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RECOMMENDATIONS
1. Recommend that the Advisory Agency require Vesting Tentative Tract (VTT) 84407

(Project) to provide a in-lieu fee payment to the City in order to fulfill the Project’s
requirements under provisions of Los Angeles Municipal Code (LAMC) Section 12.33;
and,

2. Authorize the Department of Recreation and Parks’ (RAP) General Manager or
designee to provide a Report to the Advisory Agency informing them of the Board of
Recreation and Parks Commissioners’ (Board) recommendation.

SUMMARY

Ordinance 184,505 (Parks Dedication and Fee Update Ordinance) became effective on
January 11, 2017. Ordinance 184,505 requires most residential projects that create new
dwelling units or joint living and work quarters to dedicate land or to pay a fee in-lieu (Park Fee)
for the purpose of developing park and recreational facilities. Residential projects that propose
one or more additional dwelling units are subject to these requirements unless they meet one of
the exceptions listed in LAMC Section 12.33 C.3 (e.g. certain affordable housing units and
secondary dwelling units may be exempt from any requirement to pay a fee).

LAMC Chapter 1ASEC. 13B.7.1.C.2.a (Advisory Agency) states in part that, “[t{lhe Advisory
Agency is charged with the duty of making investigations and reports on the design and
improvement of proposed subdivisions, of requiring the dedication of land, the payment of fees
in lieu thereof, or a combination of both, for the acquisition and development of park and
recreation sites and facilities...”. The Director of the City Planning Department (City Planning) is
designated as the Advisory Agency for the City of Los Angeles and is authorized to act in such
capacity through one or more deputies appointed by him or her for that purpose.
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LAMC Chapter 1A SEC. 13B.7.1.D.3.b (Subdivision Committee) states that RAP is to submit a
Report to the Advisory Agency for each application for subdivision map approval and that report
"shall contain recommendations, approved by the Board of Recreation and Park
Commissioners, specifying the land to be dedicated, the payment of fees in lieu thereof, or a
combination of both for the acquisition and development of park or recreational sites and
facilities to serve the future inhabitants of such subdivision... ".

PROJECT SUMMARY

The Project, known as the 138 Culver Boulevard Project, is located at 138-174 East Culver
Boulevard and 6911-6917 South Vista Del Mar in the Westchester-Playa Del Rey community of
the City. The Project, as currently proposed, includes the combination of eight (8) lots to create
a subdivision for the development of a 5-story, 56-foot tall mixed-use apartment building. The
Project’s residential component includes 108 residential units, with 17 affordable units

The proposed Project includes 12,074 square feet of open space, which exceeds the minimum
as required by LAMC 12.21 by 374 square feet. The Project's common open space includes
indoor fitness and recreation rooms, and landscaped courtyards.

The Project, as submitted to City Planning, is not proposing to make a land dedication to the
City of Los Angeles either on-site or off-site of the project location.

Conceptual renderings of the Project are attached (Attachment 1).

EARLY CONSULTATION MEETING

Pursuant to LAMC Section 12.33 D.1, applicants of residential Subdivision projects with more
than fifty (50) residential dwelling units are required to meet with RAP and City Planning prior to
submitting a tract map application to City Planning. Per LAMC Section 12.33 D.1, "[t]he purpose
of this early consultation is to discuss whether the City requires land dedication for the project
and/or to discuss credits available to the applicant, if any."

RAP and City Planning staff held an Early Consultation meeting with Project representatives on
November 13, 2024. The meeting included a discussion of the requirements of Los Angeles
Municipal Code Section 12.33, the maximum land dedication that the Project could be required
to provide, options and opportunities for on-site or off-site park land dedications, the calculation
of Park Fees, and the various recreational credits available to the Project.

ADVISORY AGENCY

The Project filed a parcel map application with City Planning on November 27, 2024. On
December 17, 2024, the Advisory Agency sent RAP a notification requesting RAP provide its
report and recommendations on the Project by January 25, 2024. The Advisory Agency Filing
Notification is attached (Attachment 2).




BOARD REPORT

PG. 3 NO.__ 25-006

If no written Report is provided to the Advisory Agency, the Advisory Agency will assume that
RAP has no report to make.

REQUIRED LAND DEDICATION / IN-LIEU FEE PAYMENT

Pursuant to LAMC Section 12.33 C, “All new residential dwelling units and joint living and work
quarters shall be required to dedicate land, pay a fee, or provide a combination of land
dedication and fee payment for the purpose of acquiring, expanding and improving park and
recreational facilities for new residents.”

Land Dedication

LAMC Section 12.33 D states that residential Subdivision projects with more than fifty (50)
residential dwelling units can be required by the City to dedicate land to the City for park and
recreation purposes. The maximum amount of land that the Advisory Agency could require a
project to dedicate to the City is calculated based on the formula detailed in LAMC Section
12.33D.2:

e LD=(DUXP)XF
o LD =Land to be dedicated in acres.
o DU = Total number of new market-rate dwelling units.
o P = Average number of people per occupied dwelling unit as determined by the
most recent version of the U.S. Census for the City of Los Angeles.
« P=27
o F =Park Service factor, as indicated by the Department of Recreation and Parks
rate and fee schedule.
= F =0.00251 (2.51 acres of park land per 1,000 residents)

The maximum land dedication for the Project’s proposed 108units would be:
0.72 Acres = (108 x 2.7) x 0.00251

The amount of land that is required to be dedicated is subject to change depending on the Park
Service factor in effect at the time the Project is required to dedicate the land; the number of
exempt dwelling units (e.g. affordable housing units, existing dwelling units to be replaced on
site, etc.) included as part of the Project; any Dwelling Unit Construction Tax previously paid by
the Project; and, any credits granted by RAP to the Project for improvements to dedicated park
land or for eligible privately owned recreational facilities and amenities.
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As currently proposed, the Project has 17 affordable dwelling units that would likely qualify for
an exemption per LAMC Section 12.33 C.3. If those dwelling units are ultimately determined to
be exempt, the maximum required land dedication for the Project would be:

0.61 Acres = (91 x 2.7) x 0.00251

Per LAMC Section 12.33 D.3, a project that is required to make a land dedication to the City
may make said land dedication, or any portion thereof, either on-site or off-site of the project
location. Any off-site land dedication must be located within a certain radius from the project
site, as specified below:

a) Neighborhood Park: within a 2-mile radius
b) Community Park: within a 5-mile radius
c) Regional Park: within a 10-mile radius

While the Advisory Agency has the authority to require the Project to dedicate land to the City
for park purposes, the Board would need to approve any proposed park land dedication before
that land can be acquired and accepted by the City. Therefore, if the Advisory Agency requires
the Project to dedicate land to the City, RAP staff would need to prepare a subsequent report to
the Board regarding the proposed land dedication. That report would detail the amount and
location of the land being dedicated, and the improvements, if any, proposed to be developed
on the dedicated property. Additionally, if it is determined that the Project will provide a
combination of land dedication and fee payment, the report would also identify the amount of in-
lieu fees that would be owed to the City after RAP credits the Project for the amount of land
being dedicated.

Per Section 66477(a)(7) of the California Government Code, “Only the payment of fees may be
required in subdivisions containing 50 parcels or less, except that when a condominium project,
stock cooperative or community apartment project, as those terms are defined in Sections 4105,
4125, and 4190 of the Civil Code, exceeds 50 dwelling units, dedication of land may be required
notwithstanding that the number of parcels may be less than 50.” The Project, as described in
this Report, is a condominium project.

In-Lieu Fee Payment

Pursuant to LAMC Section 12.33, the Park Fee amount is determined by the type of residential
development project (Subdivision or Non-Subdivision) being developed. RAP shall collect these
fees pursuant to LAMC Section 19.17 and the Park Fees Section of RAP’s Rate and Fee
Schedule. As of July 1, 2024, Residential Subdivision projects that are subject to the
Subdivision fee shall pay:

$17,060.00 x number of new non-exempt dwelling units
The maximum Park Fees payment for the Project’s proposed 108 units would be:

$1,842,480.00 = $17,060.00 x 108 dwelling units
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As currently proposed, the Project has 17 affordable dwelling units that would likely qualify for
an exemption per LAMC Section 12.33 C.3. If those dwelling units are ultimately determined to
be exempt, the maximum required Park Fee payment for the Project would be:

$1,552,460.00 = $17,060.00 x 91 dwelling units

The amount of Park Fees that are required to be paid is subject to change depending on the
Park Fee schedule in effect in the year of payment; the number of exempt dwelling units (e.g.
affordable housing units, existing dwelling units to be replaced on site, etc.) included as part of
the Project; any Dwelling Unit Construction Tax previously paid by the Project; and, any credits
granted by RAP to the Project for improvements to dedicated park land or for eligible privately
owned recreational facilities and amenities.

Per LAMC Section 12.33 E.3, any Park Fees collected by the City shall be expended within a
certain radius from the project site, as specified below:

a) Neighborhood Park: within a 2-mile radius
b) Community Park: within a 5-mile radius
c) Regional Park: within a 10-mile radius

STAFFE ANALYSIS AND RECOMMENDATION

In order for RAP staff to determine which mechanism, land dedication or payment of Park Fees,
to recommend for the Board’s review and approval, RAP staff analyzes each proposed
development project including its location, new population, surrounding parks, any nearby active
or proposed park acquisition or park development project, existing park service radius gaps, etc.
RAP staff also analyzes any parks, open spaces, or recreational areas anticipated to be
provided by each proposed development project in order to determine if those facilities would
reduce the need for new public recreation and park facilitates to serve the project residents.

One of the most critical factors that RAP staff uses to analyze proposed developments is
existing park service radius gaps. According to the Trust for Public Land 2024 Park Score Index,
approximately 63% of residents in the City of Los Angeles live within a 10-minute walk, from a
public park or open space. The Mayor’s Office of Sustainability pLAn sets a goal of increasing
the percentage of Angelenos living within a one-half mile from a park to at least 65% by 2025;
75% by 2035; and 100% by 2050. RAP has employed a variety of strategies, such as the 50
Parks Initiative, that are intended to increase park access and meet these park access goals.

Site Analysis

The Project is located within the Westchester — Playa del Rey community of the City and within
the Wilshire Plan Area. Currently, the site is vacant.
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An aerial view of the Project site is attached hereto (Attachment 3). A map showing the
generalized zoning of the Project site and the Community Plan Area is also attached
(Attachment 4).

The Project is located in a high density area of the City. Below is an analysis of the citywide
density and local community density:

e City of Los Angeles Population Density (2018-2022 American Community Survey): 8,267
persons per square mile.

e Westchester — Playa Del Rey Community Plan Area (2018-2022 American Community
Survey): 7,046 persons per square mile.

Project Open Space and Recreational Areas

As previously discussed, Project includes 12,074 square feet of open space, which is 374
square feet more than the minimum as required by LAMC 12.21. The Project’'s common open
space includes a pool, fithess and recreation rooms, and landscaped courtyards.

The amount of common open space being provided by the Project exceeds the amount of open
space required per LAMC Section 12.21 by approximately 374 square feet. However, it does not
appear that these open spaces will include the type and variety of active and passive
recreational facilities and amenities that are typically found in the City’s Neighborhood and
Community Parks and that are needed to meet the needs of residents of all ages and abilities.

As currently proposed, these recreational amenities would not likely reduce the Project’s impact
on existing public recreational and park facilities. These amenities would not likely significantly
reduce the need for new or expanded public recreational and park facilities.

Public Park Access

There are two (2) public parks within a half-mile (0.5 mile) walking distance of the Project site:

e Titmouse Park is a small park is located at 415 Culver Boulevard, and includes benches
for visitors to relax and enjoy views of the Ballona Wetlands bird sanctuary.

o Del Rey Lagoon Park, located at 6660 Esplanade Place, is a 14-acre park that includes
baseball fields, basketball courts, and a playground. The lagoon is part of the Ballona
Creek watershed and includes picnic areas and restrooms.

A map showing the project location and nearby public parks is attached (Attachment 5).

As previously noted in this Report, a land dedication for a new public park could be located
either on-site or off-site of the Project location. If a new public park was provided off-site of the
Project location the park would serve the new residents of the Project as well as an unknown
number of new, previously unserved, residents within a half-mile walking distance. If the
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proposed Project does elect to make some or all of its required land dedication off-site, staff
would work with the Project to identify a site that would serve project residents, help close an
existing park service area gap, and maximize, to the extent feasible, the number of new
residents who would be within a half-mile walking distance of a public park.

Staff Recommendation

RAP staff recommends that the appropriate mitigation measure for this proposed Project is the
payment of in-lieu fee payment to the City as the Project is proposing the construction of
apartment units.

FISCAL IMPACT

The potential Fiscal Impact to RAP’s General Fund is currently unknown.

This Report was prepared by Jeremy Silva, Planning Assistant, Planning, Maintenance and
Construction Branch.

LIST OF ATTACHMENTS

1) Attachment 1 - Conceptual Project Renderings

2) Attachment 2 - Advisory Agency Filing Notice

3) Attachment 3 - Aerial View of Project Site

4) Attachment 4 - Generalized Zoning

5) Attachment 5 - Project Location and Surrounding Parks
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Attachment 2

CITY OF LOS ANGELES
INTER-DEPARTMENTAL CORRESPONDENCE

DATE of Distribution: December 17, 2024

TO: Subdivision Committee Members

FROM: Department of City Planning, WestSouth Project Planning
SUBJECT: Subdivision Filing Notification and Distribution —Rev

Case Number: VTT-84407 Application Filing Date: November 27, 2024
Map Type: Vesting Tract Map Project Address: 138 E Culver Blvd
Map Stamp Date: December 17, 2024 NC: Westchester - Playa Del Rey

Community Plan: Westchester - Playa Del Rey Hillside: No

X Council District: 11 X LAFD - Engineering/Hydrant Unit

X Neighborhood Council (NC) (NO SB9, SB684) Bureau of Street Lighting (No SB9)
X Bureau of Engineering Department of Recreation and Parks
X Dept of Building and Safety - Grading X Bureau of Sanitation

X Dept of Building and Safety - Zoning LAUSD CEQA (No P.S)

X DWP Real Estate X LAUSD Transportation (No P.S.)

X DWP Water Distribution Engineering County Health Department (No. P.S)
X Urban Forestry Land Development X GIS

X Office of Historic Resources 0 LADOT Dev Review - Valley

X Los Angeles Housing Department (No P.S.) O LADOT Dev Review - Citywide
Hillside Projects/Haul Route Projects Only

Does case include a Haul Route? LADOT District Office

O Yes 0 No Central (CD 1, 9, 14)

O
[0 Hollywood (CD 4, 10, 13)
O BSS - Haul Route Investigation and O
Enforcement
O Animal Regulation (Hillside Only) Ol

Western (CD 5, 11)

East Valley (CD 3, 5, 6, 12)
[0 Southern (CD 8, 15)

RECOMMENDATION REPORTS DUE BY: 39 Days

Please send your reports to the following e-mail address: planning.westsouth@lacity.org
Thank you.

Pursuant to Sections 17.50 through 17.60 of the Los Angeles Municipal Code, the attached SB 9 Urban Lot Split/Parcel
map/Tract map is submitted for your consideration. The Advisory Agency will await your report and recommendation
regarding the above matter for 39 days. If we have not received a written report from you after 40 days from the date of
filing, we will assume that you have no report to make.

VINCENT P. BERTONI, AICP
Advisory Agency

WestSouth PROJECT
PLANNING

planning.westsouth@lacity.org
Kenton Trinh

Deputy Advisory Agency

Last Updated 04/08/2024
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GENERAL PLAN LAND USE

LAND USE
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Public Elementary School

Public Elementary School (Proposed)
Public Golf Course

Public Golf Course (Proposed)

Public Housing

Public Housing (Proposed Expansion)
Public Junior High School

Public Junior High School (Proposed)
Public Middle School

Public Senior High School

Public Senior High School (Proposed)
Pumping Station

Pumping Station (Proposed)

Refuse Collection Center

Regional Library

Regional Library (Proposed Expansion)
Regional Library (Proposed)

Regional Park

Regional Park (Proposed)

Residential Plan Development

Scenic View Site

Scenic View Site (Proposed)

School District Headquarters

School Unspecified Loc/Type (Proposed)
Skill Center

Social Services

Special Feature

Special Recreation (a)

Special School Facility

Special School Facility (Proposed)
Steam Plant

Surface Mining

Trail & Assembly Area

Trail & Assembly Area (Proposed)
Utility Yard

Water Tank Reservoir

Wildlife Migration Corridor
Wildlife Preserve Gate



SCHOOLS/PARKS WITH 500 FT. BUFFER
Existing School/Park Site Planned School/Park Site Inside 500 Ft. Buffer

g Aquatic Facilities Other Facilities Iﬁ Opportunity School

L Beaches Park / Recreation Centers E.T Charter School

Child Care Centers Parks E.S Elementary School

Dog Parks Performing / Visual Arts Centers E.P Span School

:’ Golf Course Recreation Centers Special Education School

Historic Sites Senior Citizen Centers High School

@ Horticulture/Gardens Middle School

Skate Parks Early Education Center

COASTAL ZONE TRANSIT ORIENTED COMMUNITIES (TOC)

Coastal Commission Permit Area Tier 1 Tier 3
Dual Permit Jurisdiction Area Tier 2 Bl Tiers

Single Permit Jurisdiction Area

Note: TOC Tier designation and map layers are for reference purposes only. Eligible projects shall demonstrate compliance with Tier eligibility standards
Not in Coastal Zone prior to the issuance of any permits or approvals. As transit service changes, eligible TOC Incentive Areas will be updated.

WAIVER OF DEDICATION OR IMPROVEMENT

Public Work Approval (PWA)
I Waiver of Dedication or Improvement (WDI)

OTHER SYMBOLS
—— Lot Line Airport Hazard Zone Flood Zone
= Tract Line Census Tract Hazardous Waste
———— Lot Cut Coastal Zone High Wind Zone
,,,,, Easement Council District Hillside Grading

LADBS District Office
Downtown Parking

Zone Boundary Historic Preservation Overlay Zone
Specific Plan Area

Very High Fire Hazard Severity Zone
Wells - Acitive

Wells - Inactive

Building Line
Fault Zone
Fire District No. 1

Tract Map
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=== Building Outlines 2020
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Attachment 5
ZIMAS INTRANET

Schools/Parks w/ 0.5 mi. Buffer 10/22/2024

City of Los Angeles
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