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February 2,2012

Mr. Sol Blumenfeld
Community Development Director
Culver City
9770 Culver Boulevard
Culver City,90232

RE: Washington/Marcasel

Dear Sol,

I would like to address a comment made by one of the Planning Commissioners
regarding the inoeased densiq, (unit count) of our Project as a result of the vacation of a
portion of Marcasel Avenue and point out the following:

The rationale for the vacation of a portion of Marcasel - which was promoted by City
Staff - was two fold: First, Marcasel was over the City standard width for a secondary

street. Consequently the 2A feet of roadway easement (now improved as a sidewalk) was

not required for vehicular ffatfic and so was deemed surplus. Stafls recommendation

was that this would be best vacated and, since the fee ownership still remained with us as

owners of the adjacent property, the properly would revert to our ownership once the City
easement was vacated. The areavacaled could then be used to create a pocket park to
serve the community with added open space. Stafffelt that it would complement the

landscaped medians and other improvements that are being developed in the area.

Secondly, and most importantly, the intersection of Inglewood, Marcasel and Washington

was deemed unsafe by the various concerned Culver City departments. Indeed, as one of
the City Planning Commissioners pointed out in our Planning Commission hearing, they

were nearly in an accident as a result of cars making the illegal left turn onto Marcasel

from either the north bound traffic on Inglewood or east bound traffic on Washington.
As a consequence, we were tasked with finding a solution, in concert with Staff, to

remediating this unsafe condition. While the our collective preference was to create a

cul-de-sac on Marcasel, the Culver City Fire Department's requirements for an extra-

ordinarily wide radius for the cul-de-sac and their desire for continued access from
Washington onto Marcasel rosulted in the street configuration described in our current
site plan. The current configuration resolves the unsafe condition at this intersection

while still preventing trafhc from our Project from entering into the Oval neighborhood.
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As to the increased unit count resulting from the vacation of a portion of Marcasel I
would like to point out that owing to Culver City's zoning code, a reduced unit count in
the Project would not necessarily result in our decreasing the basic building envelope of
the Project, nor would it result in fewer parking spaces on site. Further, while trip
generation by the apartment turits in our Project was marginal, decreasing the unit count

will have no material effect - if any - on traffic generated by the Project. Therefore from
a building envelope and environmental perspective, a decreased unit count will have no

effect.

Decreasing the unit count would mean that we would probably combine some of our one-

bedroom units to create more two-bedroom unitso and increase the size of our smaller

two-bedroom units. The practical effect would be that we would lose some of our most

affordable units, and instead offer an increased number of higher priced two-bedroom
units. This defeats the whole concept of our Project - that is to provide new, high quality
but smaller, more affordable market-rate units into the market.

We have worked hard with Staff to make this Project both acceptable to the

neighborhood and the to the market, as well as financially viable. We have always strived

in our Culver City developments to respect and adhere to the Zonrng guidelines as well as

respect our neighbors. In this Project we have conformed to all the required setbacks,

while keeping the height of the Project well belowthe maximum height allowed as well
as providing more parking than was required by code. Unlike many Projects in the City
which are on hold, we are aggressively working towards submitting construction
drawings for Cif review with an eye towards beginning construction at the start of next

quarter, including addressing the unsafe intersection at Marcasel and Washington and the

construction of the landscaped medians in accordance with our project Community
Benefit.

As always, we have enjoyed working with the Culver City community and look forward

to this as well as future Projects in the City.

Sincerely,

Kevin Read
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