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DESIGN FOR DEVELOPMENT
WESTFIELD CULVER CITY

|. Introduction

The Fox Hills Mall (Mall), recently renamed Westfield Culver City is located at
200 Fox Hills Mall in the City of Culver City on nearly 44 acres of land. This
property, identified in Exhibit A, is joined by five public roadways including
Sepulveda Boulevard, Slauson Avenue, Hannum Avenue, Green Valley
Circle and Fox Hills Drive. In addition, the Mall borders both the San Diego
(405) Freeway and the Marina (90) Freeway. The location, size, and unique
architectural design of the Mall give it the potential to serve as a physical
gateway to Culver City.

The property owner, Westfield Corporation (“Westfield”), has proposed a
Master Sign Program (MSP) that focuses upon the Mall's significant freeway
orientation as part of redevelopment of the site. The size and unique location
of the signs adjacent to the 405 and 90 freeways requires special design and
regulatory considerations. The purpose of this Design for Development (DFD)
is to promote signage standards that are appropriate to the Mall, considering
site and planning constraints.

This DFD is intended to set signage controls necessary to reposition the Mall
as an important commercial enterprise both within the City and the
surrounding region. To further attract commerce, tourism and visitation to the
Mall and surrounding area, this DFD will ensure signage for the site is
attractive, aesthetically pleasing, effective and compatible with the Mall’s
environment and the community. The DFD will further implement the goals
of the Agency and the City by enabling the continued economic viability of the
Mall and the continued improvement of the economic welfare of the
community. The DFD is intended to only regulate the signs described herein
and all other signs shall be in compliance with zoning code Section 330 and
as approved as a part of the Master Sign Program.

This DFD supplements, augments, and focuses the goals, policies and
objectives of the various Planning and Redevelopment documents affecting
this area. However, these standards are not inclusive of all applicable City
procedures, provisions, regulations and requirements that may apply to the
development of the area.

A. General Objectives

The Agency wishes to encourage design concepts that will:

1. Expand Culver City’'s economic base by attracting visitors to the
Mall;



2. Provide regional, local and neighborhood visibility to the Mall
without negatively impacting community character;

3. Regulate special signage that may be viewed along the
elevated 405 Freeway and provides a major focal point along
the Sepulveda Boulevard and Green Valley Circle frontages;

4. Redevelop an architecturally distinctive Mall that will utilize its
location at the intersection of the 405 Freeway and major
thoroughfares to create a gateway for the area;

5. Contribute to the expansion of the City’s economic base through
the development of underutilized property, thereby providing
additional tax revenue to the City and Culver City
Redevelopment Agency;

6. Support the business community by bringing employees and
visitors into the area that will frequent local stores, restaurants,
and hotels; and

7. Enhance a major employment center in the region, while
retaining, expanding and attracting businesses that enhance the
City.

. Special Controls

Consistent with the purposes of this DFD and pursuant to the
authority of the Agency under Section 423 of the Redevelopment
Plan for the Culver City Redevelopment Project, Component Area
No. 1, the Agency hereby establishes the following controls and
restrictions for development of The Mall, which are in addition to
applicable General Plan requirements and guidelines, Zoning and
Building Codes, and other requirements of the Culver City
Municipal Code (CCMC).

. Definitions

For the purposes of this DFD, the following definitions shall apply:
(For all other definitions in this DFD, refer to the definitions listed in
Section 17.700 of the CCMC.)

1. Development: The physical alteration of any parcel or area
of land, including buildings, structures, grading and other
related changes by any private person or entity and/or by
any public body or agency. (Applies to both public and
private construction and development.)

2. Freeway-Oriented Signs: As used herein, are on-site signs
that are directed essentially to be visible only from a
freeway.



3. Pole Mounted Signs: A sign that is displayed on or totally
supported by one or more support elements that are on the
ground with no part of the sign attached to a building or
structure.

4. Wall Mounted Signs — A sign that is displayed on or attached
to an exterior wall of a building or structure.

Il. Westfield Culver City

A. Background

The existing Mall was opened in 1975 and is improved with some
1,054,150 square feet of commercial space including department
stores, numerous smaller retail shops, restaurants and related uses,
and a freestanding office building at the southwest corner of the site.
There are 4,359 parking spaces presently serving the Mall. Westfield
does not own the two large department stores; JC Penny’s and Macy’s
are independently owned.

Westfield acquired the Mall as the primary property owner in October
1998, and as the representative of all of the site’s property owners filed
a complete Site Plan Review application for the expansion and
remodeling of the existing Mall in August, 2005. The application
proposed demolition of some 180,000 square feet of existing space
including the existing freestanding office building, and new construction
of slightly over 446,000 square feet of new retail and related space in a
multi-level configuration with rooftop parking. The total resulting floor
area within the Mall after demolition and new construction was to be
1,320,465 square feet.

Onsite and offsite elements include architectural improvements such
as pedestrian plazas and wall mounted signage; retail and restaurant
uses; revisions to vehicle access ramps and expansion of the parking
structure; parking lot improvements including striping, curbing,
landscaping and handicapped parking upgrades; relocation of two
primary driveway locations and realignment of medians and left turn
pockets along Sepulveda Boulevard; and signalization of the Hannum
Avenue driveway.

B. Purpose and Intent of Signage

A major objective of the City for the Mall in 1975 was that this large
new retail development would serve as an attractive new gateway to
the City of Culver City as well as an important sales tax generator.
Anticipated patrons included City residents, residents from surrounding
communities and, importantly, from those utilizing the nearby freeway.



While the Mall enjoyed success for many years, it has more recently
fallen on slower times due to the introduction of newer and upgraded
competing properties, limited reinvestment by the owners and to the
fact that, despite appreciable effective freeway frontage, only limited
freeway visibility has ever been established at the Mall.

Currently, the Mall lacks a sense of connection to the rest of Culver
City. The discontinuity of established streets to the north limits easy
access to the rest of the City and exacerbates a sense of separation.
To the southwest, the site vicinity is distinguished by the Howard
Hughes Center’s signage and mid- and high-rise buildings. Signage
and design guidelines of the Mall are based on its uniqueness as
outlined in the following findings:

1) The projectis 43.77 acres. This is the largest commercial site in
Culver City.

2) The Mall includes over one million Gross Square Feet of retail
space, making it the largest retail space within the City.

3) The site is surrounded by five public streets and adjacent to the
elevated 405 Freeway, the 90 Freeway and the obstructing
overpass interchange between the two.

4) The project site’s elevation is below the 405 Freeway and below
the neighboring properties.

5) The elevation of the Mall on Sepulveda Boulevard ranges form
approximately 23 feet to 30 feet below the 405 Freeway from
North to South.

6) The actual Freeway frontage with an obstructed view to the Mall
is approximately 1,375 feet in length.

7) The unobstructed 405 Freeway view is framed on the north end
by the three story office building located at 5995 Sepulveda
Avenue and the tree blind at the Sepulveda Avenue exit at the
south.

8) The elevated 405 and 90 Freeways, and overpass interchange,
visually obstruct and prevent the project site from realizing its
potential as a gateway to Culver City.

9) The freeway traffic does not have a clear view of the project site
until after a passerby has passed any viable freeway exit ramp.

C. Proposed Master Sign Program

Planning Commission Resolution No 2005-P0O19 approving Westfield’'s
expansion and remodel of the Mall requires that Westfield submit a
MSP for the exterior signs. Westfield submitted a MSP to the City in
September 2007, which includes the following signs:

e Vertical Signs - Three Vertical Signs (Signs AP-A, Exhibit C) are
proposed to be oriented primarily to the 405 Freeway and would




be located atop the expanded Mall structure's western facade
overlooking Sepulveda Boulevard. Each vertical sign contains
two separate display panels approximately 70 to 80 feet in
length and 35 feet in width facing generally opposite directions.
In addition, the Vertical Sign structural framework extends
beyond the sign advertising panel display length by up to 15-6’
to create an architectural feature and spire. The Vertical Signs
will be mounted on top of the Mall which varies in height from
46’- 10” to 57'-2". With the Vertical Signs mounted at the Mall
roof line, the height of the advertising display will extend up to
137'-2" and the spire will extend up to 152’ — 8” on the south-
west elevation.

e Wall-Mounted Signs - Four Wall-Mounted Sign panels (Signs
AP-B, Exhibit C) would be located on the expanded Mall’s
western facade and on the western ends of the Mall’'s northern
and southern facades. These would be oriented to both
freeways as appropriate and would vary in size from 14 feet in
length and 48 feet in width to 29 feet high and 64 feet in width;
and

e Pole-Mounted Signs (billboards) - Four Pole-Mounted Signs
(Signs AP-C, Exhibit C) would be located in the parking lot north
of the Mall primarily addressing the 90 Freeway, which is
elevated over the project site approximately 27 feet. Pole-
Mounted Signs would each be as high as 60 feet above grade.
Three of these signs provide sign panels 14 feet in length and
48 feet in width and one is proposed in a more vertical
configuration with three panels 40 in length and 24 feet wide.

The content on all eleven Freeway-Oriented Signs would consist of
fixed copy and images (that is, they would not be digitally sequencing)
and each would be illuminated. Each would be operable from 5:00
A.M. to daylight and from dusk to midnight. All of these signage panels
will be powered with solar collectors (photovoltaic or other systems, as
appropriate) made either a part of the respective signage structures or
located elsewhere on the property. As a result, operation of all eleven
freeway-oriented signs will not be derived from the power grid and will
be carbon neutral.

lll. General Provisions

Uses permitted in the DFD area shall be compatible with the General Plan,
the Redevelopment Plan and the Zoning Code.



A. General Plan

The General Plan designates the Mall as Regional Center. This
designation allows large-scale commercial uses that may share
parking. It is intended to support existing and anticipated commercial
developments that serve a regional market area and would serve both
the residential and business communities. The designation is
characterized by varying height limits, expansive landscaped setbacks,
and a minimum parcel size.

The following policies of the General Plan guide the DFD for the Mall
Area and are especially pertinent. The DFD is based on the General
Plan as it currently exists or as amended in the future.

1. Land Use Element

i. Policy 5.0 Provide development incentives for projects that
provide specific community or neighborhood needs.

ii. Policy 5.G Encourage the location of high quality retail
shops and fine restaurants in areas which could serve both
businesses and residential patrons.

iii. Policy 6.A Encourage revitalization of commercial corridors
in the City through new development and renovation of
existing  structures with incentives which address
development standards and the project approval process.

iv. Policy 6.B Focus commercial development into cohesive
districts by identifying and encouraging intensities and
gualities of commercial uses that are sensitive to their
locations, and by emphasizing specific uses (i.e., general
commercial or regional commercial corridors).

v. Policy 7.B Allow existing regional and community centers to
upgrade and expand in response to changing market
demands, to maintain their economic viability, with adequate
mitigation of impacts to nearby residential neighborhoods.

vi. Policy 25.B Improve the Fox Hills Sub Area’s identity as part
of Culver City by assigning high priority to signage and
gateway improvements to this area.

vii. Policy 25.F Reinforce the physical and visual connection
between the Fox Hills mall and nearby hotels.



B. Redevelopment Plan for the Culver City Redevelopment Project

The DFD area falls within Redevelopment Project Component Area
No. 1. Section 423 of The Redevelopment Plan (“The Redevelopment
Plan”) applies:

Within the limits, restrictions, and controls established in the Plan, the
Agency is authorized to establish heights of buildings, land coverage,
setback requirements, design criteria, traffic circulation, traffic access,
and other development and design controls necessary for proper
development of both private and public areas within the Component
Area. Such controls may not relax the requirements of the Culver City
Planning and Zoning Ordinance, or any applicable specific plan.

No new improvement shall be constructed and no existing
improvement shall be substantially modified, altered, repaired, or
rehabilitated except in accordance with any such controls. In the case
of Real Property that is the subject of a disposition and development or
participation agreement with the Agency, it shall be constructed in
accordance with architectural, landscape, and site plans submitted to
and approved in writing by the Agency.

One objective of the Redevelopment Plan is to create an attractive and
pleasant environment in the Component Area. Therefore, such plans
must give consideration to good design, open space, and other
amenities to enhance the aesthetic quality of the Component Area.
The Agency will not approve any plans that do not comply with the
Redevelopment Plan.

C. Zoning Code

The sign regulations are enacted to “serve the interests of community
aesthetics, vehicular and pedestrian safety, to protect and preserve
property values, to improve the visual environment of the City so as to
promote commerce, investment, tourism, and visitation, and the overall
quality of life for persons living in, doing businesses in, or visiting the
City” (CCMC 17.330.005).

All signs must conform to City sign standards and regulations as they
now exist or are hereafter legislated. It is recognized that the
coordination of signs within this DFD area affect its appearance and
image. Therefore, it is the intent of this DFD that the Agency may
adopt additional signage standards and guidelines which may be more
restrictive than City standards in order to further the goals of the
Redevelopment Plan or the objectives of a special district.



IV. Signage Standards

The DFD establishes appropriate regulations for the sign program for the Mall
related to quantity, size, height, location, color construction materials, lighting,
and other design features. The DFD addresses signs and graphics on the
exterior of the Mall and throughout the site. Each sign in the proposed sign
program shall also comply with applicable city, state and federal regulation
with regard to size, materials and structure, illumination and content. Signs
within the interior of the Mall are exempt from the DFD.

One of the critical issues related to the proposed Vertical Signs is height. The
signs must be tall enough to serve their purpose of commanding customer
attention from the freeway, but not so tall that they intrude upon the views
from surrounding residential neighborhoods. The elevation of the Mall on
Sepulveda Boulevard ranges from approximately 23 feet to 30 feet below the
405 Freeway from North to South. Thus, to be seen from the freeway, the
signs must at minimum be located above the Freeway elevation. The size of
the signs also has bearing on the proposed repositioning of the Mall. The
DFD goal of attracting new customers with highly visible signage may not
parallel the goal of creating a more upscale mall environment.

Photo simulations modeling the project vertical signs at varying heights above
the freeway elevation have been prepared to evaluate the height effects of
the signage from vantage points in the areas surrounding the Mall. The
photo-simulations indicate that at the currently proposed heights, the signage
will be visible from residential neighborhoods to the east and west and
commercial areas to the north and south. Westfield’s proposed height for the
signs may be obtrusive to these neighborhoods, unless the sign height is
modified.

The following provides a discussion of standards that may be applied to
achieve the goals of the MSP and moderate the effects of sign height upon
neighborhoods in and around Redevelopment Component Plan Area No. 1:

A. Type, Quantity & Size

a. Vertical Signs. The success of the Mall is dependent upon its ability to
attract customers. Without Freeway Oriented Signs, the Mall owners
believe that they will have difficulty drawing a larger customer base that is
required for high quality retail tenants. Pursuant to the findings in Section
Il B and consistent with the economic development and Redevelopment
Plan goals for Component Area 1 noted in Sections Il A and B, Vertical
Signs should be permitted to be large enough to be legible from the 405
and 90 Freeways. If appropriately sized, these signs will reinforce the
Mall’s identity and guide customers from the freeway to the Mall, while
minimizing the effects upon surrounding neighborhoods. In this manner,




the Mall signage will support the General Plan’s goal for the Mall to serve
as a gateway to Culver City.

1. Maximum Number and Height:

Up to three Vertical Signs (oriented to the405

Freeway and located on the expanded Mall roof structure's
western facade overlooking Sepulveda Boulevard) may be
permitted. Each Vertical Sign may provide two separate
display panels measuring approximately 50-60 feet in length
and 35 feet in width facing generally opposite directions.
Mounted at the roof level, the signage would extend up to a
maximum of 100’ from the finished grade immediately below it,
providing adequate visibility from the Freeway and moderating
visibility to residential areas to the east and west of the Mall as
shown in Exhibit C).

The photo-simulations (Exhibit C) reveal that at 100 feet in
height, the vertical signs will be visible from an approximate
distance of 1000 feet along the 405 Freeway, the approximate
length of the Mall freeway frontage. From this distance, the
signs may be visible though not readily legible. In addition,
existing freeway landscaping partially obstructs the view of
some of the Vertical Signs along the freeway. (Please see
Photo-simulations — Exhibit C).

Further, signs that are part of the structural support of the
building should not exceed 56 feet above grade. Any sign that
is part of the structural support of the building and that
exceeds 56 feet in height above grade should be prohibited.

If the goal is to maximize Vertical Sign visibility for the distance
of the mall frontage, (approximately 1000’) then the Vertical
Sign height must be a minimum of 100 feet. (Approximately
30’ above grade is required to clear the freeway elevation and
50’ to 60’ above the freeway is required to provide enough
elevation to see the signs over a 1000 foot distance. The
actual length of the Vertical Signs would be 50’ to 60’ mounted
at the Mall roof level. Consistent with the definition of Freeway
Oriented Signs and based upon the visibility criteria above,
Vertical Signs should not exceed 100 feet above grade.
(Currently, Westfield has proposed Vertical Signs with
advertising displays in excess of 120 feet above grade). The
DFD must strike a compromise between meeting the goal of
visibility along the Freeway and protecting views from the
surrounding residential area.
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According to the photo-simulations, at this elevation, the
Vertical Signs provide sufficient visibility from the freeways;
however they are partly visible to surrounding residential areas
(Culver Crest, Westchester Bluff and surrounding
neighborhoods). Signs with a height less than 100 feet above
adjacent grade do not provide sufficient visibility from the
freeway along Mall frontage and may not achieve the goal of
drawing customers through increased freeway visibility.
(Please see Photo-simulations — Exhibit C).

2. Maximum Number of Sign Faces:

No more than two sign faces per Vertical sign are permitted
and the portion of the sign not oriented toward the freeway
shall not contain advertising of any kind. The portion of the
sign not oriented toward the freeway must be a solid material
and painted to match the remainder of the sign structure.

b. Wall-Mounted Signs.

1. A maximum of four Wall-mounted Sign Panels may be
located on the expanded Mall's western facade and on the
western ends of the Mall's northern and southern facades.
These maybe oriented to both freeways where feasible.

2. Facade-mounted signs may vary in size from14 feet in length
and 48 feet in width to 29 feet in length and 64 feet in width.

c. Pole-Mounted Signs (Billboards).

1. Pole-mounted signs are prohibited.

B. Advertising Display

Signs will be used exclusively for advertisements consisting of fixed copy
and images and shall not be digitally sequencing.

C. Advertising Content

Signs will be used exclusively to advertise the businesses or services
upon the property upon which the signs are placed.

D. Architectural Design

This DFD is intended to promote project design that is attractive,
functional and consistent with the regional commercial designation of the
General Plan and the applicable zone. Toward that end, the MSP must
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harmonize with the architecture of the mall buildings and surrounding area
and comport with the City’s Zoning Code.

Vertical signs must be architecturally but not structurally integrated into the
building facade in order to avoid creating an over-height building condition.
They must clearly be signage affixed to the building and not a structural
building feature. The signs should be integrated with the building’s
architectural form and be compatible with the new Mall design. The signs
structural elements shall be consistent with the Mall’s exterior color.

[llumination

Sign illumination shall not adversely affect adjacent uses, especially
nearby residential development. All exterior sign illumination shall be
designed, installed and maintained so as to be non-intrusive to
surrounding areas.

Creative, energy efficient, low-maintenance illumination solutions
(Photovoltaic) are required. Sign panels shall be powered with solar
collectors (photovoltaic or other systems, as appropriate) made either a
part of the respective signage structures or located elsewhere on the
property with the intent to be power grid and carbon neutral.

Signs shall only be illuminated from 5:00 A.M. to daylight and from dusk to
midnight and only the sign copy shall be illuminated (no architectural
lighting).

Prohibitions

Signs shall not include any use or structure which by reason of design,
traffic, smoke, glare, noise, odor, or similar factors would be incompatible
with the surrounding areas or structures.

Signs shall not contain multiple advertisements (no stacked advertising
signs).

Signs shall be for advertising only and shall not contain telecommunication
facilities.

The following sign types are prohibited within the DFD area:

Pole-Mounted Signs.

Internally illuminated Digitally Sequence Signs.

Off-site Advertising Signs.

Changeable Copy Signs (Manually, Mechanically Electronically)
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V. Implementation - Signage Review Procedures

CCMC Chapter 17.330 specifies a comprehensive sign regulating process
that considers types of signs, maximum sign areas, maximum sign heights,
maximum number of signs, and locations of signs. The CCMC provides for
MSPs as a mechanism “...to modify the CCMC and to ensure the signs for a
uniquely planned or designed development or area are most appropriate for
that particular development or area.”[17.330.050(D)(2)].

Signs for the Mall shall be subject to the applicable signage requirements of
the City Zoning Ordinance and this DFD, and shall be processed pursuant to
a Master Sign Program as outlined in Section 17.330.050.D.2. Formulation of
a MSP by the “developer’” as an integral part of the overall development
concept shall be required. Notwithstanding specific CCMC provisions having
citywide application, the Agency intends to allow only signs essential and
appropriate to the scale and character of a quality regional center. Within this
general framework, the Agency is receptive to innovative and imaginative sign
techniques and proposals.

When appropriate, notice to surrounding properties, community outreach, and
opportunities for early public participation in the design and development
process may be required and are always encouraged.

VI. Environmental Review

Development of buildings, structures, and public and private facilities within
the DFD Area shall be subject to specific environmental review pursuant to
the applicable City and Agency review procedures. Such environmental
review may include, but is not limited to:

1. Completion of the City’s Preliminary Environmental Information Form;
and

2. Any additional review up to and or including a full environmental impact
report or negative declaration.

Cost for any such environmental review, consultants, and contract
administration (if required) shall be paid by the property owner or developer.
A technical study has been prepared to examine potential aesthetic
environmental effects related to views, light and glare, traffic and climate
change and found that the proposed MSP will not cause new significant
environmental impacts.

VIl. Responsibility for Securing Permits and Paying Applicable Fees

Nothing contained in this DFD or in subsequent agreements shall be
construed in any way to exempt the developer, person or agency proposing
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the public or private development or facility (or his/her assignee, buyer,
transferee, conveyee or lessee) from securing all permits and paying all fees
required of developers of private property within the City of Culver City.

VIIl. Conclusions

Westfield has proposed a Mall improvement and expansion program to help
reposition it as a modern regional retail center. The DFD incorporates a Sign
Program proposed by Westfield to support the Mall improvements. The DFD
is based upon the land use policies of the General Plan which recommend
upgrading and expanding the Mall to maintain economic viability while
mitigating the impacts to nearby residential neighborhoods. To the extent that
the Sign Program helps attract new customers and expands the customer
base, it supports the Mall improvement and may achieve this redevelopment
objective. Many of the proposed signs are freeway oriented, and as such,
require enough height to be clearly visible along Freeway mall frontage.
However, the DFD must strike a compromise between meeting the goal of
Freeway visibility and protecting views from surrounding residential areas.
Also the size of the signs has bearing on the proposed repositioning of the
mall. The goal of attracting new customers with highly visible signage may
not be consistent with the goal of creating a more upscale mall environment
that harmonizes with the surrounding community.
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Exhibit A

SITE MAP
DESIGN FOR DEVELOPMENT
WESTFIELD CULVER CITY
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