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APPLICATION NUMBER: 5-00-022 

APPLICANT: Meir Toren 

AGENT: Guy Bartoli, Architect 

PROJECT LOCATION: 4207 Roma Court (lot 2, Block 9, Silver Strand), Venice, City 
of Los Angeles, Los Angeles County . 

PROJECT DESCRIPTION: Construction of a four-level, 43-foot high, 5,202 square foot 
single family residence with an attached three-car garage on a 
vacant lagoon-fronting lot. 

LOCAL APPROVAL: 

Lot Area 
Building Coverage 
Pavement Coverage 
Landscape Coverage 
Parking Spaces 
Zoning 
Plan Designation 
Ht above final grade 

4,310 square feet 
1, 709 square feet 

795 square feet 
1 , 806 square feet 
3 
[QJRD1.5-1 
Single Family Residence 
43 feet 

City of Los Angeles Approval in Concept #2000-205, 1/8/2000. 

SUMMARY OF STAFF RECOMMENDATION: 

Staff is recommending that the Commission grant a coastal development permit for the 
proposed development with special conditions relating to the maintenance of public areas, 
dedication of an easement for habitat and public access, lagoon buffer protection, 
drainage, building height, and parking. The applicant agrees with the recommendation. 
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SUBSTANTIVE FILE DOCUMENTS: •• 
1. Coastal Development Permit A-266-77 (ILA) & amendment. 
2. Coastal Development Permit 5-84-541 (Chase). 
3. Coastal Development Permit 5-84-565 (Rome). 
4. Coastal Development Permit 5-97-178 (Toren). 
5. Coastal Development Permit 5-98-498 (Gullo). 

STAFF RECOMMENDATION: 

The staff recommends that the Commission adopt the following resolution: 

I. Approval with Conditions 

II. 

1 . 

2. 

3. 

4. 

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, is located between the sea and first public road nearest the shoreline. 
and is in conformance with the public access and public recreation policies 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. 

Standard Conditions 

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. 

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. 

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. 

Interpretation. Any questions of intent or interpretation of any condition will be. 
resolved by the Executive Director or the Commission. 
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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. 

Ill. 

1. 

2. 

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. 

Special Conditions 

Maintenance of Public Areas 

Prior to issuance of the permit, the applicant shall record a deed restriction, in a form 
and content acceptable to the Executive Director, binding the applicant and all 
successors in interest to: (1) participate with the other lot owners subject to Coastal 
Development Permits A-266-77, 5-86-641 and 5-87-112 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 Permits A-266-77, 5-86-641 
and 5-87-112; (2) allow the State Coastal Conservancy, and its successors in lagoon 
buffer maintenance, the right to enter, restore and maintain the lagoon buffer; and (3) 
maintain all yard areas, setbacks and height limits within sixty feet of the lagoon 
bank as specified in the special conditions this permit, 5-00-022. The public areas 
shall be identified in the deed restriction. 

This deed restriction shall run with the land, binding all successors and assigns, and 
shall be recorded free of prior liens that the Executive Director determines may affect 
the enforceability of the restriction. This deed restriction shall not 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. 

Easement for Public Access and Habitat Protection 

Prior to issuance of the permit, the applicant shall execute and record a document, in 
a form and content acceptable to the Executive Director, irrevocably offering to 
dedicate to a public agency or private association acceptable to the Executive 
Director an easement for public access and· habitat protection. The easement shall 
cover that portion of the applicant's lot which occupies the buffer area approved 
pursuant to Coastal Development Permit A-266-77 (thirty feet from the Esplanade, 
See Exhibit #2 of this report). Such easement shall prohibit development and shall 
all~w public access along the walkway installed pursuant to Coastal Development 
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Permit A-266-77 (ILA). Prohibited development within the dedicated area includes. 
installation of permanent irrigation devices and the planting of non-native vegetation. 
The accepting agency or association shalf have the right to access the easement to 
landscape it with native vegetation compatible with the preservation of the wetland 
coastal strand environment, and to maintain the public walkway and such fencing 
that is necessary to preserve the habitat. The applicant shall not disturb the fencing 
and native vegetation in the lagoon buffer area, and shall not interfere with public use 
of the walkway. 

The document shall be recorded free of prior liens and any other encumbrances that 
may affect said interest. The offer and restriction shall run with the land in favor of 
the People of the State of California, binding successors and assigns. The offer shall 
be irrevocable for a period of 21 years commencing upon the date of recording. 

3. 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 12.3 feet. Fences to protect ground level 
decks shall not exceed six feet in height above natural grade. No fence, wall or other 
accessory structure shall encroach into the buffer area. • 

4. Lagoon Buffer Protection 

Prior to the commencement of construction, the applicant shall erect and maintain for 
the period of construction a six-foot high fence between the lagoon buffer area and 
the building site. No site preparation or construction shall occur until the fence is 
constructed. No stock piling, grading, or trash disposal shall occur in the buffer area 
at any time. 

5. Drainage 

Prior to issuance of the permit, the applicant shall submit drainage plans, subject to 
the review and approval of the Executive Director, which provide that all drainage on 
the site is directed away from Bellona Lagoon. The applicant and all successors in 
interest shall maintain the approved development consistent with the drainage plans 
approved by the Executive Director. 

6. Building Height 

The height of the proposed structure shall not exceed thirty feet above the average 
grade of the lot in the area located within sixty horizontal feet of the mean high tide. 
line of Bellona Lagoon at the adjacent shoreline. For every two feet further away . 
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from the lagoon, the structure may be one foot higher in height to a maximum height 
of 45 feet above the average grade of the lot. 

Parking 

Prior to issuance of the permit, the applicant shall record a deed restriction, in a form 
and content approved by the Executive Director, assuring the provision of at least 
three off-street parking spaces on the project site. These parking spaces shall take 
access from Roma Court, 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. 
This deed restriction shall run with the land, binding all successors and assigns, and 
shall be recorded free of prior liens that the Executive Director determines may affect 
the enforceability of the restriction. This deed restriction shall not 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. 

IV. Findings and Declarations 

The Commission· hereby finds and declares: 

A. Project Description 

The applicant proposes to construct a four-level, 43-foot high, 5,202 square foot single 
family residence with an attached three-car garage (Exhibits #4&5). The prqposed project 
is located on a vacant 4,31 0 square foot lot situated on the east bank of Ballona lagoon 
(Exhibit #2). The site is part of the Silver Strand Subdivision (lot 2, Block 9). As part of 
the proposed project, the applicant proposes to dedicate a thirty-foot wide easement for 
public access and habitat protection on the portion of the lot located adjacent to Ballona 
lagoon (Exhibit #4). 

B. Project Background and Area History 

The Silver Strand subdivision and the Del Rey Beach tract share a long history before the 
Coastal Commission. Both subdivisions, referred to together as the Silver Strand area, are 
located along the east bank of Ballona lagoon and have only recently been developed with 
single family residences. The proposed project is located on lot 2, Block 9 of the Silver 
Strand Subdivision (Exhibit #2). The site is one of the last undeveloped lots in the 
subdivision. 
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Although the two subdivisions (Silver Strand and Del Rey Beach) 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 1 977 when the Commission 
approved the "Silver Strand Permit", A-266-77 (ILA), which was brought before the 
Commission on an appeal. Prior to the Commission's action on Coastal Development 
Permit A-266-77 (I LA} in 1 977, 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 1 8 of the Silver 
Strand Subdivision and Blocks 13 through 15 of the Del Rey Beach Tract. 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 1 977 approval of Coastal Development Permit A-266-77 (ILA) • 
permitted the consortium of applicants, the Isthmus Landowners Association (ILA}, to 
develop the infrastructure necessary for the development of single family homes on 
approximately three hundred lots located on Blocks 7 through 1 8 of the Silver Strand 
Subdivision and Blocks 13 through 1 5 of the Del Rey Beach Tract. The currently proposed 
project is located on a lot (lot 2, Block 9 Silver Strand Subdivision) which is subject to 
Coastal Development Permit A-266-77 (ILA) (Exhibit #2}. 

Coastal Development Permit A-266-77 (llA) 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, 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's habitat and existing public access opportunities and that several 
measures were necessary to mitigate the adverse impacts of development. 

One of the mitigation measures was the requirement for the dedication of an easement for 
a habitat protection and public access as part of a lagoon buffer to reduce the impacts of 
the residential development on the lagoon. The protective lagoon buffer area was to be 
restored according to the Ballona Lagoon Preserve Plan in order to improve the degraded 
habitat area. Another mitigation measure was a condition of Coastal Development Permit • 
A-266-77 (ILA) which required the owners of the lots subject to Coastal Development 
Permit A-266-77 (ILA) to establish a private homeowners association sufficient to maintain 
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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 (I LA), the 
Commission found that individual applicants who apply to develop lagoon fronting lots in 
the subject area would be required to record an easement for habitat protection and public 
access on a portion of their property 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 thirty-foot easement 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 
proposed project includes an offer to dedicate a thirty-foot wide easement (Exhibit #4). 

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 (Exhibit #2). The protective lagoon buffer on each privately owned lot 
extends from the inland side of the undeveloped City Esplanade into the front yard 
structural setback areas of the residences which are used as yard areas. The required 
front yard setback area is a minimum depth of ten feet or fifteen percent of the buildable 
depth of the lot, whichever is greater. The Commission has allowed the construction of 
garden walls between the easement areas and the front yards of the residences. Besides 
the garden walls, the front yard setback areas may contain ground level decks and 
landscaping, but no other structures. No development may occur in the easement areas 
except for the public access path and revegetation with native coastal strand plants. 

Since 1980, the approved grading has been completed in the Silver Strand, the public 
access path along Ballona Lagoon has been improved, and the permittee (ILA) has 
established itself as the private homeowners association of the Isthmus Landowners 
Association (ILA) to maintain the lagoon buffer and other public areas. Most of the 
individual lots have been improved with single family 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 
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Coastal Development Permit A-266-77 (I 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 (ILA) provided the 
basis for the mitigating special conditions which have been routinely applied to all 
subsequent coastaJ development permits in the area. This set of special conditions ensure 
that the Chapter 3 policies of the Coastal Act and the intent of Coastal Development 
Permit A-266-77 (ILA) is carried out as individual lots are developed. This application is 
required to meet the special conditions of approval necessary to ensure consistency with 
the Chapter 3 policies of the Coastal Act and Coastal Development Permit A-266-77 (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). 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 (!LA). These two permits, companions to 
Coastal Development Permit A-266-77 (ILA), are Coastal Development Permits 5-86-641 • 
(lee) and 5-87-112 (Del Rey Assoc.). 

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

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

In 1987, the Commission approved Coastal Development Permit 5-87-112 (Del Rey 
Assoc.) for the development of streets, utilities, and 36 lots with single family residences 
on a southern portion of the Del Rey Beach Tract located near the lagoon, but not adjoining 
it. 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. 
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• One of the mitigation measures ·was a condition which required the permittee {Del Rey 
Assoc.) and all members of the Del Rey Association to join with the private homeowners 
association established under Coastal Development Permit A-266-77 (ILA) to participate 
equally in the maintenance of the public areas and landscaping (including malls, parking 
nodes, lagoon buffer and path) approved and required by the Coastal Development Permits 
A-266-77 (ILA), 5-86-641 (lee), and 5-87-112 (Del Rey Assoc.). 

• 

• 

The most recent Commission action affecting the project site was the conditional approval 
of Coastal Development Permit 5-95-152 on January 10, 1996. Coastal Development 
Permit 5-95-1 52 and subsequent amendments approved the implementation of the Ballona 
Lagoon Enhancement Plan. The co-applicants of the permit include the Ballona Lagoon 
Marine Preserve (BLMP), California State Coastal Conservancy, and the City of Los 
Angeles. The Ballona Lagoon Enhancement Plan involved restoration work in Ballona 
Lagoon and the lagoon buffer including: excavation of a deep pool at the south end of the 
lagoon, improvements in the operation of the automatic tide gates, removal of non-native 
vegetation from the lagoon's east bank, revegetation of the east bank between the water 
and path {about half the buffer width) with native vegetation, and various public access 
improvements. The permitted revegetation of the east bank of Ballona Lagoon has 
commenced is currently being monitored for success. 

The site of the currently proposed project is affected by the Ballona Lagoon Enhancement 
Plan, as are all of the lots located on the east bank of Ballona Lagoon, because part of the 
subject lot comprises the lagoon buffer on the east bank of Ballona Lagoon. Permission 
was granted by the former lot owner for the landscaping and public access improvements 
undertaken pursuant to Coastal Development Permit 5-95-152 and subsequent 
amendments. The proposed project includes an offer to dedicate a thirty-foot wide portion 
of the applicant's lot which occupies the lagoon buffer area as an easement for the 
protection of habitat and public access (Exhibit #4). The proposed residence is consistent 
with, and will not interfere with, the successful implementation of the Ballona Lagoon 
Enhancement Plan. 

C. Lagoon Buffer 

As previously stated, the existing building pad on the site was graded under Coastal 
Development Permit A-266-77 (ILA) as amended. In its approval of Coastal Development 
Permit A-266-77 (lee), the Commission found that the development of the Silver Strand 
area 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 approval Coastal Development Permit A-266-77 (ILA) as amended was found to be 
consistent with the Chapter 3 policies of the Coastal Act which address Environmentally 
Sensitive Habitat Areas, coastal access, and recreation. The proposed project must also 
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be found consistent with the following Chapter 3 policies of the Coastal Act, taking into 
c~nsideration the previous Commission actions in the area [Coastal Development Permits 
A-266-77 (llA), 5-86-641 (lee) & 5-87-112 (Del Rey Assoc.)]. 

Environmentally Sensitive 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 such areas. 

(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 such habitat areas. 

Coastal Access 

Section 3021 0 of the Coastal Act states: 

• 

In carrying out the requirement of Section 4 of Article X of the California • 
Constitution, maximum access, which shall be conspicuously posted, and 
recreational opportunities shall be provided for all the people consistent with 
public safety needs and the need to protect public rights, rights of private 
property owners, and natural resource areas from overuse. 

Section 30211 of the Coastal Act states: 

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 sand and rocky coastal beaches to the first line of 
terrestrial vegetation. 

Section 30213 of the Coastal Act states: 

lower cost visitor and recreational facilities shall be protected, encouraged, 
and, where feasible, provided. Developments providing public recreational 
opportunities are preferred ... 

Recreation 

Section 30220 of the Coastal Act states: • 
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Coastal areas suited for water-oriented recreational activities that cannot readily 
be provided at inland water areas shall be protected for such uses. 

Section 30222 of the Coastal Act states: 

The use of private lands suitable for visitor-serving commercial recreational 
facilities designed to enhance public opportunities for coastal recreation shall 
have priority over private residential, general industrial, or general commercial 
development, but not over agriculture or coastal-dependent industry. 

Section 30223 of the Coastal Act states: 

Upland areas necessary to support coastal recreational uses shall be reserved 
for such uses, where feasible. 

In approving Coastal Development Permit A-266-77 (ILA), the Commission found that the 
area could be 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. Appropriate structural setbacks were 
also required to protect water quality and the environmentally sensitive lagoon habitat . 

In approving Coastal Development Permit A-266-77 (ILA) 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 proposed easement which covers that portion of the 
applicants' lot which occupies the buffer area (Exhibit #2). Prohibited development 
includes planting of non-native vegetation. The applicant shall allow a public access trail 
across the easement, restoration 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. 

As previously stated, in its 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 and that residential development of the Silver Strand and Del Rey Beach area 
would cause major adverse cumulative impacts on the lagoon. Several measures were 
necessary to mitigate the adverse impacts of development. One of the mitigation 
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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 to maintain all pubfic areas and landscaping approved and required by the permit 
which have not been accepted by a public agency. The Isthmus Landowners Association 
ULA) was established to maintain all public areas and landscaping approved and required 
by Coastal Development Permit A-266-77 (1LA). 

The Commission also required the lot owners benefiting from Coastal Development Permit 
A-266-77 (ILA) to participate on a fair and equitable basis with the other lot owners in the 
maintenance of the public areas, public access path, lagoon buffer, and drainage devices in 
the Silver Strand and Del Rey Beach Tract. The Commission placed similar requirements 
on the lot owners subject to Coastal Deve!opment Permits 5-86-641 (Lee) and 5-87-112 
(Del Rey Assoc.). This requirement is based on the concept that all property owners 
subject to the permit cumulatively created the negative impacts on the lagoon and have 
benefited most 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 and 
drainage devices in the Silver Strand and Del Rey Beach Tracts remains with the 
homeowners pursuant to Coastal Development Permits A-266-77 (ILA), 5-86-641 (lee), 
and 5-87-112 (Del Rey Assoc.) until these public areas have been accepted by a public 
agency. 

Therefore, as a condition of approval, the applicant is required to record a deed restriction 
binding the applicant and successors in interest to: (1) participate with the other lot 
owners subject to Coastal Permits A-266-77, 5-86-641 and 5-87-1 1 2 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 Permits A-266-77, 5-86-641 and 
5-87-112; (2) allow the State Coastal Conservancy, and its successors in lagoon buffer 
maintenance, the right to enter, restore and maintain the lagoon buffer; and (3) maintain all 
yard areas, setbacks and height limits within sixty feet of the lagoon bank as specified in 
the special conditions this permit, 5-00-022. The public areas shall be identified in the 
deed restriction. The deed restriction shall run with the land, binding on all heirs and 
assigns of the applicants. 

In addition, in order to protect the buffer area and the lagoon from impacts caused by the 
· construction of the proposed project, the applicant shall erect a six-foot high fence, for the 
period of construction, between the buffer area and the building site. No site preparation 
or construction shall occur until the fence is constructed, and no stock piling, grading, or 
trash disposal shall occur in the buffer area at any time. As conditioned, the proposed 
project is consistent with the habitat, access, and recreation policies of the Coastal Act, 
and with the Commission's prior actions. 

• 

• 

• 



• 

• 

• 

D. Front Yard Setback 

5-00-022 
Page 13 

Based on the previous Commission actions the area, the proposed structure is required to 
be set back from the buffer, the Esplanade, and Ballona 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 proposed thirty-foot wide lagoon buffer easement 
(Exhibit #4). 

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 11 2 feet, but thirty feet is proposed to be dedicated to the lagoon 
buffer. Therefore, the buildable Jot is 82 feet long. Fifteen percent of 82 feet is 12.3 feet. 
The proposed project provides both the thirty-foot wide buffer area and a 12.3-foot front 
yard setback (Exhibit #4}. 

No development or construction, except for fences and ground levels decks, is permitted 
within the front yard setback. Fences to protect ground level decks shall not exceed six 
feet in height above natural grade. No fence, wall or other accessory structure shall 
encroach into the buffer area in front of the setback area. As conditioned to provide the 
required protection of Ballona lagoon, and to provide a setback from the lagoon buffer, the 
proposed project is consistent with the habitat, access, and recreation policies of the 
Coastal Act, and with the Commission's prior actions. 

E. Building Height 

A height limit for structures adjacent to Ballona lagoon has been established in previous 
Commission actions to protect against a "canyon effect" which could negatively impact 
bird flight patterns. Ballona lagoon is utilized by many bird species, including the federally 
and state listed endangered California least tern. Coastal Development Permit A-266-77, 
the California Department of Fish and Game letters, and a biology report by Collins et al 
have documented the sensitive habitat in Ballona lagoon and recommend that a bird flight 
corridor be preserved along the lagoon by establishing building setbacks and height limits 
[See also Coastal Development Permit 5-86-174 (MDR Properties)]. 

In order to regulate the height of structures adjacent to Ballona lagoon so as to limit the 
impacts on birds, the following special condition is applied to new development on lots 
adjacent to Ballona lagoon in the Silver Strand area: 

The height of the proposed structure within sixty horizontal feet of the mean 
high tide line of Ballona lagoon at the adjacent shoreline shall not exceed thirty 
feet above the average grade of the lot. For every two feet further away from 
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the lagoon, the structure may be one foot higher in height to a maximum height 
of 45 feet above the average grade of the lot. 

The entire proposed structure is set back sixty horizontal feet of the mean high tide line of 
Ballona Lagoon (Exhibit #5). Therefore, the height of the proposed structure within sixty 
horizontal feet of the mean high tide line of Ballona Lagoon does not exceed the thirty-foot 
height limit for that portion of the site. The maximum height of the proposed project is 43 
feet. The proposed project conforms to the Commission's height limit for the site. 

In order to prevent further increases in. structural height that may impact bird flight 
patterns, the permit is conditioned to limit the height of the structure to a maximum height 
of thirty feet in the area located within sixty horizontal feet of the mean high tide line of 
Ballona Lagoon at the adjacent shoreline. For every two feet further away from the 
lagoon, the structure may be one foot higher in height to a maximum height of 45 feet 
above the average grade of the lot. Only as conditioned to limit the height of the structure 
is the proposed project is consistent with the habitat protection policies of the Coastal Act 
and the Commission's prior actions. 

F. Parking 

• 

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 ground floor garage (Exhibit #4). 

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 the subject 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 Roma Court, 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. 
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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 City of Los Angeles does not have a certified Local Coastal Program for the Venice 
area. The Los Angeles City Council adopted a draft Land Use Plan (LUP) for Venice on 
October 29, 1999, and has submitted it for Commission certification. The proposed 
project, as conditioned, conforms with the draft Venice LUP. The proposed project, as 
conditioned, is also consistent with the Chapter 3 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). 

H. California Environmental Quality Act 

Section 13096 of the California Code of Regulations requires Commission approval of 
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 (CEOA). Section 
21 080. 5(d)(2)(A) of CEOA prohibits a proposed development from being approved if there 
are feasible alternatives or feasible mitigation measures available which would substantially 
lessen any significant adverse effect which the activity may have on the environment. 

The proposed project, as conditioned, has been found consistent with the habitat and 
coastal access 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 that 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 CEOA. 
End/cp 
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~tilitiea, street im~rov.ments, and landscaoec! ~alls to allow c!eveloprne~t of howass 

en individual lots vi~~in the Silver Strand and Del ~ey !each tra;:s 

tea k,CJeles Camt7 at , 
Silver Strand and Del ~ev leeeh Subdivisions, between Jallona lfqoon and Via pglsc. 
wes~ of Marina Del Ray, C~ty of tea Angeles 

~er y.:~lic ~~~-~~ held em ,Zuly 16. 1979 , the C:l=i!sicn tcr::d 
that, as ecr.etioned, t~e ;:"'POsed cievalcpce:-; is in con!cr::::it7 with the pr::rili.."":S 
or Chapt.er 3 ol thtt Cal!!=:-:::1• Ccr.stal .lc:'tr ol 1976; will nat. prejudice the a"1,"'t7 
c! t~ local [c:rte:-:::e."'l't. h&V"-'".1 ~sdi=tion 0'\"e:' the area to pre'i)are a Local Coastal 
Pr;gra= tr.at is i.~ c=--...! .... ~~7 with the pr:'1i!io~ or C.~e:- 3 ot tr.e Cali!c:-...!a. 
Coastal A.c-:. or 1976; 1! br.VH:. ~e tea &nc! t.he ~lie read nearest tbe sea, is i.e 
ccn!o:::it7 vith t.he publ!: a:::ess ~nc1 ~lie ~creaticr. ;:o~l!cies at ~.;:ter 3 C: tb.­
Cali.!=:T.ia Coastal l=t at 1976; met dther (l) will %:..-t tave ar:r nv~:ae ad'n:'z( 
i::pa=t em t.he e:rr~::=e::t., or (2) the:oe an no 1'euible alte::atives ar :ea~le · · 
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.. . . . .. Pc=.t .&- 266-'7'7 • , 1a I'Dbjtct to the tollCIW"-=c candiUcm: 

.&. St.anr!a:rd CcmditiCiftl. 

1~ .Usitmr.~ent of Pe:-=.t. lftd.s pc-:1t mq ~ 'bt asiC.r;ned to anot.ht:' pe:'ICD 
u:ept, u Fovider! 1n •n. c:&litomia .ld::ll:!mstzoative Code, title 14, SeC"'..icm l3170. 

. 2. liot.ice of Jteceipt. me! Aclcnowledpent. Ccmst.:ruction wt.harist4 'b7 tb:i1 
·pest ahifi D:1t cca:ae:u:e untll a CCP7 o! illt pe.""'mit, 1'1sne4 b7 t.bt pC"!!Iitttt CIZ' 
lll:lthc:'i:ec! ap::t, aclcrlowltc!r;:i.=& nctipt fit the pe:-=:S.t. a accept.mc. o:t :ttl CIOI::rtc:t.a, 
u m::ecS to tha Cc:aa:ta~:tc. 

. :J. J:x=i:oftion. tt oCiftltra.c:Ucz baa DCt COIIIDenctc!, thia pt:"ld.t td.ll u;d.:N 
two (2) :rears ti'Om t:tla data em td:lic:.b tha Cca::zhs:ion 'Yot.tc!. cz the applicat:t=.. Appli-
caticz fCIZ' a:tens:icm ot t.hiJ pii:':IJ.t mit. 'bt ude Fi=' t.o the u:p:Lraticz date. . 

4. Ccnst.:-J.ct:tcm. All =nst.nction INA OC=:' in accori ld.th tbe FC;>Oul u 
• - fCIZ'th 1n 'the applis.caticz1 fC'f' pe:mit t mject to IZJ:f special ec:cd:5. tiCiftl 1ft. tarth 

'belaw. A:it dmaticzs f:oom the app:rcrred plms aut. 'bt rrrievad b7 U. Combs:t..= 
p~Wmt t.o Cal.Uc:ma .ldm1mst..-.t.1Te Coa, tit~ 14, Sec:"..i=s 13164-13168 • 

. . 5· Imenfttat.:ta. l'm.e~retatic= or Z'rl!.li=a ot the terms or ccm~-:.:tc:ca of 
Ui1 pe:=t ~It be 1"8Yievec! 'by the State Coastal Com::issic= or ita Ix.tc:o.zti'Vt 

.. ,..l'Ji.nc:"..or. All questions "1~"21 this per:::it. should be ac!:i..,ssec! to t.t:.e State 
Cc=!slicn ot!ice 1:1 Sm !'rmc::!sc= wJ.e1s a ccnli'it!= •xrressl7 autbcr'-:es Z"''1"in 
'by the !ep=al COII:Itisai= or :ttl flt.&ft. 

a. I:m:eoveenu. All of the atreeu, utili tie• , and drainage fac.Ui'tiea 
f= the enure tract nor'th of the mall oppoaitt Wast:wind vill be inatalltd prior to 
connnu:tion of ai1'19lt-f...Uy houau. 

. ~. Grac!ins. All of the ;raiSing for the entire t:ac:t ftOnh of the aall 
o:ps>osiu Westwinc! must ~· ccmphtec! prior to const.--uction of aingle-faily bcNau. 
~ ail:limiza the acSvene effacu of aoil dbtu:rbance, all eut.haoving in this uact 
ahall ~e accampliahtd i= a aintle contract. 

c. I.apon Protection. %D ordu to protect the lagoon frca the advene 
effects of urban nnoU, all runoff fZ"DDD the tract ahall ~e tinc:ucS to the Karina 

• 

del by Cbazmel. If, wi'th the conc::u.ncce of the lkec:utive Direct= of the Ccll:llisaion, 
it u detam.intcS t:.hat it ia :sot feuU,lt to d.i.l'ec::t l:"Qnoff t:o the ll&z'izul del a.y 
c::banJltl., the applic:uta ahall uU!»lish • lagoon I'Utora'tion pro;r•~ !be. FOfi'D 
ahall ~. aubject to the l'eviev ani! appnnral of t.ht Z:lec:utiYe Direc::t= a.n4 shall 
couiat of a ayn• of in-lin fee :payatftta f= all developaent withi:A the nbcU:riaion 
nffident to p:Cllt'ic!e for t!le value and pu:c::hue of the t lou at the r.~orth .U of the 
'&net and the ooata of ll'ac!l.ftf and planti.ft9 the Uta to c:re&te a JlW uea of IIU'Ih., 
u ori9inally p:opoaed ~ the Is1:hJNa Landowner• Allsodaticm, %De:. ""'e IIIDCNnt of 
1:lie ta-liw fH conuUNtion ahall ~· eatablished ning t:.ht h:lgheat of t.hrea Wapen4en1 
appraiaals of the r.~i:Ae lou and a detailed con utJmat.e f= aprcr~•anu by a 
1't19iattred tftiUHr. 
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4. Access. As pare of the overall improveNtnt.t, c;ra<!ing shall be c=-;r .s 

to the lagoon uaen~ially u provided for in.the Jallona tagOOD 
Jlruuve Plan. A bon<! ahall be ol:lt.aine<! for the developent and improvement of &1'1 

acce., path at the top of the banlc alon; the perimeter of the lagoon t.o zeplace the 
Esplanade which has lazvely ero<!ec! away. !he trail ahall consist of dec=mpcsed 
granite or similar a.atedal aN! 1hal1 be located, fenced, and landscaped auentially 
as pr,pcsed in the JallDDa :t.agooQ Preserve Plen. '!he bond ahall cover the costa of 
dweloping the acce11 path and ahall be ••=tee! b favor of the State of california. 

e. Maintenance. A privata h=mecwnara &lloc:iatiOD Rfficiant to maintain 
all pal> lie areu and landscapiDcJ shall be utablishad u part of t..':la above proviliona. 
~e association ahall have the rasponaibility and the necessary pewers t.o maintain 

. all improvaent.a that are not ac::ceptac! J:»y a pW:>lic a;enc:y acceptable to the !xeCI.'ltiVe 
Director. · 

"f. Parkinq. %n order to provide for public parking ana mitigate t..':la affecta 
of ac!di tional traffic on coas-tal acceaa, the erau desi;natac! aa "m.alb • in !xhibi t 2 · 
ahall be paved for· public parking in a manner ac::ceptable to the City of tea Angeles • 

• ., 110 Cl.'lrb Cl.'ltl lhall be allowed in the improved paved aru. 

• 

• 

2. Stan<!arc! Enforcement Conc!idon. Prior to i .. ua.nce of the per.d.t, revised pl&I 
enco:passing the &bove ter.z~s ahall be aubmittad to the ZXec-.:tiva Cirector for his 
rwiew anc! approval in vritinc; as auffic:ient to implta~~ent the various ccnc!itiona. 
All final working drawings sub=itted to all public agencies shall ~· acc::p~ied by 
a Landscape Architect and Engineer's certificate that 1ai~ drawings are in substantial 
c::=nfcr.:wlce with the rrtiaed plana approved ~y the IXeCI.'ltiva Cirec:tor. .­

\. . 
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. a.: Amended Coastal Development Permit A-261-77 

~0 WhCIID lt May CODCe.nu 

~his letter will confirm that the CaliforDia 
Coastal Commission has today, April 23, 1980, iasued 
to the Isthmus ~andowners Aasociation, lnc. (•Isthmus•) 
Amended Coastal Development Permit A-211•77, in complete 
accordance wit::.h and vi t::.h the identical terms and concU• 
tions of the amendment to said coastal development 
permit granted to Iathmua bi vote of the California 
Coastal Commission on July 1, 1979. ~his letter will 
further acknowledge that Amended Coastal Development 
Permit A-266•77 is being typed and will be dispatched 

. to Iatbmus not later than Thursday, April 2., 1980, and 
that the typed perm! t will be in all respects . as .above 
inc!icate4 • 

CAtiFOKNIA COASTAL COMMISSION 

Michael ~. Fisher, 
Executive Director 

Dated: April 23, 1980 

• 

• 
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