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Sol Blumenfeld

City of Culver City

Community Development Director
Sol.Blumenfeld@culvercity.org

Re: Applicable Park Fees for 11111 Jefferson

Dear Sol:

The project team for the proposed development at 11111 Jefferson is looking
forward to our Planning Commission hearing on August 25, 2021, and we very much
appreciate all of staff’s hard work to get us to this point. We respectfully request that
the project be exempted from the parkland dedication requirement, based on the
plain language of CCMC § 15.06.325, or in the alternative, that the City approve at
least a 50% credit against the parkland dedication requirement per CCMC § 15.06.320.
This is justified because the project proposes 52,560 sf of open space and a 2,500 sf
clubhouse, not including the additional 13,800 sf Machado Park. When both are
included, the project provides 68,860 sf of recreation and open space.

We request an exemption from the parkland dedication requirement or, in the
alternative, a minimum credit of 26,280 sf based on the extensive open space and
recreational opportunities on site that is above and beyond what is required by the
Municipal Code and which space provides recreational opportunities to residents.

A. The project includes extensive recreation and open space opportunities for
residents, akin to those found in City parks.

The project contains 52,560 sf of open space, not including Machado Park and
the resident clubhouse, thereby providing extensive recreational opportunities for
residents, consistent with the City’s goals for parkland dedication and in-lieu fees.
Residents will use this open space like they would use City parks: to meet friends,
relax, have a picnic, play games, and be active. A breakdown of the recreational
facilities that are available only to residents includes:

e 24,000 sf amenity deck: Located on the third floor, the amenity deck is
directly accessible to residents and will include cabanas with lounge
seating, a pool and spa, double sided fireplace, multi-purpose lawn that
can be used for active or passive activities, outdoor patio, multiple types
of seating, BBQ grills, and lounges. See Exhibit A.
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e 2,500 sf clubhouse: In addition to the 66,360 sf of open space on the
site, the project proposes a resident clubhouse to be located on the
amenity deck on the third floor. The clubhouse will include a gym and
multi-purpose space that can be used by the residents for a variety of
recreational activities such as game nights, social gatherings, and
communal meals. Residents may reserve the clubhouse for private
events, similar to City parks and recreational spaces. See Exhibit B.

e 13,560 sf of balconies: Exceeding the 75 sf per unit requirement for
open space, residents may use their individual balconies for relaxing,
dining, and socializing.

e The total of the above is 40,060 sf, 13,780 sf more than the applicant is
requesting as credit.

The project also proposes extensive open space on the ground level which is
easily accessible to residents. The 15,000 sf Jefferson/Sepulveda accessed Paseo
Courtyard and Plaza will contain dining tables, lounge seating, fire feature, artificial
turf, and benches. See Exhibit C. The project applicant anticipates that residents will
also use this area, along with Machado Park (see Exhibit D), for their daily
recreational needs. Indeed, residents can hold gathering with neighbors and visitors,
bring their children to play, or just find a quiet place to read, consistent with uses
that occur at City parks. See Exhibit E (palate, materials, and precedent).

B. The plain language of the Culver City Municipal Code exempts the project
from parkland dedication requirements because it provides 19 units
affordable to very low-income residents.

The project proposed 19 dwelling units affordable to very low income families.
By the plain language of CCMC § 15.06.325.B, the project is exempt from parkland
dedication requirements at this time. It states:

“B. Residential developments containing units which are
covenanted for low- and moderate-income households or senior citizens
shall be exempted from the requirements of this Subchapter during the
period the unit or units remain covenanted for such use. Prior to the
date these restrictions terminate, the then current owner of the
residential development shall dedicate additional parkland or pay
additional fees in lieu thereof, based on the then current fair market
value of the land and in accordance with the density factor in effect at
the time the restrictions terminate.” (Emphasis added.)

While the City takes the position that the above text only exempts the
covenanted units, that is not how the text of the regulation reads. While the City has
discretion to interpret its own laws when there’s ambiguity, there is not any
ambiguity in the language. The entire project is exempt.
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C. If the project is not exempt from the parkland dedication requirement, it
should receive a 50% credit against such dedication or in-lieu fees because
it provides more recreational opportunities and open space than is required
by the Municipal Code, including the parkland dedication goal of 3 acres per
1,000 people.

Comparing the proposed open space to what is required by the Code is
instructive. Pursuant to CCMC § 17.400.G.3, 17,250 sf of common and/or private
open space is required for the project.! The 37, 560 sf of private open space, alone,
exceeds that number by 20,310, not including the 2,500 sf clubhouse.

Pursuant to CCMC § 15.06.300, the City wants 3 acres of parkland per 1,000
people. As applied to the project, the applicant is required to dedicate 54,886 sf
(1.26 acres) of open space or pay equivalent in-lieu fees. 2 The project proposes a
total of 52,560 sf (1.2 acres), not including the 2,500 sf clubhouse or Machado Park. If
the clubhouse and Machado Park are included, the project is providing 68,860 sf of
recreation and open space. Thus, the project effectively provides the same amount,
or more, open space and recreational facilities on-site as is required by the parkland
dedication regulations.

Indeed, given the extensive recreational opportunities and open space provided
on site, which exceed the 3 acre per 1,000 person goal, there is no actual nexus for
the City to charge what amounts to over $10,000 per unit for parkland. The City
should really only be charging for the difference between what is provided on the site
and what is required by the municipal code.

Based on the extensive recreational and open space opportunities that will be
provided on-site, we respectfully request that the City either exempt the project
from parkland dedication fees or approve a minimum 50% credit for such proposed
facilities.

Sincerely yours,

ELISA L. PASTER
of GLASER WEIL FINK HOWARD AVCHEN & SHAPIRO LLP

ELP:ep

1 CCMC § 17.400.G.3.a states, “Each unit, except studio micro-units, shall have a minimum of 75
square feet of common and/or private open space. Studio micro-units are not required to provide
private open space.”

2 Per CCMC § 15.06.310, the calculation for park dedication would be as follows: 211 units [market
rate units only] * 2.00 [density factor per the CCMC] * 003 [3 acres per 1,000 people] = 1.26 acres.
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Project Plans
Landscape Plan

Private Open Space
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Project Plans
Landscape Plan—Renderings
Private Open Space
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Project Plans
Landscape Plan
Clubhoue
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Project Plans
Landscape Plan
Jefferson & Sepulveda Paseo Park
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Project Plans
Landscape Plan —Renderings
Sepulveda & Jefferson
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Project Plans
Landscape Plan —Renderings
Paseo Park
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Project Plans
Landscape Plan
Machado Park
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Project Plans
Landscape Plan— Renderings
Machado & Sepulveda
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Exhibit E



Project Plans
Landscape Plan —Sample Images
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Project Plans
Landscape Plan—Tree Palette
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Project Plans
Landscape Plan—Plant Palette
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