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PUBLIC COMMENT 

PLANNING COMMISSION 
MEETING AGENDA 

WEDNESDAY, JUNE 10, 2015 
7:00 P.M. 

The Planning Commission will listen to the public on any item on the agenda or item of interest that is not on the agenda. 
The Planning Commission cannot legally take action on any item not scheduled on the agenda. Such items may be referred 
for administrative action or scheduled on a future agenda. 

 
If you wish to speak to the Commissioners, please complete a Speaker’s Card and present it to the Secretary before the 
agenda item is called. You will be called to the podium by name when it is your turn to speak to the Commissioners. 

 
PUBLIC COMMENT FOR ITEMS ON THE AGENDA 
Persons wishing to speak on agenda items will be called at the time the agenda item is brought forward. Comments will 
generally be limited to five minutes per speaker; however, a three-minute limit may be declared by the Chairperson for 
agenda items for which many Speaker Cards have been submitted. 

 
PUBLIC COMMENT FOR ITEMS NOT ON THE AGENDA 
A total of twenty minutes shall be devoted to audience participation at the beginning of the agenda. Speakers will be called 
on in the order cards were received by the Secretary. If additional time is needed, the Chairperson will allow for same at 
the end of the agenda. 

 
When the Secretary calls your name, please advance to the podium and state your name and city of residence. Speakers 
must limit their comments to five minutes. A three-minute limit may be declared by the Chairperson if there is a large 
number of individuals desiring to address the Commissioners. 

 
NOTE: AT OR ABOUT 11:00 P.M., COMMISSION MEMBERS WILL DETERMINE WHETHER TO CONTINUE 
WITH DISCUSSION OF REMAINING ITEMS ON THE AGENDA OR TO CARRY SOME/ALL OF THE ITEMS 
OVER TO A FUTURE MEETING DATE. 

 
CELL PHONES AND OTHER DISTRACTIONS 
Use of cell phones, pagers and other communication devices is prohibited while the Planning Commission Meeting is in 
session. Please turn all devices off or place on silent alert and leave the Chambers to use. During the meeting, please 
refrain from applause or other actions that may be disruptive to the speakers or the conduct of City business. 

 
City Council/Agency/Commission meetings can be viewed live on Channel 35 by Time Warner subscribers. To view the 
Planning Commission meetings on line please visit http://www.culvercity.org/webcast 

 
ALD 
Assisted Listening Devices are available through the Secretary.  
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Agendas are available on the web at: 
www.culvercity.org 

                                                              
AGENDA  

Planning Commission 
Wednesday, June 10, 2015 

7:00 p.m. 
                                                                 
                                                  MIKE BALKMAN COUNCIL CHAMBERS 
 
 
 

CALL TO ORDER & ROLL CALL         Linda Smith-Frost, Chair 
Kevin Lachoff, Vice Chair 
Dana Amy Sayles, Commissioner 
David VonCannon, Commissioner 
Scott Wyant, Commissioner 

 
 
 
 

PLEDGE OF ALLEGIANCE 
 
 

PUBLIC COMMENT – Items Not On the Agenda 
 
  

 
PUBLIC HEARINGS 
 

PH-1. Conditional Use Permit CUP P-2013102: Request to permit an indoor Baseball 
Training and Batting Cage Facility at 3609 Hayden Avenue.  
Recommendation: Adopt resolution DENYING the request.  

 
CONSENT CALENDAR Note:  Consent Calendar items are considered to be routine in 
nature and may be approved by one motion.   Public requests to discuss Consent Calendar 
items must be filed with the Secretary before the Consent Calendar is called. 
 
C-1. Approval of Minutes of April 8, 2015. 

 
ITEMS FROM STAFF 

ITEMS FROM PLANNING COMMISSION 

ADJOURN 



*APPEAL RIGHTS:   Decisions of the Planning Commission are subject to appeal to the 
City Council in accordance with the provisions of Chapter 17.640, Appeals, of the Culver City 
Municipal Code (CCMC).  Pursuant to CCMC Section 17.640.030.A, appeals of Planning 
Commission decisions must be filed with the City Clerk within 15 calendar days of the 
decision date.  Any person wishing to appeal a decision of the Planning Commission should 
refer to CCMC Chapter 17.640 to ensure that all required procedures are followed.   If you 
have questions regarding the appeal procedures, please contact the City Clerk’s Office at 310- 
253-5851 or city.clerk@culvercity.org. 

 
 
 
 

Upcoming Public Meeting Schedule –(Tentative) –  2015 
 

Date Day Time Location 
 

City Council 
June 22 Monday 7:00PM Council Chambers 
Civil Service Commission 
July 1 Wednesday 7:00PM Council Chambers 
Cultural Affairs Commission 
June 17 Tuesday 7:00PM Council Chambers 
Parks & Recreation Commission 
July 7 Tuesday 7:00PM Council Chambers 
Planning Commission 
June 24 Wednesday 7:00PM Dan Patacchia Room

 

 
 Meetings may be added or changed. 
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RECOMMENDATION: 
 
That the Planning Commission: 
 

Deny Conditional Use Permit, CUP P-2013102, as stated in Resolution No. 
2015-P003 (Attachment No. 1). 
 
 
PROCEDURES: 
 
1. Chair calls on staff for a brief staff report and Planning Commission poses 

questions to staff as desired. 

2. Chair opens the public hearing, providing the applicant the first opportunity to 
speak, followed by the general public. 

3. Chair seeks a motion to close the public hearing after all testimony has been 
presented. 

4. Commission discusses the matter and arrives at its decision. 
 
 
BACKGROUND: 
 
This item was previously heard by the Planning Commission on November 12, 
2014 after being continued from October 22, 2014.  At the November 12th 
meeting Staff presented a staff report recommending denial of the Conditional 
Use Permit as outlined in the October 22, 2014 Staff Report (Attachment No. 2).  
After discussion between Staff, the Applicant and the Commission, the 
Commission voted to continue the item to January 28, 2015 to allow the 
Applicant time to submit additional information in response to the Commission’s 
concerns.  Please see November 12th Commission minutes (Attachment No. 3). 

Meeting Date: June 10, 2014                                                     Item Number: PH-1 

AGENDA ITEM:  Conditional Use Permit CUP P-2013102: Request to Permit an 
indoor Baseball Training and Batting Cage Facility at 3609 Hayden Avenue. 

Contact Person/Dept.: Gabriela Silva, 
Associate Planner 

   Phone Number:  (310) 253-5736 

Public Hearing:  [X]        Action Item:  []    Attachments:  [X]      
Public Notification: On May 20, 2015, notices were mailed to all the property owners 
and occupants within a 500-foot radius of the site.  Email to the Master Notification List 
was made on May 20, 2015. 

Planning Approval: Thomas Gorham,  
Deputy Community Development 
Director/Planning Manager 
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Since the November 12, 2014 Commission meeting, Staff has not received any 
additional information from the Applicant (Southern California Land Use) nor the 
business operator (Danny Swartz).  The following is a chronology of email 
exchanges and correspondences between Staff, the Applicant and Mr. Swartz. 
 

 January 20, 2015 Staff email to the Applicant advising them of their 
options to continue the January 28th meeting.  

 January 21, 2015 email from Applicant to Mr. Swartz regarding a 
postponement of the Commission meeting. 

 January 22, 2015 email from Staff to the Commission regarding 
continuance of the January 28th meeting. 

 January 23, 2015 email from Mr. Swartz to Applicant and Staff concurring 
with an extension of the Commission hearing and referencing a “new 
plan”. 

 January 27, 2015 email from Staff to Mr. Swartz and the applicant 
advising them that they have 30 days to provide any additional information 
for the Commission and that Staff will reschedule and re-notice the 
hearing after receiving any additional information or will present the item to 
the Commission without any additional information. 

 January 27, 2015 email from Mr. Swartz to Staff indicating they would like 
to provide additional information to Staff in the next “two weeks”. 

 February 4, 2015 letter from the Applicant to Staff requesting a 
continuance to a February Commission meeting. 

(The above noted emails and correspondence are contained in 
Attachment No. 4) 

 
Since the February 4th letter noted above, Staff contacted the Applicant via 
phone in early February to set up a meeting to discuss any new additional 
information they wanted to present.  Staff subsequently never heard back from 
the Applicant. 
 
Staff waited an additional 90 days from to hear from the Applicant and proceeded 
to schedule the item for the Commission with no new additional information.  A 
Public Hearing notice for the May 27, 2015 Commission meeting was mailed out 
on May 6, 2015 including to the Applicant and Mr. Swartz.  Since some members 
of the Commission informed Staff that they would not be available for the May 
27th meeting staff subsequently cancelled the May 27th meeting and sent out a 
new Public Hearing notice on May 20th for the June 10, 2015 Commission 
meeting.  This notice was sent to both the Applicant and Mr. Swartz. 
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As of the writing of this Staff report no additional information has been provided 
by the Applicant nor Mr. Swartz.  In mid-May the Applicant did speak with Staff 
and informed Staff that they were no longer representing Mr. Swartz. 
 
As Staff has not received any additional information in response to the 
Commissions concerns and issues raised at the November 12, 2014 meeting, 
Staff continues to recommend that the Commission deny the CUP application 
based on the original analysis contained in the October 22, 2014 staff report. 

 
 
ALTERNATIVE OPTIONS: 
 
The following alternative actions may be considered by the Planning 
Commission: 
 
1. Deny the application as recommended by staff as outlined in the findings 

contained in Resolution No. 2015-P003. 
 

2. Approve the application with conditions of approval and direct staff to draft a 
resolution approving the CUP and continue the item in order for staff to bring 
back a revised resolution of approval and draft conditions of approval. 

 
 
ATTACHMENTS: 
 
1. Resolution No. 2015-P003 
2. October 22, 2014 Staff Report and Attachments 
3. November 12, 2014 Planning Commission Minutes 
4. Emails and Correspondences 
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RESOLUTION NO. 2015-P003 
 
A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF 
CULVER CITY, CALIFORNIA, DENYING CONDITIONAL USE PERMIT CUP P-
2013102 TO ALLOW AN INDOOR BASEBALL TRAINING AND BATTING 
CAGE FACILITY AT 3609 HAYDEN AVENUE IN THE INDUSTRIAL GENERAL 
(IG) ZONE 
 

(Conditional Use Permit, CUP P-2013102) 
 

WHEREAS, on July 10, 2013, Sue Jagodzinski of SC Land Use (the “Applicant”), on 

behalf of Triple Crown Baseball (Operator) filed a Conditional Use Permit application to 

permit an indoor baseball training and batting practice facility at 3609 Hayden Avenue, in the 

City of Culver City, County of Los Angeles, State of California; and 

WHEREAS, on November 12, 2014, after conducting a duly noticed public hearing on 

the subject application, including full consideration of the application, plans, staff report, 

environmental information and all testimony presented, the Planning Commission by a vote of 

_5_to _0_, continued the matter of Conditional Use Permit, CUP P-2013102, to January 28, 

2015; and 

WHEREAS, the meeting of January 28, 2015 was cancelled, the item was re-noticed 

for May 27, 2015, and subsequently rescheduled for June 10, 2015; and 

WHEREAS, on June 10, 2015, after conducting a duly noticed public hearing on the 

subject application, including full consideration of the application, plans, staff report, 

environmental information and all testimony presented, the Planning Commission by a vote of 

__to __, denied Conditional Use Permit, CUP P-2013102 and as set forth herein below. 

NOW, THEREFORE, THE PLANNING COMMISSION OF THE CITY OF CULVER 
CITY, CALIFORNIA, RESOLVES AS FOLLOWS: 

 
SECTION 1.  Pursuant to the foregoing recitations and the provisions of Culver City 

Municipal Code (CCMC), the following findings are hereby made: 

thomas.gorham
Typewritten Text
ATTACHMENT NO. 1
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As outlined in CCMC Title 17, Section 17.530.020, the following findings for denying the 
Conditional Use Permit are hereby made: 
 
C. The design, location, size, and operating characteristics of the proposed use are 

incompatible with the existing and future land uses in the vicinity of the subject 
site. 

 
The proposed baseball training/batting cage facility use is incompatible with existing 
and future warehouse, office, and industrial uses within the vicinity of the site.  Unlike 
the operating characteristics of the current uses at the site, the proposed facility will be 
open to the public such that patron visits are a primary component of the business 
operation, and will incur a significant number of non-employee visits to the site.  In 
addition, the operating characteristics of proposed use include the need for equipment 
unloading/loading, for which the site is not currently equipped.  The uses in the 
Hayden Tract are generally light industrial and office/media production uses, where the 
majority of site visits are by employees of the existing businesses.  Although the 
applicant proposes to implement an appointment based operation, the additional 
public visits that will occur do translate into a higher demand for parking and 
circulation, and are inconsistent with the operating characteristics of the existing and 
future land uses. 

 
D. The subject site is not physically suitable for the type and intensity of use being 

proposed, including access, compatibility with adjoining land uses, shape, size, 
provision of utilities, and the absence of physical constraints. 

 
The site is not physically suitable for the proposed use of a baseball training/batting 
cage facility as there is currently a legal non-conforming parking condition that has 
been continued in accordance with the provisions of the CCMC, and given the 
continuation of similar low parking demand uses of warehouse, office, and light 
industry/manufacturing.  Due to this the non-conforming on-site parking, access, and 
circulation conditions have been maintained and are internally manageable.  However, 
the new use will create additional demands with regard to parking, vehicular 
access/circulation, and loading/unloading, as well as pedestrian access, making the 
existing non-conforming condition unsuitable and insufficient to support the proposed 
operation.  In addition, the existing improvements and site conditions pose physical 
constraints to providing the adequate parking, access, circulation/maneuvering space, 
etc., as required by the CCMC. 

 
E. The establishment, maintenance or operation of the proposed use will be 

detrimental to the public interest, health, safety, or general welfare, or injurious 
to persons, property, or improvements in the vicinity and zoning district in 
which the property is located. 

 
The parking and circulation demands generated by the operations of the proposed use 
will have the potential of creating safety hazards and conditions that may be injurious 
to the persons and property at the site and the immediate vicinity.  The increase in 
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vehicular activity in the existing easement has the potential of causing damage to the 
improvements immediately north of the site, including the existing structure, equipment 
and trash enclosures, electric vehicle charging stations, etc., as there is currently no 
form of protection between these improvements and the access easement where 
loading/unloading and tight maneuvering is proposed to be conducted.  In addition, the 
proposed operation will generate visits from the public (i.e. non-employees) 
necessitating both pedestrian circulation areas and passenger and equipment loading 
areas.  However, existing site conditions do not allow for adequate provision of these 
amenities, creating conditions that will be detrimental to safety.  Specifically, the 
conditions have the potential of being injurious to visitors/patrons as they will be 
required to load/unload equipment in the existing access easement which is proposed 
to be used as two-way circulation, while other patrons may be trying to exit or enter the 
site. 

 
 

SECTION 2.  Pursuant to the foregoing recitations and findings, the Planning 

Commission of the City of Culver City, California, hereby denies Conditional Use Permit, CUP 

P-2013102. 

 

ADOPTED this 10th day of June 2015. 

 
 
 
 
    

 LINDA SMITH FROST, CHAIRPERSON 
  PLANNING COMMISSION 
  CITY OF CULVER CITY, CALIFORNIA 
 
 
Attested by: 
 
 
________________________ 
Yvonne Hunt 
Administrative Secretary 
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RECOMMENDATION: 
 
That the Planning Commission: 
 

Deny Conditional Use Permit, CUP P-2013102, as stated in Resolution No. 
2014-P012 (Attachment No. 1). 
 
 
PROCEDURES: 
 
1. Chair calls on staff for a brief staff report and Planning Commission poses 

questions to staff as desired. 

2. Chair opens the public hearing, providing the applicant the first opportunity to 
speak, followed by the general public. 

3. Chair seeks a motion to close the public hearing after all testimony has been 
presented. 

4. Commission discusses the matter and arrives at its decision. 
 
 
BACKGROUND: 
 
Request 
 
The subject Conditional Use Permit (CUP) application was submitted on July 10, 
2013 by Southern California Land Use (Applicant), on behalf of Triple Crown 
Baseball and Softball Academy (Operator), requesting approval to permit an 
indoor batting cage and baseball training facility at 3609 Hayden Avenue (Site). 
 
 

Meeting Date: October 22, 2014                                                     Item Number: PH-1 

AGENDA ITEM:  Conditional Use Permit CUP P-2013102: Request to Permit an 
indoor Baseball Training and Batting Cage Facility at 3609 Hayden Avenue. 

Contact Person/Dept.: Gabriela Silva, 
Assistant Planner 

   Phone Number:  (310) 253-5736 

Public Hearing:  [X]        Action Item:  []    Attachments:  [X]      
Public Notification: On October 1, 2014, notices were mailed to all the property owners 
and occupants within a 500-foot radius of the site.  Email to the Master Notification List 
was made on October 1, 2014. 

Planning Approval: Thomas Gorham,  
Deputy Community Development 
Director/Planning Manager 

Department Approval: Sol Blumenfeld, 
Community Development Director 

thomas.gorham
Typewritten Text
ATTACHMENT NO. 2
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General Information 
 
See Attachment No. 2, Project Summary. 
 
Existing Conditions 
 
The site is located at 3601-3615 Hayden Avenue, on the west side of Hayden 
Avenue, north of Higuera Street and south of National Boulevard (See 
Attachment No. 3 - Vicinity Map), in the Industrial General (IG) zone and 
measures a total of 36,511 square feet in area.  The area surrounding the site is 
comprised of a variety of light industrial and creative office/media production 
uses typical of the Hayden Tract, except for the area adjacent to the west of the 
site.  The westerly property line of the subject parcel abuts a 20’-0” wide parcel, 
zoned IG, and which was previously a rail spur.  Beyond this narrow parcel, the 
area is comprised of a residential neighborhood beginning with homes on 
Schaefer Street.  The site is developed with one single story industrial building 
built in close alignment with the parcel property lines, comprising a total of 
approximately 31,970 square feet and which is divided into seven (7) tenant 
spaces. 
 
There are sixteen (16) legal nonconforming angled parking spaces on-site, 
including one handicap accessible space, as well as a designated loading area.  
Only two (2) of the existing parking spaces have been allocated to the subject 
tenant space/business operation.  The parking area is accessed from a driveway 
apron on Hayden Avenue which leads to an approximately sixteen (16) foot wide 
drive aisle which is located on the northerly abutting property, 3585 Hayden 
Avenue.  The drive aisle is designated as a reciprocal access easement between 
the two adjoining properties. There are a number of improvements located on the 
abutting property (3585 Hayden Avenue), directly (north) behind the access 
easement which is also used as a backup aisle for the angled parking stalls.  
These improvements include two (2) electric vehicle charging stations, a 
mechanical equipment enclosure, a trash enclosure, and entry/exit stairs and 
platform for the adjacent building.  The site has no pedestrian walkways, thus the 
only suite in the subject building with an adequate means of pedestrian access is 
the easternmost tenant space (3615 Hayden Ave), which is directly accessible 
from Hayden Avenue; all other tenant spaces have entries facing the parking 
area (north) with only wheel stops and a few bollards as a buffer between the 
parking stalls and the building and tenant space entries.  The site lacks on-site 
enhancements and amenities, including landscaping or a trash enclosure.  As a 
result, various trash bins line the westerly edge of the 20’-0” wide parcel abutting 
the westerly property line of the subject parcel. 
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The existing tenant spaces are occupied by various light industrial/manufacturing 
uses, including handcraft assembly and production, as well as business service 
office uses.  The subject tenant space, which comprises of 6,870 square feet, 
was previously a wholesale/warehouse use.  
 
 
On July 29, 2013, an application for a building permit was submitted to build out 
the subject tenant space for a manufacturing use. Knowing that a CUP was 
submitted for the proposed batting cages and baseball training facility, staff 
questioned the applicant of their intent on the build out of the space.  The 
applicant informed staff that they wanted to get started on building out the space 
with accessibility upgrades (i.e. to restrooms and suite entry area), ancillary office 
areas, reception, and a kitchenette in anticipation of a future tenant.  Staff 
informed the applicant a building permit would be issued for a manufacturing use 
only given the current property building and zoning restrictions and that they 
would only be allowed to use the building for manufacturing purposes under the 
permit issued.  In addition, the applicant was notified that if CUP application for a 
training facility use was approved, it would only be effective upon completing any 
required upgrades for an assembly use pursuant to the Building Code. On 
October 11, 2103 the building permit was issued for a manufacturing use.  
 
Staff visited the subject site on April 30, 2014 and observed that the space was 
being built out for the proposed batting cages and baseball training facility.  This 
included installation a batting cage netting, a pitching mound and artificial turf 
flooring.  In addition, there was various baseball training equipment located in the 
tenant space.  As a result, a Stop Work Notice was issued to the contractor by 
the Building and Safety Division. 
 
Based on a recent visit to the subject site, various additional improvements that 
were not approved as part of the building permit issued on October 11, 2013 for 
generic manufacturing use have been implemented, such that the space is 
currently ready for operations as an indoor baseball training and batting cage 
facility (See attached Photos – Attachment No. 5).  Although business operations 
have not been approved to commence, the business website currently advertises 
the space for the proposed use and allows for online reservations for use of the 
amenities/services proposed by the applicant. 

 
 

Project Description 
 
As the business operator, Triple Crown Baseball and Softball Academy proposes 
to offer various training services within the proposed facility, such as cage 
rentals, speed and agility training, private lessons, and individual and team 
training.  The facility will be staffed by former professional players, and trainees 
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will have the option of training with said staff or independently.  The operator also 
proposes to offer specialized clinics for the various components of baseball and 
softball.  School rentals and party/event rentals will also be available.  The facility 
is open to people of all ages, but is focused on school age individuals; therefore, 
the facility will also have a homework room, staffed by a full time tutor, where 
trainees may work on school work. 
 
The business operation will have a total of approximately 4-5 employees at the 
facility at any one time, not including two proposed parking and circulation 
monitors described in the analysis below.  The proposed hours of operation are 
3:00 pm to 8:00 pm Monday through Friday, and 9:00 am to 7:00 pm Saturday 
and Sunday.  As a way of addressing some of staff’s concerns, the applicant has 
recommended limiting weekday operations between 3:00 pm and 6:00 pm to 
one-on-one training, with club team training and group events/clinics limited to 
weekdays after 6:00 pm and throughout the proposed business hours on the 
weekends.  In addition, the operator proposes to offer an online reservation 
service that would include drop-off and pick-up instructions for visitors.  This 
component was also added to the business operation as part of a parking and 
traffic circulation plan that was formulated as a way to respond to staff’s concerns 
with the project. 
 
 
Application Review 
 
Based on initial review of the application on August 2, 2013 staff informed the 
applicant that the application was incomplete and requested additional 
information pertaining to a detailed description of the proposed use, a floor plan 
of the entire building, a parking analysis, and noise attenuation. On August 30, 
2013 the applicant submitted the requested additional information.   
 
Based upon review and analysis of the application materials submitted as well as 
visits to the site on October 21, 2013 staff notified the applicant of its initial 
analysis of the proposed baseball training facility and batting cage.  This analysis 
included review of the plans submitted, the noise study, parking analysis and site 
visits.  Staff informed the applicant that they had concerns over the compatibility 
of the use with adjacent existing manufacturing and office uses.  Additionally, 
staff noted concerns over the parking as well as safety issues.  Because of these 
issues, staff informed the applicant that they cannot find that the use is 
compatible with the existing uses in the vicinity.  Further, due to the safety 
issues, staff cannot make the finding that the proposed use will not be 
detrimental to the public safety. Therefore, staff advised the applicant that it was 
not in a position to recommend approval of the CUP.  These points were further 
discussed and reiterated during a meeting on October 23, 2013, between staff 
and the applicant.  The applicant provided a summary response to staff’s 
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concerns and indicated an analysis of the issues discussed would be prepared 
and provided at a later date.   
 
On January 10, 2014, the applicant submitted a Parking and Traffic Assessment 
prepared by Crain and Associates (Attachment No. 6), where the on-site 
traffic/circulation and parking patterns were assessed and recommendations on 
how to manage the proposed use within those existing conditions were 
presented. 
 
Staff reviewed the information provided by the applicant and conducted 
additional site visits, including one on January 22, 2014, and determined that the 
issues and concerns initially identified had not been sufficiently addressed and 
that the required findings for a CUP could not be made.  On April 2, 2014, staff 
met with the applicant to discuss the issues and possible options for addressing 
these.  The applicant advised that further analysis would be conducted and that a 
set of proposed findings, based on said analysis, would be submitted.  On July 2, 
2014, the applicant submitted responses to the required findings and proposed 
conditions intended to address some of the concerns presented by staff, as well 
as a revised circulation plan (Attachment No. 7).   
 
The applicant has decided to move forward with presenting the proposed request 
to the Planning Commission, despite staff’s continued concerns and the absence 
of adequate conditions, with regard to the existing site and business operations, 
to make the required CUP findings for approval. 
 
 
 
ANALYSIS: 
 
The proposed use of an indoor baseball training and batting cage facility is a 
permitted use in Industrial General (IG) Zone, subject to the approval of a 
Conditional Use Permit (CUP) and on the basis of making the associated 
required findings.  The existing site is legal non-conforming with regard to various 
required development standards, including parking and circulation, landscaping, 
trash enclosures, and pedestrian walkways.  There are physical changes to the 
interior of the subject tenant space that would have been necessitated to fully 
convert the space from a light industrial/manufacturing use to the proposed use. 
As noted above, these improvements have been implemented without proper 
approvals and the space is fully built out for the proposed use.  The operating 
characteristics of the type of use proposed would generate various discernable 
changes in activity patterns that would not only burden the site and immediate 
vicinity, but would also present challenges to users/visitors.  Based on these 
conflicts identified by staff, and as discussed in detail below it was determined 
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the use was incompatible and created potential safety concerns and the required 
findings cannot be made.   
 
 
 
 
Parking, Traffic, and Circulation 
 
The site, as it currently exists, is considered legal non-conforming with regard to 
the quantity of off-street parking provided as well as the dimensions of various 
required vehicular circulation components, including the drive aisle, backup, and 
access.  The total required parking for the site is seventy-one (71) spaces as 
outlined in the Table 1 below, given the existing uses based on the most current 
business tax certificate information.  Although the applicant indicates in the 
supplemental documents that twenty (21) spaces are provided on-site, this 
includes five (5) parallel parking spaces the applicant proposes to create on the 
20’-0” wide parcel west of the property; however, these spaces cannot be 
approved as parking, nor can the space be used for staging as suggested in the 
parking and circulation plan, because of the absence of code required circulation 
and maneuvering space.  Therefore, only sixteen (16) spaces are available on-
site and only two (2) of those are allocated to the subject tenant space.  CCMC 
Section 17.610.020.B stipulates, and the applicant’s consultant has noted in the 
Findings of the Parking and Traffic Assessment, that “structures with parking 
space deficiencies shall be allowed to … accommodate a change of use, 
provided that the … new use has the same or lesser parking requirement as the 
existing or previous use”.  A calculation of the required off-street parking for the 
subject tenant space is provided in Table 2 below, and shows that the previous 
use of wholesale/warehouse required a total of fourteen (14) spaces, which is the 
same as would be required for the proposed indoor batting cage facility. 
 

Table 1:  Code Required Parking for 3601-3615 Hayden Ave 

Address Use Type Sq. Ft. Parking Required 

3601 Hayden Ave Vacant 1,750 1:500 = 3.5 

3603 Hayden Ave Production 3,400 1:350 = 9.71 

3605 Hayden Ave 
Vacant 
(Warehouse/Manufacturing) 

4,600 1:500 = 9.2 

3607 Hayden Ave Handcraft/Assembly 5,400 1:500 = 10.8 

3609 Hayden Ave Vacant (Wholesale/Warehouse) 6,870 1:500 = 13.74 

3611 Hayden Ave Warehouse/Office 5,500 1:500 = 11 

3615 Hayden Ave Business Service office 4,450 1:350 = 12.71 

TOTAL --- 31,970 70.66 = 71 spaces 
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Table 2:  Code Required Parking for 3609 Hayden Ave 

Use Type Sq. Ft. Parking Required 

Previous Vacant (Wholesale/Warehouse) 6,870 1:500 = 13.74 = 14 
    

Proposed Batting Cages (3,392) 2 per cage = 4 

Office/Ancillary areas 3,478 1:350 = 9.93 
    

TOTAL --- 6,870 9.93+4 = 13.93 = 14 
 
Although, the number of code required spaces for the new use is the same as for 
the previous use, the existing non-conforming condition was manageable when 
the use was wholesale/warehouse because the previous use likely had only a 
minimal number of employees, thus requiring a minimal number of parking 
spaces, possibly less than the code required; did not generate parking demand 
from the public; and had limited circulation/access demands (i.e. arrival and 
departure of employees, and occasional incoming/outgoing merchandise) similar 
to the other on-site uses.  In contrast, the parking demand of the proposed use 
consists of demand generated by employees as well as various non-employees 
simultaneously, and will also involve the turnover of stall use by various patrons 
throughout the day or designated operating hours.  Furthermore, by allowing the 
proposed use, the non-conforming condition would be exacerbated as the 
proposed use requires, at minimum, the actual code required parking, which is 
currently unavailable on-site. 
 
The Culver City Municipal Code (CCMC) requires that a parking stall provided at 
an angle of sixty (60) degrees have a minimum depth of twenty-two (22) feet and 
a minimum backup/drive aisle of seventeen (17) feet for one-way access or 
twenty-one (21) feet for two-way access.  Based on the project plans and site 
measurements by staff, the existing stall depth is only approximately fifteen (15) 
feet and the existing access easement behind the stall is only approximately 
sixteen (16) feet wide, for a total width of thirty-one (31) feet instead of the forty-
three (43) feet required.  Although the Conceptual Parking Access and 
Circulation Plan (Attachment E of the Parking and Traffic Assessment) illustrates 
a two-way flow of vehicular traffic on-site, the existing conditions do not provide 
the minimum code required dimensions for even one-way vehicular circulation.  
As noted in the Parking and Traffic Assessment, current tenants must drive to 
rear/westerly end of the property and reorient their vehicle, usually by making a 
three-point turn, or some may back up and execute turnaround maneuvers in the 
vicinity of their parking space if ample room is available (e.g. as a result of 
abutting unused spaces).  This is an existing non-conforming condition that is 
internally manageable given the current occupancy of the building and the 
operations characteristics of the existing uses and will not be equally functional if 
the proposed use were to operate at the site. 
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In order to address the parking and circulation deficiencies of the site, the 
applicant submitted a Parking and Traffic Assessment and has proposed a 
number of measures.  As part of the circulation plan the operator will implement 
the use of a “traffic safety monitor” and a “parking valet/turnaround monitor”.  As 
visitors enter the site they will meet the first and second monitor, in the order 
above, as they approach the subject tenant space.  The purpose of the first 
monitor is to advise visitors of the drop-off/pick-up and turnaround procedures, as 
well as to assist with passenger and equipment loading/unloading.  The second 
monitor will be there to direct turning maneuvers and assist with parking, as a 
valet might, for visitors that are unfamiliar with the site or simply are unable to 
safely maneuver within the tight turnaround area. 
 
The proposed operation will also include visits from patrons that will take their 
own equipment for use at the batting practice facility; therefore, patrons will 
require some form of loading/unloading area for this purpose.  However, due to 
site constraints there is not available space to designate for this purpose.  As 
noted in the Parking and Traffic Assessment, visitors will stop near the entry of 
the subject tenant space where “traffic safety monitor” will assist with the 
unloading/loading of passengers and equipment.  This presents a significant 
safety concern given the existing site constraints.  Staff does not find it 
acceptable for patrons, especially school aged individuals, to unload equipment 
in the middle of a circulation aisle.  The possibility of incoming or outgoing 
patrons while other patrons are trying to load/unload equipment or cross from the 
loading area to the building presents a safety hazard that is not adequately 
addressed.  In addition, given the fact that there is no pedestrian walkway at the 
site, staff would not recommend implementation of an on-street 
loading/unloading proposal.  Lack of adequate pedestrian circulation at the site 
also presents a significant compatibility conflict and raises safety concerns for 
patrons that may visit the site and decide to simply be dropped off along Hayden 
Avenue.  Although the applicant has included a proposed condition indicating 
that “no users are allowed to walk through the parking lot without an attendant 
present”, staff has concluded this condition does not adequately address the 
safety risk presented and is unenforceable. 
 
Some additional proposed measures intended to improve on-site parking 
conditions and alleviate on-site parking demand, consist of moving the existing 
loading space to an existing area closer to the entry of the site and acquiring two 
off-site parking spaces to be utilized by facility staff (employees).  Staff does not 
find the moving of the loading zone favorable as the new location is proposed 
near the site vehicular entry, which will further encumber vehicles exiting and 
entering the site.  The Assessment and proposed Findings/Conditions provided 
by the applicant indicate that on weekends and after 6:00 pm on weekdays, the 
site will essentially be unused by other tenants and contends this will allow 
adequate conditions for the business operations proposed for those days and 
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hours.  However, based on staff analysis and research on similar uses, staff 
concluded the operating characteristics of the proposed use will still be of an 
intensity that is incompatible with the existing site conditions and constraints.  In 
addition, staff is aware there is some use of the site by existing tenants in the 
evenings and on weekends and there are currently no conditions in place 
restricting use of the site by those existing (or potential future) tenants. 
 
Noise 
 
The proposed business operation by its nature does generate some amount of 
noise.  The applicant has informed staff that sound insulation techniques have 
been implemented as per the details of the plans submitted for the tenant 
improvement approved under building permit #84883.  In addition, it is expected 
that on busy days, there is the potential for additional noise generated by the 
drop-off and pick-up activities in the existing parking lot.  Although the applicant 
has indicated this source of noise will be negligible due to the implementation of 
the traffic and parking monitors that will also prevent any potential loitering by the 
business patrons, the monitors will not be able to control all activity or noise 
created by idling vehicles.  Therefore, it should be expected that some additional 
noise will be generated by the operations of the proposed use. 
 
 
Conditions of Approval 
 
As a way of addressing the conflicts identified by staff, the applicant is proposing 
a series of conditions as outlined in Attachment No. 7 – Proposed Findings and 
Conditions.  Staff has reviewed the proposed conditions and has concluded that 
conflicts and issues with compatibility cannot be fully mitigated as discussed 
above.  In addition, staff believes that many of the conditions are not enforceable. 
 
Comments from Building and Safety 
 
The Culver City Building and Safety has commented on the proposed use, 
indicating there are various unapproved improvements to the interior tenant 
space and while some of these improvements may not require building permits, 
the space was not approved in its current condition as the building permit was 
strictly for manufacturing use only.  In order to implement the proposed use, the 
applicant would be required to submit new plans for a change to assembly 
occupancy, an occupancy for which the space does not currently meet Building 
Code standards.  A change to assembly occupancy would require various 
additional improvements, which could include upgrades to exits and exit signs, 
structural upgrade, fire sprinkler upgrades, etc. 
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Community Meeting 
 
A Community Meeting, hosted by the applicant, was held at the subject site on 
Wednesday, October 1, 2014, at 7:00 pm.  Owners and occupants of property 
within a radius of five hundred (500) feet were invited to provide input and 
express any questions or concerns.  In addition to the applicants, (Daren 
Laureano and Sue Jagodzinski of Southern California Land Use) and the 
business operator (Danny Swartz, Triple Crown Baseball and Softball Academy), 
three residential neighbors, and one business neighbor attended the meeting. 
 
The applicant provided a summary overview of the proposed use and opened the 
meeting for questions.  The major issues that were raised during the question 
and answer portion of the meeting were noise (interior and exterior by 
patrons/adolescents in the parking area), volume of patrons visiting the site at 
once, on-site vehicular circulation, and the impact to the existing access 
easement by the potential increase in visits to the site that might be generated by 
the proposed use.  The applicant provided summary responses indicating that 
interior noise should be sufficiently contained given the sound buffering 
techniques applied during the construction of the tenant improvement.  One 
attendee was specifically concerned about noise created by patrons in the 
parking area and that barking by dogs in residential properties towards the west 
end of the site, along Schaefer Street, would increase as a result of patron 
presence and increased activity in the parking area.  The applicant indicated that 
the proposed use was indoor facility and that patrons would not be allowed to 
loiter in the parking area, only parking attendants would be allowed to remain in 
the parking area throughout the business operating hours. 
 
The applicant indicated that the concerns regarding the volume of visits and 
associated parking and circulation issues were addressed in the Parking and 
Traffic Assessment and that a plan would be implemented using two parking 
attendants.  An attendee was specifically concerned about how visitors would 
exit the site and how the proposed circulation plan would impact the existing 
access easement and various abutting improvements.  The applicant explained 
the various maneuvers that would be required for a vehicle to exit the site, and 
indicated the easement would not need to be changed. 
 
Public Comments 
 
As of the writing of this staff report, staff has not received any comments on the 
proposed project. 
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CONCLUSION/SUMMARY: 
 
Initial review of the proposed project application by staff revealed potential 
conflicts, compatibility issues, changes in the parking demands and circulation 
patterns, and safety concerns.  Further analysis and research confirmed staff’s 
position that the proposed use is so different from the existing uses and the uses 
that might occupy the site in the future based on the buildings original approved 
use, that the existing non-conforming site conditions cannot adequately serve the 
proposed use or absorb the changes in the intensity of the operation.  Thus, staff 
concluded that the proposed use is incompatible and has the potential to create 
detrimental conditions, and has been unable to identify any appropriate 
measures or conditions to reconcile the existing site constraints with the 
operating characteristics of the proposed use. 
 
Project Findings 
 
CCMC Section 17.530.020 requires certain findings be made by the Planning 
Commission before an application for a Conditional Use Permit can be approved.  
Based on the proposed preliminary project plans, various supplemental 
documents, and staff analysis of the proposed use and existing conditions, staff 
considers the project to be incompatible with the surrounding vicinity, that the site 
is not physically suitable for the parking and circulation demands of the proposed 
use, and that establishment or operation of the proposed use will create 
conditions that may be detrimental to the public interest and safety, or injurious to 
persons, property at the site and its vicinity.  Staff believes the findings for 
Conditional Use Permit, CUP P-2013102 cannot be made as outlined below and 
in Resolution No. 2014-P012 (Attachment No. 1). 
 

 C. The design, location, size, and operating characteristics of the proposed 
use are compatible with the existing and future land uses in the vicinity of 
the subject site. 

 
 The proposed baseball training/batting cage facility use is incompatible 
with existing and future warehouse, office, and industrial uses within the 
vicinity of the site.  Unlike the operating characteristics of the current uses 
at the site, the proposed facility will be open to the public such that patron 
visits are a primary component of the business operation, and will incur a 
significant number of non-employee visits to the site.  In addition, the 
operating characteristics of proposed use include the need for equipment 
unloading/loading, for which the site is not currently equipped.  The uses in 
the Hayden Tract are generally light industrial and office/media production 
uses, where the majority of site visits are by employees of the existing 
businesses.  Although the applicant proposes to implement an 
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appointment based operation, the additional public visits that will occur do 
translate into a higher demand for parking and circulation, and are 
inconsistent with the operating characteristics of the existing and future 
land uses. 

 
 D. The subject site is physically suitable for the type and intensity of use 

being proposed, including access, compatibility with adjoining land uses, 
shape, size, provision of utilities, and the absence of physical constraints. 

 
  The site is not physically suitable for the proposed use of a baseball 

training/batting cage facility as there is currently a legal non-conforming 
parking condition that has been continued in accordance with the 
provisions of the CCMC, and given the continuation of similar low parking 
demand uses of warehouse, office, and light industry/manufacturing.  Due 
to this the non-conforming on-site parking, access, and circulation 
conditions have been maintained and are internally manageable.  
However, the new use will create additional demands with regard to 
parking, vehicular access/circulation, and loading/unloading, as well as 
pedestrian access, making the existing non-conforming condition 
unsuitable and insufficient to support the proposed operation.  In addition, 
the existing improvements and site conditions pose physical constraints to 
providing the adequate parking, access, circulation/maneuvering space, 
etc., as required by the CCMC. 

 
 E. The establishment, maintenance or operation of the proposed use will not 

be detrimental to the public interest, health, safety, or general welfare, or 
injurious to persons, property, or improvements in the vicinity and zoning 
district in which the property is located. 

 
  The parking and circulation demands generated by the operations of the 

proposed use will have the potential of creating safety hazards and 
conditions that may be injurious to the persons and property at the site and 
the immediate vicinity.  The increase in vehicular activity in the existing 
easement has the potential of causing damage to the improvements 
immediately north of the site, including the existing structure, equipment 
and trash enclosures, electric vehicle charging stations, etc., as there is 
currently no form of protection between these improvements and the 
access easement where loading/unloading and tight maneuvering is 
proposed to be conducted.  In addition, the proposed operation will 
generate visits from the public (i.e. non-employees) necessitating both 
pedestrian circulation areas and passenger and equipment loading areas.  
However, existing site conditions do not allow for adequate provision of 
these amenities, creating conditions that will be detrimental to safety.  
Specifically, the conditions have the potential of being injurious to 
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visitors/patrons as they will be required to load/unload equipment in the 
existing access easement which is proposed to be used as two-way 
circulation, while other patrons may be trying to exit or enter the site. 

 
 
ENVIRONMENTAL DETERMINATION: 
 
Pursuant to the California Environmental Quality Act (CEQA) guidelines, initial 
review of the project (by staff) established that there are no potentially significant 
adverse impacts on the environment and the project has been determined to be 
Categorically Exempt under Section 15332, Class 32 In-fill Development 
Projects, because the proposed project involves the development of a use that is 
consistent with the applicable general plan and zoning designation and 
regulations; will be located within City limits on a lot no more than five (5) acres 
substantially surrounded by urban uses; will be located on a site that has no 
value as habitat for endangered, rare or threatened species; will not result in any 
significant effects relating to traffic, noise, air quality, or water quality; and that 
will be adequately served by all required utilities and public services. 
 
 
ALTERNATIVE OPTIONS: 
 
The following alternative actions may be considered by the Planning 
Commission: 
 
1. Deny the application as recommended by staff as outlined in the findings 

contained in Resolution No. 2014-P012. 
 

2. Approve the application with conditions of approval and direct staff to draft a 
resolution approving the CUP and continue the item in order for staff to bring 
back a revised resolution of approval and draft conditions of approval. 

 
 
ATTACHMENTS: 
 
1. Resolution No. 2014-P012 
2. Project Summary 
3. Vicinity Map 
4. Project Plans dated March 15, 2013 
5. Photos of  Existing Tenant Space 
6. Parking and Traffic Assessment (by Crain and Associates) dated January 9, 

2014 
7. Proposed Findings and Conditions (by Applicant) dated June 27, 2014 
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RESOLUTION NO. 2014-P012 
 
A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF 
CULVER CITY, CALIFORNIA, DENYING CONDITIONAL USE PERMIT CUP P-
2013102 TO ALLOW AN INDOOR BASEBALL TRAINING AND BATTING 
CAGE FACILITY AT 3609 HAYDEN AVENUE IN THE INDUSTRIAL GENERAL 
(IG) ZONE 
 

(Conditional Use Permit, CUP P-2013102) 
 

WHEREAS, on July 10, 2013, Sue Jagodzinski of SC Land Use (the “Applicant”), on 

behalf of Triple Crown Baseball (Operator) filed a Conditional Use Permit application to 

permit an indoor baseball training and batting practice facility at 3609 Hayden Avenue, in the 

City of Culver City, County of Los Angeles, State of California; and 

WHEREAS, on October 22, 2014, after conducting a duly noticed public hearing on 

the subject application, including full consideration of the application, plans, staff report, 

environmental information and all testimony presented, the Planning Commission by a vote of 

__to __, denied Conditional Use Permit, CUP P-2013102 and as set forth herein below. 

NOW, THEREFORE, THE PLANNING COMMISSION OF THE CITY OF CULVER 
CITY, CALIFORNIA, RESOLVES AS FOLLOWS: 

 
SECTION 1.  Pursuant to the foregoing recitations and the provisions of Culver City 

Municipal Code (CCMC), the following findings are hereby made: 

As outlined in CCMC Title 17, Section 17.530.020, the following findings for denying the 
Conditional Use Permit are hereby made: 
 
C. The design, location, size, and operating characteristics of the proposed use are 

incompatible with the existing and future land uses in the vicinity of the subject 
site.  

 
The proposed baseball training/batting cage facility use is incompatible with existing 
and future warehouse, office, and industrial uses within the vicinity of the site.  Unlike 
the operating characteristics of the current uses at the site, the proposed facility will be 
open to the public such that patron visits are a primary component of the business 
operation, and will incur a significant number of non-employee visits to the site.  In 
addition, the operating characteristics of proposed use include the need for equipment 
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unloading/loading, for which the site is not currently equipped.  The uses in the 
Hayden Tract are generally light industrial and office/media production uses, where the 
majority of site visits are by employees of the existing businesses.  Although the 
applicant proposes to implement an appointment based operation, the additional 
public visits that will occur do translate into a higher demand for parking and 
circulation, and are inconsistent with the operating characteristics of the existing and 
future land uses. 

 
D. The subject site is not physically suitable for the type and intensity of use being 

proposed, including access, compatibility with adjoining land uses, shape, size, 
provision of utilities, and the absence of physical constraints. 

 
The site is not physically suitable for the proposed use of a baseball training/batting 
cage facility as there is currently a legal non-conforming parking condition that has 
been continued in accordance with the provisions of the CCMC, and given the 
continuation of similar low parking demand uses of warehouse, office, and light 
industry/manufacturing.  Due to this the non-conforming on-site parking, access, and 
circulation conditions have been maintained and are internally manageable.  However, 
the new use will create additional demands with regard to parking, vehicular 
access/circulation, and loading/unloading, as well as pedestrian access, making the 
existing non-conforming condition unsuitable and insufficient to support the proposed 
operation.  In addition, the existing improvements and site conditions pose physical 
constraints to providing the adequate parking, access, circulation/maneuvering space, 
etc., as required by the CCMC. 

 
E. The establishment, maintenance or operation of the proposed use will be 

detrimental to the public interest, health, safety, or general welfare, or injurious 
to persons, property, or improvements in the vicinity and zoning district in 
which the property is located. 

 
The parking and circulation demands generated by the operations of the proposed use 
will have the potential of creating safety hazards and conditions that may be injurious 
to the persons and property at the site and the immediate vicinity.  The increase in 
vehicular activity in the existing easement has the potential of causing damage to the 
improvements immediately north of the site, including the existing structure, equipment 
and trash enclosures, electric vehicle charging stations, etc., as there is currently no 
form of protection between these improvements and the access easement where 
loading/unloading and tight maneuvering is proposed to be conducted.  In addition, the 
proposed operation will generate visits from the public (i.e. non-employees) 
necessitating both pedestrian circulation areas and passenger and equipment loading 
areas.  However, existing site conditions do not allow for adequate provision of these 
amenities, creating conditions that will be detrimental to safety.  Specifically, the 
conditions have the potential of being injurious to visitors/patrons as they will be 
required to load/unload equipment in the existing access easement which is proposed 
to be used as two-way circulation, while other patrons may be trying to exit or enter the 
site. 
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SECTION 2.  Pursuant to the foregoing recitations and findings, the Planning 

Commission of the City of Culver City, California, hereby denies Conditional Use Permit, CUP 

P-2013102. 

 

ADOPTED this 22nd day of October 2014. 

 
 
 
 
    

 LINDA SMITH FROST, CHAIRPERSON 
  PLANNING COMMISSION 
  CITY OF CULVER CITY, CALIFORNIA 
 
 
Attested by: 
 
 
________________________ 
Yvonne Hunt 
Administrative Secretary 
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Attachment No. 2 
PROJECT SUMMARY 

APPLICATION TITLE & CASE NO: 
3609 Hayden Avenue Indoor Batting Cage Facility:  The project consists of a Conditional Use Permit (CUP P-
2013102) to permit an indoor baseball training and batting practice facility. 
 
PROJECT ADDRESS/LOCATION: APPLICANT INFORMATION: 
3609 Hayden Avenue 
(between National Blvd and Higuera St) 

Sue Jagodzinski (SC Land Use) 
217 Palos Verdes Blvd, #123 
Redondo Beach, CA 90277 
 

PERMIT/APPLICATION TYPE: 
 Administrative Use Permit 
 Conditional Use Permit 
 Administrative Site Plan Review 
 Site Plan Review 
 Administrative Variance 
 Variance 
 Master Sign Program 
 Certificate of Appropriateness 
 Certificate of Exemption 
 DOBI 

 Tentative Parcel Map 
 Tentative Tract Map 
 Lot Line Adjustment 
 Zoning Code Amendment - Text 
 Zoning Code Amendment -Map 
 General Plan Amendment - Text  
 General Plan Amendment - Map 
 Planned Unit Development 
 Specific Plan 
 Other: Administrative Modification 

 
APPROVAL BODY:  X Public Hearing Public Meeting  Administrative 

 Administrative 
 Planning Commission 
 City Council 

 

 Redevelopment Agency 
 Other: 

ENVIRONMENTAL DETERMINATION AND NOTICING: 
CEQA 
Determination 

 Categorical Exemption 
 Negative Declaration 
 Mitigated Negative Declaration 
 Environmental Impact Report 

CEQA Noticing  Notice of Exemption (w/in 5 days of decision) 
 Notice of Intent to Adopt (21 days prior to decision) 
 Notice of Determination (w/in 5 days of decision)  
 Fish & Game Certificate of Fee Exemption  (w/in 5 days of decision) 
 Notice of Preparation  Notice of Availability  Notice of Completeness 

PUBLIC NOTIFICATION: 
Mailing 
Date: 10/01/14 

 Property Owners 
 Occupants 
  Adjacent Property Owners & Occupants 

 w/in 500’ foot radius 
 w/in 500’ foot radius / extended 
 Other: Beyond 500’ radius 

Posting 
Date: 

   Onsite                       Offsite 
 

 Other: 

Publication 
Date: N/A 

 Culver City News  Other: 
 

Courtesy 
Date: 10/01/14 

 City Council 
 Commissions 
 Master Notification List 
 Culver City Website 
 Cable Crawler 

  Press Release 
  HOA /Neighborhood Groups 
  Culver City Organizations 
  Other:  
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GENERAL INFORMATION: 
General Plan 
Industrial 

Zoning 
Industrial General (IG) 

Redevelopment Plan 
N/A 

Overlay Zone/District 
N/A 

Legal Description 
SUB OF THE SOUTHERN POR OF THE RO 
RINCON DE LOS BUEYES 0.84 MORE OR LESS 
AC ON NW LINE OF HAYDEN AVE 60 FT WIDE 
COM NE THEREON 414.91 FT FROM N LINE OF 
HIGUERA ... SEE MAPBOOK FOR MISSING 
PORTION ...BEG PART OF LOT 9 

Existing Land Use 
Multi-tenant industrial building 

ADJACENT ZONING AND LAND USES 
 
Location                         Zoning                   Land Use 
North        IG   Industrial 
South :      IG   Industrial 
East:        IG/R2  Industrial/Single and Two Family Residences 
West        IG   Industrial 
   
Project Data     Existing  Proposed  Required 
Lot Area      36,511 s.f.  NA   NA 
Building Coverage:     31,970 s.f.  No Change  NA 
Suite Size:        6,870 s.f.  No Change  NA 
Landscaped Area:    None   No Change  NA 

    
Parking: 
Standard     15 (non-conforming)  No Change  71 
Handicapped       1                No Change  per code 
Total:       16     No Change  71 
 

Building Height:         
   Existing  Proposed   Required 

1 story    No change    43 ft. (maximum) 
 
Building Setbacks:  
  Existing  Proposed   Required 
 

Front  0 ft.   No Change    5 ft. 
Rear   0 ft.   No Change   None 
Side (north)  12 ft.   No Change   None 
Side (south)  2.7 ft.   No Change   None 
 

ESTIMATED FEES: 
  New Development Impact Fee 
 In Lieu Parkland Fee: NA 

  School District: TBD 
  Art: TBD 

  Plan Check: TBD 
   Sewer: TBD 

INTERDEPARTMENTAL REVIEW: 
N/A 
ART IN PUBLIC PLACES: 
The project will not be subject to the City’s Art in Public Places Program. 

 



Source: Planning Division

Meeting Date: October 22, 2014

Project Site Map
 3609 Hayden Avenue

Conditional Use Permit
CUP-P2013102
Indoor baseball training and 
batting cage facility

THE CITY OF 
CULVER CITY

INFORMATION TECHNOLOGY DEPARTMENT
GEOGRAPHIC INFORMATION SYSTEMS

9770 CULVER BLVD
CULVER CITY, CA 90232

TEL: 310-253-5976
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Photos of Existing Tenant Space – 3609 Hayden Ave 
 

 
Exterior Storefront of subject space (North Elevation) 
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View of interior entry area (accessible door is to the right) 
 
 
 
 
 
 
 
 
 
 
 
 
 

Bat rack within facility 



 

 
View of interior – Looking from front of space at Cage 1 (as identified on floor plan) 



 

 
View of interior – Looking from front of space towards Cage 2 (as identified on floor plan) 



 

 
View of rear area – Looking from Cage 2 



 

 
View of Parking area – Looking west towards the rear of the property, and residential properties beyond, from within the site 

(Subject tenant space is to the left) 



 

 
View of parking area – Looking east towards Hayden Avenue from inside the site 
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West Side Total West Side Total West Side Total

Time Parking Loading Parking (Without Parking Loading Parking (Without Parking Loading Parking (Without

Area Area Area Constr. Veh.) Area Area Area Constr. Veh.) Area Area Area Constr. Veh.)

At 2:00 PM 10 1 3* 11 7 0 2* 7 9 0 3* 9

2:30 PM 11 2 2* 13 11 0 2* 11 11 1 2* 12

3:00 PM 13 2 3* 15 11 0 1* 11 12 1 2* 13

3:30 PM 13 1 3* 14 10 0 1* 10 12 0 2* 12

4:00 PM 13 1 2* 14 7 0 1* 7 10 1 2* 11

4:30 PM 11 1 0 12 6 0 1* 6 9 0 1* 9

5:00 PM 10 1 0 11 7 0 1* 7 9 0 1* 9

5:30 PM 7 0 0 7 4 0 0 4 6 0 0 6

6:00 PM 5 0 0 5 2 0 0 2 4 0 0 4

6:30 PM 4 0 0 4 1 0 0 1 3 0 0 3

* Construction vehicles.

Average

North Side

ATTACHMENT C

EXISTING PARKING DEMAND - WEEKDAY

3601 - 3615 HAYDEN AVENUE BUILDING

North Side

Wednesday, October 30, 2013 Friday, November 1, 2013

North Side

(3607 & 3609 HAYDEN AVENUE VACANT)



West Side

Time Parking Loading Parking

Area Area Area Total

At 12:00 PM 0 0 0 0

12:30 PM 0 0 0 0

1:00 PM 0 0 0 0

1:30 PM 0 0 0 0

2:00 PM 0 0 0 0

ATTACHMENT D

EXISTING PARKING DEMAND - SATURDAY

3601 - 3615 HAYDEN AVENUE BUILDING

North Side

Saturday, November 2, 2013

(3607 & 3609 HAYDEN AVENUE VACANT)
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217 Palos Verdes Blvd., suite 123 
Redondo Beach, California 90277 
888 311 6740 phone fax voicemail 

 

 
Findings 
 
1.  Although this particular facility is related to the development of advanced baseball/softball 

professional and collegiate athletes, the proposed use is allowed within the subject 
zoning district through the approval of a Conditional Use Permit, and complies with all 
other applicable provisions of this Title and the Culver City Municipal Code, section 
17.230.015, Table 2-8.  Training facilities with the use of batting cages are defined under 
the CCMC definition of Commercial Entertainment and Recreation:  Indoor 
Amusement/Entertainment Facilities.   

  
2.  The proposed use is consistent with the General Plan and any applicable Specific Plan, 

in that the Conditional Use Permit CUP P-2013102 ensures and maintains internal 
consistency with the goals policies, and strategies of all elements of the General Plan 
and will not create any inconsistencies with the Zoning Code.  A CUP is required for the 
proposed baseball and softball training facility with the use of batting cages for any 
property located in the Industrial General (IG) Zone per Culver City Municipal Code 
section 17.230.015, Table 2-8.  The CUP will be reviewed for consistency with the 
General Plan and with the Zoning Code; therefore ensuring said consistencies are 
maintained. 

  
3.  The design, location, size, and operating characteristics of the proposed use are not only 

compatible but also beneficial to the existing and future land uses in the vicinity of the 
subject site, in that the hours of operation are primarily during nights and weekends when 
the area is unused and the size and design of the project have been carefully minimized 
to not intensify the use of the existing space more than that of a manufacturing use. 
Additionally, the proposed use is supportive of and works well with the other 
conditionally-permitted school use nearby as it begins operations at the close of the 
school’s primary operations.  The proposed use of the space is adequate in size and 
shape to accommodate the day-to-day operations that will provide advanced training 
within two batting cages and one pitching mound.  The remodeled space accommodates 
training operations by implementing sound mitigation techniques above and beyond that 
allowed for the current manufacturing use. This includes sound-isolating double demising 
walls with multiple drywall layers to inhibit sound transmission.  Additionally, cage areas 
have been centralized to further mitigate sound transmission, in that the front area of the 
space will be used for operations support and the rear of the space is designated for 
warm-up stretching, administrative offices and restrooms.    

 
The site is existing nonconforming and various advanced safety and operational 
improvements have been implemented to upgrade the site to the fullest extent possible.  
The training activities will occur indoors, and all day-to-day operations including 
circulation, parking and drop-off/pick-up will only occur onsite.  A Parking and Traffic 
Technical Assessment has been prepared by Crain and Associates, with strict user drop-
off and pick-up requirements set in place so that users are not allowed to walk through 
the parking lot without an attendant present.  During the hours of operation, two parking 
attendants will be present to monitor parking activities and escort users from the 
designated waiting area inside the building to the vehicles.  Parking and passenger 
loading instructions will be posted both on the Triple Crown Baseball and Softball 
Academy website, as well as the building entrance.  Instructions will also be given to 
parents upon first visit to the facility.  Training sessions will be scheduled in advance 
through the Triple Crown Baseball and Softball Academy’s online booking system, with 
no walk-in customers allowed.  The west side of the building will be used as a staging 
area only during the hours of business operation, with no parking allowed.  Delivery 
operations to the building have been improved with consolidation and relocation of the 
existing loading areas to the northeast side of the building, per the Parking and Traffic  
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Technical Assessment Exhibit E.  Additionally, the applicant will work with the Public 
Works Department to determine if there is a more beneficial location for the existing 
refuse bin at the rear of the site.  

 
The hours of operation will be Monday through Friday, from 3:00pm to 8:00pm, and 
Saturday and Sunday from 9:00am to 7:00pm.  Weekday training sessions between 
3:00pm - 6:00pm will be one-on-one only, and all club team training sessions and group 
events/clinics will only be held on Saturdays and Sundays, and after 6:00pm Monday-
Friday.  Per the Parking and Traffic Technical Assessment, there will be zero use of the 
building between the hours of 8:00am – 3:00pm Monday-Friday.  The project will be 
subject to conditions of approval in order to enforce compatibility with adjacent uses. 

  
4.  The subject site is physically suitable for the type and intensity of use being proposed, as 

additional steps have been taken to ensure safe access, compatibility with adjoining land 
uses, shape, size, provision of utilities, and the absence of physical constraints.  The 
proposed use will not adversely affect nearby properties and other building users, as 
various standards have been implemented to ensure safe drop-off and pick-up 
procedures, and operation of the proposed use will begin at the completion of the normal 
business day. The training activities will occur indoors only, and the remodeled space 
accommodates training operations by implementing sound mitigation techniques beyond 
that of the current manufacturing use. This includes sound-isolating double demising 
walls with multiple drywall layers to inhibit sound transmission.  Additionally, cage areas 
have been centralized to further mitigate sound transmission, in that the front area of the 
space will be used for operations support and the rear of the space is designated for 
warm-up stretching, administrative offices and restrooms.    

 
Next, all day-to-day operations including circulation, parking and drop-off/pick-up will 
occur onsite.  A Parking and Traffic Technical Assessment has been prepared by Crain 
and Associates, with strict user drop-off and pick-up requirements set in place so that 
users are not allowed to walk through the parking lot without an attendant present.  
During the hours of operation, two parking attendants will be present to monitor parking 
activities and escort users from the designated waiting area inside the building to the 
vehicles. Parking and passenger loading instructions will be posted both on the Triple 
Crown Baseball and Softball Academy website, as well as the building entrance.  
Instructions will also be given to parents upon first visit to the facility.  Training sessions 
will be scheduled in advance through the Triple Crown Baseball and Softball Academy’s 
online booking system, with no walk-in customers allowed.  The west side of the building 
will be used as a staging area only during the hours of business operation, with no 
parking allowed.  Delivery operations to the building have been improved with 
consolidation and relocation of the existing loading areas to the northeast side of the 
building.  Additionally, the applicant will work with the Public Works Department to 
determine if there is a more beneficial location for the existing refuse bin at the rear of the 
site.   

 
The hours of operation will be Monday through Friday, from 3:00pm to 8:00pm, and 
Saturday and Sunday from 9:00am to 7:00pm.  Weekday training sessions between 
3:00pm - 6:00pm will be one-on-one only, and all club team training sessions and group 
events/clinics will only be held on Saturdays and Sundays, and after 6:00pm Monday-
Friday.  Per the Parking and Traffic Technical Assessment, there will be zero use of the 
building between the hours of 8:00am - 3:00pm Monday-Friday. 

  
5.  The establishment, maintenance or operation of the proposed use will not be detrimental 

to the public interest, health, safety, or general welfare, or injurious to persons, property, 
or improvements in the vicinity and zoning district in which the property is located, in that 
the use is indoor only; various standards have been implemented to maximize safe drop-
off and pick-up procedures; and the use promotes the overall health, well-being, and 
career interest of professional sports-related fields for children/young adults.  The 
Hayden Tract area is vacated by a significant amount by 5:00pm Monday-Friday, with  
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very little activity on Saturday-Sunday.  Triple Crown Baseball and Softball Academy has 
adjusted its hours of operations so that only one-on-one training will occur between 
3:00pm - 6:00pm Monday-Friday, with all club team training sessions and group 
events/clinics held on Saturdays and Sundays, and after 6:00pm Monday-Friday.   

 
 
Conditions 
 

1. The hours of operation shall be Monday through Friday, from 3:00pm to 8:00pm, and 
Saturday and Sunday from 9:00am to 7:00pm.   Weekday training sessions between 
3:00pm - 6:00pm shall be one-on-one only.  All club team training sessions and group 
events/clinics shall only be held on Saturdays and Sundays, and after 6:00pm Monday-
Friday. 
 

2. All training activities shall occur indoor only (no outdoor use). 
 

3. The applicant shall maintain an agreement with the property owner to use two (2) offsite 
parking spaces at the CP Warner Parking Lot, located at 3528 Hayden Avenue, under 
parking permit numbers 1131 and 1132, or equal spaces to the City’s satisfaction.  These 
spaces will be used by employees and training professionals. 
 

4. Training sessions must be scheduled in advance through the Triple Crown Baseball and 
Softball Academy’s online booking system.  No walk-in customers are allowed. 
 

5. Parking and passenger loading instructions shall be posted both on the Triple Crown 
Baseball and Softball Academy website, as well as the building entrance.  Instructions 
shall also be given to parents upon first visit to the facility. Triple Crown Baseball and 
Softball Academy shall communicate to parents and users the necessity of adhering to 
these instructions, emphasizing that the parking attendant shall be in charge of ushering 
clients.  The parents shall not enter the site more than once to drop-off and once to pick-
up. 

 
6. No parking is allowed on west side of the building. This area may be used as a staging 

area only after 3:00pm and on weekends. 
 

7. Delivery operations to the building shall be improved with consolidation and relocation of 
the existing loading areas to the northeast side of the building.  Plans shall be submitted, 
approved and work completed and approved by the City Inspector prior to issuance of a 
Certificate of Occupancy. 
 

8. A formal monitor procedure of the drop-off and pick-up system, by City staff or a City-
designated consultant, shall occur within 12 months after final occupancy, for the purpose 
of observing the effectiveness of the drop-off/pick-up system and the actual traffic impact 
on Hayden Avenue. 
 

9. All user drop-off and pick-up activity shall occur in designated parking or passenger 
loading spaces onsite, per Exhibit E of the submitted Parking and Traffic Assessment.  
No users are allowed to walk through the parking lot without an attendant present.  No 
vehicles may be left unattended. 
 

10. During operating hours, two parking attendants shall be present to monitor parking 
activities and escort users from the designated waiting area inside the building to the 
vehicles. 
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11. Passenger loading signage shall be placed at the 3609 Hayden entrance to ensure safe 

loading procedures.  All proposed signs and locations shall be submitted for approval by 
the City Planner in accordance with CCMC regulations. 
 

12. The applicant shall work with the Public Works Department to determine if there is a 
more beneficial location for the existing refuse bin at the rear of the site. 
 

13. Parking lot will be restriped per permit 84883. 
 

14. The sound mitigating demising walls have been constructed per the double demising wall 
partition detail on permit 84883, to isolate noise from other building tenants.  All doors 
and windows shall remain closed during training sessions. 
 

15. All users will sign a waiver upon each appointment to verify identification and 
understanding of TCBSA loading policy. 

 
 
 
Operations 
 
Triple Crown Baseball and Softball Academy (TCBSA) will offer state of the art training for both 
baseball and softball, in which the users can learn and advance their ball-playing skills. The 
facility will be staffed with former professional ball players and we will have a full time tutor to 
assist with homework needs.  The facility will have two batting cages with programmable pitching 
machines, one dirt pitching mound, an agility and speed training area, a homework room, and a 
meeting room. 
 
Triple Crown Baseball & Softball Academy will offer private one-on-one lessons by professional 
trainers.  The pitching mound and batting cages are reserved by appointment through the TCBSA 
online booking system and are available for rental by the half hour and the hour.  We also will 
take reservations for team rentals, school rentals and private events.  Additionally, TCBSA will 
offer occasional weekend clinics for groups, which includes pitching clinics, catching clinics, base 
running clinics, speed and agility clinics.  Clinics and group events will last one or two hours.  
TCBSA will be available for local neighborhood schools to rent during the facilities off hours.  
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217 Palos Verdes Blvd., suite 123 
Redondo Beach, California 90277 
888 311 6740 phone fax voicemail!

PROJECT BRIEF!
TRIPLE CROWN BASEBALL TRAINING ACADEMY !

CUP P-2013102 AT 3609 HAYDEN AVENUE!!!
I.  The existing manufacturing use requires 14 parking spaces per CCMC, and a typical 
manufacturing/production business will require a practical minimum of at least 14 spaces 
during conventional business hours.  !
• The existing space is approximately 6,870 sq. ft. and the required parking is 14 spaces at a 1 

space per 500 sq. ft. rate, per the CCMC.  While a existing manufacturing or a likely media 
production use will use the full 14 spaces, they will always exceed the 3-5 practical spaces 
needed & provided for individual, one-on-one, baseball training/instruction. !

II. During the normal workweek hours of 8:00am - 2:00pm, the parking demand as 
baseball training is ZERO. !
• The hours of operation as Baseball Training are Monday - Friday from 3:00pm - 8:00pm, and 

Saturday and Sunday from 9:00am - 7:00pm. !
III.  The one-on-one baseball training that will occur from 3:00pm - 6:00pm on weekdays 
will requires only 3 - 5 practical parking spaces for the two training cages. !
• Based on the individual training in both cage areas, approximately 5 people will be onsite during 

this time:  2 clients, 2 trainers and 1 receptionist.  
• Five practical spaces are provided: Three immediately adjacent at entrance, Two reserved staff 

parking at 3528 Hayden Avenue, under parking permit numbers 1131 and 1132 (see attached 
lease agreement) !

IV.  Team events vs. One-on-One training is limited. !
• Team events are only weekdays after 6:00pm and on Saturdays and Sundays when the 

building parking demand is zero & Hayden Tract parking/traffic is least. As seen in attachment 
number 5 in the staff report, the parking demand during nonconventional business hours is 
zero. 

• Although planning staff determined the parking spaces to the West are not "permitted", they 
exist and have a continuous history of building use. The use of these is limited only to practical 
staging/maneuvering but needed only for team event times. If restricted in future this use permit 
shall return to commission for review. 

• Although the Planning Staff raised concerns in the report regarding onsite safety, several 
conditions have been proposed to increase the safety onsite which are equal or exceed similar 
permits in the area. !

V.  Entire 13 building onsite parking spaces are committed to Triple Crown Baseball 
Training Academy after conventional business hours.  !
• Attached agreement from property owner commits all onsite parking to Triple Crown Baseball 

training after conventional business hours. !
VII.  Two parking attendants will be present during operating hours to monitor safety, 
parking activities and escort users from the designated indoor waiting area to vehicles.   !
• Currently zero monitoring or assistance exists at the existing parking area. 
• In addition, passenger loading signage shall be posted at the 3609 Hayden entrance and on the 

Triple Crown Baseball Academy website to ensure safe loading procedures. !!
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!
Analysis of Findings !
C.  The design, location, size and operating characteristics of the proposed use are compatible 
with the existing and future land uses in the vicinity of the subject site. !
The proposed use is compatible with other uses onsite and in the vicinity of the site in that Triple 
Crown Baseball Training Academy operates during nonconventional business hours, thus 
relieving the parking demand during much of the conventional business day.  Staff 
suggested that a greater number of non-employee patrons will be visiting the site, but most 
patrons will be visiting the site after conventional business hours.  The extent of equipment 
loading/unloading is generally less than the other manufacturing businesses onsite that 
require large product deliveries. !!
D.  The subject site is physically suitable for the type and intensity of use being proposed, 
including access, compatibility with adjoining land uses, shape, size, provision of utilities, and the 
absence of physical constraints. !
Though the Planning Staff does not believe that the site is appropriate for Triple Crown Baseball 
Training Academy, much of the users will be attending the business after conventional 
business hours.  Per the Planning Staff picture as seen in Attachment 5, the site remains 
empty as the other onsite businesses operate during conventional business hours.  This 
provides for easier parking and circulation for Triple Crown Baseball Training Academy and 
provides relief for the onsite parking demand. !
E.  The establishment, maintenance or operation of the proposed use will not be detrimental to 
the public interest, health, safety or general welfare, or injurious to persons, property, or 
improvements in the vicinity and zoning district in which the property is located.   !
Per the proposed conditions from the applicant, two parking attendants will be onsite to assist 
with loading/unloading business patrons during the hours of operation, thus increasing 
the safety onsite. !
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Hayden Realty, LLC
P.O. Box 17779

Beverly Hills, CA 90209
Tel : 310.27 1.0400/ Fax: 310.27 1.6560

September 15,2014

To Whom It May Concern:

This letter is to confirm that we have spoken to our tenants at 3601 - 3615 Hayden

Avenue, Culver City, CA 90232 regarding the use of assigned parking spaces after

business hours. All are in agreement that after business hours the assigned/reserved

parking spaces can be used by Triple Crown Baseball and their clients.

Thank you.W
Marvin Chanin
Managing Partner



Hayden Realty, LLC
P.O. Box 17779

Beverly Hills, CA 90209
Tel : 3 1 0.2 7 1.0 400 lF axz3lO.27 1.6560

June 17"2014

To Whom It May Concern:

Attached please find our monthly CP WARNER PARKING invoice, paid monthly for
Four (4) reserved parking spaces at the Warner Parking Lot,

Triple Crown Baseball has two (2) spaces at the lot. Their parking decal numbers are
1 13 1 and I 132. These decals can be used by Triple Crown Baseball's guests and
personnel.

Thank you,

Amanda Richardson
Property Manager
Hayden Realty, LLC
3601 - 3615 Hayden Avenue
Culver City, CA 90232
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TENANT:

Late Fee:

Hayden Realty, LLC
PO BOX 17779
Beverly Hills, CA 90209

6 o/o after 5 Grace Days

CPWARNERPARKTNG
3528 HAYDEN AVENUE

CULVER CITY,CA 90232

INVOICE

Terms: Payable on the 25th

lnv No: 1440062

lnvoice Date: 5t15t2014

For, Questions Contact
parking @sam ita u rconstructs. com

$520.00Totalthis lnvoice:

Please return lower portion with check

Record of Payment check: 15937 Payee: cP warner parking 5l2ll20l4

4 spaces 520.00

Charoe Date Charqe Tvpe Soaces Rate Descriotion Amount

6t1t2014 PARK 4.00 130.00 Parkinq at Warner $520 00

Hayden Realty lnvoice 1440062 $*'520.00*
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