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PUBLIC COMMENT 
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. 
 
MEETING INFORMATION 
Planning Commission meetings are regularly scheduled for the second and fourth Wednesdays of every month.  Planning 
Commission Agenda information is available 72 hours before each Planning Commission meeting via a tape recorded 
message by calling 310-253-5741.   
 
City Council/Agency/Commission meetings can be viewed live on Channel 35 by Time Warner subscribers.  Meetings 
are also broadcast on the City’s Radio Station AM 1690. 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 

Thursday, March 3, 2011
7:00 p.m.

Mike Balkman Council Chambers 
 
 
 

CALL TO ORDER & ROLL CALL Linda Smith-Frost, Chair 
  Anthony Pleskow, Vice Chair 
  Scott Wyant, Commissioner 
  Marcus Tiggs, Commissioner 
  John Kuechle, Commissioner 
   

 
 PLEDGE OF ALLEGIANCE   

 
 PUBLIC COMMENT – Items Not On The Agenda 
 
 PUBLIC HEARING 

 
PH-1.  Site Plan Review, Administrative Modification, and Density and Other Bonus 
Incentives to allow the development of a 3-story mixed use building with 10,700 square 
feet of commercial space and 33 residential units located at 11042-11056 Washington 
Boulevard.    Approve. 
Case Manager:  Susan Yun, Senior Planner (310) 253-5755 

 
 
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. Secretary’s Report.    Approve Report. 
 
 
 ITEMS FROM STAFF 
 
ITEMS FROM PLANNING COMMISSION 
 
ADJOURN   
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Next Planning Commission Meeting 

March 15, 2011 
7:00 PM 

 
Upcoming Public Meeting Schedule –Tentative –  2011 

 

Date Day Time Location 

City Council  
March 14 Monday 7:00PM Council Chambers 
Redevelopment Agency 
March 7 Monday 7:00PM Council Chambers 
Civil Service Commission    
April 6 Wednesday 7:00PM Council Chambers 
Cultural Affairs Commission 
March 8 Tuesday 7:00PM Council Chambers 
Parks & Recreation Commission   
April 5 Wednesday 7:00PM               Patacchia Room 
Planning Commission 
March 15    Wednesday 7:00PM Council Chambers 

• Meetings may be added or changed. 
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RECOMMENDATION: 
 
That the Planning Commission: 
 
1. Adopt a Mitigated Negative Declaration (MND) based on the Initial Study 

finding that the project will not have a significant adverse impact on the 
environment (Attachment No. 3); and 

 
2. Approve Site Plan Review, SPR P-2011012, Administrative Modification, AM 

P-2011014, and Recommend Approval to the City Council of Density and 
Other Bonus Incentives, DOBI P-2011015, subject to the Conditions of 
Approval as stated in Resolution No. 2011-P003 (Attachment No. 7); and 

 
 
NOTE: Due to a technical error in the posting of the Notice of Intent to Adopt the 
MND, the public review period for the MND had to be extended and does not end 
until March 15, 2011.  Therefore, the Commission will not be able to adopt the 
MND at this meeting and cannot take formal action on the entitlements until the 
end of the CEQA comment period. As such, staff is recommending that the 
Commission proceed as noted below and after conducting the public hearing on 
this item continue the item to March 15, 2011 for adoption of the MND and 
adoption of the resolution approving the Site Plan Review and Administrative 
Modification and the resolution recommending approval to the City Council of the 
Density and Other Bonus Incentives.  
 
 
 
 

Meeting Date: March 3, 2011                                     Item Number: PH-1  
AGENDA ITEM:   Site Plan Review, Administrative Modification, and Density and 
Other Bonus Incentives to allow the development of a 3-story mixed use building 
with 10,700 square feet of commercial space and 33 residential units located at 
11042-11056 Washington Boulevard.   
Contact Person/Dept.: Susan Yun, Senior 
Planner  

Phone Number: (310) 253-5755 / 
 

Public Hearing:  [X]        Action Item:  []    Attachments:  [X]      
Public Notification:  On February 10, 2010, a notice (approximately 1,900 recipients) 
was mailed to all the property owners and occupants beyond a 500-foot radius of the 
site, posted on the site and emailed to the Master Notification List. 
Planning Approval:   
Thomas Gorham, Planning Manager   

Department Approval: 
Sol Blumenfeld, Community Development 
Director 
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PROCEDURES: 
 

1. Chair calls on staff for a staff report and 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 

 
5. Commission continues the item to March 15, 2011 for adoption of the MND 

and the resolutions. 
 

BACKGROUND: 
 
The proposed entitlement request is a Site Plan Review (SPR), to allow the 
development of a three story mixed use residential building with one level of 
subterranean parking; an Administrative Modification (AM) to reduce the parking 
drive aisle width; and a Density and Other Bonus Incentive (DOBI) to allow for an 
increase in the base residential unit density in exchange for the provision of 
affordable housing consistent with State law.  
 
The proposed project is the product of efforts by the Redevelopment Agency and 
the City to redevelop this area of Washington Boulevard with a high quality 
development that promotes commercial revitalization as well as provision of 
affordable housing in accordance with the Redevelopment Agency’s 
Comprehensive Housing Strategy and the City’s 2008-2014 General Plan 
Housing Element.   
 
The Redevelopment Agency (the Agency) acquired the blighted Pleasant View 
convalescent facility (11056 Washington Blvd.) and the Arco Electric Company 
(11054 Washington Blvd.) in 2007 for demolition and redevelopment. The 
adjacent commercial building is vacant and will be incorporated in the project. 
The Agency commenced negotiations with the developer, Los Angeles Housing 
Partnership (LAHP) in 2010 to redevelop the Agency’s site as well as the 
adjoining properties subject to the terms and conditions of an Agency and 
developer  Disposition and Development Agreement (DDA) to be considered 
upon completion of project entitlements.   
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The Agency’s expectation is to develop a place-making project that promotes 
area redevelopment and revitalization.  Toward that end, staff has worked 
diligently over the last four months with the project developer and the community 
to incorporate design and revitalization programming that enhances the street 
and is fitting with the adjacent residential neighborhood.  The project is designed 
as a high quality mixed used development with ample plazas and setbacks to 
provide opportunities for outdoor dining and landscaping.  The retail component 
is considered as important to the project as the residential component and is 
designed to communicate effectively with the street and sidewalks.  The retail 
spaces will include design features that help ensure quality retail tenants with 
attractive storefronts and signage.  The materials, colors and textures of the 
building are intended to evoke quality and permanence.  The building finishes 
include corten steel, wood and an abundant use of glass. The building includes 
step backs and setbacks to create an attractive building form and provide visual 
interest.  Clerestory windows are used to provide light to the residential units and 
common areas. The Agency has also programmed funds to improve the public 
spaces with new street furniture, crosswalks and landscaping and will provide a 
commercial rehabilitation program for some of the adjacent commercial 
properties. 
 
General Information 
 
See Attachment No. 1, Project Summary 
 
Existing Conditions 
 
The project site, approximately 32,279 square feet in area, is located at 11042-
11056 Washington Boulevard on three contiguous parcels which span the south 
side of Washington Boulevard, on the block between Tilden Avenue on the east 
and Harter Avenue on the west, see Area Map (Attachment No. 2), in the 
Commercial General (CG) zone.  The rear of the project site is bordered by a 20’ 
wide public alley.  The project site is surrounded by commercial retail uses to the 
north, east, and west in the CG zone, and single and two-family residential uses 
to the south in the R2 zone.   
 
As noted above, a portion of the project site (11056 Washington Boulevard) that 
contained the 8,079 square feet Pleasant View facility was cleared in 2007 and is 
currently unpaved and vacant. There is a chain link security fence that surrounds 
the perimeter of this portion of the site. The remaining portion of the project site 
contains two commercial buildings with paved parking areas at the rear of the 
site adjacent to the alley.  One of the buildings located at 11042-11052 
Washington Boulevard is developed with a single story 6,029 square foot 
building that contains small retail stores such as a printer, nail salon and a 
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collector’s armory.  The middle lot, located at 11054 Washington Boulevard 
contains a vacant 3,600 square foot building previously occupied by Arco Electric 
Company.        
 
Project Description  
 
The proposed project consists of a 3-story, 35-foot high, mixed use building with 
10,700 square feet of ground floor commercial space and a total of 33 residential 
units at the second and third levels (48,525 square feet overall). The total units 
proposed include a density bonus of 35% as allowed by State law for the 
provision of affordable housing within the project.  The project will provide a total 
of 106 parking spaces (41 surface parking spaces for the commercial visitors, 
employees and residential guests and 65 spaces in a one-level subterranean 
garage for the residential tenants).   
 
The project will provide a number of on-site amenities for residents including a 
700 square foot community/recreational room, a 440 square foot cyber library 
computer lab fully equipped for educational use, two large interior central 
courtyards totaling 4,440 square feet with benches and tables for passive 
recreational activities, a laundry facility on both the second and third floors and a 
860 square foot community garden at the roof level. 
 
The project also includes offsite improvements including new sidewalks, street 
furniture and street trees and new landscaped medians adjacent to the site as 
well as various operational and circulation improvements at the adjacent 
intersections of Washington Boulevard including Washington Place, Tilden 
Avenue and Harter Avenue.   
 
ANALYSIS: 
 
Site Plan and Architectural Design 
 
The project has been designed to conform to all applicable provisions of the 
Mixed Use Ordinance, Commercial General (CG) Zone, and all City development 
standards.  The building mass and scale is modest compared to the base zoning 
height and setback allowances and has been designed to be compatible with the 
adjacent residential uses to the south and to provide a pedestrian oriented 
streetscape along Washington Boulevard.  The building will cover approximately 
60 percent of the site, with remainder of the site developed with courtyard open 
space, landscaping or areas for parking and vehicular or pedestrian circulation.  
The proposed building is well articulated and aesthetically engaging by 
incorporating varying building heights, setbacks and design elements.  The 
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project’s mechanical equipments and refuse containers have been designed to 
be concealed from the street, public places and neighboring properties. 
 
Height.  The mixed use development standards require a 35 foot height limit for 
portions of the building within 35 feet of an R1 or R2 zone with allowance for the 
building to go up to 45 feet in height for the building 35 feet or more from the R1 
or R2 zone. The proposed building will be 3 stories, with the majority of the 
building at 35 feet in height including portions beyond 35 feet from the abutting 
residential zone.  The corner portion of the building on the northeast side at 
Tilden Avenue and Washington Boulevard has a design element comprising of a 
clerestory window for the two story cyber library and will be  40 feet in height 
which is still under the 45 feet height limit for the portion of the building setback 
35 feet or greater from a R1 or R2 zone. 
 
Setback.  The building frontage at ground level along Washington Boulevard will 
be setback up to 5 feet, as allowed in the City’s mixed use ordinance to 
accommodate pedestrian amenities such as landscaped planter areas, seating 
niches for tables and benches, and building canopies to provide for an enhanced 
pedestrian friendly street edge.  The Tilden Avenue corner of the building is 
setback up to 15 feet to provide for an enhanced pedestrian plaza area for 
utilization by commercial uses at the ground floor.  The project accommodates 
an additional 3 foot building setback along the rear alley beyond the required 2 
feet, for a total setback of 5 feet along the alley to allow the planting of a row of 
columnar type trees that will create a significant landscaped buffer between the 
project and the residential buildings behind the alley.  Further, the project meets 
the requirements of the mixed use development standards 60 degree clear zone 
setback adjacent to the abutting residential zone resulting in the rear of the 
building being stepped back at the second level.   
 
Architectural Design.  The proposed project is an architecturally modern building 
making use of a variety of building materials including, corten steel, aluminum 
framing, glass store fronts, metal awnings, wood railings and stucco. The colors 
and materials are neutral and will not conflict with the character of the 
neighborhood.  The building is well articulated with the use of stepbacks, 
overhangs and canopies; private balconies for residential uses on the second 
and third floors;  substantial use of planter areas on the second floor and open 
space/courtyard areas  which provide visual interest to all four sides of the  
building.   
 
Sustainability/Green Building.  An additional feature of the overall site design is 
the incorporation of environmentally friendly and energy efficient building design 
elements. The proposed project will incorporate building design standards to 
meet the U.S. Green Building Council (USGBC’s) Leadership in Energy and 
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Environmental Design (LEED) green building standards at the Silver certification 
level or higher.  Sustainable/green building elements include:   
 
• Open Space Courtyards.  The project includes two large interior central 

courtyards totaling 4,440 square feet at the second floor of the building, 
creating an open-air passive recreational area for residents.  This courtyard 
will be landscaped to satisfy LEED requirements, and will provide shaded 
areas equipped with benches and tables. 
 

• Planters.  Planters on the second floor are proposed to receive storm water 
from the roof, filtering and retaining the water before it is released into the 
City’s storm drainage system. The filtration planter consists of a layer of 
pebbles and a growth medium over filter fabric and gravel. The planters are 
proposed to help purify the water, reduce the amount of water and slow the 
rate of water into the storm drain.   
 

• Green Screens.  At the back of the building, adjacent to the alley, vines will 
be planted along a “green screen” (metal mesh with landscaping) located 
behind the 5 foot planter area.  
 

• Rooftop Community Garden.  The project also offers an approximately 860 
square foot community garden on the rooftop of the building for the residents 
that serves as a water reclamation system to irrigate landscaping and to 
contribute to sustainable building features, attributable to LEED requirements.   
 

• Solar Power.  The project provides photovoltaic solar arrays of approximately 
5,000 square feet in area which is estimated to generate 30 Kilowatts of 
power.  This exceeds the City’s minimum requirement of 4.8 Kilowatts for a 
building and project of this size.  The solar panels which are elevated from 
the roof also provide shade for the roof surface, which in turn, cools the roof 
and spaces below. 
 

• Natural Ventilation.  Each residential unit will be strategically designed to 
maximize day lighting as well as natural ventilation for a comfortable and 
healthy quality of life for residents.  The rooftop community garden, perimeter 
landscaped planters areas, the interior courtyards and green screens are 
intended to provide ecological benefits such as cooling and humidifying the 
surrounding air, retaining and reducing storm water run-off, and improving the 
thermal insulation of the roof itself, thereby mitigating the effects of “urban 
heat islands”.  
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Mixed Use Requirements. To reinforce the commercial use of the area, the 
project proposes 10,700 square feet of commercial space on the ground floor 
that meet the minimum depth and floor area as required by the mixed use 
development standards. The commercial storefronts face Washington Boulevard 
and both the Harter and Tilden Avenue corners with pedestrian access from the 
Washington Boulevard sidewalk and from the surface level parking area.     
 
Access to the residential units is secured by elevators located in the 
subterranean residential parking accessed off of Harter Avenue or in lobby areas 
off of the Tilden Avenue sidewalk entrance.  The project proposes separate 
driveways for the residential and commercial components of the project. A 
driveway on Tilden Avenue leads to the surface level commercial parking and a 
driveway on Harter Avenue leads to the subterranean residential parking. Access 
off of the alley is limited to 4 parking spaces designated for employee parking. 
There will be no project access off of Washington Boulevard.  The orientation of 
vehicular access to the site avoids the creation of vehicular hazards.  Pedestrian 
hazards will not result from the design and layout of the proposed project.   
 
Further compatibility will be achieved through mixed use performance standards.  
These standards require walls, floors, and ceilings to be insulated to protect the 
project’s residential users from potential noise impacts created by the ground 
floor commercial uses.  The performance standards do not allow commercial 
uses to be operated in such a manner that they produce noise and vibrations that 
are detrimental to both the residential and commercial uses.  Other aspects of 
the performance standards include security code access for elevators or 
separate commercial and residential elevators, cross ventilation and high quality 
HVAC systems for residential units, illumination of parking areas, residential 
protection from commercial loading areas, and adequate sidewalk pedestrian 
lighting.  All of these design standards are incorporated into the project.   
 
Parking.  A total of 106 parking spaces are provided on site to meet the Zoning 
Code required parking for both the residential and commercial components of the 
project.   A total of 72 spaces are required for the 33 residential units (1 each for 
the 2 one bedroom units; 2 each for the 31 two bedroom units; and 8 residential 
guest parking spaces).  34 spaces are required for the commercial components 
of the project. The parking for the residential component will include 65 spaces 
(64 for the residential units and 1 guest space) in the one-level subterranean 
garage and 41 spaces (7 residential guest and 34 commercial spaces) located 
on grade, immediately behind the commercial tenant spaces. Handicap 
accessible parking is provided both at the surface level (4 spaces) and at the 
subterranean level (1 space).  Bicycle parking is also provided both on-site and 
along the sidewalk.   
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The applicant is requesting an Administrative Modification to reduce the required 
parking aisle width of 27 feet by 2 feet and allowing for 25 feet at both the 
surface and the subterranean parking levels.  The project originally provided the 
minimum required 2-foot planter strip at the rear of the development’s alley 
frontage adjacent to residential zones.  In order to provide enhanced screening 
and privacy to the nearby residential areas behind the development, staff 
requested that the 2 foot landscape planter strip be increased to 5 feet to provide 
for significant planting of columnar type trees.  This staff requested enhanced 
strip narrows the site’s geometry and its ability to provide the code required 27 
foot wide drive aisle at both the surface and subterranean parking levels.  
Providing the code required 27 foot drive aisle after the installation of the 
increased planter strip would result in a site redesign and subsequent loss of 
parking spaces, further requiring a reduction in the number of dwelling units 
and/or commercial square footage.   

 
As a result of the rear planter strip increase to 5 feet, the parking aisle width at 
both the surface and subterranean levels will need to be reduced to 25 feet so 
that the project’s goal of 33 dwelling units and 10,700 square feet of ground floor 
retail can be achieved.  The requested modification is below the maximum 
allowed 10% adjustment as stated in Zoning Code Section 17.550 - Variances 
and Modifications.  Additionally, the requested 25 foot backup space will be 
sufficient for automobiles to maneuver into and out of the surface and 
subterranean parking spaces and will not cause a negative impact to the projects 
vehicular circulation.  
   
Traffic and Circulation 
 
A traffic analysis was conducted for the project by Arthur L. Kassan, P.E., 
consulting traffic engineer and reviewed and accepted for scope and content by 
the City’s Traffic Engineer (Attachment No. 4).   
 
The traffic analysis evaluated the existing (year 2011) and forecast future (year 
2013) conditions at six intersections in the vicinity of the project site during both 
the AM and PM peak hours.  In addition to these six study intersections, an 
investigation of potential project traffic impacts to four residential streets adjacent 
to or near the project was conducted. The traffic analysis estimated that the 
project would generate 428 net new daily vehicle trips, including 23 net trips 
during the AM peak hour, and 33 net trips during the PM peak hour.  The traffic 
analysis concluded that the amount of trips generated as a result of the proposed 
development does not exceed the threshold for significance for levels of service 
(LOS). 
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The traffic analysis also indicates that the proposed project will not impact any of 
the study intersections, nor would it produce sufficient net new traffic to create 
significant impacts to any of the adjacent local/residential streets, or to the area’s 
regional arterial roadways and freeways.  As a result no off-site traffic mitigation 
measures are warranted for the project.   
 
Access to the surface parking lot will be provided through a two-way (entry and 
exit) driveway on Tilden Avenue.  Access to the subterranean parking which will 
be for residents only will be from a two-way driveway on Harter Avenue. The 
proposed access locations are anticipated to operate adequately, with no 
external vehicular queuing on the fronting streets, and no significant internal 
queuing within the parking areas.  Vehicles entering the site’s driveway are 
provided with adequate visibility and maneuvering room both along the fronting 
streets and within the site itself.  Site distance and driver visibility of oncoming 
vehicles at the site exits are also acceptable.  Any structure or fence at driveway 
locations will not exceed “eye height” of exiting drivers, and site lines will not be 
affected. 
 
The loading area for the project is proposed to be on-street at curbside adjacent 
to the project’s frontage on Harter Avenue as permitted by the Zoning Code.  The 
City Engineer/Public Works Director reviewed the proposed curbside loading and 
determined it met Public Works’ standards and does not anticipate significant 
operational or access issues.  A proposed condition of approval requires the 
applicant to process the curbside loading request through the Engineering 
Division and to make necessary curbside demarcations as required by the City 
Engineer/Public Works Director. 
 
Offsite Improvements  
 
Off-Site Median and Intersection Improvements.  Although there are no identified 
traffic related impacts per the traffic analysis, staff has identified several 
pedestrian and vehicular operational improvements at and near the adjacent 
signalized intersections of Washington Boulevard at Washington Place, Harter 
Avenue and Tilden Avenue.  Improvements to the medians and intersections as 
described below is initiated and will be funded by the Redevelopment Agency as 
part of an overall effort to revitalize this area and also address community 
concerns regarding existing circulation and parking spillover issues.  
 

• Parking will be prohibited on the west side of Tilden Avenue, which is a 
thirty foot wide roadway, between the alley and Washington Boulevard. 
Also, the existing roadway will be striped to create a twelve foot 
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unobstructed curbside driving lane and an eighteen foot northbound curb 
lane with parking available on the east side of Tilden Avenue.  
 

• The curb at the southwest corner of Tilden Avenue and Washington 
Boulevard will be reconstructed to provide a larger radius and minimize 
the impact of the existing acute angle experienced by motorists eastbound 
on Washington Boulevard turning onto Tilden Avenue.  Each of the 
changes above will enhance ingress/egress for motorists on Tilden 
Avenue, in particular for emergency vehicle access.  

 
• The signalized intersections will be reconfigured to relocate the crosswalk 

across Washington Boulevard closer to Tilden Avenue and implement 
pedestrian crossings within a single phase in-lieu of the existing two 
phase pedestrian crossing.  

 
• The existing raised median islands will also be reconfigured to provide for 

more vehicle storage area for east and west traffic on Washington 
Boulevard and Washington Place within the multi-leg intersection. The 
street medians adjacent to the project site will also be improved with 
enhanced landscaping.   

 
• In addition, two low volume left turn movements will be eliminated to and 

from Tilden Avenue north of Washington Place. Emergency vehicle 
access will not be impaired by the proposed changes. 

 
• New or relocated traffic signals will be repositioned to augment their 

visibility for all motorists that traverse the intersections and will be 
constructed in conjunction with a Traffic Signal/Intersection 
Reconfiguration Improvement Plan. 

 
Streetscape Improvements. The public rights-of-way in and around the project 
site area lack streetscape improvements.  In the parkway within the public right-
of-way of Washington Boulevard, there are two palm trees and two sets of side 
by side palm trees scattered along Washington Boulevard (total of 6 street trees).   
In the parkway on Harter Avenue, there are two palm trees set approximately 20 
feet to 25 feet apart.  There is one palm tree on the corner of Tilden Avenue 
parkway.  The street trees (primarily palm trees) in the vicinity of the project site 
along the Washington Boulevard corridor were planted over 40 years ago and 
need to be trimmed or removed.  The tree planting in this area is not coherent 
and is randomly located.  The parkways lack adequate tree planting and 
landscaping. 
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In order to create a pedestrian and environmentally friendly streetscape a new 
design for the portion of Washington Boulevard between Harter Avenue and 
Tilden Avenue will be included as part of the Redevelopment Agency’s offsite 
improvement plan for this area. The streetscape improvements include new 
street trees, planters, new concrete sidewalks with pervious paving inserts, and 
new street furniture (benches, trash receptacles, and bicycle racks).  The existing 
palm trees will be replaced with up to eleven new street trees (seven trees along 
Washington Blvd., two trees on Harter Avenue and two trees on Tilden Avenue).  
Exact tree location is pending placement of traffic signal equipments.  Spreading, 
shade trees will be planted to enhance the pedestrian environment and help 
rescale the street. The concept of new pedestrian scale street trees for the 
proposed project were reviewed and supported by the City’s Landscape Architect 
(Parks Manager) and the Public Works Department, which is responsible for 
overseeing street trees on the public way. The preliminary landscape plan 
identifies the London Plane tree (Platanus Acerfolia) as the street tree that best 
fits the area. The streetscape improvements will be similar to what has been 
approved by the City Council for installation on portions of Sepulveda Boulevard 
between Culver Boulevard and Franklin Avenue.  
 
The applicant/developer (Los Angeles Housing Partnership) as part of the project 
development will be required to upgrade the existing bus stop area on the 
sidewalk to include a bus shelter, a new bus bench, trash receptacle and bus 
stop sign/transit information display.  Los Angeles Housing Partnership will also 
be required to pay a fee towards the cost and future installation of a real-time bus 
arrival information system.       
 
Street Sweeping and Parking District. Feedback from the neighborhood as part 
of the community outreach for the project included requested changes relevant to 
two services under the charge of the Public Works Department: 1) That the 
existing street sweeping schedule on Fridays be modified to not occur during the 
mid-day hours; 2) That the City create a permit parking district for the whole 
neighborhood, outside of the process articulated by the City Council-adopted 
Permit Parking Program, due to existing parking intrusion, as well as due to 
concerns over future parking intrusion from the proposed project. 
 
Regarding item 1, the Public Works Department has worked with the street 
sweeping contractor and negotiated to modify the street sweeping schedule, at 
no cost to the City.  Additionally, staff accomplished the reduction of the window 
of time for street sweeping from four hours to three hours on both street 
sweeping days.  The new street sweeping schedule took effect on Wednesday, 
February 23rd and Friday, February 25, 2011.  Prior to the commencement of the 
new schedule all the street sweeping signs in the neighborhood were modified by 
Public Works staff to reflect the revised hours.   
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Regarding item 2, the City Council is scheduled to consider a proposed 
preferential parking district for the neighborhood on February 28, 2011.  The 
proposed district would have time-limited parking of 2 hours, Monday through 
Saturday, from 8 am to 6 pm.  Anyone with a permit would not be bound to the 
time limitation. 
 
Density and Other Incentives (DOBI)  
 
The proposed project includes an increased residential unit density for the 
provision of affordable housing consistent with the provisions of State law.  The 
increased density is allowed per State Density Bonus law (California Government 
Code Section 65915, et. seq.) and is stipulated in the Zoning Code that the 
processing of density increase requests are required to be consistent with 
Government Code Section 65915.  The project meets the requirements of State 
density bonus law in that it provides an adequate number of affordable housing 
units for the percentage increase in density.  The base density for this project is 
25 dwelling units at the 35 dwelling units per acre, permitted pursuant to the 
mixed use development standards.  The project includes 8 additional units which 
equates to an increase of 35% over the base density for a grand total of 33 
dwelling units proposed at the project site.  The State allows a maximum of 35% 
increase in density provided that 11% of the base units are at the very low 
income or 20% are in the low income categories.  The project meets and 
exceeds this minimum criterion for allowing density increase by providing 14 
units at the very low category, 6 units in the low category and 12 units in the 
moderate category.  There will be one manager’s unit that will be at the market 
rate and not restricted.   
 
The DOBI process includes review of the project and conditions of approval 
intended to address any potential impacts associated with the density increase.  
The site plan review also addresses these potential impacts and the discussion 
on traffic, off-site improvements, and site design further illustrate how the project 
with its density increase will not impact the community.  
 
Regional Housing Needs Assessment (RHNA) 
 
This project will address a portion of Culver City’s share of the RHNA by 
constructing 32 affordable units and 1 market rate unit.  All California cities and 
counties are subject to the California State Regional Housing Needs Assessment 
(RHNA). The RHNA is updated by the State and administered by local 
metropolitan planning organizations (MPO’s) such the Southern California 
Association of Governments (SCAG).  After direction from the State, SCAG 
updates and allocates RHNA numbers for member jurisdictions within its 
boundaries including Culver City approximately every 4 to 7 years.  The intended 
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purpose of the RHNA is to set a goal of new housing production within that 4 to 7 
year period with an emphasis on new affordable housing.  The City’s allocation 
for the current planning period is 504 units. The project will address a portion of 
Culver City’s share of the RHNA by constructing 32 affordable units (14 very low 
income; 6 low income; and 12 moderate income). 
 
Depicted in the table below are the City’s RHNA production requirements for the 
current planning period and organized by income category and income maximum 
limits.  Based upon the RHNA requirements, the City must annually develop 
approximately 17 units of very-low income, 10 units of low-income and 11 units 
of moderate income housing.  During the last RHNA cycle, the City only 
produced 29% of its allocation of 650 units.  It should be noted, in the last ten 
(10) years, the City has only constructed twenty-one (21) units of affordable 
housing.  All these units were part of the Grandview Palms Assisted Living 
Facility for seniors with disabilities.  
 
Regional Housing Needs Assessment 

Number 
of Units 

Income Category % of Area Median 
Income* 

Max. Income 
Limits+ 

129 Very-low 50 $75,600 
80 Low 80 $66,250 
85 Moderate 120 $74,500 
210 Above Moderate 

(Market) 
Above 120 Unrestricted  

*2010 Los Angeles Median Income = $63,000 
 +Income Limits based upon a household size of four (4) persons 
 
Comprehensive Housing Strategy 
 
In addition to providing for affordable housing through a density bonus process 
and addressing a portion of Culver City’s share of the RHNA, this project furthers 
the goals of the City’s Comprehensive Housing Strategy (CHS).  As noted above 
Culver City’s RHNA requirement over the next 7 years is 504 housing units, with 
294 units designated for very-low, low and moderate income households.  
 
The CHS is intended to improve the City’s affordable housing stock and meet 
housing production requirements under RHNA through the use of 
Redevelopment Agency Housing Set Aside Funds.  The premise of the Housing 
Set Aside Fund is to “preserve, improve and increase the supply of affordable 
housing” (Health and Safety Code Section 33334.2(a).  The CHS is based on the 
concept of mixed-income, low-density, scattered site affordable housing 
developments.  With the RHNA housing production requirements functioning as 
a guide, the CHS accomplishes the following 3 broad objectives: 
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• Assess the housing needs and funding requirements over the 7 ½ year 

RHNA planning cycle. 
• Provide realistic housing initiatives that best address the City’s unmet housing 

needs consistent with the goals and objectives of the Housing Element over 
the 7 ½ year planning cycle with Agency owned, small/medium lot 
development, TOD developments, building preservation and rehabilitation. 

• Effectively allocates the Housing Set Aside Fund to meet the City’s housing 
needs. 

 
In March 2008, the Agency reviewed and approved the implementation of Years 
1-2 of the CHS.  The CHS contains a list of sites proposed for construction of 
affordable housing units.  The project site is on the list with the objective of 33 
affordable units for this location.  The project will achieve 32 of the stated goal of 
33 units. 

 
Community Meetings and Advisory Committee on Redevelopment (ACOR) 
 
Pursuant to the City’s Community Outreach Guidelines, LAHP hosted community 
meetings on September 16, 2010, October 13, 2010, and January 13, 2011; and 
will host a final meeting on March 2, 2011.  In the initial meetings there was a lot 
of concern and questions regarding the project.   Many community members 
expressed concerns about the existing conditions in the neighborhood.  In 
particular, concerns were expressed about the demand for on-street parking, 
vehicle and pedestrian circulation at the Washington Blvd/Washington 
Place/Tilden Ave. intersection, and the elimination of on-street parking for street 
sweeping purposes around the mosque at noon on Fridays, when parking 
demand at the nearby mosque peaks.  As noted above, the project includes off-
site improvements as well as City street sweeping operations revisions, and the 
establishment of permit parking intended to address these concerns.  
 
With regard to design, most comments at the community meetings were 
concerned with height, density, massing, and privacy.  The project architects and 
staff attended each community meeting. Staff worked closely with the project 
architect and the developer and made significant design and site plan changes to 
address most of the concerns raised by the community.  As noted above, the 
building is within the allowed height, and actually lower than the maximum 
permitted.  The massing has been broken up into various planes by compliance 
with the mixed use development standards setback and stepback requirements 
and the incorporation of open space/courtyards, overhangs and canopies, 
balconies and landscape planters.  Variations introduced by the color and 
material finishes palette also address the massing issue.  Privacy concerns are 
addressed through the enhanced rear landscape strip.  New streetscape 
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improvements will be provided along Washington Boulevard to further enhance 
the project and the neighborhood. 
 
The final community meeting on March 2nd will provide an opportunity for the 
applicant to present the final design to the community prior to the Planning 
Commission public hearing. Staff will give a verbal report on this meeting as part 
of its presentation on March 3rd. 
 
Written comments for and against the project were received by the City and the 
Redevelopment Agency (refer to Attachment No. 5). 
   
On October 7, 2010, the proposed project was presented to the Advisory 
Committee on Redevelopment (ACOR.)  No final vote or resolution was taken by 
the members of ACOR but in their individual comments they tended to support 
the project while echoing some of the concerns expressed by the neighborhood 
(refer to ACOR minutes, Attachment No. 6).   
 
CONCLUSION: 

 
Staff has worked closely with the applicant from the project inception to guide its 
design in order to meet Zoning Code requirements, address potential community 
concerns and create a mixed use residential development that promotes area 
redevelopment goals and is consistent good planning practice. Based on the 
analysis contained herein staff believes the findings for a Site Plan Review, 
Administrative Modification and Density and Other Incentives, can be made as 
outlined in proposed Resolution No. 2011-P003 (Attachment No. 7) and 
recommends project approval.  
 
ENVIRONMENTAL DETERMINATION: 
 
Pursuant to the California Environmental Quality Act (CEQA) guidelines a 
Mitigated Negative Declaration (MND) has been prepared; the project has been 
determined to have less than significant impacts on the community.  The project 
is consistent with the Zoning Code regulations, and the traffic study determined 
that expected increased traffic will be below thresholds of significance.    
 
ALTERNATIVE OPTIONS: 
 
The following alternative actions may be considered by the Planning 
Commission: 
 
1. Approve the application with the recommended conditions of approval if the 

application is deemed to meet the required findings. 
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2. Approve the application with additional or different conditions of approval, if 

deemed necessary to meet the required findings and mitigate any new project 
impacts identified at the meeting. 

 
3. Disapprove the application if it does not meet the required findings. 
 
ATTACHMENTS: 
 
1. Project Summary 
2. Area Map 
3. Initial Study/Mitigated Negative Declaration dated February 10, 2011. 
4. Traffic Analysis prepared by Art L. Kassan, P.E., dated February 2011. 
5. Written Comments or Correspondence Regarding the Project. 
6. ACOR Minutes, dated October 7, 2010. 
7. Draft Resolution No. 2011-P003 (SPR P-2011012, AM P-2011014, and DOBI 

P-2011015)   
8. Development Plans date stamped February 24, 2011.  
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Attachment No. 1 
PROJECT SUMMARY 

APPLICATION TITLE & CASE NO: 
Tilden Terrace Mixed Use Affordable Housing Project:  The project includes a Site Plan Review (SPR P-
2011012), Administrative Modification (AM P-2011014), and Density and Other Bonus Incentives (DOBI P-
2011015) for the construction of a 3 story mixed use development with approximately 10,700 square feet of 
commercial uses on the ground floor and a total of 33 residential units on the upper floors.  
 
PROJECT ADDRESS/LOCATION: APPLICANT INFORMATION: 
11042-11056 Washington Boulevard 
(between Harter and Tilden Avenues) 

Los Angeles Housing Partnership          Culver City Redev. Agency 
Mary Silverstein                                      John Fisanotti 
1200 Wilshire Blvd. Ste. 307                  9770 Culver Boulevard 
Los Angeles, CA 90017                          Culver City, CA 90232 
 

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: 2/10/11 

 Property Owners 
 Occupants 
  Adjacent Property Owners & Occupants 

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

Posting 
Date: 2/10/11 

   Onsite                       Offsite 
 

 Other:

Publication 
Date: N/A 

 Culver City News  Other: 
 

Courtesy 
Date: 2/10/11 

 City Council 
 Commissions 
 Master Notification List 
 Culver City Website 
 Cable Crawler 

  Press Release 
  HOA /Neighborhood Groups 
  Culver City Organizations 
  Other:  

 



PROJECT SUMMARY 
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GENERAL INFORMATION: 
General Plan 
General Corridor 

Zoning 
Commercial General (CG) 

Redevelopment Plan 
Component Area No. 4 

Overlay Zone/District 
Commercial Zero Setback Overlay Zone 

Legal Description 
Lot 1, 2, 3, 4, 5, 6, 7, 8 of Tract No. 9648  

Existing Land Use 
11042-11050: retail and office uses 
11054: vacant commercial building 
11056: vacant lot 

ADJACENT ZONING AND LAND USES 
 
Location                         Zoning                   Land Use 
North        CG   Commercial Building & Tellefson Park 
South :      R2   Single & Two-Family Residences 
East:        CG   Commercial Building  
West        CG   Commercial Building  
   
Project Data     Existing  Proposed  Required 
Lot Area     32,279 s.f.   NA   NA 
Building Coverage:    9,629 s.f.  48,525 s.f.   NA 
Landscaped Area:    None   7,851 s.f.  No min 

    
Parking: 
Standard     14 (approx.)             101   101 
Handicapped      0               5   5    
Total:         106   106 
 

Building Height:          16 ft. (approx.) 35 ft.    35 ft.  
(40 ft. at corner)           (up to 45 ft. with 35’ setback        

                         adjacent to R2 zone)              
Building Setbacks:  
  Existing  Proposed   Required 
 
 Front  4 ft.   5 ft.     0 ft. (ground floor- 5 ft. may be

        permitted with enhanced 
         landscaping or high quality 

paving) 
     5 ft.    5 ft. (upper floors) 
Rear   22 ft.   5 ft.    2 ft. (ground floor) 
                32’ (upper floors,  (upper floors- a 60 degree  
     (23’6” at Tilden Ave. corner) clear-zone angle must be 
         maintained, measured from  
         15’ above the existing grade)  
 Side (east)  0 ft.   0-15 ft.    None 
 Side (west)  0 ft.   0-19 ft.    None 

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

  School District: TBD 
  Art: TBD 

  Plan Check: TBD 
   Sewer: TBD 

INTERDEPARTMENTAL REVIEW: 
The Project Review Committee reviewed the project on February 3, 2011.  Comments have been 
incorporated into the plans or were made part of the recommended conditions of approval. 
ART IN PUBLIC PLACES: 
The project will be subject to the City’s Art in Public Places Program. 

 






























































































































































































































































































































































































































































































