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ZONING CODE INTERPRETATION AND 

REFERRAL TO BOARD OF ZONING ADJUSTMENT 

ZCI 22-01 

 
 
Date: May 4, 2022 
 
From: Sol Blumenfeld, Community Development Director 
 
Subject: Zoning Code Interpretation: 
 
 Land Use Classification and Parking Requirements for land use 

proposal by the Culver City Football Club at 5659 and 5649 
Selmaraine Drive. 

 
Code Sections: (1) Chapter 17.120:  Interpretation of Zoning Code Provisions; 

(2) Chapter 17.320: Off-Street Parking and Loading; and 
(3) Chapter 17.700: Definitions. 

______________________________________________________________________ 
 
 
Background: 
 
In September 2021, The Culver City Football Club (the Applicant) contacted the Current 
Planning Division to discuss the proposed use of the Project Site as a youth soccer club 
and training facility at 5659 and 5649 Selmaraine Drive (the Project Site). The Project 
Site consists of these two adjacent lots zoned “IG” (Industrial General) with a General 
Plan Land Use Designation of “Industrial”. 5659 Selmaraine is a 10,000 square-foot lot 
currently developed with a 6,000 square-foot building, previously used as a Veterinary 
Clinic until 2018. The adjacent parcel, 5649 Selmaraine Drive, is a 5,438 square-foot 
vacant lot previously used as a vehicle towing facility (no storage). Aerial images 
suggest there are currently 5 legal non-conforming parking spaces located at 5659 
Selmaraine Drive. 
 
Project Proposal 
 
The Applicant proposes to install an indoor futsal court (soccer field typically with a 
wood or synthetic surface) within the existing building at 5659 Selmaraine Drive, and 
an outdoor futsal court on the vacant lot at 5649 Selmaraine Drive with the following 
operations:  
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• Regular team practices and training sessions;  

• Individual training sessions; 

• Player development camps/clinics; and 

• Soccer/futsal matches 
 

The Applicant may consider splitting the project into two phases, where phase one would 
include an indoor-only facility. Under phase one, the Applicant requests the indoor use 
be considered a “Health and Fitness Facility”. Under phase two, the Applicant would 
request a CUP for the outdoor futsal court, which would replace the on-site parking. The 
proposed phasing of uses would enable the Applicant to start operating within the building 
with required parking on-site, and thereafter search for alternative parking off-site for the 
required additional complement of parking in compliance with Zoning Code Section 
17.320.025.B.1 - Alternative Parking Provisions. A Health/Fitness Facility use is permitted 
by right in the zone and the Outdoor Commercial Recreation use would require a 
Conditional Use Permit (CUP).  The applicant prefers to phase the uses to avoid 
processing a CUP initially and to park the project for the health and fitness use on-site in 
the first phase. The applicant was advised that the facility parking must be based upon 
the approved use(s). 

 
Section 17.120.010 of the Zoning Code authorizes the Director to make interpretations 
relative to allowable uses of land, similar uses allowed, and applicable standards and 
permit requirements for such uses. When necessary, the Director may refer the matter 
to the Board of Zoning Adjustments (BZA) for interpretation. 
 
Due to the unique nature of the project, the Director has determined that the proposed 
use does not fit into the existing land use categories in the Zoning Code. Pursuant to 
CCMC Section 17.120.010. E, when a proposed use of land is not listed in CCMC Article 
2: Zoning Districts, Allowable Land Uses and Zone-Specific Standards, the use shall not 
be allowed, except when the Director determines that a proposed use meets all the 
following findings: 

 
a.  The proposed use will be consistent the goals, objectives and policies of the 

General Plan and any applicable Specific Plan; and 
b.  The characteristics of, and activities associated with, the proposed use are 

equivalent to those of one or more of the uses listed in the zoning district as 
allowable, and are not more destructive, detrimental or intensive than the uses 
listed in the district; and 

c.  The proposed use will meet the purpose and intent of the zoning district that is 
applied to the site. 

 

Director Determination 
 
On November 15, 2021, the Director determined that the proposed use is most similar 
to the “Outdoor Commercial Recreation” use category. This similarity interpretation 
would apply to the proposed use in any configuration (indoor, outdoor, or both) and 
would be permissible with a CUP. 
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Outdoor Commercial Recreation – Code Summary 

CCMC Definition Facilities for various outdoor sports or 
entertainment and types of recreation where a fee 
is charged for use, such as amphitheaters, golf 
driving ranges separate from golf courses, 
miniature golf courses, batting cages, and swim 
and tennis clubs. Does not include parks and 
playgrounds, which are defined separately. 

CCMC Permit Requirements – 
IG Zone 

Conditional Use Permit (CUP). 

CCMC Number of Parking 
Spaces Required 

Determined by CUP or Comprehensive Plan. 

 
 
Request: 
 
The Applicant submitted a written request to the BZA for an appeal of the Director’s 
interpretation of similar land use and parking requirements. The purpose of the subject 
interpretation is as follows: 
 

• Determine the equivalent land use category for a youth soccer club and training 
facility operating both outdoors and indoors; 

• Determine the equivalent land use category for a youth soccer club and training 
facility operating indoors only; and 

• Confirm applicable parking requirements (number of parking spaces required).  
 
The Applicant requests the following interpretation: 
 

1. Classification of the outdoor portion of the proposed use as an Outdoor 
Health/Fitness Facility. 

2. Classification of the indoor portion of the proposed use as a Health/Fitness Facility. 
3. A parking requirement of 2 parking spaces per court, plus 1 space per 300 square 

feet of gross floor area for ancillary uses, consistent with the parking requirements 
for “tennis, racquetball, handball or other courts”. 

 
Note: Certain aspects of the Applicant’s request are not open to interpretation. This is 
discussed below in Discussion/Analysis. 
 
 
Discussion/Analysis: 
 
The proposed use is unique because it includes both an outdoor facility and an indoor 
facility. Permitted outdoor uses are listed separately in the land use tables. For example, 
outdoor dining, outdoor storage, outdoor retail sales, and outdoor commercial recreation, 
may be permitted with an entitlement. Land use classification has historically been based 
on the primary use. An accessory or ancillary use may also be permitted when meeting 
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the CCMC definition for “Accessory Use”. The indoor futsal court or the outdoor futsal 
court could only be considered accessory to the other if it is determined to be consistent 
with the below definition for “Accessory Use”.  
 

Definitions per CCMC Section 17.700.010 

Primary Use The main purpose for which a site is permitted, developed and 
occupied, including the activities that are conducted on the site 
during most of the hours when activities occur. 

Accessory Use A use customarily incidental to, related and clearly subordinate to 
a principal use established on the same parcel. Which does not 
alter the principal use, nor serve property other than the parcel 
where the principal use is located. 

 
Alternatively, the project could be considered in phases. The Zoning Code is silent about 
phasing of projects, but the City has previously permitted phased projects with 
discretionary approvals (Sony Studios, Culver Studios). The phasing of the subject project 
could reasonably involve separate uses (indoor and outdoor) if the necessary findings 
can be made to approve them.  The proposed “phase one” indoor use could be allowed, 
with required parking, if the similarity findings can be made that the indoor use is similar 
to a Health/Fitness Facility.  The outdoor soccer use could be permitted thereafter under 
“phase two” through approval of a CUP when the applicant is ready to apply for one.   
 
As an outdoor-only facility, the project could be interpreted to be equivalent to “Outdoor 
Commercial Recreation”. However, the project includes an indoor futsal court in addition 
to the outdoor futsal court. The Director interpreted that the Primary Use for an Outdoor 
Commercial Recreation facility that incorporates indoor activities would be similar to an 
Outdoor Commercial Recreation use. 
 
Classification of the proposed use as an indoor-only facility also requires interpretation 
because the Applicant may consider beginning operations indoors before moving forward 
with the outdoor facility.  
 
Request No. 1: Classification of the outdoor portion of the proposed use as an 
Outdoor Health/Fitness Facility 
 
The requested classification of the outdoor portion of the use as an “Outdoor 
Health/Fitness Facility” is not subject to interpretation because “Outdoor Health/Fitness 
Facility” is a not an existing land use established in the Zoning Code. Classification as 
“Outdoor Health/Fitness Facility” would require a Zoning Code Amendment to add the 
use to the land use tables, define the use, and establish permit requirements for the use 
by zoning district.   
 
Further, the Zoning Code specifies that all commercial and industrial uses must be 
conducted indoors only, unless the Zoning Code indicates otherwise, in accordance with 
the following: 
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CCMC Section 17.200.020 – Zoning District Regulations 
C. Indoor Uses Only. All commercial and industrial activities, other than off-
street parking, shall be conducted entirely within an enclosed structure(s), 
except as may otherwise be allowed in compliance with this Title”.  

 
Exceptions expressly allowed by the Zoning Code are Outdoor Dining, Outdoor Storage, 
Outdoor Retail Sales and Display, and Outdoor Commercial Recreation. Health/Fitness 
Facilities are not exempt from this requirement. 
 
All permitted outdoor land uses require a use permit (Administrative Use Permit or 
Conditional Use Permit) to determine the suitability of the site for the outdoor use, and 
compatibility of the use within the zone and surrounding area and to allow the City to 
impose conditions of approval which may be necessary to mitigate potential impacts of 
the use. The Director previously interpreted that the outdoor use for the Project is most 
similar to “Outdoor Commercial Recreation”.  
 
Request No. 2: Classification of the indoor portion of the proposed use as a 
Health/Fitness Facility 
 
The Applicant may consider phasing the project such that Phase one would involve 
development of an indoor-only facility first. Interpretation is therefore needed to determine 
whether an indoor-only youth soccer club and training facility is similar and not more 
intense than a Health/Fitness Facility 
 
The Director determined that an indoor-only facility would operate most similarly to an 
Outdoor Commercial Recreation Use, as it would consist of an indoor version of the use 
being proposed outdoors. There is currently no indoor equivalent for commercial 
recreation uses established in the Zoning Code.  
 
The Applicant requests that the indoor facility be classified as Health/Fitness Facility. 
Zoning Code requirements for Health/Fitness Facilities are summarized in the table 
below. 
 

Health/Fitness Facilities – Code Summary 

CCMC Definition Fitness centers, gymnasiums, health and athletic clubs, 
including any of the following:  indoor sauna, spa, tanning or 
hot tub facilities; indoor tennis, handball, racquetball, archery 
and shooting ranges and other indoor activities. 

Key Features Indoor Only. 

CCMC Permit 
Requirements – IG Zone 

Permitted (subject to parking requirements). 

CCMC Number of 
Parking Spaces Required 

1 parking space per 200 square feet of gross floor area. 
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While the youth soccer club and training facility involves fitness activity, the proposed use 
has unique operations which may not be similar to a typical Health/Fitness Facility 
permitted in the City (e.g., LA Fitness, Equinox, etc.). The similarity provisions in Zoning 
Code Section 17.120 require that the activities associated with a proposed use must not 
be more intensive than the equivalent land use category. It is uncertain whether the 
proposed use would be more intensive than Health/Fitness Facility.   
 
The Zoning Code definition for Outdoor Commercial Recreation provides the example of 
a swim or tennis club, which could be considered analogous to the proposed youth soccer 
club and training facility, even if the proposed use is located entirely indoors. The CUP 
required for Outdoor Commercial Recreation would provide an opportunity for the City to 
manage the intensity of the use, address potential impacts related to traffic and parking, 
and impose conditions to ensure the use is compatible with the surrounding area. 
 
The definition of a Health/Fitness Facility suggests that “other indoor activities” (sauna, 
spa, tennis, racquetball, handball) could be included as an ancillary amenity within a 
Health/Fitness. For example, an indoor sauna within a fitness center would be a typical 
amenity; however, a stand-alone indoor sauna use would not be considered a 
Health/Fitness Facility. The same applies for tennis, racquetball, and handball activities 
which could be expected as part of a larger fitness center. When proposed as a stand-
alone use with different operations than a Health/Fitness Facility, indoor tennis may be 
more equivalent to a different land use category.  
 
Request No. 3: Parking requirement of “tennis, racquetball, handball or other 
courts” (2 parking spaces per court, plus 1 space per 300 square feet of gross floor 
area for ancillary uses) 
 
The parking requirements for the proposed use are not subject to interpretation because, 
per CCMC Section 17.320.020 – Number of Parking Spaces Required, each land use 
must provide the number of parking spaces required by Table 3-3- (Parking Requirements 
by Land Use) consistent with the land use category under which it is classified, unless an 
applicable land use sub-category is listed separately. A greater number of parking spaces 
may be required by a CUP or other permit approval.  
 

Summary of Parking Requirements by Land Use 

Land Use Vehicle Spaces Required 

Outdoor Commercial Recreation Determined by CUP or Comprehensive Plan. 

Health/Fitness Facility  1 parking space per 200 square feet. 

Tennis, racquetball, handball and other 
courts 

2 spaces per court, plus 1 space per 300 
square feet for ancillary uses. 

 
The applicant requests that the proposed use be parked at the rate for “tennis, 
racquetball, handball and other courts”. Parking for “tennis, racquetball, handball and 
other courts” is listed separately in Table 3-3C of the Zoning Code (Number of Parking 
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Spaces Required), however, it is not listed as its own land use in the Zoning Code land 
use tables.    
 
Tennis, racquetball, and handball are sports played by no more than 2-4 players per 
court1  (singles or doubles), whereas soccer/futsal courts would accommodate more 
players during practices and player development camps/clinics. Due to the unique nature 
of the proposed use, parking demand for the use may be less predictable. The size and 
shape of the Project Site may pose constraints for providing adequate code-compliant 
parking for the use. Installation of an outdoor futsal court could leave little to no room for 
on-site parking spaces. Determining parking requirements as part of the CUP process 
would ensure that parking requirements are tailored to demand created by the use. The 
CUP would provide an avenue for addressing the number of required parking spaces, 
which may require an off-site parking location and/or valet operations.  
 
 
Interpretation:  
 

(1) Confirmation of the Director’s determination that the use proposed by the Culver 
City Football Club for an indoor-outdoor or indoor-only youth soccer club and 
training facility is equivalent to the “Outdoor Commercial Recreation” land use 
established in CCMC Section 17.230 and subject to a CUP. 
 

(2) Confirmation that the proposed use shall be parked at the rate determined by the 
CUP required for Outdoor Commercial Recreation uses.   

 
 
Determination:  
 
Pursuant to Zoning Code Sections 17.120.015 – Procedures for Interpretations, the 
following is recorded as an official interpretation of the Zoning Code. 
 
Under CCMC Section 17.120.010.E - Rules of Interpretation – Allowable Uses of Land, 
the characteristics of, and activities associated with, the proposed Culver City Football 
Club youth soccer club and training facility are equivalent to Outdoor Commercial 
Recreation, regardless of whether the proposed use is located indoors, outdoors, or both 
indoors and outdoors.  
 
  

 
1 According to the United States Handball Association, American handball is played by two, three, or four players 

maximum.  



8 

 

Development Standards:  
 
The Planning Division will review a project application describing the proposed use and 
operations and related plans based upon the determination of the BZA. If the proposed 
land use and related site improvements are determined to be consistent with this Zoning 
Code Interpretation, then it shall be processed according to this determination and subject 
to any additional applicable development standards of the Zoning Code.  
 
 
Record of Interpretation:   
 
In accordance with Zoning Code Section 17.120.015.B.2: 
 

1. This Zoning Code Interpretation shall be distributed to the City Council, Planning 
Commission, City Attorney, City Clerk and all pertinent staff; and 
 

2. The Zoning Code shall be amended as soon as practical to reflect the Director’s 
determination set forth in this Zoning Code Interpretation. 

 
 
 
By: ______________________________  ________________________ 
 Nancy Barba      Dated 
 Board of Zoning Adjustment Member 
 
 _____________________________  ________________________ 

Andrew Reilman     Dated 
Board of Zoning Adjustment Member 

 
 
 
Attachments: 

1. Request for Appeal of Zoning Code Interpretation  
2. Proposed Project Plans 
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