



FREQUENTLY ASKED QUESTIONS REGARDING 

SEA GLASS TOWNHOMES
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1.
What does the Project entail?

Concept: 35 townhomes plus 4,000 square feet of commercial or retail 

Address Range: 6719 – 6823 Pacific Avenue (at Culver Boulevard), Playa del Rey

Lot Area: Approx. 3 acres (nearly half of which will be reserved for public beach use)

Zoning: combination of R3 (multifamily residential) and [Q]C4 (commercial) 

Maximum Height: 36 feet (measured from Pacific Avenue -- lower if from beach-side)

Necessary Entitlements:  Vesting Tentative Tract Map (to subdivide "airspace" for individual townhome units), and a Coastal Development Permit (required for any construction in the Coastal Zone of the City).  No other land-use entitlements (such as variances) will be required for the Project, which will comply with all of the City's zoning and building laws.


Parking Count: 128 spaces (70 for residents, 31 for guests, and 27 for commercial or retail patrons)

Typical Unit: 2,500 square feet, with two stories above a partially-subterranean private two-car garage

Approximate Price for Typical Unit: $1,650,000 

2.
Will the Proposed Project have significant traffic impacts?

No.  A comprehensive traffic analysis prepared for LADOT in October 2004 by Crain & Associates concluded that the Project will not have significant traffic impacts and that, accordingly, no traffic mitigation measures are warranted.  Specifically, Crain & Associates concluded that the Project will generate 40 vehicle trips during the AM peak hour and 56 vehicle trips during the PM peak hour.  Even accounting for future development in the vicinity, the Project will not worsen "levels of service" at any of the studied intersections, which included Culver & Jefferson, Culver & Nicholson, Culver & Vista del Mar, and Waterview & Vista del Mar.  Nonetheless, we welcome suggestions from the community as to how we could help to alleviate any pre-existing traffic issues.

3.
Why does the Project include retail/commercial uses?

Senior staff for the California Coastal Commission have communicated a strong preference that any project on the site contain a sizeable commercial or retail component.  Likewise, the recently enacted Westchester-Playa del Rey Community Plan Update originally proposed a prohibition against any residential uses on the ground floor.  

Sensing that the surrounding community would find lower-intensity residential uses more palatable, we persuaded the City to delete the prohibition against ground-floor residential uses, in favor of a condition that requires development of a "beach-oriented commercial or retail element" along the Culver Boulevard side of the site, with a minimum floor area of approximately 4,000 square feet.  In deference to community concerns about traffic impacts, the Project now includes only the minimum quantity of commercial or retail space required by the City.  We welcome community input regarding the most desirable types of retail or commercial uses.  

4.
Will the Project eliminate public beach access?

No.  Currently, a 10-foot-wide public beach access way is provided approximately 100 feet north of the terminus of Convoy Street.  We will provide an improved 15-foot-wide public beach access way either in the same location, OR approximately 100 feet to the south so that it lines up with the sidewalk along Convoy Street.   In either case, approximately 1.5 acres on the coastal side of our property will remain wide open for public use and enjoyment.  

5.
Does the development involve destruction of critical biological resources?

No.  Rincon Consultants' assessment of potential biological resources in April 2004 identified no special-status plant or animal species on the site, nor any jurisdictional waters, wetlands, or protected landforms.  

6.
Will the Project keep light or air from reaching the adjacent park?

No.  A shade and shadow study prepared by Solargy, Inc. in June 2004 revealed that late afternoon shadows generally would not reach the park.  Specifically, the study concluded that even the longest winter shadows cast by the Project (with a maximum height of 36 feet) would not go beyond the parking area at the southwest corner of the park, which is the only portion of the park that is contiguous to the Project.  Additionally, the nearest structures on the property would be approximately 100 feet away from the recreation area at the park (as distinct from its parking facilities).

For additional information, please call Sea Glass Holdings, LLC at (949) 646-2343.
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