Hughes) have been completed. In addition, the public access path 
has been improved as required, and the lagoon buffer has been restored with 
native strand vegetation. 

s. coastal pevelopment Permit 5-93-161 fLee) 

Also in 1993, the Commission approved five coastal Development Permits 
(5-93-157 thru 161) for the construction of five single family homes on the 
five lots subject to Coastal Development Permit 5-93-156 (Hughes) (Lot Boa. 
1-s, Block 14). Coastal Development Permit S-93-161 was issued for the 
construction of a single family home on Lot No. 2, the lot subject to this 
application (Exhibit #7). 

The current applicant (Lee) purchased the five lots from the former owner and 
permittee (Hughes) in early 1996. Coastal Development Permit 5-93-161 expired 
in 1997 prior to being vested or extended. The lot is currently vacant except 
for the retaining wall permitted by Coastal Development Permit 5-93-156. 

6. coastal Development Permit S-97-361 tLee) 

·-

The most recant action affecting the site occurred on January 12, 1998 when • 
the Commission approved Coastal Development Permit 5-97-361 (Lee). Coastal 
Development Permit 5-97-361 (Lee) permitted the current applicant to tie Lot 
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Nos. 1 and 2 of Block 14 together and construct a 4,222 square foot single 
family residence on them. 

The applicant (Lee) states that the plan to tie Lot Nos. 1 and 2 together has 
fallen through, and the current proposal would replace the plan approved by 
Coastal Development Permit 5-97-361 (Lee). The applicant currently proposes 
to construct one single family home on each lot (Lot Nos. 1 and 2), similar to 
the project previously approved by expired Coastal Development Permits 
5-93-157 thru 161 (five homes on five lots). The currently proposed single 
family residence on Lot No. 2 is similar in design to the home previously 
approved on the lot by expired Coastal Development Permit 5-93-161 (Lee). 

Commission approval of the current application would result in the 
construction of one single family residence on Lot 2 (Exhibit #3). The 
currently proposed 41 foot high, 4,286 square foot residence complies with the 
design standards established by the previous permits. In fact, the currently 
proposed residence is smaller than the residence which was previously approved 
on Lot No. 2 Coastal Development Permit 5-93-161 (Lee). 

c. Lagoon Buffer 

As previously stated, the Silver Strand area, including the subject site, was 
originally graded and improved for single family homes under Coastal 
Development Permit A-266-77 (ILA) as amended. Final grading of the actual 
building pads on Lot Nos. 1-5 of Block 14 in the Del Rey Beach Tract, and 
construction of a retaining wall across the five lots, was permitted by 
Coastal Development Permit 5-93-156 (Hughes). 

In its approval of Coastal Development Permits A-266-77 (ILA) and 5-93-156 
(Hughes), the Commission found that the development of the site would have 
cumulative and individual impacts on the habitat of Ballona Lagoon. The 
Commission also found that the shores and water area of the lagoon had a 
history of public use. The lagoon and buffer area had been historically used 
for camping, clamming, fishing, walking, and bird watching. 

The development of the site, as approved by the underlying permits [Coastal 
Development Permits A-266-77 (ILA) and S-93-156 (Hughes)] and their 
conditions, was found by the commission to be consistent with the Chapter 3 
policies of the Coastal Act which address Environmentally Sensitive Habitat 
Areas, coastal access, and recreation. 

The currently proposed project must also be found consistent with the 
following Chapter 3 policies of the Coastal Act, taking into consideration the 
previous Commission actions in the area [Coastal Development Permits A-266-77 
{ILA), S-86-641 {Lee), S-87-112 (Del Rey Assoc.) & 5-93-156 (Hughes)). 

Environmentally Senaitive Habitat Areas 

Section 30240 of the Coastal Act states: 

{a) Environmentally sensitive habitat areas shall be protected against 
any significant disruption of habitat values, and only uses 
dependent on such resources shall be allowed within auch areas. 
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(b) Development in areas adjacent to environmentally sensitive habitat • 
areas and parks and recreation areas shall be sited and designed to 
prevent impacts which would significantly degrade such areas, and 
shall be compatible with the continuance of auch habitat areas. 

coastal ACCIBI 

Section 30210 of the Coastal Act states: 

In carrying out th1 requirem1nt of section 4 of Article X of the 
California constitution, maximum acc1aa, which shall be conspicucualy 
posted, and recr1ational opportunitiea ahall bl provided for all the 
people consistent with public safety needs and th1 need to protect public 
rights, rights of private property owners, and natural resource areaa 
from overuse. 

Section 30211 of the Coastal Act atates: 

Development shall not interfere with the public's right of access to the 
sea where acquired through use or legislative authorization, including, 
but not limited to, the use of dry aand and rocky coaatal beaches to the 
firat line of terrestrial vegetation. 

Section 30213 of the Coastal Act statea: 

Lower cost visitor and recreational facilities &hall be protected, • 
encouraged, and, where feasible, provided. Developm1nts providing public 
recreational opportunities are preferr1d ••• 

Recr1ation 

Section 30220 of the Coastal Act states: 

Coastal areas suitld for water-oriented recreational activitiea that 
cannot readily be provided at inland water areas ahall be protected for 
such uses. 

Section 30222 ~f the Coastal Act atatea: 

The use of private lands suitable for visitor-serving commercial 
recreational facilities dlsign•d to enhance public opportunities for 
coastal r1creation shall have priority over private r•aidential, general 
industrial, or g1neral commercial dev!lopment, but not over agriculture 
or coastal-dependent industry. 

section 30223 of the Coastal Act states: 

Upland ar1as n1ceasary to support coastal recreational uses ahall be 
reaerved for auch uses, where featible. 

In its approval of Coattal Development Permit A-266-77 (ILA) the Commission • 
found that the Silver Strand area, including the subject site, could be 
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developed residentially and still provide for protection of habitat and for 
passive recreational use if a buffer for habitat and a public access trail 
(path) was dedicated along the east bank of Ballona Lagoon. 

In order to conform with the Commission's earlier action on Coastal 
Development Permit A-266-77 (ILA), the applicant for Coastal Development 
Permit 5-93-156 (Hughes) offered to dedicate a 24 foot wide lagoon buffer 
easement across Lot Nos. 1-5 of Block 14 of the Del Rey Beach Tract. The 
applicant (Hughes) also proposed to improve the existing public walkway which 
runs along the east bank of Ballona Lagoon and restore the lagoon buffer with 
native strand vegetation. The proposal also included the appropriate 
structural setbacks to protect the environmentally sensitive lagoon habitat. 

The Commission approved Coastal Development Permit 5-93-156 (Hughes), and the 
--applicant recorded and dedicated easement No. 94-1558804 for a 24 foot wide 
lagoon buffer with a public access path across the five lagoon fronting lots, 
including the subject site, which were the subject of Coastal Development 
Permit 5-93-156 (Hughes) (Exhibit #7). The applicant then graded pads and 
installed a retaining wall under the provisions of Coastal Development Permit 
5-93-156 (Hughes). The applicant also improved the public access path and 
restored the lagoon buffer with native strand vegetation as proposed. 

In approving Coastal Development Permits A-266-77 (ILA), 5-93-156 (Hughes), 
5-93-161 (Lee), and 5-97-361 (Lee), the Commission adopted a set of conditions 
for the site in order to protect and preserve the buffer and lagoon areas • 
This set of special conditions is also applied to the currently proposed 
project. The special conditions prohibit development in the recorded easement 
which covers that portion of the applicant's lot which occupies the buffer 
area (Exhibit #3). Prohibited development includes planting of non-native 
vegetation. The applicant (Lee) shall allow a public access trail across the 
easement, maintenance of the buffer as strand habitat, and such fencing that 
is necessary to preserve the habitat. The applicant is also prohibited from 
disturbing the fence and vegetation in the buffer area, and from interfering 
with public use of the trail. In addition, all drainage must be directed away 
from Ballona Lagoon. 

Long term maintenance of the lagoon buffer, drainage devices, and public 
access path on the east bank of Ballona Lagoon is, and always has been a 
concern of the Commission. To address this issue, the Commission has 
consistently placed the burden of responsibility for the necessary maintenance 
of public areas which have not been accepted by a public agency on the lot 
owners in the area who have benefited from the improvement of the area. The 
approval of the proposed project requires the applicant to participate in the 
maintenance of the public areas. 

In ita approval of Coastal Development Permit A-266-77 (ILA), the commission 
found that Ballona Lagoon was a critical habitat area and an important coastal 
resource. The Commission further found that residential development of the 
Silver Strand and Del Rey Beach area would cause 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 a 
condition which required the lot owners who benefited from Coastal Development 
Permit A-266-77 {ILA) to establish a private homeowners association sufficient 
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to maintain all public areas and landscaping approved and required by the • 
permit which have not been accepted by a public agency. The Isthmua 
Landowners Association (ILA) was eatabliahed to maintain all public areaa and 
landscaping approved and required by Coastal Development Permit A-266•77 (ILA). 

The Commission alao required the lot owners benefiting from coastal 
Development Permit A-266-77 (ILA) to participate on a fair and equitable basia 
with the other lot owners in the maintenance of the public areaa, public 
access path, lagoon buffer, and drainage devices in the Silver strand and Del 
Ray Beach Tract. The Commission placed similar requirements on the lot owners 
aubject to Coastal Development Permits S-86-641 (Lee) and 5-87-112 (Del Rey 
Asaoc.) (Exhibit #2). Thia requirement ia baaed on the concept that all 
property owners subject to the permit cumulatively created the negative 
impacts on the lagoon and have benefited moat from the improvement of the 
public areas, and therefore should assume the responsibility to maintain the 
habitat mitigation and public areas. 

This responsibility for the long-term and ongoing maintenance of the public 
areas, public access path, lagoon buffer, and drainage devices in the Silver 
Strand and Del Ray Beach tracts remains with the homeowners pursuant to 
Coastal Development Permits A-266-77 (lLA), S-86-641 (Lee), and S-87-112 (Del 
Rey Assoc.) until these public areas have been accepted by a public agency. 

As a condition of approval for construction of homes in the area, the 
Commission requires applicants to record a deed restriction which binds them 
and their successor• in interest to participate with the other lot owners • 
subject to Coastal Development Permit A-266-77 (ILA) on a fair and equitable 
basis in the responsibility for the maintenance of the public areas, lagoon 
buffers, and drainage devices prescribed by Coastal Development Permit 
A-266-77 (ILA). The deed restrictions run with the land, and are binding on 
all heirs and asaigns of the original applicants. 

In thia case, auch a deed restriction (Document No. 94-1558804) waa recorded 
on the subject property (Lot No.1) as a condition of coaatal Development 
Permit S-93-156 (Hughes). The deed restriction clearly atatea that the 
applicant and ita auccessora in interest are bound to participate with the 
other lot owners subject to coastal Development Permit A-266-77 (ILA) on a 
fair and equitable basia in the responsibility for the maintenance of the 
public areas, lagoon buffers, and drainage devices prescribed by coastal 
Development Permit A-266-77 (ILA). 

In order to inform the current applicant of the requirement• of the previoualy 
recorded deed restriction, a condition of approval is placed on thia permit 
which atatee: 

Through the acceptance of this Coastal Development Permit, the applicant 
acknowledges that the aubject aite is subject to Coastal Development 
Permit A-266-77 (ILA) and that all development on the aite and within the 
affected portions of the Silver Strand and Del Ray Beach" aubdiviaiona 
must be consistent with Coaatal Development Permit A-266-77 (ILA). All 
public areaa 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 
apaces, and the aallona Lagoon public acceas path, •hall remain open &Dd 
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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. 

The applicant also acknowledges that the subject site is subject to 
coastal Development Permit 5-93-156 (Hughes) and that a deed restriction 
has been recorded on the property (Document No. 94-1558804) which binds 
the applicant and all successors in interest to participate with the 
other lot owners subject to Coastal Development Permit A-266-77 on a fair 
and equitable basis in the responsibility for the maintenance of the 
public areas, including lagoon buffers, and drainage devices prescribed 
by coastal Permit A-266-77 (ILA). The public areas are identified in the 
deed restriction. The deed restriction runs with the land binding on all 
heirs and assigns of the applicants. 

In addition, the existing retaining wall which separates the lagoon buffer 
area from the building site shall be used as a barrier to protect the lagoon 
buffer from the impacts of the construction of the proposed residence. A 
condition of approval states that this permit does not authorize any 
development or construction activity in the lagoon buffer area located between 
the existing wall and Ballona Lagoon. No stock piling, grading, or trash 
disposal shall-occur in the lagoon buffer area at any time. 

Finally, the proposed project provides the dedicated easement and lagoon 
buffer that is required in order to protect the lagoon habitat and the public 
access path. Therefore, the proposed project, as conditioned, is consistent 
with the habitat, access, and recreation policies of the Coastal Act, and with 
the Commission's prior actions. 

D. Front Yard Setback 

Based on the previous Commission actions the area, the proposed structure is 
~ required to be set back from the lagoon buffer, the Esplanade, and Bellona 

Lagoon in order to provide public access and to protect the resources of the 
lagoon environment habitat. A special condition requires the front yard 
setback to be a minimum of ten feet, or fifteen percent of the buildable 
portion of the lot, whichever is greater. The required front yard setback is 
measured from the inland edge of the dedicated 24 foot wide buffer adjacent to 
Ballona Lagoon (Exhibit #3). 

In determining the required setback distance, fifteen percent of the length of 
the lot is calculated from the "net length" of the lot or the length of the 
"buildable" lot. In this case, the total lot length is 115 feet, but 24 feet 
is dedicated to the lagoon buffer. Therefore, the buildable lot is 91 feet 
long. Fifteen percent of 91 feet is 13 feet 8 inches. The proposed project 
provides both the 24 foot wide buffer area and the required 13 foot 8 inch 
front yard setback (Exhibit #3), consistent with the original condition of 
Coastal Permit A-266-77 (ILA). No development or construction, except for 
fences and ground levels decks, is permitted within the front yard setback • 

An existing retaining wall build pursuant to Coastal Development Permit 
S-93-156 (Hughes) defines the border between the front yard and the lagoon 
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buffer area. Therefore, through the acceptance of thia coastal Development 
Permit, the applicant alao acknowledges that the retaining wall located on the 
site adjacent to the lagoon buffer area is: a) the permanent retaining wall 
for the five lots aubject to coastal Development Permit 5-93-156 (Hughea); and 
b) the border between the lagoon buffer and the developable area of the site. 
This permit does not authorize any development or construction activity in the 
lagoon buffer area located between the existing wall and Ballona Laqoon. 

t 
In order to prevent diaruption of the protective lagoon buffer, and to ensure 
the atructural integrity of the retaining wall, the proposed development shall 
not interfere with the permanence of the retaining wall. The height of the 
retaining wall, when combined with a garden wall or fence placed on the 
developable portion of the aite, shall not exceed aix feet in height above 
natural grade measured at the inland edge of the lagoon buffer easement 
adjacent to the wall. No fence, wall or other accessory structure shall 
encroach into the lagoon buffer area. 

In addition, in order to prevent further encroachment• into the setback that 
may impact public access and the sensitive habitat areas, the applicants are 
required to record a future improvements deed restriction on the property. As 
conditioned to provide the required setback from the lagoon buffer and to 
record a future improvements deed restriction, the proposed project is 
consistent with the habitat, acceas, and recreation policies of the coastal 
Act, and with the Commission's prior actions. 

E. Building Height 

A height limit for atructures adjacent to Ballona Lagoon bas been established 
in previoua Commiaaion actiona to protect againat a "canyon effect" which 
could negatively impact bird flight patterns. Ballona Lagoon is utilized by 
many bird species, including the federally and state liated endangered 
California least tern. 

In order to regulate the height of atructurea adjacent to Ballona Lagoon eo aa 
to limit the impacts on birds, a apecial condition was applied to coaatal 
Permit A-266-77 (ILA) that limite the height of proposed structure& on the 
banks of Ballona Lagoon to thirty feet within sixty horizontal feet of the 
Esplanade of Ballona lagoon at the adjacent shoreline. Por every two feet 
further away from the Lagoon, the structure may be one foot higher in height 
to a maximum height of 45 feet. The height limit baa alao been applied to 
tbia coaatal Development Permit. ~he plana submitted for the proposed 
residence conforms to the height limit. 

In addition, to prevent further increaaea in atructural height that may impact 
bird flight patterns, the applicant ia required to record a future 
improvements deed restriction on the property. only aa conditioned to limit 

• 

• 

the height of the atructure and to record a future improvements deed • 
restriction ia the proposed project consiatent with the habitat protection 
policies of the Coastal Act and the Commission's prior actions. 
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In order to protect coastal access, all new development on lots adjacent to 
Ballona Lagoon in the Silver Strand area is required to provide adequate 
on-site parking. In previous actions, the Commission has determined that 
three on-site parking spaces are adequate to serve single family residences in 
the area. The proposed project provides three on-site parking spaces in the 
attached garage (Exhibit #3). 

For previous projects in the area, applicants have been required to record a 
deed restriction which assures the provision of at least three on-site parking 
spaces. The same requirement applies to this permit. The deed restriction 
requirement for parking includes a statement acknowledging that the courts and 
street ends in the tract are designated for public parking and shall not be 
used for preferential parking (i.e., permitted or restricted parking). 

Therefore, approval of the permit is conditioned to record the deed 
restriction for parking currently required by the Commission for projects in 
the Silver Strand and Del Rey Beach Tracts. The required deed restriction 
states that at least three on-site parking spaces will be provided, and that 
they shall take access from Via Dente, not from the paved street ends 
designated for public parking. The deed restriction shall also note that the 
courts and street ends of the tract are designated for public parking and 
shall not be used for preferential parking • 

Only as conditioned to provide at least three on-site parking spaces and to 
record the deed restriction addressing parking, is the proposed project is 
consistent with the coastal access policies of the Coastal Act and the 
Commission's prior actions. 

G. 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 coneistent with the 
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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). 

B. California Environmental Quality Act lCIQA\ 

Section 13096 Title 14 of the California Coda of Regulations requires 
Commiaaion approval of a coastal Development Permit application to be 
supported by a finding showing the application, as conditioned by any 
conditions of approval, to be consistent with any applicable requirements of 
the California Environmental Quality Act (CEQA). Section 21080.S(d)(2)(A) of 
CEQA prohibits a proposed development from being approved if there are 
feasible alternatives or feasible mitigation measures available which would 
substantially lessen any significant adverse affect which the activity may 
have on the environment. 

The Commission's conditions of approval adequately address and mitigate any 
potential adverse impacts to the environment caused by the PfOposed project. 
All adverse impacts have been minimized and there are no add1tional 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, as conditioned, is consistent with the requirements of the coastal 
Act to conform to CBQA. 
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.&. St.anc!.u"c! Ccmc!!.ticm.t. 

1: .lsnpem ot Pr.:::it. !his penrit mq =ct 'be assignee! to mCit.ht:' pt:"ICID 
a:ept, u Fcrrit»d. ~ tne C&litczo:oJ.a A.d::d.mmatin Codl, title 14, Sec:t.i= 1.3170 • 

. . 2. 5etice ot Jteeeipt anc! Ae~cwledment. Constr.ar:tio: wt.haristcl b;y tld.l 
permit ~hill=. Ccc::lt:let unWJ & c:cp;y ot iE!a pe:"IZ!it, lipec! l:1f t.ht pC':d.ttlt 0'1' 
mthcrl.sec! qat, ack:Dcwltc!ai=~ ncli~ of the permit IDCl acctpt.lllct ot ita ~••• 
!I nt~cl to the Cca::i111&. 

. '· ~i=• U o~cm hu DCt oom.encecl, W• penz!.t 1dll u;pift · · 
tvo (2) J'l&rl 5Cm tbt date em ..micb the Cc::m:::its:ton 'YCit.tc!. em the applicaticm. Appl.S.
eatic:z lr# u:t.•m= ot tM.a pi:"::S.t IIU.It be udl prier to tht u:pirlticm date • 

.r.. Canst:-.:etitm. All ccnstnr:tion ~ OCC'V !:l accorcl with the FCPON1 u 
. lit tc:z:oth ~ the application tor permit, IU.bject to arrr -.;>ecial cczc!!.tic:au aet.tCII'tll 

'belcv. Jrit d.eviatic=.s mm the lppro'l'ec! plllll =A be rrrl.evet! b;y th• Co:::bClm. · 
psu.mt. to C&litczmia .l~st:"'ti'Yt Cod.l, 'l'itla 14, Ser:tica 13164-U16a • 

. . 5· Inte~Htaticm. %=te~matica or I"'Y!s:tcm~ ct the te::s or c=d!.t.i!ZI at 
W.s pe:o::it ~It be :"'''Vievet! by the State Ccastal Ccr:::::bsi= or itt !uCNt.i'Yt 
l:linctor. All questions resll":!!."'ll t.h:b pei':::it shcult! be ac!:.""''sset! to the State 
Ccu:::issicn o.tfice in San Frmd.aco =leu a ccnd:itica t7;~1"1Ul;y authc:-'..:11 Z"'"'''itv 
b7 the !ep=al Ccm::issiCD or ita ~att. 

Ia SMC.al Cc:snd:!tiCI'l!a 

1. Overall ecnl!ition. Prier to .i. .. uance of t.be permit., t.bt applicant. ah&U 
ntDJ.t. .-vidence t.bat. the follcwing eondit.icna have J>ec Mt.& 

a. lJ:I;:rove:unt.J. All of the atruu, 11tUi ti .. , and drainage facU.i.uea 
ferz t.bt cure t.ract north of the aall opposite Westvind will be installed prior w 
constrDc:tion of aingle-fa:&ily houau. 

. J>. Grac!inc;. All of the ;rac!ing for the entire tract north of the 111.11. 
opposite Wes1:'Winc! aust bt CCZII¥ltte4 prior to constrl.lction of lingle-family houae1. 
!'o ainiaize the al!varse effecta of 1oi1 di1turbance, all earthmoving in thia uact. 
ahall be acc:o=pliahtd in a lingle CODUac:t. 

e. tac;ccn P:rotection. %D order to protect the lagoon trca the advene 
affect• of ur.ba.n runoff, all nan off fr= the tract a hall be . c!inctec! t.o the Karina 
del Jtay Chan.nel. %f, vith the c:onC\lZTCCI of the ~tcutive flinctor of the O::II:ZIIiaaicm, 
it 11 detem.ifttd that it ia not teui.blt to direct ra:ncU to the Jlari.Da dt1 Jtay 
CbMDel, the applicants ahaU uta.blilh a lagoon reat.oratiOD prOir•'! De. JIZ'OVZ'D 
ahall l>t a'labject. ta the .rr~itiV azfd appn:nral of the ~ecutbe Director a1'S4 ah&ll 
eoubt. of a ayn• of iD-liw tee payaenu tor all davtlop~~ent. within the ll'labdi-ri.a.i.cm 
nflic:iet ta prc:wide tor the •alue ant! puzc:hue of t.he J lou at. t.he north en4 of t.ht 
t:n.ct. and t:he coats of tra4ing anc! pla.nt,i:)g the area w create a ew .Zea of JI&J'IIh, 
u originally ;repo .. a ~ the Isthmus :r.&nc!c:l'll'nera A.laociat.ioe, %De:. !be aouftt. of 
the iD-llau fee c:ontri.b'lrtion ah&ll be ut.al:>U.ahed olin; the highest of three iadepent!et 
apprabab of the Dine lou ant! a detailed ocat. aat.imat.l terz iaprov•uu by a 
Zll9iltuad en;iaeu. · 

COASiA.f COMMJSSIOt! 
$- ~B·II& --~ 
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. 4. z.ece:a. AI pu-t of the ovu~l U\;zoov.-nu, fl'ding a hall l>e =-»~ 
to the lagoon .. ,enda11y u J:C:WicSecS f• iA the ••llena Z.goce 
Pru&n't Plan. A l>on4 ahall be ol>tainecS fOI' the 4eveloprum~ ancS iapZ"OVaut of u 
ace••• path at the t.op of the l>anlc alODf the JUU\etu of the la;coa u zoeplan the 
Z•;1ana4e vhidl hu lu;ely eroded way. 'ftle vail aha11 consist of cSecc:apoatcS 
fl'&nitt ozo a!mi1u aatedal aftcS aha11 l>e locatecS, luctcS, and landtcaptcS •••enUally 
U p:opoltd h the •allona t.agOOD Preauve Plu. 'ftle bond lhall COYel' the CDIU of 
ci1Welop1nf t:.he acceaa patla u4 ahall be uet:~attcl ta lavol' ef the State ef CalUonia. 

e. Mdlltenanee. A Jll'iYate ~CIIM~Wntrl asaoeiada nffS.ciea~ to aai:ataia 
.:11 ~lie areu and lan&!scapizl; ahall be .. tll:tlilhecl u pan of the al:>ove pzoovbiou. 
fte aaaociation lhall haYe the ns;on.aii>Uity an4 the !lecellazy pc~Wtn to •aiataia 

. all ill;rovauu that ue not ac::eeptect ~ a f\JI>lic: a;uc:r acc:eptll:tle t.o the Z:XenU'M 
l)ia'llftOI'. - • 

.. -,. Pazoki!!f• %A odezo to provide fozo ~Ue parking and mitigate the effecU · 
of e&!ditS.onal traffic on cca1tal ecc:eaa, the 1.1'eas deai;natecS aa ~11a• in IXb~it a· 
ahall l>e paved fozo• )'UI>lic p&:"king h • manner ac:c:eptll:tle to the City of toa lnttlu. 
Bo nl'b CNta ahall ~e allowed ill the Ulp:c:rred paved uu. 

2. Stanl!ar4 ZftforcCI'Itnt eon!ition. Jtriozo to i .. uance ef the pemi~, nvbtcS plaz 
encompauing the a.bovt tams ahall l>e aub!litte4 w the J:xec-.:~tive Ci:tctol' fOI' bi.a 
zoeviev an4 approval Ul vdtin; at aufficient ~o .S=pliiZIItnt the Yu.i.oua con!itioaa. 
All final working !ravings sUbmitted to all ~lie agenciea shall l>e acc=:pL~ie4 ~ 
a t&ndscape Architect and Engineer'• eert!ficate that aa14 drawings azoe in ~at&ntial 
conformuce with the zoevi .. 4 plana app:ovecS I>J the J::lcecutiYe Cuec:-tozo • 

• 

. .. 
• 
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a.: Amended Coastal Development Permit A•211•77 

~o WhCIIIl It Ha7 Cozacen.a 

!his letter will confirm that the Califon.ia 
Coastal Commission has today, April 23, lJSO, issue4 
to the Isthmus Landowners Association, Inc. (•Isthmus•) 
Amended Coastal Development Permit A-211•77, in complete 
accordance with and with the identical term. an4 con4i• 
tiona of the amendment to said coastal development 
permit ;ranted to Isthmus by vote of the California 
Coastal Commission on July 11, 1J7J. This letter vill 
further acknowledge that Amended Coastal Development 
Permit A-266•77 is bein; typed and vill be dispatche4 

· to Isthmus not later than Thursday, April 24, lJSO, an4 
that the typed permit will be in all respecta.as £bove 
indicated. 

CALIFORNIA COASTAL COMMISSION 

Michael ~. Pisher, 
Executive Director 

~ated: April 23, lJSO 
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