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Height Exception Criteria Summary

There are five criteria for consideration of a Height Exception. In the case of a height exception not
resulting in additional floor area, only two of the criteria apply. For the project proposed at 8665
Hayden Place, the height exception results in a shift of building mass away from the residential property
line while increasing the height along the industrial property line but results in a loss of square footage.

1) Pro -forma. Not required. (However, delivered to Culver City consultant Keyser Martin on
7/18/08 as a courtesy)

2) Market Analysis. Not required.
3) Public Participation Plan.

a. 9/17/07 Initial plan presentation to invited residents at the home of local resident
b. 11/14/07 Neighborhood Presentation at the building site (height exception concept

proposed by a neighborhood organizer)
c. 12/5/07 Discussed concerns with neighborhood organizers
d. 12/10/07 Discussed concerns with neighborhood organizer
e. 2/13/08 Discussed possible changes with neighborhood organizers
f. 2/20/08 Follow up meeting (canceled by neighborhood organizers)
g. 5/21/08 Draft Plans with Height Exception Completed
h. 6/14/08 E -mail invitation to residents view new plans/ voice concerns
i. 6/20/08 Neighborhood representative viewed plans and agreed to set up neighborhood

presentation
j. 6/30/08 Neighborhood Presentation (canceled by neighborhood representative)
k. 7/12/08 Mailed over four hundred postcard invitations to neighbors to view new plans
I. 7/22/08 Neighborhood Presentation at the building site organized by REthink Dev.

i. Approximately 30 attendees.
4) Traffic Study. Not Required. (Standard traffic study submitted to City Engineering with

complete application 7/30/08)
5) Design Studies. Sight lines from surrounding neighborhood and shadow studies included with

complete application 7/30/08.

4262 Lincoln Ave, Culver City, CA 90232 <> P. 310.2519131 <> F.310.943,1519
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Petition: To Stop/Modify Rethink Tara Green LL.C. Proposed Office Building in the Hayden Place Tract.
Target: Culver City Planning Commission

Description/History:

On September 20, 2007, Greg Reitz, a developer from Rethink Tara Green LLC, first presented their plans for the

commercial building at 8665 Hayden Place to a small group of area neighbors. It is the first commercial building on the west

side of Higuera Street, south of Lucerne Street that sits below street level.

The developer plans to demolish the current building and erect a 5 story structure that will include 2.5 levels of

subterranean parking for 180 cars as well as approximately 20 ground level parking spaces. Demolition is expected to take

4-6 months and construction 12 to 14 months. The design plan initially had 4+stories but changed to 5 stories with set backs

as an attempt at a compromise with our Rancho Higuera Citizens Group. Neither plan is acceptable.

This will serious impact on the quality of life of the Rancho Higuera homeowners by constructing a building that will be

nearly twice the size of the current building as well as all other buildings in that commercial development. Not only is the

proposed building over sized for the area but, if approved; may open inroads for further redevelopment of Hayden tract with

equally oversized buildings compounding our current concern. The proposed building is not congruent with this largely

residential neighborhood consistently of one or two stories homes.

In addition, the amount of traffic on our residential streets generated by the addition of approximately 180 plus parking

spaces will seriously impact on the safety of our families. This will produce unsafe road conditions and will bring increased

noise and pollution to Rancho Higuera and adversely affect our quality of life in what is now an ever eroding quiet

neighborhood.

Although the developer says that the traffic to the building will likely come down Hayden Street from National Boulevard,

there is no way to control traffic flow. Higuera Street and our surrounding streets that connect Higuera Street to Iltttgnal
Boulevard will get the bulk of traffic. 	
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Petition: To Stop Rethink Tara Green LLC's
Proposed Commercial Building at 8665 Hayden Place

We, the undersigned residents of Rancho Higuera, are opposed to the proposed commercial buildir
at 8665 Hayden Place. The building would be of a scale and height incongruent with all other
buildings, residential or commercial, in the surrounding neighborhood. Rancho Higuera would be
negatively impacted by increased traffic, noise, and pollution. The project would result in the
destruction of a long-standing "green belt", comprised of more than 70 trees, primarily old-growth
eucalyptus. In addition, the proposed project would limit access by emergency vehicles to the Rano
Higuera neighborhood and to the Hayden Tract.

We request that the Planning Commission, the Traffic Committee, and the City Council limit the
height of the proposed building to that of the existing building on the site: two (2) stories, in addition
we are requesting that an Environmental Impact Report (EIR) be required and that a TAN ic Study
conducted and that both be made public. 	 ftottWt
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Petition: To Stop Rethink Tara Green LLC's
Proposed Commercial Building at 8665 Hayden Place
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Petition: To Stop Rethink Tara Green LLC's
Proposed Commercial Building at 8665 Hayden Place

We, the undersigned residents of Rancho Higuera, are opposed to the proposed commercial building
at 8665 Hayden Place. The building would be of a scale and height- incongruent with all other
buildings, residential or commercial, in the surrounding neighborhood. Rancho Higuera would be
negatively impacted by increased traffic, noise, and pollution. The project would result in the
destruction of a long-standing "green belt", comprised of more than 70 trees, primarily old-growth
eucalyptus. In addition, the proposed project would limit access by emergency vehicles to the Ranch(
Higuera neighborhood and to the Hayden Tract.

We request that the Planning Commission, the Traffic Committee, and the City Council limit the
height of the proposed building to that of the existing building on the site: two (2) stories. In addition,
we are requesting that an Environmental Impact Report (EIR) be required and that a Traffic Study be
conducted and that both be made public.



Petition: To Stop Rethink Tara Green LLC's
Proposed Commercial Building at 8665 Hayden Place
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Petition: To Stop Rethink Tara Green LLC's
Proposed Commercial Building at 8665 Hayden Place

We, the undersigned residents of Rancho Higuera, are opposed to the proposed commercial building
at 8665 Hayden Place. The building would be of a scale and height- incongruent with all other
buildings, residential or commercial, in the surrounding neighborhood. Rancho Higuera would be
negatively impacted by increased traffic, noise, and pollution. The project would result in the
destruction of a long-standing "green belt", comprised of more than 70 trees, primarily old-growth
eucalyptus. In addition, the proposed project would limit access by emergency vehicles to the Ranch
Higuera neighborhood and to the Hayden Tract.

We request that the Planning Commission, the Traffic Committee, and the City Council limit the
height of the proposed building to that of the existing building on the site: two (2) stories. In addition,
we are requesting that an Environmental impact Report (DR) be required and that a Traffic Study Ix
conducted and that both be made public.
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Petition: To Stop Rethink Tara Green LLC's
Proposed Commercial Building at 8665 Hayden Place

We, the undersigned residents of Rancho Higuera, are opposed to the proposed commercial buildi
at 8665 Hayden Place. The building would be of a scale and height- incongruent with all other
buildings, residential or commercial, in the surrounding neighborhood. Rancho Higuera would be
negatively impacted by increased traffic, noise, and pollution. The project would result in the
destruction of a long-standing "green belt", comprised of more than 70 trees, primarily old-growth
eucalyptus. in addition, the proposed project would limit access by emergency vehicles to the Ran(
Higuera neighborhood and to the Hayden Tract.

We request that the Planning Commission, the Traffic Committee, and the City Council limit the
height of the proposed building to that of the existing building on the site: two (2) stories. In add itior
we are requesting that an Environmental Impact Report (EIR) be required and that a Traffic Study I
conducted and that both be made public.



Petition: To Stop Rethink Tara Green LLC's
Proposed Commercial Building at 8665 Hayden Place
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Petition: To Stop Rethink Tara Green LLC's
Proposed Commercial Building at 8665 Hayden Place

We, the undersigned residents of Rancho Higuera, are opposed to the proposed commercial buildin
at 8665 Hayden Place. The building would be of a scale and height- incongruent with ail other
buildings, residential or commercial, in the surrounding neighborhood. Rancho Higuera would be
negatively impacted by increased traffic, noise, and pollution. The project would result in the
destruction of a long-standing "green belt", comprised of more than 70 trees, primarily old-growth
eucalyptus. In addition, the proposed project would limit access by emergency vehicles to the Rand'
Higuera neighborhood and to the Hayden Tract.

We request that the Planning Commission, the Traffic Committee, and the City Council lirnit the,
height of the proposed building to that of the existing building on the site two (2) stories. In addition,
we are requesting that an Environmental Impact Report (EIR) be required and that a Traffic Study bE
conducted and that both be made public.



Petition: To Stop Rethink Tara Green LLC's
Proposed Commercial Building at 8665 Hayden Place

We, the undersigned residents of Rancho Higuera, are opposed to the proposed commercial buildin
at 8665 Hayden Place. The building would be of a scale and height- incongruent with all other
buildings, residential or commercial, in the surrounding neighborhood. Rancho Higuera would be
negatively impacted by increased traffic, noise, and pollution. The project would result in the
destruction of a long-standing "green belt", comprised of more than 70 trees, primarily old-growth
eucalyptus. In addition, the proposed project would limit access by emergency vehicles to the Rand
Higuera neighborhood and to the Hayden Tract.

We request that the Planning Commission, the Traffic Committee, and the City Council limit the
'height of the proposed building to that of the existing building on the site: two (2) stories. In addition
we are requesting that an Environmental Impact Report (EIR) be required and that a Traffic Study b
conducted and that both be made public.
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Petition: To Stop Rethink Tara Green LLC's
Proposed Commercial Building at 8665 Hayden Place
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IMMUNITY PETITION OBJECTING TO 4043 IRVING DEMI_ PMENT

We; the undersigned, urge the Culver City Council to overturn approval for the project at 4043 Irving for a 4-story building with 2
condominiums, 3 offices and 68 underground parking spaces. We are asking the Council to scale back the project to protect the
safety of our children and preserve the integrity of our residential neighborhood and quality of life.

Noso-iros, los que firmamos, pedimos al Consejo de Culver City qua retire la aprobation para el proyecto en 4043 Irving Place, para un
edificio de 4 pisos con 26 condominios, 3 oficinas y 68 estacionarnientos subterraneos. La pedirnos al Consejo que re.euzta el tarnano
del proyecto para la seguridad de nuestros niños y la preservation de la integridacf y caklad de vida de nuestro barrio residential.

NAME
	

STREET A DRESS
	

SIGNATURE

.iti	 At); vio3 c_t_iat)A1 se
,	 '\,(1-- 9 0 C	 I	 -e-k-n0 ace,

)RikT)	 R00------ 8c-r- , 4u.534rIzo ,.5.sn /kY4,'/.44

.Al	 16- 	1 -	 (..,...- IOC -e	 .:11 4,k-'''--	 .,

rNift,i,k 	 V 6 4, 6, --e, can'	 ifb)24,4 a- "I_\ ,
C

6

Nra\if,t- H--.74-1,7	 fl-i-ifi-p,./ 5 ,.-	 _..s--- cc-r-p__50,,v	 5-7-: 4-2:-% .	 -7,---,-	 --,---?
/
t 0-A Ho si-koff &	 i	 .J,A	 4:, C:,,,.

128



PRINT NAME ADDRESS
AND PHONE

SIGNATURE

(6c1, Co 0 Cetc-so)'v Sir

cLx),....A-

\I i	 =XI k.-,)
1 '	 k'

)--

a

ar
_, wr	 AtirLA

-	 WIMP- eL ( 61. 4	 .• -	 /	 6,4r9-
-A	 \Ie .3s,c--i eLkto-a,( 61,id Sr..

°.	 0- 7 Cr % 3A

V	 %I vt alb	 a\ 	

-

gt 	 (-)t

# le‘- 0---Z,e/z,50,) 6 //

1 ,AMA?-4- Z

A	 L-cLdL/40-L‘
Aide i 7	 '30`'	 iv,9,, ,v7z 5 f

'S7

AA a c 1 Sd C	 cs	 c--- -" FL -	 A A A IA&

II z	 50,4 5,
Ur

‘	 -	 -,-,-..

A	 C) f PIN) '1"1.	 1-1-PM P TA 1 fr111
(A-2_, s 0A) ST

I 72)

J?3)

)31)

11-6\

t40

ig())

132-)

173)

g 4)

Petition: To Stop Rethink Tara Green LL.C's
Proposed Commercial Building at 8665 Hayden Place

We, the undersigned residents of Rancho Higuera, are opposed to the proposed commercial buildin
at 8665 Hayden Place. The building would be of a scale and height- incongruent with all other
buildings, residential or commercial, in the surrounding neighborhood. Rancho Higuera would be
negatively impacted by increased traffic, noise, and pollution. The project would result in the
destruction of a long-standing "green belt", comprised of more than 70 trees, primarily old-growth
eucalyptus. In addition, the proposed project would limit access by emergency vehicles to the Rand-
Higuera neighborhood and to the Hayden Tract.

We request that the Planning Commission, the Traffic Committee, Redevelopment Agency and the
City Council limit the height of the proposed building to that of the existing building on the site: two (` .,'
stories. In addition, we are requesting that an Environmental impact Report (EIR) be required and
that a Traffic Study be conducted and that both be made public,
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COMMUNITY PETNTOON OWECTING TO 4043 gRVNAIG DEVELOPMENT

We, the undersigned, urge the Culver City Council to overturn approval for the project at 4043 Irving for a 4-story building with 26
condominiums, 3 offices and 68 underground parldng spaces. We are asking the Council to scale back the project to protect the
safety of our children and preserve the integrity of our residential neighborhood and quality of life.

Nosctros, lot que firmarnos, pecilmos al Consejo de Culver City que retire la aprobacian pare el proyecto en 4043 Irving Flare,. para
edificio de 4 pisos con 26 condominios, 3 oficinas y 68 estacionamientos subterrineos. Le pedimos al Consejo que reduzca at tan-lar-io
del proyecto para ia seguridad de nuestros ninos y la preservacian de la integridad y calidad de vicla de nuestro barrio residential.
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Petition: To Stop Rethink Tara Green LLC's
Proposed Commercial Building at 8665 Hayden Place

We, the undersigned residents of Rancho Higuera, are opposed to the proposed commercial buildir
at 8665 Hayden Place. The building would be of a scale and height- incongruent with all other
buildings, residential or commercial, in the surrounding neighborhood. Rancho Higuera would be
negatively impacted by increased traffic, noise, and pollution. The project would result in the
destruction of a long-standing "green belt", comprised of more than 70 trees, primarily old-growth
eucalyptus. In addition, the proposed project would limit access by emergency vehicles to the Ranci
Higuera neighborhood and to the Hayden Tract.

We request that the Planning Commission, the Traffic Committee, and the City Council limit the
height of the proposed building to that of the existing building on the site: two (2) stories. In addition
we are requesting that an Environmental Impact Report (EIR) be required and that a Traffic Study b
conducted and that both be made public.
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Petition: To Stop Rethink Tara Green LLC's
Proposed Commercial Building at 8665 Hayden Place

We, the undersigned friends of Rancho Higuera, are opposed to the proposed commercial building
8665 Hayden Place. The building would be of a scale and height- incongruent with all other building
residential or commercial, in the surrounding neighborhood. Rancho Higuera would be negatively
impacted by increased traffic, noise, and pollution. The project would result in the destruction of a
long-standing "green belt", comprised of more than 70 trees, primarily old-growth eucalyptus. In
addition, the proposed project would limit access by emergency vehicles to the Rancho Higuera
neighborhood and to the Hayden Tract.

We request that the Planning Commission, the Traffic Committee, Redevelopment Agency and the
City Council limit the height of the proposed building to that of the existing building on the site: two (;
stories. In addition, we are requesting that an Environmental Impact Report (E1R) be required and
that a Traffic Study be conducted and that both be made public.
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Petition: To Stop Rethink Tara Green LLC's
Proposed Commercial Building at 8665 Hayden Place

We, the undersigned residents of Rancho Higuera, are opposed to the proposed commercial buildir,
at 8665 Hayden Place. The building would be of a scale and height- incongruent with all other
buildings, residential or commercial, in the surrounding neighborhood. Rancho Higuera would be
negatively impacted by increased traffic, noise, and pollution. The project would result in the
destruction of a long-standing "green belt", comprised of more than 70 trees, primarily old-growth
eucalyptus. In addition, the proposed project would limit access by emergency vehicles to the Rand
Higuera neighborhood and to the Hayden Tract.

We request that the Planning Commission, the Traffic Committee, Redevelopment Agency and the
City Council limit the height of the proposed building to that of the existing building on the site: two (:
stories. In addition, we are requesting that an Environmental Impact Report (EIR) be required and
that a Traffic Study be conducted and that both be made public.
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Petition: To Stop Rethink Tara Green LLC's
Proposed Commercial Building at 8665 Hayden Place

We, the undersigned residents of Rancho Higuera, are opposed to the proposed commercial building
at 8665 Hayden Place. The building would be of a scale and height- incongruent with all other
buildings, residential or commercial, in the surrounding neighborhood. Rancho Higuera would be
negatively impacted by increased traffic, noise, and pollution. The project would result in the
destruction of a long-standing "green belt", comprised of more than 70 trees, primarily old-growth
eucalyptus. in addition, the proposed project would limit access by emergency vehicles to the Ranchc
Higuera neighborhood and to the Hayden Tract.

We request that the Planning Commission, the Traffic Committee, and the City Council limit the
height of the proposed building to that of the existing building on the site: two (2) stories. In addition,
we are requesting that an Environmental Impact Report (EIR) be required and that a Traffic Study be
conducted and that both be made public.

13



Petition: To Stop Rethink Tara Green LLC's
Proposed Commercial Building at 8665 Hayden Place

We, the undersigned residents of Rancho Higuera, are opposed to the proposed commercial buildir
I at 8665 Hayden Place. The building would be of a scale and height- incongruent with all other

buildings, residential or commercial, in the surrounding neighborhood. Rancho Higuera would be
negatively impacted by increased traffic, noise, and pollution. The project would result in the
destruction of a long-standing "green belt", comprised of more than 70 trees, primarily old-growth
eucalyptus. In addition, the proposed project would limit access by emergency vehicles to the Rano
Higuera neighborhood and to the Hayden Tract.

We request that the Planning Commission, the Traffic Committee, Redevelopment Agency and the
City Council limit the height of the proposed building to that of the existing building on the site: two
stories. In addition, we are requesting that an Environmental Impact Report (EIR) be required and
that a Traffic Study be conducted and that both be made public.
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Petition: To Stop Rethink Tara Green LLC's
Proposed Commercial Building at 8665 Hayden Place
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Attachment

Traffic Impact Analysis for the
Proposed 8665 Hayden Place Office

Culver City, California

July 23, 2008

Prepared Far:
REthink Development Corp.

4262 Lincoln Avenue
Culver City, California 90232

Telephone: (310) 253-9131
FAX: (310) 943-1519
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KOA CORPORATION
N.ANN4,* ENGNET:RiNG
1055 Corporate Center Drive, Suite 300

Monterey Park, California 91754
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Executive Summary

A. Project Description

The proposed project site would be located at 8665 Hayden Place within the City of Culver City. The
project would provide for the construction of an office building with a maximum size of 63,615 gross
square feet. Based on final revisions being made to the site plan, it is likely that the actual size of the
building will be less. As such, the traffic forecasts made for this project are conservative and may slightly
overstate the trip generation for the project. This Project would replace the existing 18,000 gross
square feet of light industrial use. Project access would be provided at the southern end of the Hayden
Place cul-de-sac south of Higuera Street. A total of 181 parking spaces within a three-level subterranean
parking garage and within a surface parking area would be provided on-site. The proposed Project is
anticipated to be in operation by the Year 2010.

Project access will enter the site on Hayden Place south of Higuera Street. Emergency access and
pedestrian access would have additional project access on Higuera Street about opposite of Wesley
Street.

B. Study Methodology

KOA Corporation submitted a Memorandum of Understanding (MOU) for this report to the City of
Culver City. The development of an MOU is a formal part of the traffic impact analysis process
required by City of Culver City for all traffic studies. The list of study intersections is finalized through
this process, as are the trip generation assumptions and information on related area projects. The MOU
was approved by City of Culver City on March 20, 2008, and is included in this report as Appendix A.
The significant traffic impact criteria used in the traffic analysis was determined based on the location of
the study intersections. The following intersections were analyzed:

Intersections within the City of Culver City

1_ Robertson Boulevard/Higuera Street and Washington Boulevard
2. National Boulevard and Washington Boulevard
3. La Cienega Boulevard and Washington Boulevard
4. Hayden Avenue and National Boulevard
5. Eastham Avenue and National Boulevard [Stop-Controlled]
6. Hayden Avenue and Warner Avenue [Stop-Controlled]
7. Eastham Avenue and Warner Avenue [Stop-Controlled]
8. Lucerne Avenue and Higuera Street [Stop-Controlled]
9. Hayden Avenue and Higuera Street [Stop-Controlled]
10. Eastham Avenue and Higuera Street
11. Lucerne Avenue and Duquesne Avenue [Stop-Controlled]
12. Jefferson Boulevard and Duquesne Avenue

Intersections within the City of Los Angeles

13. Robertson Boulevard and Venice Boulevard
14. National Boulevard and Venice Boulevard
15. La Cienega Boulevard and Fairfax Avenue
16. Jefferson Boulevard and National Boulevard
17. La Cienega Boulevard and Jefferson Boulevard
18. Jefferson Boulevard and Rodeo Road/Higuera Street
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Executive Summary

19. La Cienega Boulevard and Rodeo Road

The traffic analysis studied the following time frames, consistent with the guidelines of both Culver City
and the City of Los Angeles.

• Existing (Year 2008) Conditions
• Future (Year 2010) with Ambient Growth and Related Projects
• Future (Year 2010) with Ambient Growth and Related Projects and the Proposed Project

The future Year 2010 was selected as the future time frame for analysis to coincide with the planned
opening of the project. This traffic study meets the requirements of the Los Angeles County
Congestion Management (CMP) Program.

C. Existing Conditions (Year 2008) 

Analysis of existing conditions was based on traffic count data collected in May 2008. Level of service D
or better is generally considered a good peak hour level of service in the project area. Thirteen of the
nineteen study intersections are forecast to operate at LOS D or better under existing (Year 2008)
conditions during the morning peak hour. During the afternoon peak hour, fifteen of the nineteen study
intersections are forecast operate at LOS D or better. Those intersections that operated at LOS E or
worse during either the AM or PM peak hour are identified below:

6. Hayden Avenue and Warner Drive (AM Peak Hour) (City of Culver City)
13. Robertson Boulevard and Venice Boulevard (AM Peak Hour) (City of Los Angeles)
14. National Boulevard and Venice Boulevard (AM and PM Peak Hours) (City of Los Angeles)
15. La Cienega Boulevard and Fairfax Avenue (AM and PM Peak Hours) (City of Los Angeles)
17. La Cienega Boulevard and Jefferson Boulevard (AM and PM Peak Hours) (City of Los Angeles)
19. La Cienega Boulevard and Rodeo Road (AM and PM Peak Hours) (City of Los Angeles)

D. Forecast No Project Conditions

In order to develop traffic forecasts for the future Year 2010, existing peak hour intersection traffic
volumes were factored up by an ambient growth rate consistent with the Los Angeles County
Congestion Management Program data and in consultation with the City of Culver City. Forecast traffic
volumes for 41 planned projects within an approximate 1.5-mile radius of the project site were then
added to these volumes. Traffic forecasts for the 41 "related projects" were developed either based on
traffic studies prepared for those projects or on trip generation rates provided in the Institute of
Transportation Engineers Trip Generation, 7th Edition.

To account for changes in the roadway capacities between the Year 2008 and Year 2010, planned area
roadway improvements were identified. Specific roadway improvements were identified as part of the
proposed Exposition Light Rail Line. Roadway improvements associated with the Exposition Light Rail
were obtained from Metro's "Los Angeles Mid-City Westside Transit Corridor Mid-City Exposition Light Rail
Transit Project - Final Environmental Impact State/Environmental Impact Report - Volume I", October 2005.
The following summarizes these improvements:

• National Boulevard and Venice Boulevard (City of Los Angeles): Add an eastbound and
westbound exclusive left-turn lane and a right-turn lane. Both approaches would then provide
two left-turn lanes, three through lanes and one right-turn lane.
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National Boulevard and Jefferson Boulevard (City of Los Angeles): Add a northbound left-turn
lane, the approach would then provide a left-turn lane and dual right-turn lanes; add an
eastbound right-turn lane. The eastbound approach would then provide one through lane, one
shared through/right-turn lane and one right-turn lane.

• La Cienega Boulevard and Rodeo Road (City of Los Angeles): Add a westbound exclusive left-
turn lane. The westbound approach would then provide two left-turn lanes, two through lanes
and one right-turn lane.

Forecast levels of service at some of these intersections in the future, even with the addition of ambient
and related project traffic, improves in the future as a result of these planned improvements.

Under future with ambient growth and related project conditions, the following is the list of
intersections operating at poor levels of service (LOS E or worse) during either the AM or PM peak
hours for future Year 2010 "No Project" Conditions:

3. La Cienega Boulevard and Washington Boulevard (AM and PM Peak Hours) (Culver City)
6. Hayden Drive and Warner Drive (AM Peak Hour) (City of Culver City)
II. Lucerne Avenue and Duquesne Avenue (AM and PM Peak Hours) (City of Culver City)
12. Jefferson Boulevard and Duquesne Avenue (AM Peak Hour) (City of Culver City)
13. Robertson Boulevard and Venice Boulevard (AM and PM Peak Hours) (City of Los Angeles)
14. National Boulevard and Venice Boulevard (PM Peak Hour) (City of Los Angeles)
15. La Cienega Boulevard and Fairfax Avenue (AM and PM Peak Hours) (City of Los Angeles)
17. La Cienega Boulevard and Jefferson Boulevard (AM and PM Peak Hours) (City of Los Angeles).
19. La Cienega Boulevard and Rodeo Road (AM and PM Peak Hours) (City of Los Angeles)

E. Forecast Project Traffic

Trip generation for the proposed project land use was calculated by utilizing rates published in 1TE's Trip
Generation, 7th Edition. Based on this methodology, it is estimated that the project would generate 575
daily trips, of which 82 and 77 trips would be during the morning and afternoon peak hours,
respectively.

Project trip distribution was based on the geographic distribution of population from which the
employees of the proposed development would originate or terminate as well as knowledge of
development trends in the area, local and sub-regional traffic routes, and regional traffic flows.

F. Forecast with Project Conditions

Under future with ambient growth and related project conditions, the following is the list of
intersections operating at poor levels of service (LOS E or worse) during either the AM or PM peak
hours for future Year 2010 "With Project" Conditions:

2. National Boulevard and Washington Boulevard (PM Peak Hour) (City of Culver City)
3. La Cienega Boulevard and Washington Boulevard (AM and PM Peak Hours) (City of Culver City)
6. Hayden Drive and Warner Drive (AM Peak Hour) (City of Culver City)

I. Lucerne Avenue and Duquesne Avenue (AM and PM Peak Hours) (City of Culver City)
12. Jefferson Boulevard and Duquesne Avenue (AM and PM Peak Hours) (City of Culver City)
13. Robertson Boulevard and Venice Boulevard (AM and PM Peak Hours) (City of Los Angeles)
14. National Boulevard and Venice Boulevard (PM Peak Hour) (City of Los Angeles)
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IS. La Cienega Boulevard and Fairfax Avenue (AM and PM Peak Hours) (City of Los Angeles)
17. La Cienega Boulevard and Jefferson Boulevard (AM and PM Peak Hours) (City of Los Angeles)
19. La Cienega Boulevard and Rodeo Road (AM and PM Peak Hours) (City of Los Angeles)

G. Project Significant Impacts per the Traffic Study Guidelines

The traffic analysis shows that the project is expected to have no significant impacts, based on City of
Culver City and LADOT traffic study guidelines, at any of the study intersections.

H. Construction Impacts 

It is likely that there will be short-term adverse traffic and parking impacts in the area during
construction of the proposed project. It is City policy and procedure that developers submit a formal
construction staging and traffic plan to the City for review and approval prior to the issuance of any
construction permits. The applicant will be required to submit a plan, which includes information on
staging and local haul routes, number of truck trips such as material evacuation, steel delivery, concrete
pour and other deliveries, street/lane closures (if any), pedestrian circulation and traffic control, duration
of construction activity and hours of operation. In addition, a construction parking plan will also be
required that clearly delineates where construction workers will park. The plan shall clearly denote on-
street parking in the project vicinity for construction workers shall be prohibited.

The Applicant and the construction contractor shall be required to submit a parking plan to the Culver
City Planning Division for approval prior to issuance of any grading or building permits.

1. Parking Adequacy

City Code requires that the project provide 182 parking spaces, based on the maximum proposed size
of the development. A total of 181 parking spaces within a three-level subterranean parking garage and
within a surface parking area would be provided on-site. Based on the parking supply of 181 parking
spaces, the proposed on-site parking would be deficient by one parking space based on the City's Code
requirements.
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I. Introduction

This report documents the traffic study prepared for the proposed office development at 8665 Hayden
Place in the City of Culver City. KOA Corporation was retained to study the potential traffic impacts of
the proposed project.

The following sections examine the impacts of the project on traffic operations at selected study area
intersections during a weekday morning and afternoon peak periods. The scope and methodologies
used for this traffic study were developed in consultation with the City of Culver City. The Project
study area, as defined through consultation with City of Culver City staff, encompasses nineteen (19)
roadway intersections. Key tasks undertaken for this traffic analysis include: 1) definition of study
approach, 2) determination of existing traffic conditions, 3) trip generation forecasts of the planned
project land use, 4) assignment of Project-generated trips to the study area roadway system and, 5)
evaluation of the impact of project traffic at the study intersections.

A. Project Site Location

The proposed project site would be located at 8665 Hayden Place within the City of Culver City.
Figure 1 illustrates the study area and the site location in relation to surrounding street system. As
shown on Figure 1, regional access to the site is primarily provided via the 1-10 Freeway on the north.

B.Project Description

As outlined in Figure 2, the project would provide for the construction of an office building with a
maximum size of 63,615 gross square feet. Based on final revisions being made to the site plan, it is
likely that the actual size of the building will be less. As such, the traffic forecasts made for this project
are conservative and my slightly overstate the trip generation for the project. This Project would
replace the existing 18,000 gross square feet of light industrial use. Project access would be provided at
the southern end of the Hayden Place cul-de-sac south of Higuera Street. A total of 181 parking spaces
within a three-level subterranean parking garage and within a surface parking area would be provided
on-site. The proposed Project is anticipated to be in operation by the Year 2010.

Project access will enter the site on Hayden Place south of Higuera Street. Emergency access and
pedestrian access would have additional project access on Higuera Street about opposite of Wesley
Street.

C. Project Study Area

In consultation with the City staff, twelve locations within the City of Culver City and seven locations
within the City of Los Angeles were defined as study intersections for this traffic analysis. A total of
nineteen intersections are analyzed in this study of which thirteen intersections are controlled by traffic
signals and the remaining six study intersections are stop-controlled locations. The following is the list
of the study intersections:
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Introduction

Intersections within the City of Culver City

1. Robertson Boulevard/Higuera Street and Washington Boulevard
2. National Boulevard and Washington Boulevard
3. La Cienega Boulevard and Washington Boulevard
4. Hayden Avenue and National Boulevard
5. Eastham Avenue and National Boulevard [Stop-Controlled]
6. Hayden Avenue and Warner Avenue [Stop-Controlled]
7. Eastham Avenue and Warner Avenue [Stop-Controlled]
8. Lucerne Avenue and Higuera Street [Stop-Controlled]
9. Hayden Avenue and Higuera Street [Stop-Controlled]
10. Eastham Avenue and Higu era Street
1 I. Lucerne Avenue and Duquesne Avenue [Stop-Controlled]
12. Jefferson Boulevard and Duquesne Avenue

Intersections within the City of Los Angelo

13. Robertson Boulevard and Venice Boulevard
14. National Boulevard and Venice Boulevard
IS. La Cienega Boulevard and Fairfax Avenue
16. Jefferson Boulevard and National Boulevard
17. La Cienega Boulevard and Jefferson Boulevard
18. Jefferson Boulevard and Rodeo Road/Higuera Street
19. La Cienega Boulevard and Rodeo Road

The locations of the study intersections are illustrated in Figure 3.

D. Analysis Methodology

Project Scopg

In order to document these assumptions, KOA submitted a Memorandum of Understanding (MOU) for
this report to the City of Culver City. The development of an MOU is a formal part of the traffic
impact analysis process required by City of Culver City for all traffic studies. The list of study
intersections is finalized through this process, as are the trip generation assumptions and information on
related area projects. The MOU was approved by City of Culver City on March 20, 2008 and is included
in this report as Appendix A.

Signalized intersection Level-of-Service Definitions

The following level-of-service definitions were used in this analysis. These definitions are consistent with
the traffic study guidelines of the City of Culver City and City of Los Angeles.
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Introduction

Level of	 Volume/Capacity
Service	 Ratio 

	
Definition

A
	

0.000 - 0.600
	

EXCELLENT. No vehicle waits longer than one
Red light and no approach phase is fully used.

	

0.601 - 0.700
	

VERY GOOD. An occasional approach phase is
fully utilized; many drivers begin to feel somewhat
restricted within groups of vehicles.

0.701 —0.800 GOOD. Occasionally, drivers may have to wait
through more than one red light; backups may
develop behind turning vehicles.

	

0.801 — 0.900
	

FAIR. Delays may be substantial during portions
of the rush hours, but enough lower volume periods
occur to permit clearing of developing lines,
preventing excessive backups.

0.901 — 1.00	 POOR. Represents the most vehicles that
intersection approaches can accommodate; may be
long lines of waiting vehicles through several
signal cycles.

Greater than 1.00	 FAILURE. Backups from nearby intersections
or on cross streets may restrict or prevent
movement of vehicles out of the intersection
approaches. Tremendous delays with continuously

increasing queue lengths.

Unsignalized Intersection Level-of-Service Definitions

Unsignalized intersection level of service is reported for the major street and minor street (generally,
left-turn movements). The method assesses available and critical gaps in the traffic stream, which make
it possible for side street traffic to enter the main street flow. The 2000 Highway Capacity Manual
describes the detailed methodology. It is not unusual for an intersection to experience Level of Service
E or F conditions for the minor street left-turn movements. It should be understood that, often, a poor
level of service is experienced by only a few vehicles and that the intersection as a whole operates
acceptably.

Unsignalized levels of service definitions are described in the following table.
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